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MONTGOMERY COUNTY DEPARTMENT OF PARK & PLANNING

THE MARYLAND-NATIONAL CAPITAL Item # 16
PARK AND PLANNING COMMISSION

8787 Georgia Avenue
Silver Spring, Maryland 20910-3760

December 20, 2001

Montgomery County Pla ,d
Joseph R. Davis, Chief A/ \J
Development Review Phvision

Richard Weaver, Senior Planner and Robert A. Kronenberg, RLA, Senior
Planner, Development Review Division \e-

Planning Department Staff
(301) 495-4544 and (301) 495-2187

Preliminary and Site Plan Review

RNC Zone; 36.00 Acres Property

16 Single Family Dwelling Units/Lots

Reserve at Ashton

1-02024 and 8-02005

Chapter 50, Subdivision Regulatlons and Section 59-C-9.575 and Section
59-D-3 of the Zoning Ordinance

Rural Neighborhood Cluster (RNC)

Located on Alexander Manor Drive, 1000 feet north of Ednor Road.
Sandy Spring/Ashton

Site Solutions, Inc.

September 14, 2001

December 20, 2001

STAFF RECOMMENDATION FOR PRELIMINARY PLAN: Approval, Including waiver
of the minimum right-of-way width for an open section tertiary street (Sectlon 50-26), and
subject to the following conditions:

(1)  Compliance with the conditions of approval for the preliminary forest conservation
plan dated October 19, 2001. The applicant must satisfy all conditions prior to
recording of plat(s) or MCDPS issuance of sediment and erosion control permits

(2)  All road rights-of-way shown on the approved preliminary plan shall be dedicated, by
the applicant, to the full width mandated by the Sandy Spring-Ashton Master Plan
unless otherwise designated on the preliminary plan

(3)  Allroad right-of ways shown on the approved preliminary plan shall be



4
(©6)

(7
®)

)

(10y

(11)

(12)
(13)
(13)

constructed, by the applicant, to the full width mandated by the Sandy Spring- A shton
Master Plan, and to the design standards imposed by all applicable road codes
Compliance with the conditions of MCDPS stormwater management letter dated June
12, 2001.

Access and improvements as required to be approved by MCDPWT prior to
recordation of plat(s) _

Record plat to reflect common ingress/egress easements over all shared driveways
Record plat to show delineation of a Category I conservation easement over the area
of stream valley buffer and forest conservation areas

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

Final approval of the number and location of dwelling units, site circulation,
sidewalks, bike paths and other public access easements will be determined at site
plat :

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 :

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
Record Plat to reflect the delineation of all common HOA property, SWM facilities
and pedestrian-equestrian public access easements.

Necessary easements

STAFF RECOMMENDATION FOR SITE PLAN: Approval of 16 single-family detached
lots in the RNC Zone with the following conditions:

1.
2.

Standard Conditions dated October 10, 1995, Appendix A

Conditions of approval of the Preliminary Forest Conservation Plan dated October 19,

2001. Final Forest Conservation Plan (including grading and tree protection

information) shall satisfy all conditions referenced in the M-NCPPC Environmental

Planning Section memorandum dated October 19, 2001 (See Appendix B), prior to

recording plat or DPS issuance of sediment and erosion control permit:

a. No grading within the stream buffers;

b. Individual tree save areas, modifications to limits of disturbance, and
supplemental free preservation techniques shall be incorporated into the Final
Forest Conservation Plan;

c. The full stream valley buffer, as well as all forest retention areas to be conveyed
to the HOA, must be protected with a Category [ Conservation Easement;

d. A Maintenance Agreement and Management Plan shall be reviewed and approved
by M-NCPPC staff for control of invasive and exotic plant material, as shown on
the approved NRI/FSD dated August 8, 2001, prior to issuance of grading and
sediment control plans and permits;

e. Record plat to show Category 1 Conservation Easements over stream valley



buffers and all forest retention areas to be conveyed to the HOA. Any Forest
Conservation Management Agreement (FCMA) with the Maryland Departrment of
Natural Resources (DNR) sought by the property owner for the conservation
easement area must by reviewed and approved by M-NCPPC staff prior to being
executed. The purpose of this review is to limit timber harvesting within the
easement, which may be prescribed by a FCMA to ensure that the general
composition and aesthetic quality of the stand is maintained and stream buffers
are protected.

Conditions of MCDPS stormwater management concept approval dated June 12,

2001.

Site, Landscape/Lighting, Forest Conservation and Sediment and Erosmn Control
. Plans subject to review by staff prior to approval of signature set. Prior to siggnature
set approval, the applicant shall provide the following revisions or information to the

plans:

a. Site Plan signature set to show all easements, limits of disturbance, PUE’s, PIE’s,
common open space, rural open space, dimensions and placement of sidewalks,
pedestrian paths, equestrian trails, high priority forests and storm drain outlets.

b. Site Circulation:

Sidewalks:

i.

ii.

a.

b.

Provide a continuous 5-foot wide sidewalk on the outside of the porivate
street for connection to the gatehouse and public road;

Provide a 4-foot wide natural surface path, specifically wood chips, on the
inside of the private street and within the common open space. Path to
provide connections to the private street in the locations shown on the
approved Site Plan, Location of the natural surface path to be field 1ocated
with M-NCPPC staff prior to release of grading and sediment control
permits,

Trails:

a.

b.

Applicant to construct a 4-foot natural surface pedestrian-equestrian trail
from the proposed public road into the site and following the western
boundary of Lot 2, then running east on the northern boundary of Lot 1 to
connect to the existing trail and easement on the adjacent Ashton Preserve
(Site Plan #8-99043); applicant to provide a 20-foot Public .Access
Easement over frail within a separate open space parcel; the easement and
parcel shall be conveyed to the HOA or other entity for maintenance and
responsibility;

The final alignment of the proposed trail to be field located by M-N CPPC
Staff and the applicant.

