MONTGOMERY COUNTY DEPARTMENT OF PARK & PLANNING

THE MARYLAND-NATIONAL CAPITAL
PARK AND PLANNING COMMISSION

Item#g

M-NCPPC

8787 Georgia Avenue
Silver Spring, Maryland 20910-3760

- MEMORANDUM
DATE: December 14, 2001
TO: Montgomery County P] 1:@ Board
VIA: Joseph R. Davis, Chief } .
Larry R. Ponsford, Supgrvisor

Development Review Division
FROM: Mary Beth O’Quinn, Planner Wq .

Planning Department Staff

(301) 495-4587

(301) 495-1322

REVIEW TYPE: Site Plan

APPLYING FOR: 10, 558 sf Veterinary Clinic and Hospital

PROJECT NAME: Germantown Veterinary Clinic

CASE #: 8-02028

REVIEW BASIS:  Site Plan Review required in the Town Sector zone (59-D)
Updating of Supplemental Pian for the TS zone (59-D-1.3 (g}{(7))

ZONE: TS (Churchill Town Sector)

LOCATION: Father Hurley Boulevard, 250 feet northeast of Wisteria Drive
MASTER PLAN: Germantown

APPLICANT: Dr. Mark and Lucy Olcott

FILING DATE: November 27, 2001
HEARING DATE: December 20, 2001

STAFF RECOMMENDATION FOR SITE PLAN: Approval of Site Plan, up to 10,558 sf of
veterinary clinic and hospital space with the following conditions:

L. Standard Conditions dated October 10, 1995, Appendix A.

2. Conditions of MNCPPC Division of Transportation memo dated December 14,
2001. :

3. Limit structure, including veterinary clinic, hospital, retail, boarding and the
residential apartment to no more that 10,558 square feet.

4. Prior to signature set approval the following revisions and/or information shall be

submitted, subject to review and approval of staff: -



a. Site and Building Desien

1.

i,

~ Provide soundproofing for all building areas for the keeping of

animals; provide proof of compliance with Montgomery County
noise ordinance standards;

Verify that the proposed use will provide no runs, exercise yards or
other facilities for the keeping of animals in any exterior space.

b. Design Details and Specifications

1.

1.

iii.
iv.

Provide details of paving, furnishings and fixtures for entrance
areas, and

and amenity areas;

Provide details and specifications for bicycle rack;

Provide details for signage and include signage lighting level.
Provide design drawings for dumpster screening materials to
achieve compatibility with fagade materials; provide details and
specifications.

C. Landscaping and Lighting

1.

il.

iti.

Vi,

Submit tree protection plan showing tree save on site and
mitigation/protection measures for trees on adjacent properties;
provide tree protection plan and root zone analysis for the oak trees
on Father Hurley Boulevard.

Provide screening hedge at least 3 feet in height along property
frontage at PUE line;

Provide additional screening of White Pines along the north
property boundary; provide screening along south property
boundary using Leyland Cypress; coniferous screening trees to be
installed at 6-8 feet in height and 12 feet on center;

Provide additional Okame Cherry tree at front near lead sidewalk;
Provide specifications and locations for all fixtures, including
fixture type, pole type,wattage, house shields, mounted height, and
hours of operations. |

Provide revised photometric lighting plan, using IESNA standards
of 0.5 footcandles at all property lines; provide average max/min
ratio of 5:1.

Limit hours of operation to the following:

Monday - Thursday 8:00 am - 8:00 pm; Friday 8:00 am - 6: 00 pm; and Saturday
8:00 am - 2:00 pm.

Provide for staff review and approval details and specifications for any facade
design alterations (such as wall openings for windows and doors) affecting
soundproofing and noise control.
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SUMMARY OF ISSUES ADDRESSED AT SITE PLAN:

During the course of Site Plan Review, applicant and staff reviewed the overall goals of
the Town Sector zone, commercial uses and limits within the zone, and the Master Plan
recommendations for the Churchill Town Sector. Development standards for veterinary
clinic uses in other zones were studied for guidance on compatibility issues for
applications in the less restrictive Town Sector zone.

