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\ December 2, 2002

MEMORANDUM
TO: Montgomery County Planning Board

VIA: John A. Carter, Chie(jéﬁ’i
Community-Based Planning Division

Khalid Afzal, Team Leader, Georgia Avenue Planning Team M
Community-Based Planning Division

FROM: Mary G. Dolan, Planner-Supervisor ®
Countywide Planning Division (301-495-4552)

Frederick Vernon Boyd, Community Planner _@,b
Georgia Avenue Planning Team (301) 495-4654 7

SUBJECT: Planning Board Worksession #2 on the Upper Rock Creek Area Master
Plan—Environmental Resources and Major Undeveloped Properties

RECOMMENDATION: Approval of Public Hearing Draft environmental
recommendations and land use recommendations for the
Dungan, Casey, Freeman, Hendry, Fraley and Woodlawn
properties.

Discussion

The second worksession on the Upper Rock Creek Area Master Plan seeks the
Planning Board’s approval of overall recommendations for environmental resources and
its approval of land use recommendations for the six major undeveloped properties—
the Dungan, Casey, Freeman, Hendry, Fraley and Woodlawn properties. At the
previous worksession, the Planning Board reviewed the tools available for implementing
the land use concept. The discussion centered on the three zones the staff evaluated in
search of land use recommendations that would expand the area’s heritage of open
space while maintaining its low density character.

This worksession will include a discussion of two other tools—special protection areas
and environmental overlay zones—that can be used to protect important environmental
- resources.



This packet contains the following:

e This memorandum, which summarizes the rationales that underlie
recommendations for protecting environmental resources and offers overviews of
the special protection area and overlay zone concepts; it also provides an
updated proposed schedule for remaining worksessions;

e A summary, with planning staff responses, of public hearing testimony on
environmental resource issues; for the convenience of the Planning Board,
testimony summaries from the previous worksession are included as well
(Attachment 1);

e Maps showing the major undeveloped properties, including areas proposed for
acquisition (Attachment 2); '

o Studies undertaken for the Upper Rock Creek Area and Potomac Master Plans
(Attachment 3);

e Graphs depicting imperviousness levels under several development scenarios
(Attachment 4); ~

e A letter from the County Executive concerning Special Protection Areas and
Environmental Overlay Zones (Attachment 5); and

e Decision matrices for the Plan’s environmental and undeveloped property
recommendations (Attachment 6).

Environmental Recommendations

Several issues were raised in the public testimony and are summarized in the attached
table and addressed below. One issue that was raised that is not addressed in the draft
master plan is the consistency of environmental analysis conducted for the Potomac
Master Plan and the Upper Rock Creek Master Plan.

The studies conducted for the Upper Rock Creek Master Plan were very similar to those
prepared for the Potomac Master Plan (see Attachment 3 for a list of studies). The
main difference between the two is that the water quality modeling was performed by in-
house staff in Upper Rock Creek and by a consultant in Potomac. Staff used the same
model developed for the Potomac studies and applied it in the same way in the Upper
Rock Creek analysis. Wetland and forest studies undertaken were virtually identical in
both planning areas. In Potomac, special surveys and analysis of potential impact to
Rare, Threatened and Endangered species located on developable land were
conducted due to the presence of unique habitats. These studies were not applicable in
the Upper Rock Creek planning area. In Upper Rock Creek, the Maryland Geological
Survey conducted a study of the contribution of groundwater to nutrients in the stream.

Protection of Important Environmental Resources

Protection of the environment in Upper Rock Creek will be best accomplished by
keeping the remaining forests and wetlands intact, adding to and restoring those
resources where possible, and keeping imperviousness low in the planning area.