¢. Landscape and Lighting Plan to show the following:

Provide additional landscaping and screening in the rear of lot 16 to buffer the
proposed stormwater management facility;

Provide additional landscaping to screen the stormwater management Facility
from the public road;

With the exception of fencing in private back yards and around SWM facilities,
any fencing to be provided on-site to be simple, split rail type ox type
acceptable to staff, to retain rural character. Applicant to provide details at

i

il.

iii.



signature set;

iv. Provide a shade tree in the island in the public road cul-de-sac.
The services of a licensed arborist shall be retained to evaluate the appropriate
measures necessary to ensure the survival of the large and' specimen trees proposed to
be preserved whose critical root zones will be impacted by construction, as shown on
the Final Forest Conservation Plan.
Prior to recording of the Plats, the applicant shall convey approximately 7.70 acres of
Rural Open Space, outside of the proposed lot limits, and 1.6 acres of Common Open
Space to the Home Owners Association. The remaining 18.6 acres of Rural Open
Space shall remain as part of the two conservancy lots.
Dedication of Rural Open Space and Common Open Space shall be conveyed free of
trash and unnatural debris,
A forest conservation easement shall be placed over all of the Rural Open Space
outside the lot limits and over all Stream valley buffers and env1ronmental buffers on
the Rural Open Space on Lots 1 and 2.
The proposed 4-foot wide natural surface trail within the Common Open Space shall
be completed prior to the issuance of the building permit for the 11% dwelhng unit
(70% completion) of the proposed development or within 36 months of issuance of
first building permit. _
The proposed 4-foot wide natural surface pedestrian-equestrian trail shall be
constructed by the applicant and structured as a separate open space parcel to be
conveyed by the applicant to the HOA or other entity for maintenance and
responsibility. Where the PAE is not located within the HOA property, applicant
shall establish, with reference in the HOA documents and on record plat, a cross
easement to provide public access.
All easements shall be delineated and identified on the record plat.



THE RESERVE AT ASHTON (8-02005/1-02024)
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SUMMARY OF ISSUES RESOLVED IN THE COURSE OF SITE PLAN REVIEW:

Private Street sidewalk

During the course of Preliminary and Site Plan review, staff requested that the applicant change
the location of the proposed sidewalk to the outside of the private street, rather than the inside.
Staff also requested that the applicant change the originally proposed asphalt path with the
Common Open Space to a natural surface, which is more consistent with the natural area.

The applicant has suggested that elimination of the sidewalk is more consistent with the RNC
Zone and rural setting, although, staff feels strorigly that the rural setting will not be
compromised. Staff also feels that the path as proposed does not safely and effectively provide a
direct pedestrian connection to the public road. There will be no lighting within the Common
Open Space for pedestrians and a natural surface path will provide for a much better rural setting
as well as minimize impervious area and avoid removal and compaction of trees to be preserved.

The solution, which staff recommends, is to provide a four-foot sidewalk on the outside of the
private street and change the designation of a hard surface path to a natural surface path within
the Common Open Space. The path will need to be field located to minimize impacts on the
larger and specimen trees. '
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Trail location

The subject property is adjacent to the master planned Rural Legacy Trail, via a neighborhood
connection through the Ashton Preserve subdivision. It is very important that the new
development connect with a significant open space amenity, such as the Rural Legacy Trail.
Staff recommends that the proposed development contain a 20-foot wide public access easement,
specifically to provide a future connection for pedestrians and equestrians to the Rural Legacy
Trail. The proposed trail alignment supported by staff is shown on Exhibit ‘A’. Staff
recommends that the trail be accommodated within a 20-foot wide pedestrian-equestrian
easement, shown as a separate rural open space parcel and shown on the record plat. The trail
shall be constructed by the applicant and maintenance of the trail shail be provided by the HOA
or other responsible entity, as provided in the HOA documents.

The applicant proposed a trail alignment different from Staff’s recommended location. Staff
believes that our alignment provides more direct access for future residents, opportunity for
future connections to adjacent properties and provisions for easier maintainence responsibilities
by the HOA or other entity. -

il arrsct]_




RELATED ISSUES PERTINENT TO SITE PLAN REVIEW:

Site Plan Waiver to the Tertiary road design standards and sidewalk on one side of road
[Zoning Regulation 50-26(h)]:

The waiver is a request from MCDPWT standard No. MC-210.05 for tertiary roads to
permit a reduction of 1.75 square feet within the 50-foot right-of-way.

The proposed road from Alexander Manor Drive doe not allow for the necessary right-of-
way for a tertiary street to access the subject site. The boundary survey shows available
right-of-way for only 49.25 fect, resulting in the 1.75 square foot deficiency.

This request also includes elimination of the PUE through the Schaeffer property (parcel
123) and provision of a sidewalk on only the north side of the proposed right-of-way.

Staff supports the request for both waiver conditions. See Staff recommendations and
correspondence, Appendix B.



PROJECT DESCRIPTION: Surrounding Vicinity

This 36-acre tract known as the O’Connell piece is located approximately 1000 feet north of
Ednor Road and approximately 1 mile east of Norwood Road, in the Sandy Spring/Ashton
Master Plan Area.

The Hoffman property (Site Plan #8-00009, 44 single-family detached lots) directly abuts the
subject site to the north and Ashton Preserve (Site Plan #8-99043, 30 single family detached lots)
and the Schaeffer property {Parcel 123-undeveloped) abut the site to the west. All three
properties are zoned RNC and are considered the Southern Rural Neighborhood, as identified in
the Master Plan. The properties to the east of Norwood Road, abutting the RNC zoned properties
are zoned RE-2, as well as the adjacent properties and subdivisions directly abutting the site to

the east.



PROJECT DESCRIPTION: Site Description

The site contains rolling topography within the developed area of the site and steep slopes
associated with the tributaries of Northwest Branch, a Use Class IV stream. The Sandy Spring,
which is part of the Northwest Branch, is located to the north of the site on the Hoffman Property
(Site Plan #8-00009). The topography is characterized by gently rolling terrain falling
approximately 40 feet in height near the entrance off of the existing Alexander Manor Drive to
the tributaries at the northern boundary of the site. The proposed development will minimize
clearing by arranging the lots around a central green space on the high points of the property.
The two conservancy lots to the north provide minimal clearing and a wooded buffer between
the remaining 14 lots in the subdivision.

The entire site is completely wooded, stream valley buffer, floodplain and wetlands on both the
castern and western tracts. Slopes near the stream banks exceed 25%.

SITE DATA
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PROJECT DESCRIPTION: Proposal

The current proposal for Site Plan consists of 16 single-family detached lots in the RNC Zone;
14 lots around the private street and 2 conservation lots to the north. The 14 lots range in size
from 12,000 square feett/- to 17,000 square feet +/- and the two conservation lots are greater
than ten acres. Access to the site is from a proposed public right-of-way directly off of
Alexander Manor Drive. All of the lots will front a private street connecting the proposed public
- road. '

The public road access to the site will consist of a 50-foot wide open section right-of-way and 20
feet of paving directly off of Alexander Manor Drive. The private 18-foot open section road will
serve the 14 lots around a common open space with a combined private drive to conservation
lots. The public road will extend into the property and terminate into a cul-de-sac and become a
private open section road in order to minimize the amount of impervious. The entrance to the
private road has a gatehouse or monumental entrance to the subdivision, acting as a traffic-
calming device and entry feature.