Details of the review covered the compatibility issues related to the proposed use such as
noise and traffic, functional requirements of the facility, parking requirements, and
landscaping.



PROJECT DESCRIPTION: Surrounding Vicinity

The subject site is located on Father Hurley Boulevard, approximately 250 east of
Wisteria Drive and approximately one mile from 1-270 interchange at Darnestown Road.
The surrounding vicinity features the Churchill Business Center, Mother Seaton Catholic
Church, and the Executive Terrace Business Park.

The property, within the Churchill Town Sector, is included in the commercial sector of
the Development Plan for the Sector.

VICINITY MAP
| Scale : 1"=2000




PROJECT DESCRIPTION: Site Description

The site (~50,000 sf), rectangular in shape, is currently a vacant lot with approximately
130 feet of frontage on its northern boundary at Father Hurley Boulevard. The La Petite
Day Care Center occupies the parcel to the west on the southeast corner Father Hurley
Boulevard and Wisteria Drive. The Executive Park Business Center is located directly
adjacent to the south; the Seneca Knolls Condominiums are located to the east.

The site contains a minimal tree line on the south and east property lines with modest
growth of small caliper early successional hardwood. The site topography features a
even slope downward from the rear to the frontage on Father Hurley Boulevard.



PROJECT DESCRIPTION: Proposal

The proposal features a single building, linear in form, sited lengthwise on its lot. The
two-story building features a small main fagade directly facing the street, with a wrapping
entrance porch that sits back about 100 feet from the street. The facility provides full
clinic services including waiting areas, small retail space, exam and treatment rooms,
surgery and holding (boarding) areas. A small residential apartment will be provided on
the second floor.

The design, with its residential architectural features is intended to provide a compatible
relation in scale and materials with the adjoining condominiums and terraced offices.,
Some parking is provided at the building front, visible from the street; however, most of
the parking is arranged along the west side of the building.

The entry from Father Hurley Boulevard features a divided vehicular lane for the shared
ingress/egress with the adjacent day care center. The proposal will provide significant
- enhancements to the streetscape on Father Hurley Boulevard with sidewalk and retention
of the mature oak trees on the street. The landscaped area at the front will support the
water quality filtration trench, ornamental and shade trees.



PROJECT DESCRIPTION: Prior Approvals

The Development Plan Opinion for the approval of the Churchill Town Sector, E-148 '
Amendment to the Zoning Ordinance is dated October 30, 1968.

The Planning Board previously approved a number of site plans for this parcel: the most
recent approval, on October 10, 1985 was for known as the Churchill Montessori School
(8-85092) for day care/pre-school, a total of 6,264 sf.

The current, approved Preliminary Plan (1-82067) was approved on November 11, 1982,
with the following conditions:

(1) Dedication along Germantown Drive (120° ROW) in accordance with the
Master Plan;

(2)  No clearing, grading or recording of plats prior to approval of site plan
by MCPB; _

(3) Necessary slope and drainage easements;

(4) Participation in the 118 Il Club.



DISCUSSION OF ISSUES
ANALYSIS: Conformance to Master Plan

The proposal conforms to Master Plan recommendations for development type, use, and
pedestrian access within the Churchill Town Sector.



ANALYSIS: Conformance to Development Standards

. Germantown Veterinary Clinic
Site Plan 8-02028

Development Standard: TS Zone
Gross Lot Area

Gross Floor Area

FAR
Building coverage

Green Area
Impervious Area

Setbacks
Front yard

East side yard
West side yard
Rear yard

Parking
Commercial limit in Zone

Permitted/Reqd
N/A

N/A

N/A
N/A

10% entire TS Zone
N/A

N/A
N/A
N/A
N/A

< 10 of entire TS Zone

Proposed
1.17 ac (50,880 sf)

10,558 sf

0.21
19.6% (0.23 ac)

33.% (0.63 ac)
46.1% (0.43 ac)

100"

24.5' - 50
78

30

35 spaces
8.6% total




FINDINGS for Site Plan Review:

1.