Forests and wetlands in the headwaters and buffering the biodiversity area in the North
Branch are high priorities for protection both for habitat and water quality reasons. The
best way to protect these areas is to keep them intact and in common ownership. The
advantages to this approach include:

e The M-NCPPC or homeowners associations have a public responsibility to keep
these areas in their natural condition

» Maintenance of the intact resource is not dependent on understanding and
agreement by each property owner of the value of the resource

e Enforcement on many individual properties throughout the watershed is not an
issue

» Restoration projects could be accomplished on parkiand or HOA property and do
not rely on the cooperation of many property owners

There was testimony that these areas would be maintained intact because they would
not pass percolation tests and were therefore not endangered by development on septic
systems. This issue is discussed below for each property.

Freeman Property

Many of the forested areas on the Freeman property are not on soils constrained for
septic systems and would, at a minimum, be fragmented by the use of these systems.
This portion of the forest on unconstrained soils would only be protected through forest
conservation easement as part of the development on septic systems if the developer
volunteered to include this area. Even assuming that all the areas with constrained
soils for septic systems would not be included in lots, approximately 65 acres of high
quality forest land would have to be purchased if these areas are to remain in common
ownership. Protection through parkland dedication for a conservation park on the
Freeman property would result in:

e Permanent protection of 168 acres of intact forest and wetland resources;
e Permanent protection of a 600-foot wide wildlife corridor; and
e Potential to restore at least 10 acres of wetlands degraded by livestock grazing.

Casey Property

Almost all the forest on the Casey property outside the stream buffer has been cleared
due to past farming operations. However, the soils within the drainage area of the North
Branch are very wet even though they all do not qualify as wetlands. Wetlands and
forest restoration in this area would be relatively easy and contribute greatly to the
health of the North Branch and the adjacent biodiversity area. As on Freeman, the
constrained soils and wetland areas would probably become part of private lots under a
development scheme on septic systems. The preferred cluster option would protect
these areas in parkland. Parkland dedication on the Casey property would provide:

e Permanent protection of the intact forest and wetland resources;
o Potential to restore at least 20 acres of wetlands degraded by farming; and
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e Sufficient area to allow the North Branch hard surface trail to be built outside |
sensitive resource areas on developable properties.

Dungan Property

The resources needing protection on the Dungan property are in the southern two-thirds
of the parcel. This site is designated for protection in the Legacy Open Space
Functional Master Plan as a buffer to the North Branch biodiversity area. The early
successional forest that covers most of this property acts as buffer, protecting the
biodiversity area from invasive species and protecting the groundwater flow to the
wetlands. The ideal area for building is in the northern field area. Unfortunately, three
stream crossings are required to reach this area from Muncaster Mill Road. Cluster
development on the southern portion would require a sewer extension over 1000 feet
through the stream buffer parallel to the stream, much of it on parkland. For these
reasons, the property is recommended for purchase through the Legacy Open Space
program and to remain outside the sewer envelope to avoid the impacts of sewer
construction on the stream buffer and parkland. If the property is not acquired through
Legacy Open Space, staff recommends development on septic systems to avoid new
sewer lines paralleling the stream in the stream buffer on parkland.

Water Quality Protection Through Special Protection Area Designation

Testimony was received requesting Special Protection Area (SPA) designation for the
Upper Rock Creek. The SPA law requires an approved Water Quality Plan for new
development as well as monitoring by the applicant and the County.

There are also additional environmental guidelines applied by the Planning Board
including wider wetland buffers and a longer period for reforestation guarantees.
However, since the time the existing SPA’s were designated, there have been
significant changes in regulation and practice that apply in the Upper Rock Creek
watershed. These include: S

* Increased stormwater management requirements, making two-acre densities
subject to stormwater management with greater use of infiltration and
groundwater recharge. ‘

* A Watershed Restoration Action Plan including substantial capital project
investments to restore streams and retrofit stormwater management in the Rock
Creek watershed.

These points are made in the attached letter from the County Executive’s Office
(Attachment 5). In addition, the letter indicates that water quality varies in the Upper
Rock Creek watershed, and it would be difficult to isolate the impact of new
development from the existing development, even with costly extra monitoring. The
Executive’s Office indicates that the approach proposed in the plan would “focus the
natural resources protection plan without requiring the additional administrative
elements that would be associated with creation of an SPA.”