Proposed recreation facilities consist of a natural area, seating areas and a gazebo within the
common open space. Access to the Rural Legacy Trail from this subdivision will be on
Alexander Manor Drive to the connection on the adjacent Ashton Preserve. :

Storm Water. Management for the Site Pian was approved on June 12, 2001 by the Montgomery

County Department of Permitting Services and consists of on-site water quality and quantity
control.
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PROJECT DESCRIPTION: Prior Approvals

The subject property was rezoned to the RNC zone as part of the Sectional Map Amendment
(SMA) implementing the Sandy Spring/Ashton Master Plan as approved by the District Council
in October of 1998.

The zone was written especially for this particular area of the county and the uniqueness of the
Sandy Spring-Ashton Community. The intent of the zone is to provide areas of large acreage
lots, or conservancy lots, and a variety of sizes for larger lots, with common and rural open
space, extensive recreational opportunity, and protection of scenic and environmentally sensitive
areas. The purpose of open space is to preserve the rural character along Ednor Road, around the
Rural Legacy Trail and around the setting of the Sandy Spring.

The Preliminary Plan #1-02024 for this development is being reviewed concurrently with the
subject Site Plan application and will be heard by the Planning Board on the same day. The Site
Plan is in general conformance with the proposed Preliminary Plan (1-02024) in street
dedication, road improvements, use and access.

11



DISCUSSION OF ISSUES
ANALYSIS: Conformance to Master Plan

The proposal meets the requirements of the Master Plan. The Master Plan recommends
70-75% rural open space and site plan proposes 72.20%, which is in the targeted range.
The plan provides common open space in conformance with the requirements of the RNC
zone. '

The Sandy Spring Master Plan described the property, called the O’Connell property as
“one of the three remaining developable properties” in the Southern Rural
Neighborhood. The Master Plan recommends that, “new development should minimize
visibility of lots along Ednor Road” and “open space should include all environmentally
constrained areas in order to achieve the designed rural character and provide the
. appropriate setting around the Sandy Spring and along the Rural Legacy Trail”.

The site is adjacent to the Ashton Preserve and will gain access via Alexander Manor
Drive through the aforementioned community. This property is outside the setting for the
Rural Legacy Trail although a trail connection will provide a direct pedestrian-equestrian
link with the proposed development. This development will provide a sidewalk to the
public street allowing residents to walk to Sherwood High School or the Rural Legacy
Trail located to the west of the site.

The Master Plan does not recommend any parkland dedication with this development.
The proposed layout and road design reflects the intent of the Master Plan to preserve as

much of the site as possible in rural open space and limit the impact on environmentally
sensitive areas.

12



ANALYSIS: Conformance to Development Standards

PROJECT DATA TABLE

Zoning RNC

Proposed Use 16 Single Family Lots Utilizing the
Optional Method of Development
and including 2 conservation lots

Gross/Net Tract Area 36.00 Acres

Permitted/
Development Standard Required Proposed
Maximum Number of Lots : 16 16
Minimum Lot Area (Sq. Ft.): 4,000 12,700
¢ from the street 15 15
o from the side yard 8 8
¢ rear yard - 30
~ Minimum Lot Width at the Street Line (ft.): 25 25
Minimum Building Height (ft.): 35 35
Maximum Lot Coverage {%): 35% , 35%
Rural Open Space (%): - 70-75% 72.2%
HOA (7.70 Acres)
Lots 1 and 2 (18.60 Acres)
Common Open Space (1.60 Acres) 4.4%

RECREATION CALCULATIONS

Tots children teens adults seniors
Demand Points
For 33 SFD units
o SEDI{2) 2 04 044 1.7 0.16
e SFDII(14) 182 3.36 35 144 134

Total Demand

Supply Points
On-Site Facilities:
Sitting Areas (3) 3 3 4.5 15 6
Pedestrian System 0.0 0.7 00 00 00
Natural Areas . . 0.
On-Site Total

i3



FINDINGS for Site Plan Review:

1.

The site plan is consistent with an approved development plan or a project plan for the
optional method of development, if required. None is required.

The site plan meets all of the requirements of the zone in which it is located. See Project
Data Table above.

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

a.

Location of Buildings

The layout of the houses is adequate and efficient; the arrangement and
orientation of the houses towards the common open space will provide
neighborhood identity in a thoughtfully considered rural setting.

The location of the houses as shown on the site plan is conceptual. The precise
location and site grading will not be determined until the owner has chosen a
specific house type and a house location plan with grading, to be developed by the
project engineer.

Open Spaces

The open spaces are generously laid out and provide attractive, efficiemt and
accessible green space to the entire community.

Over 27 acres of the 36.00-acre site will be retained as open space. Of this area,
26.00 acres will be preserved as rural open space, including 7.50 acres, to be
dedicated to the Homeowners Association. The remaining 18.50 acres wvill be
part of Lots 1 and 2. An additional 1.60 acres has been identified as common
open space, as required by the RNC zone, and will be owned and maintaizied by
the HOA.

The Master Plan requires that a minimum of 70-75% of the site be retaimed as
rural open space. The plans indicate that over 72% will be preserved as rural
open space and approximately 4% will be created as common open space.

The applicant has submitted the required document for review by the PLanning
Board: Reserve at Ashton Open Space-Use, Ownership, Development &
Maintenance. (See Appendix B). This document establishes the permitte< uses,
the initial construction responsibility and maintenance responsibility ©f the
developer. '

The Stormwater Management Concept for the proposed developmerat was

14



approved with conditions by the Montgomery County Department of Permitting
Services (DPS) on June 12, 2001. The stormwater management concept consists
of on-site water quantity and quality control via a system of surface sand filters
and retention basins.

Landscaping and Lighting

The landscaping and lighting provides safety and efficiency for residents and
visitors in the rural setting, |

Landscaping and screening consists of a formal streetscape for the public entrance
off of Alexander Manor Drive. The entrance to the private street from the cul-de-
sac will contain ornamental flowering trees and shrubs. The intersection at the
private drive will be accentuated with massings of shrubs, ornamental trees and
seasonal color. Screening in the form of evergreen massing has also been
proposed around the stormwater management facilities and behind lots 14-16.

Natural vegetation will form an edge along the interior of the proposed private
drive. No additional landscaping is necessary.

Fencing proposed in Ashton Preserve will continue throughout the Reserve at
Ashton. Proposed Street lighting consists of Colonial Post-type fixtures at the
public entrance.

Recreation

Recreation demand is satisfied as shown in the recreation calculations table
above. Proposed recreation facilities consist of a sitting areas, a natural area and
path within the Common Open Space.