The site plan is consistent with Dcvelopmcnt Plan E-148 and with
Preliminary Plan 1-82067.

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

The proposed use respects the TS Zone requirement of no more than 10%
total commercial use in the Churchill Town Sector Zone [reference:
statistics of Rezoning Case G-742, May 16, 1997]. The Supplemental
Plan Update has been submitted.

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 building is located optimally to achieve compatibility with the
adjoining structures and to provide adequate distance for noise
mitigation for the adjoining neighbors. The building is designed
and sited to place the animal boarding areas at least 50 feet from
the property line adjoining the residential condominiums and 75
feet from the boundary adjoining the daycare center. The siting of
the building provides safe, adequate, and efficient access and
attractive, safe entry.

b. . Open Spaces
The open space is adequate, safe, and efficient. The building is
placed on the site such that the open spaces provide visual
buffering and adequate distance for noise mitigation. Staff
recommends tree protection measures for trees on adjacent
properties near the boundary lines.

c. Landscaping and Lighting '
Landscaping and lighting provides safe and attractive use of the
site; the mature street trees proposed to be saved on Father Hurley
Boulevard will preserve a continuous attractive street tree line that
is a visual public amenity.

Staff recommends an additional ornamental tree and hedgé at the
property frontage and additional screening and landscaping on
these boundaries which adjoin residential and office park uses.

d. Recreation

10



APPENDIX

The plan is exempt from recreation requirements.
¢, Vehicular and Pedestrian Circulation

The vehicular and pedestrian circulation is adequate, safe, and
efficient. The sidewalk installation proposed for the Father Hurley
Boulevard will increase the safe access to the facility.

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

The proposed building is compatible is use, scale, and design with the
existing residential-style office park and with the structures along
Father Hurley Boulevard The buildings provide an attractive transitional
use between the residential community to the east and the arterial road
with business and commercial establishments on Wisteria. The building
materials, modulated in scale, enhance the transitional role of the building.

The TS Zone itself requires no specific development limitations for the
veterinary clinic use. Staff and applicant have studied the guidelines for
this use as specified in other zones and special exception applications to
apply standards on this site that will provide a facility that is compatible in
its design and use and character., The building is set back a reasonable
distance of 50 feet from the property line adjoining the residential Seneca
Knells Condominiums; the building is separated from the daycare center
by a minimum 75 feet space on the west that includes the parking lot with
shade trees and landscaping. '

The site plan meets all applicable requirements of Chapter 22A regarding
forest conservation.

The site is exempt from forest conservation requirements.

A, Standard conditions dated October 10, 1995
B. Correspondence referenced in report

11



APPENDIX A: STANDARD CONDITIONS OF APPROVAL DATED 10-10-95:

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

a. Development Program to include a phasing schedule as follows:

1)

Landscaping associated with each parking lot and building shall be
completed as construction of each facility is completed.

2) Pedestrian pathways and seating areas associated with each facility
shall be completed as construction of each facility is completed.

3) Clearing and grading to correspond to the construction phasing, to
minimize soil erosion;

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

b. Site Plan Enforcement Agreement to delineate transportation management

program, park maintenance agreement or other requirement of a condition.

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 Serv1ces (DPS):

a. Limits of dlsturbancc;

b. Methods and location of tree protection;

C. Conditions of DPS Stormwater Management Concept approval
letter; A

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

e. The development program inspection schedule.

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

12
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FROM : GERMANTOWN VET CLINIC PHONE NO. : 381 548 4816 Dec. 10 2881 85:51PM P2

19411 Walter Johnson Road ¢ Germantown, MD 20874

301-972-9730 » wb:m:.genn:mfawrwet.mm

To:  Mary Beth O'Quinn
From: Drs. Mark & Lucy Olcott
Re:  Hours of Business

Date:  12/10/01

Please note the amended business hours for our proposed veterinary hospital on Father Huiley
Boulevard. This schedule will apply for the foreseeable future.