The SPA law is applicable to areas where the increased intensity may adversely impact
stream quality such as at Traville or in Clarksburg. Planning staff agrees that
designation of a Special Protection Area for Upper Rock Creek would not provide
significant additional water quality benefits with current development programs in effect
at the densities proposed in the draft master plan. In addition, the wider wetland buffers
would be included in the area proposed for parkland dedication. Parks ownership would
provide long-term stewardship of newly planted forest. These measures obviate the
need for a Special Protection Area in the Upper Rock Creek.

Implementing the Special Protection Areas and imperviousness caps (see discussion
below) has significant budget implications for the County DEP and DPS as well as the
Department of Park and Planning. The marginal environmental benefits given the
existing zoning and acquisition recommendations are outweighed by the regulatory

burden of an SPA.

Sewer Service vs. Septic Systems

The Comprehensive Water Supply and Sewerage Systems Plan recommends individual
systems for low-density developments (one acre or less). Whenever sewer service is
available, it is usually preferable to serve new development with it, if the development
can be clustered to avoid temporary construction impacts. Septic systems, on smaller
lots, have a record of failure over time and (without additional septic field reserve area)
eventually require extension of sewer service for health reasons. The inflow and
infiltration contributions to sanitary sewers range in the vicinity of 30 percent. Newer .
sewer lines are less prone to groundwater infiltrating into the pipes from the hydrostatic
pressure. Septic systems, on the other hand, filter directly to the groundwater and
eventually to the streams after having percolated through the soil. While the Maryland
Geological Survey study did not find significant nutrients in streams correlated with
existing septic systems currently in Upper Rock Creek, all of the current Chesapeake
Bay tributary models assume a high level of nutrient contribution from developments on
individual systems. Recent attempts to change existing laws and regulations to require
much more stringent control of septic systems have failed.

Environmental Overlay Zone

Testimony recommending an environmental overlay zone focused on the establishment
of a 5 percent to 10 percent imperviousness cap on new development within the master
plan area or “ridge to ridge.” Because we use a 3 percent imperviousness factor for
grass, a 5 percent imperviousness cap is equivalent to RDT zoning (25-acre densities).
Even RC or Rural zoning (5-acre densities) would give an imperviousness of 6.4

percent.

The staff tested many alternative scenarios including a 10 percent imperviousness cap
in the Use lll area above Muncaster Mill Road (see Attachment 4 charts). The amount
of remaining undeveloped land in the watershed and the small difference between the
projected imperviousness levels of the proposed zoning and a 10 percent cap make the
difference in ultimate imperviousness very small. Because the water quality in Upper
Rock Creek is protected by low densities in the headwaters and substantial forested
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parkland along the main stems of the two branches of the creek, the quality of the water
remains good. Most of the developable property and proposed new roadways are
located farther downstream of most of the developed areas, and any difference in water
quality will be slight. Modeling indicates that stream quality will remain solidly in the
good range, so long as densities and total impervious surface remain low (see table
below and maps and charts in Attachment 4).

In the table below, Alternative C roadways for the Western Connector through the
planning area have been added to the ultimate buildout. The numbers for Existing
Zoning and 10 percent Cap assume that no parkland would be purchased. Under either
scenario, parkland could be dedicated depending on the layout chosen by the

developer.

Upper Rock Creek Mainstem at
Muncaster Mill Road (Use Il stream) | 9.1% 10.9% 11.0% 10.7%
North Branch Rock Creek at
Muncaster Mill Road (Use lll stream) | 11.4% | 13.8% 13.2%" 13.3%
Combined Rock Creek Tributaries
above Muncaster Mill Road (Use lll | 10.6% | 12.4% 12.2%* 12.1%
stream)

Upper Rock Creek Watershed Total
below Lakes 13.9% | 15.7% 15.6%* 15.5%

*This figure may be up to 0.3 percent higher if the Dungan propenrty is developed at RE-
2 densities and not purchased as parkland.