Vehicular and Pedestrian Circulation
Vehicular circulation in general is adequate, safe and efficient.-

Staff requests that a 4-foot sidewalk [See Condition #4.(b)i.a&b, p. 3] be provided
on the outside of the private street in the development, rather than on the interior
of the loop in the common open space. Staff recommends that the proposed
interior pedestrian path remain but as a four-foot natural surface trail. The
sidewalk as presently shown does not provide a safe or efficient pedestrian
connection to the public street. It is not reasonably practical for the residents to
cross the private street twice, especially for children who will be walking to the
public street to ride the bus to go to school. This will not deter from the rural
setting as suggested by the applicant, because the increase in impervious will be
minimal and impacts to the larger trees in the common open space will be less due |

15



to the proposed natural surface path. The recommended natural surface path
within the common open space will be constructed by the developer and
maintained by the homeowners association.

Staff also requests that a 4-foot pedestrian equestrian trail [See Condition #8 & 9,
p. 4] be located from the public road off of Alexander Manor Drive to connect
with the existing leg of the Rural Legacy Trail on the adjacent Ashcroft Preserve
(Site Plan #8-00037). The trail would follow the western boundary of lot 2 and
run east on the northern end of lot 1. A 20-foot public access easement is needed
over the location of the trail and shall be conveyed as a separate parcel to the
HOA or other entity for maintenance and responsibility. The final alignment of
the trail shall be field located by M-NCPPC Staff and applicant prior to release of
grading permit.

4, Each structure and use is compatible with other uses and other site plans and with
existing and proposed adjacent development.
The new houses are clustered around an internal private street preserving over 76% of the
site as open space. The two conservation lots are greater than 10 acres and preserve a
total of 18.6 acres of Rural Open Space, including the stream valley buffer and other
environmental features. Therefore, each structure and use is compatible with other uses
and with existing and proposed adjacent development,
The activity associated with the proposed residential community will not cause any
negative effect on adjacent residential uses,

5. The site plan meets all applicable requirements of Chapter 224 regarding forest
conservation.
Forest Conservation requirements have been met by the preservation of 24.17 acres of
existing forest, with no additional planting obligations required.
A Category 1 Conservation easement will be placed over the forest conservation and
stream valley buffer areas as shown on the Forest Conservation Plan.

APPENDIX

A. Standard conditions dated October 10, 1995

B. Memorandums from other Divisions/Agencies

C Correspondence from resident on Country Hills Road as referenced in report
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APPENDIX A: STANDARD CONDITIONS OF APPROVAL DATED 10-10-95:

1. Submit a Site Plan Enforcement Agreement, Development Program and Homeowners
Associations Documents for review and approval prior to approval of the signature set as
follows: '

Development Program to include a phasing schedule as follows:

1. Street tree planting must progress as street construction is completed, but no
later than 6 months after completion of the units adjacent to those streets;

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

3. Coordination of each section of the development and roads;

4. Phasing of dedications, stormwater management, sediment and erosion
control, recreation, forest conservation, community paths, trip mitigation or
other features; _

5. All recreation facilities including pedestrian and equestrian trails shall be
completed ptior to issuance of the 11" building permit for the proposed
development.

b. Site Plan Enforcement Agreement to include a Use, Ownership and Maintenance
Document that designates the permitted use, ownership and maintenance
responsibilities for the rural and common open space.

2. Signature set of site, landscape/lighting, forest conservation and sediment and erosion

control plans to include for staff review prior to approval by Montgomery County
Department of Permitting Services (DPS):

a. Undisturbed stream buffers;

b. Limits of disturbance;

c. Methods and location of tree protection;

d. Forest Conservation areas;

e. Conditions of DPS Stormwater Management Concept approval letter dated June
12, 2001;

f. Note stating the M-NCPPC staff must inspect tree-save areas and protection
devices prior to clearing and grading;

g The development program inspection schedule.

h. Conservation easement boundary

3. Forest Conservation Plan shall satisfy all conditions of approval prior to recording of plat

and DPS issuance of sediment and erosion control permit.

4. No clearing or grading prior to M-NCPPC approval of signature set of plans.

GN\SP_STAFFRPT\8-02005 doc
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THE RESERVE @ ASHTON - OPEN SPACE SYNOPSIS

Preliminary Plan 1-02024
Site Plan 8-02005

Attached for inclusion in Site Plan application 8-02005 filed by R.A.M.
Investing Inc. for the development of the O’Connell Property to be known
as The Reserve @ Ashton, are the following materials:

« Arendered, reduced site plan depicting two categories of proposed
Rural Open Space: HOA-owned open space depicted in light green and
non-HOA, privately owned open space depicted in a dark green. The
reduction also depicts in, yellow, the area of Common Open Space that
will be owned by the HOA, generally inside of the loop created by the

* private street.

« An outline setting forth proposed uses, ownership, initial construction

and maintenance for each of the categories of open space.

Prior to plat recordation, easements will be recorded in the Land Records
of Montgomery County, Maryland and Homeowners Association (HOA)
documents will be established as applicable, reflecting the information
contained in the attached outline. The easements and HOA documents
will also state that no further subdivision of any of the open space will be
allowed. Reference will be made in all land sales contracts or deeds to the
existence of these recorded easements and HOA documents.

The Reserve @ Ashton

1) Rural Open Space
a) Privately owned Rural Open Space (Lots 1 & 2)

(1) Uses Allowed: forest management and category 1 forest
conservation easements, trails, fences, landscaping, initial
grading/stabilization and appropriate utilities.

(ii) Initial construction responsibility:

(1) Developer - trails, initial grading / stabilization and
appropriate utilities.

(2) HOA -none

(3) Public - none



(iii) Maintenance responsibility
(1) Developer — maintenance until trail accepted
(2) HOA - none
(3) Public - natural surface trail upon acceptance

b) HOA owned Rural Open Space (surrounding houses on loop
road)

(i)  Uses allowed: Stormwater Management facilities, forest
management, and category 1 forest conservation
easements, landscaping, sitting areas, fencing, signage,
utilities and easements as appropriate.

(ii)  Initial Construction responsibility:

(1) Developer - proposed stormwater management
facilities, sidewalks, fencing, sitting areas,
landscaping, initial grading / stabilization and
appropriate utilities.

(2) HOA —~none

(3) Public — utilities

(iii) Maintenance responsibility _

(1) Developer - maintenance until accepted by HOA

(2) HOA - sidewalks, fencing, sitting areas, landscaping,
upon acceptance by HOA.