Hours of Business

8am-8pm M-Th

8am-6pm Fri

8am-2pm Sat.

Please feel free to call if you have any further questions,
Sincerely,

(o Oleoble .

Drs. Mark & Lucy Olcott



12-83-281 5:24PM : FROM GATES HAFEN COCHRANE 3!2)351441_759

FAX/MEMO

DATE:  November 29, 2001

TO: : Ms. Mary Beth O'Quinn
Development-Review Division
Montgomery County

FROM: Mark R. Hafen

RE: Germantown Veterinary Clinic

Noise Control Analysis

COPIES: Pre. Lucy and Mark Olcott
NUMBER OF PAGES:
NOTES:

As epecialists in the design of veterinary hospitals, animal boarding facilities and animal
shelters, we have often encountered neighborhood opposition to proposed projects, based on
the perception that these facilities will be noisy. This is a real concern and often based on the
experiences some people have had living adjacent to open-air and outdated facillties,

Fortunately, the new facilities that we have been designing around the
country are of a new generation. The practice of veterinary medicine Mark R

has undergons sighificant changes in the last ten years. Driven by l l af
advances in medical technology and more stringent client expectations, cn

the present-day veterinary facility ie a dramatic departure from Inventive. Personable.

facilities of the past In virtually every regard. Architecrure.

The fo[[owmg is an analysis of the noiee issues as they relate to. the
proposed Germantown Veterinary Clinic. o

Notes on the Propsriies of Noise

Nolse is a physical phenomenon created primarily from mechanical

vibration. Man's response to nolse is determined by the source, the 735 Walnut Strect
frequencies, and the loudness, Noise intensity is weighted on a scale ?%‘5‘3*;-5%2431%302
that approximates the apparent loudness perceived by a human Locul 303-444-4413

observer, This number Is expressed in "A”" weighted decibels and is Fax 503-444-1759

1



12~@3-201 5:24PM FROM GATES HAFEN COCHRANE 3834441759

written as dBA. The "A" weighting ecale reduces (weights) the sound levels in the lower (10-800
Hertz) atid higher (8000-20,000 Hertz) frequency ranges. This "A" weighting descriptor is the
one generally accepted as having the best correlation with human judgements of loudness. Each
increase of 10 dBA in the noiee level is subjectively judged as an approximate doubling of
loudness,

Noise intensity covers such a broad range that it ls measured on a logarithmic scale, and as
such, cannot be accurately represented on a percentile basis; e.g. a S dBA increase is equivalent
to a 100 percent increass in noise, but ie barely noticeable as a change in perceived noise to the
average human observer, For example: adding two sources, both generating the same noise level,
e.0: 70 dBA each, yields a net noise level of 75 dBA (70 dBA + 70 dBA = 73 ABA). If one source
were 10 dDA less than the other source, the resultant noise level would be 70.4 dBA (70 dBA +
G0 dbA = 704 dBA).

Noige propagates from a source, in general, according to the inverse square law, e.g. as the
distance is doubled the sound level is reduced by half - with the resultant sound level 1/4 (&
dBA) lower than the original level, Noise propagation is influenced by many factors, with
topography, abmospheric conditions, and frequeticy the most prominent. Topography, efther
hills or berms, can form a barrier to noise propagation. Wind and atmospheric nversions can
influence noiee propagation rates and increaee, or decrease, perceptible noise at distances
greater than can be heard under more common atmospheric conditions. Low frequency gounds
are influenced to a greater extent by atmospheric conditions, especially inversions, permitting
sounds to "carry" and be heard at distances greater than can be accounted for under the
inverse square law.

Noise levels usually represent a statistical "average” over a specified perlod of time. Since nolse
ie rarely steady or constant for long periods, average noise levels do not readily account for high
noise lavels of short duration. For example, an "average” noise level of 60 dBA over 24 hours
may include peak sounde of 10 dBA, but such sounds may occur for only a few seconds. To
account for this fluctuating noise, a statistical descriptor "L" is used and represente the noise
level exceeded for a specifiea percentage of the tims. Some commonly used descriptive levels
are the L10, LBO, and LOO descriptors and represent the noise levels that are exceeded 10%,
50%, and 20% of the time, respectively.