These figures indicate that there is little difference in the imperiousness that might result
from different scenarios. This is because the schemes tested for the proposed plan
measured between 10 and 12 percent imperviousness and assumed that the Dungan
property would become parkland. Average imperviousness for RE-2C zoning in this
area is about 11 percent. One item to note is that the model does not take into account
new uses that might be more intense than the underlying residential zoning.
Institutional and special exception uses can occur anywhere in the watershed and can
contribute to higher imperviousness. ‘

If the Planning Board wishes greater environmental protection, the staff would
recommend an imperviousness cap for selected properties, institutional uses and
special exceptions before we would recommend an SPA. The imposition of a cap at a
level lower than 10 percent would effectively lower the zoning capacity below that of the

~ existing or proposed zoning.

Use Ill Watershed and Temperature Impacts

Testimony raised the issue of the effect of cluster development on the temperature of
the Use Il designated portions of the two streams above Muncaster Mill Road. There is
no documented evidence for a large self-sustaining trout population in Upper Rock
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Creek, and the presence of erodible soils and relatively low numbers of seeps and ,
springs could impair this stream system from ever supporting such a population.
Nevertheless, existing good stream conditions in much of the stream system support a
coldwater aquatic community.

Although no temperature modeling was performed due to limited resources, it is unlikely
that any scenario will improve temperature conditions significantly. While stormwater
management facilities serving clustered development may create higher instream
temperatures than stormwater management serving development on larger lots,
recently the State and County have revised storm water regulations to make them more
sensitive to base line conditions. This plan recommends that the Department of
Permitting Services pursue Low Impact Development (LID) techniques and other
measures to reduce temperature impact in this watershed.

Air Quality Impacts

Testimony indicates that the difference between existing and proposed changes in the
total number of housing units will produce several additional tons of air pollution in the
planning area. With the reduced number of units predicted by the coalition and others,
it is likely that the people who would choose to live in the additional units of the type
proposed by the plan in this area would also choose to live in other low-density areas
farther out within the metropolitan airshed. These people would then be generating
even more vehicle miles traveled than they might if they lived in this area. Especially
because the Casey and Woodlawn properties are so close to the Shady Grove Metro
Station, it could be argued that less pollution may be generated than if these units were
located in Olney or Damascus.

The testimony recommends improved bus service and amenities such as benches and
shelters. Staff recommends these improvements.

Land Use Recommendations for the Major Undeveloped Properties

The matrix of land use recommendations, distributed as part of the first worksession for
the six major undeveloped properties, should be read alongside the summary sheet on
when to consider specific zones. The summary sheet is included in this packet as well,
for the Planning Board’s convenience. The first column in the matrix provides the Plan’s
recommendation for the property, keyed to the summary sheet so that it offers the
planning staff's rationale for lot sizes, resource protection, provision of sewer service
and master plan guidance. The second column broadly summarizes testimony on the
property and the third shows a land use recommendation for the Planning Board’s

consideration.

In reaching a decision on the Casey property, there is a further issue that warrants the
Planning Board’s attention: the matter of how sewer service came to Sequoyah
Elementary School, which is adjacent to the Casey property and would be used to serve
the property in cluster development scenarios. At the worksession, the staff will provide
a detailed account of the 1989 decision to locate the school on Bowie Mill Road and to
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extend sewer service up Bowie Mill Road to serve it. A critical element of the process
was the decision made by a previous Planning Board to endorse a limited access
designation for the Sequoyah sewer line. The line is not so designated today. This
issue was raised during the public hearing and the issue of the Board’s intent at the time
of the 1989 decision should be resolved before making a decision on appropriate land
uses for the Casey property.