(3) Public - utilities

“2) Common Open Space - HOA parcel (inside loop road)
a) Uses allowed: landscaping, selective clearing, fencing,
signage, sidewalks, sitting areas, utilities, gazebo, recreation
facilities.
b) Initial Construction Responsibility
(i) Developer ~ initial grading / stabilization, landscaping,
fencing, signage, sidewalks, sitting areas, utilities,
gazebo, recreation facilities.

(i) HOA - none

(iii) Public - utilities

C) Maintenance responsibilities
(1) Developer - maintenance until accepted by HOA
(iiy HOA - maintenance of all items upon acceptance by

. HOA.
(iii) Public - utilities

Site Solutions, Inc., December 10, 2001
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MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION
DEVELOPMENT REVIEW COMMITTEE RECOMMENDATIONS
TO: _Malcolm Shaneman
Development Review Division
SUBJECT: Plan# _8-02005 1-02024 Name ___ The Reserve at Ashton 35.9 acres
NRI/FSD 4-01272
DRC date; _220CT2001

The above-referenced plan has been reviewed to determine if it meets requirements of the Guidelines
for Environmental Management of Development in Montgomery County, and other county regulations
that may apply. The following recommendations are made for the DRC meeting:
SUBMITTAL ADEQUACY
X_ Plan is complete. (see recommendations below)
___ Planis incomplete. The following items must be submitted:
___ Forest Conservation Plan
__ NRI/FSD (Approved)
SWM Concept or Waiver Application
100-YR Floodplain Study
Drainage Area Map

___ Ofther
EPD RECOMMENDATIONS:
_X _Approval.

____ Approval with conditions as specified below. {(see comments)
___ Disapproval of plan. (see comments)

_X_ Comments:
No environmental concerns apparent. NRI/FSD approved Oct 2001(4-01127).

Plan illustrates the intent of the Forest Conservation Act and Montgomery County Environmental
Guidelines. Lots are sited in fallow fields.

Afforestation requirements are accomplished on site by placing exiting forest into a Category 1 Forest
Conservation easement and providing supplemental landscape planting.

M-NCPPC staff is not in concurrence with Wetland Evaluation Report for the O'Connell Property,
prepared by McCarthy and Associates in May of 2001. Paulstrine forested wettands exist within the
floodplain area, most extensively along where the perennial stream flows off-site. Staff believes
hydrologic parameters are present adjacent to the stream and adjacent to existing on-site seeps
associated with the south facing slope. Hydric soils (54A) are mapped for this area Staff recognizes
apparent deviation from the gleyed chroma soils parameter, but also recognizes that “active” floodplain
sediment deposition can resutt in a non-gleyed soil condition in floodplain environments. Since the
environmental buffer does appear to be the most restrictive line encompassing stream buffers,
floodplain, BRL, wetland, wetland buffers- including the area in question, staff does not request
additional evaluation at this time. Proposed development does not extend into wetland area.

SIGNATURE:M (Dominic Quattrocchi) DATE: 190CT2001
Environmental Planning Division




MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION
FOREST CONSERVATION PLAN RECOMMENDATIONS

Development Review Division

SUBJECT: Finail Forest Conservation Plan # 8-02005
Site Plan The Reserve at Ashton 35.9 acres
DRC date 090CT2001 NRI/FSD# 4-01272

The subject Forest Conservation Plan has been reviewed by the Environmental Planning Division to
determine if it meets the requirements of Chapter 22A of the Montgomery County Code (Forest
Conservation Law). The following determination has been made:

SUBMISSION ADEQUACY
_X_ Adequate as submitted
___ Inadequate for evaluation. The following items must be submitted:
__ Forest Conservation Plan Drawing __ Forest Conservation worksheet

___Approved NRI/FSD Map __ Development Program

__Justification for afforestation/reforestation method

__Qualifications of Preparer(s) ___Long term protection methods
RECOMMENDATIONS

_X_ Approve subject to the following conditions:
_X Required site inspections by M-NCPPC monitoring staff (as specified in "Trees Technical
Manual")
_X Approval of the following items by M-NCPPC staff prior to DPS issuance of the sediment and
erosion control permit:
_X_Submittal of financial security to M-NCPPC prior to clearing or grading.
_X Record plat to show appropriate notes and/or easements. Agreements must be approved by
M-NCPPC staff prior to recording plats.
_X Maintenance agreement to be reviewed and approved by M-NCPPC staff for control of
invasive and exotic plant species.
_X_ Comments:
1. Planting requirement is meet on-site with forest retention. Retention of on-site forest
adequately meets Forest Conservation Act requirements.

2. Individual tree saves, modifications to LOD, and supplemental tree preservation techniques
will be decided by M-NCPPC staff at Stakeout/pre-construction meeting. Management plan to
control invasive/exotic plant species in existing on-site is recommended due to isolated and small
nature of this forest stand (0.87 acres).

SIGNATURE: _TOS&D> DATE: _ 190CT2001
Dominic Quattrocchi Environmental Planning Division
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THE | MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION
—_— 8787 Georgia Avenue ® Silver Spring, Maryland 20910-3760

December 13, 2001

To: Robert Kron?nburg, Development Review
W
From: Piera Weiss, Community Based Planning
Subject: The Reserve at Ashton Reserve (O'Connell} 8-02005

STAFF RECOMMENDATION: APPROVAL

The subject site is located within the boundaries of the 1998 Approved and Adopted
Sandy Spring Ashton Master Plan and recommended for the Rural Neighborhood
Cluster zone (RNC). It is adjacent to the area shown in the Master Plan as the
Southern Rural Neighborhood and will access have access to a public road through the
Ashton Preserve Community, which is within the Rural Legacy Area. The property was
zoned RNC by the SMA that followed the approval and adoption of the master plan.

When the Ashton Preserve was approved, a stub road was extended to the subject
property to provide access to a public street, since the property did not have enough
frontage on Ednor Road to accommodate any development.

The applicant is proposing to create a cul-de-sac on the public road and extend a private
road for the proposed lots. This is in conformance with the standards of the RNC zone,
which permits private streets. Two of the lots are in excess of 10 acres and are
therefore eligible to be included in the calculation for rural open space. The master plan
recommends 70-75% rural open space for the property. The proposed development, by
using large conservancy lots achieves approximately 72% open space and therefore
conforms to the master plan requirement. The development will also contain common
open space, which is required in the RNC Zone and which cannot be used in the rural
open space calculation. The common open space is 1.6 acres grove of trees centrally
located so that all lots have the benefit of the view as well as use.