The most common noise metrice are the Lmax, Lmin, and Leg nolse levels. Thess are the metrice

we will be referencing in this memo. Lmax and Lmin represent, respectively, the highest and

lowest obaetrved sound levels during a measurement period. Leg represents the mean, or

average, sound level over a measurement period. All noise measurements are taken with the
‘meter on "A" Weighting - Slow Response unless otherwise specified.

Noise from a Comparable Project



12-@3-201 5:25PM FROM GATES HAFEN COCHRANE 32034441759

Several years ago we were asked to help a veterinarian in Tacoma, Wastiington respond to some
concerns that his local planning department had about noise issues in hie proposed facility.
Working with Errol Nelson an Evivironmental Analyst Engineer in Washington state and Dr. Luc
Mongeau, Aseociate of Acoustice at Purdue University we analyzed a facility in Lafayette,
Indiana. The facility, Petaburg, was comparable in scale and scope to the proposed Germantown
facility. '

In that study we found:

1. That the peak, maximum holse level within the facllity was 96 dBA and the peak outside noise
level was €5 dBA. This meant that the wall of the Petsburg facility reduced, or attenuated, the
peak noise level by 31 dBA,

2. Turning to the average noise level within the facility - it was measured at 65 dBA (a noise
level equal to normal conversational speech). The outside noise level was measured at 60 dBA,
but thie was not attributed to the noise transmission from within the facility but rather from
normal background traffic nolse. In fact, using the attenuation numbers that were generated
from the peak noise level analysis we concluded that the actual average outside noise level
produced by the dogs, when you factor out all other contributing outslde sources would be 35
dBA. Infact this conclusion was consistent with the experience of Dr. Mongeav. He noted that
at the outslde measurement location, 10 feet from the building wall, the barking dogs could
barely be heard,

3. Lastly Dr. Mongeau noted that 20 feet from the building the sound of the dogs had faded to
inaudibility. Thie experience makes sense in light of the B0 dBA of traffic and background noise
mentioned before and aleo the inverse square law which dictates that the nolse levels outside
fall off by half for every doubling of distance from the source.

~ Applying this information to the Germantown Facility

Turning then to the Germantown facility we would expect the same level of performance from the
proposed facility. In both cases the facilities housed approximately the same number of animals,
In the Peteburg facility the building was a concrete block single wythe structure, typically with a
Sound Transmission Coefficient of B2. in contrast the boarding portion of the Germattown
facliity is double wythe, (Wall Assembly W3 - elght inch concrete masonry umit, a two Inch alr
space and four more inches of brick veneer). Even factoring in the five double pane, 1" insulated
widows, each of which is twenty equare feet In size, the composite STC would stil potentially be
greater than the Petsburg facility (the double wall STC is B9 and the insulated windows are 39).

Additionally we anticipate that the noise level within the rooms themselves will be reduced
© because the reverberant noise within the facility will bs reduced. Unlike the Petsburg facility
which was eseentially a large warshouse space the Germantown facility I8 divided into smaller
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wards each housing a maximum of 20 animals. There will be fewer dogs in each room, so they will
" be less likely to bark, and the rooms will have an absorbent ceiling treatment. The ceiling tiles

that we have specified for this project have a Noise Reduction Coefficient of .65 this means

that 5% of the reverberant noise that strikes the celling will be absorbed. Baged on previous

studies we would anticipate the reduction of the noise based solely on treating the ceiling to be
10 dBA.

While being conservative in our analysis we would still anticipate that the noise levels in the
proposed Germantown Facility to be 90 4ABA peak noise at the interior of the building and 55
aBA peak noise exterior (measured 10 feet from the building). Based on the inverse gquare law,
the peak noise level at the property ling, which is SO feet from the bullding would then be less
than 27 dBA. Not counting the incidental background noise we would anticipate that the

- average nolse level at the extetior of the building that would be attributable to the doge barking
would be 35 dBA. in both cases, the peak and average impact of the nolse on the adjacent
properties would obviously be less than the maximum allowed BO dBA. Additionally both the peak

and average nolee levels would be completely masked by the normal outeide average noise level of
50 dBA.