Remaining Worksessions
Planning staff proposes to follow this worksession with three more:

e December 19 - Transportation, including east-west issues, local intersections and
bikeways

e January 16 - Housing, Park Trails and Acquisitions and remaining land use
issues

e February 6 - Approval of Planning Board Draft Plan

FVB:ha: a:\boyd1\secondwksessioncvr.doc
Attachments



Attachment 1
Summaries of Public Hearing Testimony
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Attachment 2
Major Undeveloped Property Maps
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Attachment 3
Studies Conducted for Upper Rock Creek Area and Potomac
Master Plans |



Studies Conducted for the Upper Rock Creek Master Plan:

Rapid Stream Assessment Technique (RSAT) Survey of Rock Creek Watershed,
Montgomery County, Maryland, Galli and Cornish, 1996

Environmental Resources Inventory, Upper Rock Creek Watershed, January
2000

Functional Assessment of Wetlands for the Upper Rock Creek Planning Area,
January 2000

Recommendations for Protection and Enhancement of Forest in the Upper Roék
Creek Watershed, February 2001

Environmental Analysis of Imperviousness and Stream Conditions (Powerpoint
Presentation), July 2001

Influence of Groundwater on Nitrate Loads of Streams in the Upper Rock Creek
Basin, Montgomery County, Maryland, Maryland Geological Survey, 2000

Studies Conducted for the Potomac Subregion Master Plan:

Rapid Stream Assessment Technique (RSAT) Survey of Watts Branch
Watershed, Montgomery County, Maryland, Biohabitats, Inc., August 1997.

Potomac Subregion Environmental Resources Inventory, January 1998
Potomac Subregion Wetland Functional Assessment Study, January 1998

Recommendations for the Protection and Enhancement of Forest in the Potomac
Subregion, September 1999

Potomac Subregion Environmental Study, ERM, Inc., May 2000

Natural Heritage Plant Survey for the Lower Greenbriar Branch, Travillah
Serpentine Area, Chris Athanas, Ph.D. and Associates, Inc., December, 2000



Attachment 4
Impervious Levels Under Different Development Scenarios
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Property Locations in the Upper Rock Creek Watershed

Streams

Major Developable Properties
B North Branch Rock Creek
¥ Mainstem Rock Creek
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Attachment 5
Correspondence from the County Executive on
Special Protection Areas



OFFICES OF THE COUNTY EXECUTIVE

Douglas M. Duncan Bruce Romer
County Executive Chief Administrative Officer

November 19, 2002

Mr. Nazir Baig, Supervisor

Countywide Planning Division

Maryland-National Capital Park and Planning Commission
8787 Georgia Avenue

Silver Spring, Maryland 20910

\
Dear Mr. Baig:

On behalf of the Executive Branch, I am sending you these consolidated comments in
response to your request for our position on creating a Special Protection Area (SPA) in the Upper
Rock Creek Planning Area. Prior to drafting this position, I consulted with several key staff
members including Cameron Wiegand of the Department of Environmental Protection and Rick
Brush from the Department of Permitting Services. Based on their technical input, and the planning
perspective of this office, we offer the following comments:

1. The land use densities in the Upper Rock Creek planning area reinforce the “green
wedge” concept for the area. These densities are relatively low. In the three other areas
of the County where SPAs have been designated, densities are higher than those
recommended for the Upper Rock Creek area. The intensive development related
impacts associated with the higher densities in Paint Branch, Piney Branch and
Clarksburg are an underlying rationale for designation of SPA that does not exist in
Upper Rock Creek.

2. In the time since the existing SPAs were designated, there have been changes in the
stormwater management requirements of the Maryland Department of the Environment
(MDE). The new stormwater requirements now make two acre lot densities, as proposed
in Upper Rock Creek, subject to stormwater management requirements. These
requirements call for greater use of infiltration measures and greater stormwater storage
than previously required. These new rules accomplish some of the additional stormwater
requirements that would have been required if an SPA was designated for the area.