This property is outside the setting for the Rural Legacy Trail. Development of
Springview, the Hoffman Tract and Ashton Preserve, which are part of the Rural Legacy
Setting, has provided a series of natural surface trail connections between the older
communities to the east (Ashton Manor and Ashton Meadows) and the parkland that
was dedicated as part of the approval process for the three developments or purchased
as part of the setting for the Rural Legacy Trail.

The development will provide a sidewalk /path along through the common open space
grove to the public street and sidewalk allowing residents to walk to the Sherwood High
School or the Rural Legacy Trail located to the west of the site and past the Aston
Reserve Development



The Master Plan does not recommend any parkland dedication from this property nor
are any trails shown in the master plan that directly affect this property. Therefore,
Community Based Planning Staff is opposed to any additional general public use trails
since there is already direct access to the trail system through the already approved
developments that surround the subject property.

Staff finds that the proposed development is in conformance with the recommendations
of the Approved and Adopted Sandy Spring/Ashton Master Plan and recommends
approval.



TWO RURAL NEIGHBORHOODS ALONG
THE RURAL LEGACY TRAIL
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MONTGOMERY COUNTY DEPARTMENT OF PARK AND PLANNING

THE MARYLAND-NATIONAL CAPITAL
PARK AND PLANNING COMMISSION

8787 Georgia Avenue
Silver Spring, Maryland 20910-3760

December 13, 2001

MEMORANDUM

TO:

VIA:.

FROM:

SUBJECT:

Malcolm Shaneman, Supervisor
Robert Kronenberg, Planner
Development Review Di

Ronald C. Welke, Supégviéor
Transportation Plannipg

Ed Axler, PIanner/CooFdinator fyﬂ’
Transportation Planning

Preliminary Plan No. 1-02024

Site Plan No. 8-02005

The Reserve at Ashton

(Previously Known as the O'Connell Property)
Patuxent Policy Area :

- This memorandum is Transportation Planning staff's adequate public facilities (APF)

review of the subject preliminary plan and site plan.

RECOMMENDATIONS

Transportation Planning staff recommends the following conditions as part of the
APF test for transportation requirements related to approval of this preliminary plan and

site plan:

1. Limit the preliminary plan and site plan to 16 single-family detached units.

2, Provide a 30-foot easement for future private access to the adjoining Schaffer
Property, Parcel 123, from Alexander Manor Drive off the publictertiary residential
street. ' '

3. - Provide a four-foot sidewalk with a minimum four-foot offset from the roadway

pavement:



a. Along the open-section public tertiary residential street on one side and,
therefore, supporting the applicant’s waiver request of DPWT's Standard
MC-210.05 for sidewalks on only one side.

b. Along the private residential street, between the public tertiary residential
street and private oval-shaped street, on one side.

C. Along the outside of the oval-shaped, private residential street with a natural-
surface path inside of the oval-shaped area.

4. Coordinate with Park Planning staff regarding the location of an equestrian trail
through the site prior to recording the plat.

DISCUSSION

Site Location and Access

" The proposed site is located on the north side of Ednor Road, 5,000 feet west of
New Hampshire Avenue. The site access is from a private tertiary street that connects to a
public cul-de-sac, then to Alexander Manor Drive and Ednor Road. Sidewalks are
proposed on the west side of the private road to Alexander Manor Drive. An internal
natural-surface path is provided within the common open space for access to the common
area and circulation between the 16 houses. In addition, staff recommends a four-foot
sidewalk along the outside of the oval-shaped private street to provide safe access to the
public street network.

Prior Planning Board Action

: The Planning Board recommended that Pre-Preliminary Pian No. 7-00013,
O'Connell Property, proceed to preliminary and site plan at its hearing on July 15, 2000.

Mater Plan Roadway

According to the Sandy Spring/Ashton Master Plan, Ednor Road is designated as an
arterial roadway, A-50, with an 80-foot right-of-way with a Class | bikeway, PB-34, on the
south side. The streets, not listed in the master plan, are designated as follows:

1. Alexander Manor Drive is designated as a public secondary residential street with a
60-foot right-of-way and four-foot sidewalks.

2. Access road between Alexander Manor Drive and the cul-de-sac is designated as a
public residential street with a 50-foot right-of-way and a four-foot sidewalk on one
side. '

3. Access road between the public cul-de-sac and private internal oval-shaped street

is designated as a private residential street with an 20-foot pavement and a four-
foot sidewalk on one side.



4, The internal oval-shaped street is as a private residential street with an 20-foot
pavement and a four-foot sidewalk on the outside.

Local Area Transportation Review

The proposed 16 single-family detached units generate 15 peak-hour trips during
the weekday morning peak period (7:00 to 9:00 a.m.) and 18 peak-hour trips during the
weekday evening peak period (4:00 to 6:00 p.m.). A traffic study is not required to satisfy
Local Area Transportation Review because the 16 single-family detached units generate
fewer than 50 peak-hour trips during the weekday morning and evening peak periods.

Policy Area Review/Staging Ceiling Condition

The proposed site is located in the Patuxent Policy Area, which is a rural policy area.
Staging ceiling capacities in rural policy areas are not established for jobs or housing units
under the FY 02 Annual Growth Policy.

EA:cmd

cc: Al Blumberg
Larry Cole
Stephen Orens

PP #1-02024 SP #8-02005 Reserve at Ashton.doc



MNCPPC
Development Review Division

8787 Georgia Ave. H o o
Silver spring, MD 20910 oot 1€ ,Q{M |
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October 11, 2001 DEVELOPMENT REVIEW DIVISION

REF: Site Plan 8-02005, The Reserve @ Ashton

Dear Planning Board:

This letter addresses the proposed site plan for The Reserve At Ashton, Site Plan 8-
02005. My home and property are adjacent to the proposed development. Ihave
forwarded comments addressing stormwater concerns to the Montgomery County
Department of Permitting Services and have attached a copy for your information. In
addition to stormwater conerns, I am also concerned about the location and design of the
road entering the development, any proposed lighting plan which will be developed and
screening of the road(traffic) and homes from my property. I request consideration for an
expansion of the buffer and increased screening to minimize impact to my property.

I would Jike to have the opportunity to discuss my concerns with you in greater detail at
the appropriate time. I consider myself a key stakeholder in the environmental impact of
the development of this site and request your assistance to avoid any adverse impact to
my home or property. Please include me in the review process with particular
consideration for the above cited concerns.

Thank you for your consideration.