(Note see attached Contract Documents for listing of the Sound Transmigsion Coetficient of
the varlous wall assemblies)

Conelusion

In sharing this information with you, | hope | have been able to dispel some of the concerns that
surround the nolee issues in modern veterinary and boarding tacilities. Today's veterinary
medicine e very comparabie to human medicine, utilizing many of the same procedures and
squipment. Today's pet owners expect and demand the best possible care for their pets, For
this reason, the facility must provide the best possible environment, for the successful care,
treatment and even boarding of the animal. Prankly, the modern veterinary facllity cannot
afford to be noisy or smelly. For the patient, the client, and even the medical staff, the
successtul veterinary facility hae to be a modern environment. For both this reason, and the
-analysie we offer above, we are confident that the proposed Germantown Veterinary Clinic will

not only conform te the applicable planning and code requirements, but wilt truly be a good
helghbor oo,

Ma_rl_c .



IIEPARTMENT OF PERMITTING SERVICES

Robert ('.‘ Hubbard
Douslas M. Duncan . :
Bl March 19, 2001 Ditector

County Executive

Mr. Richard Stepp, PE
Clark, Finnefrack, & Saciet, inc.
7135 Minstrel Way

Colurnbia, MD 21045
Re:  Stormwater Management CONCEPT Request

tor Germantown Veterminary Clinic
Preliminary Plan #: 1-82067

SM File #: 203198

Tract Size/Zone: 1.17 Ac/TS
Total Concept Area: 1.17 Ac :
Tax Plate: EU342 |
Lots/Block: BLK 19, Section 5
Parcel: Par.B

Montg. Co. Grid: 18001
Watershed: Little Seneca Creek

Dear Mr. Stepp:

management concept fof the above mentioned site is acceptable. The stormwater management concept
consists of on-site wateriqugntlty control via Lake Churchill and on-site water quality control via an

infiitration trench/sand fil}er.

Based on a revigw zthe Department of Permitting Services Review Staff, the stormwater

The following cdndijlons wili need to be addressed during the detailed sediment
control/stormwater manggesnent plan stage:

1. Provide a completeilGeo-technical Repart, which verifies that infiltration will work for water tiuaiity.

1

2. Should infiltration ptove to be infeasible, provide adequate space for a surface sand filter. |

3. Provide a copy of te actual acceptance letter from the Lake Churchill Foundation, which :
contirms the Mgrohji2, 2001 lotter from their atiorney Ronald J. Early.

4. Based on the plian ubmitted, the use of a surface sand filter may require any or all of the
following:

The installatiortof a storm drain extension.
A reduction]in garking.

A reductioniin the building size or layout.
A site plan modlification request,

This list may ndt bd all-inclusive and may change based on available information at the tinrie.
. Payment of a slorifwater management contribution in accordance with Section 2 of the ;
Stormwater Managemeint feguiation 4-90 is not required. :

This tetter mus| appear on the sediment con’grol/stormwatar management plan at its initial

submittal. Any divergehcejfrom the information provided to this office. or additional information regeived
|

s Kockwille Fike, 2nd Floor * Rockville, Maryland 20850-4166

b
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Richard Stepp
March 19, 2001
Page 2

grounds to rescind or amgndjany approval actions taken, and to resvaluata the site for additional or
amended stormwater maghagément requirements. If there are subsequent additions or modifications to

during the developmen:%o ss; or & change in an applicable Executive Regulation may constitute
the development, a sepatatajconcept request shail be required.

If you have any quegkions regarding these actions, please feel free to contact Richard Gea at

240-777-8333.

Slncérely,

Richard R. Brush, Manager

Water Resources Saection

Divislon of Land Development Services
RARB:enm CN203108

cc: M. Shaneman
S. Federiine
SM File # 2031

-
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