3. The Department of Environmental Protection adopted a Rock Creek Watershed

Restoration Action Plan in July 2001. In implementing that Plan, substantial capital o
project investments are being made for stormwater retrofit and stream restoration projects

Planning Implementation Section

100 Maryland Avenue, 4th Floor ¢ Rockville, Maryland 20850 * 301/217-2430, FAX 301/217-2059



Mr. Nazir Baig
November 19, 2002

Page 2

to protect the upper watershed. Designation of an SPA would not necessarily add benefit
beyond this level of effort which exceeds the stream improvement and restoration efforts
being made in many other parts of the County.

. Practically speaking, the costs of undertaking extra monitoring that would be associated

with the SPA designation would be significant. Given the existing stream condition in
the Upper Rock Creek watershed and the modest level of development contemplated,
these additional resources would not be wisely used if directed to isolating development
impacts in a newly designated SPA.

. In addition, it would be difficult to isolate the impact of new development from those

already impacting the Upper Rock Creek watershed as a result of established
development.

. Water quality in the Upper Rock Creek tributaries varies considerably, from excellent to

poor, based on a variety of monitoring results. Water quality in the three designated
SPAs are generally of higher quality, with less impacted stream conditions, such as in the
Paint Branch, which has a proven long-term record of sustaining naturally-reproducing
trout.

. By recommending cluster development on several key properties, as well as acquisition

of several key properties or portions of properties, protection of natural resources is
enhanced in the planning area. The protection approach, as stated in the Plan, is to
“reduce the potential imperviousness as much as possible while retaining large,
contiguous areas in their natural, undisturbed state.” These strategies focus the natural
resources protection plan without requiring the additional administrative elements that
would be associated with creation of an SPA.

Thank you for inviting our comments. We look forward to participating in the future

* worksessions on the Upper Rock Creek Area Master Plan.

LWR:jgs

CC:

Sincerely,

Lisa W. Rother
Planning Manager

Scott Reilly, Assistant CAO
Cameron Wiegand, DEP
Rick Brush, DPS



Attachment 6
Recommendation Matrices



Environmental Recommendations

Public Hearing Draft

Public Testimony Recommendation
Protect watef quality of Agree with resource Approve Public Hearing
streams by preserving protection goal. Draft recommendations
important natural resources
in the headwaters and Some agree with common
adjacent to biodiversity ownership, but do not want
areas by keeping these areas | to use cluster to accomplish
in a natural state, intact and | it.
in common ownership

Some want to use

conservation easements on

private property
Minimize the effect of Minimize imperviousness | Approve Public Hearing
additional imperviousness | through a 5 or 10% cap on | Draft recommendations,
by maintaining low density | all new development add Low Impact
zoning and clustering away Development techniques in
from sensitive streams, Special Protection Area coordination with DPS
where possible designation for watershed
Minimize impacts to Avoid all impacts to Approve Public Hearing
sensitive areas from sensitive resources and Draft recommendations
proposed trails and new biodiversity areas
roads where these facilities
must cross streams
Extend the sewer envelope | Coalition and others want to | Approve Public Hearing
to include Casey, maintain septic as the only | Draft reccommendations

Woodlawn and Freeman to
accomplish protection of
resources and opportunities
for natural resource
restoration

Do not extend sewer
through stream valley to
serve Dungan property

means of development

Developers of Casey,
Woodlawn and Freeman
agree with
recommendations to extend
sewer envelope

Developer of Dungan wants
sewer envelope to be
extended to that property




Consider low density residential development in the RE-2 Zone without water and
sewer service when:

Large lots are the most desirable or the only way to maintain compatibility;
Sensitive environmental resources (forests, wetlands, floodplains) are within
regulatory stream buffers and can be preserved by creating easements on private
lots; ,
Community water and sewer service is not desirable or readily available;

e No further master plan guidance is necessary.

Consider low density residential development in the RE-2C Zone with water and
sewer service when:

e A range of lot sizes (from half-acre to two-acres) is an appropriate way to
maintain compatibility;

e Significant amounts of environmental resources are present and warrant the
protection afforded by common or public ownership (homeowners associations or
public parks);

e Community water and sewer service is available and will not disturb significant
portions of adjacent stream systems;

e Some master plan guidance is desirable, but not required.