Sincerely,

Elaine Schaeffer /Maﬂ

320 Ednor Road
Silver spring, MD 20905
Bor - P2 Y7447



MCDPS _
Water Resources Division
250 Rockville Pike
Second Floor

Rockville, MD 20850

October 11, 2001

REF: Site Plan 8-02005, The Reserve @ Ashton
Dear Director:

I am writing regarding a proposed site plan for The Reserve @ Ashton, application No. 8-
02005. The proposed development is located uphill and adjacent to my property and my
home at 320 Ednor Road. 1 am concerned about the disposition of runoff generated from
this site and the proposed development. The runoff needs to be managed in a manner that
will prevent flows from entering my property or surcharging the tributary upstream of my
property. I am also concerned about the location and design of any proposed retention
ponds, which may be near my property.

I consider myself a key stakeholder in the environmental impact, including stormwater
management, of the development of this site and request your assistance to avoid any
adverse impact to my home or property. Please include me in the review process of the
above cited concerns.

Thank you for your consideration.
Sincerely,

oo, Aot

Elaine Schaeffer
320 Ednor Road
Silver Spring, MD 20905

Cc: MNCPPC
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November 21, 2001

Arthur Holmes, Jr., Chairman

Montgomery County Planning Board

Maryland- National Park and Planning Commission
8787 Georgia Avenue

Silver Spring, Md. 20910-3760

Re:  The Reserve @ Ashton
Preliminary Plan 1-02024
Site Plan 8-02005
Request for Waiver of Road Design Standard

Dear Chairman Holmes:

The Reserve @ Ashton is a proposed Rural Neighborhood Cluster subdivision containing sixteen
single-family detached homes and over 26 acres of rural open space. An open section tertiary
street with a paved width of twenty (20) feet will provide access to the proposed subdivision
from the cul-de-sac to be built connecting to Alexander Manor Drive. The submitted applications
for subdivision and site plan approval for The Reserve @ Ashton included a request for a 1.75
square foot waiver of the 50-foot right of way width for a distance of approximately one to two
linear feet where the subject property borders on both Parcel I and the Schaffer Property.

The right of way width for an open section tertiary road is governed by several sections of
chapters 49 and 50 of the Montgomery County Code. Sections 49-33 and 49-44 of the code
establish the standards and minimum requirements for all road classifications and provide for
additional standards to be established by Executive Regulation. The standards applicable to the
proposed tertiary road were established by Executive Regulation and by Section 50-26 of the
Subdivision Regulations.

The right of way width of tertiary streets is determined by the Planning Board as part of either
the preliminary plan or site plan approval process pursuant to Section 49-34 (f) and Section 50-
26 (h). Approval of a right of way width of Jess than 50 feet for a tertiary road is not considered a
waiver that would be under the jurisdiction of the Director of the Department of Permitting
Services under Chapter 49 of the Code,

4920 EIm Streot, Suile 200
Borthosdae, Maryland 20814

Tel 301.986.48142
Fax 301.656.3740
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Arthur Holmes, Jr., Chairman
November 21, 2001
Page 2

Section 50-26 (h)(2) provides that the Planning Board may approve a right of way width of less
than 50 feet “._.if it can be demonstrated that this lesser width is environmentally better and
either improves compatibility with adjoining properties or allows better use of the parcel under
consideration.” '

The 1.75 square foot departure from the 50 foot standard is consistent with the environmental
preservation that is a lynch pin of this rural neighborhood cluster subdivision. The right of way
for the tertiary street was designed to minimize any intrusion into the preserved rural open space
while allowing for a single sidewalk and the necessary public utility easement. The right of way
was also established in a location to assure that future access for parcel 123 was feasible and that
the road way aligned with the existing dedicated right of way through the previously approved
Ashton Preserve Subdivision between Lot 66 and the Ashton Preserve H.O.A. parccl.

The proposed tertiary road will meet the 50-foot standard for nearly its entire length. Attempts to
secure the additional right of way from the owners of Parcel 123 were unsuccessful and
realignment of the roadway is neither practical nor appropriate given the adjacent conservation
area and the need to connect with the previously dedicated right of way. Approval o! this request
‘will not affect the paved width or location of the travel lanes of the proposed road.

The applicant has also requested that sidewalks not be required on both sides of the lertiary road
pursuant to Section 50-26 (h)(3). The Department of Public works and Transportation supports
the request for sidewalk on only one side of the proposed road. The internal pedestrian
circulation system has been designed to enhance the rural character of the proposed
neighborhood with access points to the 1.6 acre wooded open space that forms the ceater of the
community. A single sidewalk will enable pedestrians to safely use the roadway and have a safe
and adequate way of getting to and from Alexander Manor Drive. In addition the proposed
sidewalk design is consistent with the community’s rural character.

Accordingly we hereby request that the Planning board waive the requirement for sidewalks on
both sides of the proposed tertiary road pursuant to Section 50 —26(h)(3) of the Subdivision
regulations. .

4920 Elm Slreet, Suite 200
Borthosda, Marylend 203143

Tel 301.9648.41a2
Fox 301.656.2740
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Arthur Holmes, Jr., Chairman
November 21, 2001
Page 3

For your convenience we have enclosed a copy of the original waiver request along with a
drawing the depicts the short stretch of roadway effected by the 1.75 square foot decreased in
right of way width. We appreciate the Planning Board’s consideration of these requests and if we
may provide any further supporting information please let us know,

Very truly yours,

DUFOQUR & KOHLHOSS, CHTD.

Stephien]. Orens
Encl.
cc: A, Malcolm Shaneman

Alfred Blumberg
Ralph DeSena

Luz\448.2\Holmes letier re ROW width and sidewalk waiver v.1.doc

4920 Elm $treet, Suite 200
Bethosda, Maryland 20814

Tal I01.986.4142
Fax ' 301.6536.3740
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THE RESERVE @ ASHTON

WAIVER REQUEST

Applicant hereby requests a waiver from MCDPWT Standard No. MC-
210.05, TERTIARY RESIDENTIAL STREET OPEN SECTION WIT!I
SIDEWALKS AND STREET TREES, to permit a 1.75 square foot reduction
in the right-of-way. This request is made due to insufficient right-of-way
being available to access the O’Connell Property by a tertiary street. The
area available for right-of-way dedication is identified as Parcel ‘T as
shown on a Record Plat entitled *Lot 66 & Parcel ‘T', Block ‘A’ and l.ots 1

thru 4, Parcel ‘K’ & Part of Parcel 'J’, Block ‘B” Ashton Preserve”, as
recorded at Plat No. 21462

Final boundary survey work determined that the width adjacent (o the
corner of the Schaeffer Property with parcel T is only 49.25 feet wide,

resulting in this modest, 1.75 sq.ft. triangular intrusion into the proposed
50 -foot right-of-way. See attached sketch.