Consider low density residential development in the RNC Zone with water and
sewer service when:

e A broader range of lot sizes (4000 square feet to 10 acres) is an appropriate way
to create residential character;

e Significant amounts of environmental resources are present on the site and the site
contains historic or other resources that together warrant the protection afforded
by maintaining at least two-thirds of the tract area in private or public open space;

e Community water and sewer service is available;

e Master plan guidance is necessary to specify a density on the site, to direct
development to specific portions of the site, to achieve compatibility and to
maintain character



Land Use Recommendations—Dungan Property

Public Hearing Draft Public Testimony Recommendation
Public acquisition is Coalition and various Approve Public Hearing
appropriate; if property is citizens support acquisition | Draft recommendations
not acquired, large-lot of property; Coalition
development using septic concurs with septic
systems at existing zoning | development if property is

(RE-1 and RE-2) will
preserve residential
| character

Large-lot development will
reduce forest fragmentation
and lessen imperviousness;
easements can protect
resources on private

not acquired; landowner
proposes RNC zone for

property

Landowner asserts that
development in RNC Zone
provides 91 acres of open
space

property

Septic development will Landowner asserts that new

preclude new sewer line line to North Branch can be

construction in stream built in environmentally

valleys draining to North sound manner without

Branch significant disturbance to
stream buffers or stream
systems

Property size—approximately 132 acres
Location—north side of Muncaster Mill Road east of Avery Road
Current zones—RE-1 (7 acres); RE-2 (125 acres)

Watershed—North Branch

Potential Unit Counts

The Upper Rock Creek Coalition and other citizens—as few as 12 lots, assuming that no
development is possible north of the ICC right-of-way

The Public Hearing Draft—anticipates septic development; the actual yield is unknown
until percolation tests are approved

Winchester Homes—44 in its proposal for the RNC Zone




Land Use Recommendations—Casey Property (Option 1)

Public Hearing Draft Public Testimony Recommendation
Retain existing zoning Coalition and various Approve Public Hearing
pattern (RE-1 and RE-2) to | citizens support large lot Draft Option 2
maintain consistency in lot | development at existing
sizes and density with zoning to preserve character
surrounding development and reduce number of lots
in area

Seek dedication to parkland | Coalition and various

of tributary valleys and citizens argue that private

forested areas; easements easements will preserve

on private lots are open space; sixty-five acres

acceptable of stream valleys, wetlands
and forest should be
publicly acquired

Exclude property from Coalition and various

sewer service envelope and
designate existing line as
limited access in accord
with 1989 decision on
extending service to
Sequoyah ES

citizens assert that sewer
line was intended to be
limited access

Property size—approximately 336 acres
Location—northeast quadrant of Bowie Mill and Muncaster Mill roads, south of

Sequoyah Elementary School

Existing zones—RE-1 (229 acres); RE-2 (107 acres)
Watershed—western part drains to mainstem; eastern part to North Branch

See next table for potential unit counts.




Land Use Recommendations—Casey Property (Option 2)

Public Hearing Draft

Public Testimony

Recommendation

Permit cluster development
to encourage a range of lot
sizes; reclassify northern
portion RE-2C, retain RE-2
on southern portion

Use cluster development to
protect approximately 126
acres of tributary valleys,
forest and wet areas that
drain to North Branch and
are adjacent to existing
parkland

Use existing sewer line
serving elementary school;
no new lines in tributary
valleys draining to North
Branch

Use master plan language to
cluster development
“between” the schools, to
control lot sizes if desirable,
to direct large-lot
development to areas
adjacent to existing
neighborhoods and to
preserve views from Bowie
Mill Road

Coalition and various
citizens support large lot
development at existing
zoning to preserve
character; landowner
supports cluster at existing
zoning