This request also includes elimination of the PUE through the Shaeffer
Property and provision of a sidewalk on only the north side of this new
tertiary street. These requests are justified by the limits of the existing
plat and by the need to eliminate any impact on the Shaeffer property,
since the owner of the Shaeffer property is not involved in, nor supports,
any of the development occurring in this vicinity.
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19650 Club House Road, Sulte 10%
Qalthersburg, Maryland 20886-3039
301-947-8900 - FAX: 301-947-7704

November 21, 2001

Mr. Malcolm Shaneman
Development Review Coordinator
-M-NCPPC

8787 Georgia Avenue

Silver Spring, MD. 20910

Re: The Reserve @ Ashton
Preliminary Plan 1-02024 and Site Plan 8-02005

Dear Mr. Shaneman:

The Development Review Committee (DRC) reviewed the Site Plan and Preliminary plan of
Subdivision for The Reserve at Ashton on October 22, 2001. As a result of that review we have
made a series of changes and modifications to the plans. Enclosed are $ sets of the revised
Preliminary Plan, Site Plan and Landscape Plan that incorporate those changes and
modifications. We believe that the revised plans are now ready to be presented to and acted
upon by the Montgomery County Planning Board. We understand that we are scheduled for the

agenda of November 29, 2001. '

Following is a list of issues addressed and modifications made as reflected on the attached plans.

1. The easement for future accéss into the Schaeffer property has been increased from 20 to 30
" feet. )

2. The 1.75 square foot reduction in right of way width from the standard 50-foot requirement
has been reviewed and that right-of-way reduction cannot be avoided. Therefore, we continue
to request that reduction. The applicant’s attorney, Stephen J. Orens, is submitting the
request for approval of the reduced right-of-way width under separate cover.

3. We continue to propose the construction of a sidewalk along only the west side of the new
cul-de-sac access from Alexander Manor Drive. DPWT has indicated that they will support

this request, Mr. Orens letter elaborates on this requested waiver.

4. DPS requested a 100-year floodplain study for the strearn prior to Sediment Control Plan
processing. We will provide such a study later, but it is not necessary for Preliminary Plan or

Site Plan approval. '

FLANNING - ENGIHEL.!RIHG' * LANDSCAFE ARCHITECTURE -
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Mr. Malcolm Shaneman
November 21, 2001

Page 2

5. The locations of the Stormwater Management structures have been added to all pertinent
drawings.

6. We have identified the approximate location of the 25-foot trail easement along the stream
through the property. At the time of Pre-Preliminary Plan, it was thought that the trail conld
be situated coterminous with the WSSC sewer easement. However, clarification of that
sewer casement location revealed that it crosses the stream several times, making joint usage
not feasible. We have agreed with the Trails Staff in the Parks Department to jointly locate

“the trail in the field. We have agreed with them to make this a condition of approval, to be

completed after action by the Planning Board.

7. Asrequested, we have reviewed the location of the Guardhouse proposed to be located near
the entrance on an island in the middle of the private street. It was suggested that we move
that guardhouse closer to the cul-de-sac thereby widening the connection of the private street
to the public street. Upon review, we disagree with that suggestion and continue to show it
located in the same spot. The connection as currently configured better defines the access
and funnels that access to the 16 home development more cleanly.

9. The sidewalks within the community, outside of the public right of way, are proposed to be
constructed of asphalt, not concrete, :

10. The sidewalk locations have been treated on the drawings with a pattern, making them more
¢casily discernible, :

11. The plan continues to locate the internal sidewalk system inside the loop created by the
private strect. Urban Design suggested that we relocate the sidewalks on the outside of the
loop, in front of the houses. We have studied and considered that option and have concluded
that it is more in keeping with the intent and purposes of the RNC Zone to locate the
sidewalk within the treed inner loop rather than in the front yards of the homes, The RNC is
arural zone, We propose open section streets, both public and private. To expand the
roadway section to include the sidewalk will create an environment more suburban than

rural.
Our intent is to create a more rural environment with less pavement and more open space. We

do, however, propose cross walks into the common open space area and. the sidewalks located
therein. Since there are only 16 houses, the amount of traffic will be minimal. It will not be

E6 3Bvd "ONI SNOILMATI0S 3LIS ¥ALLLP6TAE 2:p1 1982/90/21
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BITE SOLVUTIONS INCORAPORATED

Mr. Malcolm Shaneman
November 21, 2001
Page 3

hazardous to cross the street to access the sidewalk located in the common open space area.
Locating the sidewalk within the loop will allow it to be woven between the trees in an attractive

and sensitive manner.

We are proposing to locate a gazebo in the center of the common open space with sidewalks
interconnecting to sitting areas and gathering spots. The sidewalks so sitnated will enhance the
opportunities for interaction among the neighbors living in the community. Mothers and fathers
walking their children or their pets will have a pleasant environment to walk through and sit the
commeon open arcas without feeling that they are infringing on their neighbors’ front yards. In
addition, they will be farther separated from the vehicular travel way creating a more pleasant
ambiance. We therefore propose to mamtam the sidewalks within the loop area, separated from

the roadway.

12. A 10-foot PUE has been added to the private street, along the outside of the loop and a
shared utility easement has been added up the driveway to the two preservation lots.

13. All manhole locations have been adjusted to keep them out of the PUE’s.

14. We have also added the proposed locations of the water and sewer lines (house connections)
proposed to serve the two Preservation lots.

15. WSSC requested submission of a Hydraulic Modeling Plan, We have submitted the
preliminary package to WSSC and the Modeling Plan is underway,

16. The locations of the existing sewer lines in the stream vailcy have been added.

17. Question was raised about the water & sewer category. Those Categories were changed per
Administrative Delegation 2001-1 in February 2001, from W-6 and S-6 to W-3 and S-3,
conditioned on Planning Board approval of a Preliminary plan using the RNC optlonal
cluster method.

18. A landscape buffer has been addcd behind the lots abutting the Stormwater Management
Facility.

19. The proposed cross section of the private street profile has been added.



SITE SOLUTIONg INCORPORATED

Mr. Malcolm Shaneman
November 21, 2001

Page 4

We beligve that these additions and modifications address all of the issues raised at DRC. We
trust that they are adequate to allow presentation to the Montgomery County Planning Board for
action and approval. Thank you for your help with this matter, We will prepare a color
rendering of the plan for your use with presentation at the Planning Board Hearing on the 29",

Very truly yours,
SITE SOLUTIONS, INC.

‘By: )46

Alfred Blumberg
Principal

ce: Ré.lph DeSena
Stephen J. Orens, Esq.
John Michael Q’Connell

58 3ovd "ONI SNOILNTOS 3LIS baLLi b6 TBE 21 1B@C/98/Z1



	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	