Coalition and various
citizens argue that private
easements will preserve
open space; sixty-five acres
of stream valleys, wetlands
and forest should be
publicly acquired

Coalition and various
citizens assert that sewer
extensions will increase

density, degrade

environment

Approve Option 2

See previous page for property specifications

Potential Unit Counts

The Upper Rock Creek Coalition—85, based on approved percolation tests

Public Hearing Draft—134 using cluster development and septic development

Oxbridge Development—a maximum of 155, based on public hearing testimony




Land Use Recommendations—Freeman Property

Public Hearing Draft Public Testimony Recommendation
Permit cluster development | Coalition and various Approve Public Hearing
to encourage a range of lot | citizens support large lot Draft recommendation

sizes; reclassify entire
property from RE-1 to RE-
2C to bring zoning densities
into line with prevailing
pattern of area

Use cluster development to
protect about 168 acres of
forest and headwaters areas
adjacent to existing or
proposed parkland

Sewer service should
connect to existing lines
with minimum disturbance

Use master plan language to
maintain consistency of lot
sizes with nearby properties
across stream to west,
preserve views along MD
108, and, if desirable, to
control lot sizes

development at existing
zoning to preserve
character; landowner
supports cluster at existing
zoning

Coalition and various
citizens assert that private
easements will preserve
open space; stream valleys,
wetlands and 45 acres of
forest should be publicly
acquired

Coalition and various
citizens assert that sewer
extensions will increase

density, degrade

environment

Propérty size—approximately 332 acres
Location—north of Bowie Mill Road and Norbeck Grove community

Existing zone—RE-1
Watershed—North Branch

Potential Unit Counts

The Upper Rock Creek Coalition—approximately 100

Public Hearing Draft—135 using cluster development

Carl M. Freeman Retail—175-200 based on public hearing testimony




Land Use Recommendations--Hendry and Fraley Properties

Public Hearing Draft

Public Testimony

Recommendation

Retain existing zones on

both properties to maintain
| consistency in lot sizes and
densities with neighboring
development

Acquire portions of both
properties for added
parkland; use easements to
preserve wetlands and
sensitive areas outside of
park acquisition lines

Septic development is
appropriate because sewer
service would require
construction through stream
valleys with significant
forest and wetlands

Coalition concurs with Plan
recommendations

Approve Public Hearing
Draft recommendations

Property size—217 acres (Hendry); 130 acres (Fraley)
Location—Muncaster Road north of Rock Creek (Hendry); Bowie Mill Road at Fraley

Farm Road (Fraley)

Existing zones—RE-2 (Hendry); RE-1 and RE-2 (Fraley)

Watershed--mainstem

Potential Unit Counts

The Upper Rock Creek Coalition and Public Hearing Drafi—both anticipate septic
development; the actual yield is unknown until percolation tests are approved

Landowners—no proposals have been submitted for either property




Land Use Recommendations—Woodlawn Property

connect to existing lines in
mainstem of Rock Creek
with minimum disturbance

Public Hearing Draft Public Testimony Recommendation
Permit cluster development | Coalition supports large-lot Approve Public Hearing
to encourage a range of lot | development west of Draft recommendation
sizes; reclassify majority of | Needwood Road at existing
property from RE-2 to RE- | zoning to preserve
2C | residential character;

landowner proposes RNC
Zone for property
Use cluster development to | Coalition acknowledges
preserve about 30 acres of | nearness of existing lines,
forest and other open space | but argues that
that is adjacent to existing | compatibility is best
| parkland or between road achieved with septic
rights-of-way development
Sewer service should

Property size—approximately 79 acres

Location—Needwood Road south of Muncaster Mill Road

Existing zone—RE-2
Watershed—mainstem

Potential Unit Counts

The Upper Rock Creek Coalition—anticipates septic development; the actual yield is
unknown until percolation tests are approved

Public Hearing Draft—as many as 31 lots using cluster development

Winchester Homes—22 lots using cluster development; two lots using septic

development




	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	

