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THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

MEMORANDUM

DATE: January 10, 2003

TO: Montgomery County Plgpng oard
VIA: Joe R. Davis, Chief
Michael Ma, Supe®isor

Development Review Division
FROM: Wynn E. Witthans, RLA, AICP §Ji)

Planning Department Staff

(301) 495-4584

REVIEW TYPE:  Final Water Quality Plan Review and Site Plan Review
APPLYING FOR: Approval of 34 single family detached dwelling units
PROJECT NAME: PARKSIDE

CASE #: 8-03000

REVIEW BASIS:  Sec. 59-D-3, M. C. Zoning Ordinance

ZONE: R-200/ RMX-2

LOCATION: On Clarksburg Road, 2,100 square feet east of MD Route 355
MASTER PLAN:  Clarksburg Master Plan

APPLICANT: Miller and Smith c/o Charles Ellison

FILING DATE: August 13, 2002
HEARING DATE: January 16, 2002

STAFF RECOMMENDATION - FINAL WATER QUALITY PLAN:

Staff recommends the Planning Board approve the Special Protection Area (SPA) Final Water
Quality Plan subject to the following conditions:

1. - Off-site reforestation must occur in the Clarksburg SPA. If a reforestation site is
unavailable in the Clarksburg SPA, the applicant shall pay the in lieu fee to M-NCPPC
prior to any clearing or grading.

MONTGOMERY COUNTY DEPARTMENT OF PARK AND PLANNING, 8787 GEORGIA AVENUE, SILVER SPRING, MARYLAND 20970
www.mncppt.org



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

7) The Homeowners Association shall be set up to maintain the street
trees within the public rights-of-way so to allow for tighter street tree
spacing. The maintenance requirements shall also cover the sidewalk
and path special paving where required.

Site Plan Enforcement Agreement to delineate the Project Plan
requirements as follows: “Two (2) picnic shelters sized for two tables each
at the southwest corner of Kings Local Park property to include rustic
features consistent with the traditional rural character of Clarksburg and
shall incorporate landscaping features with some historical,
environmental or cultural interpretive elements.’

4. 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.
b.
C.

=0 ™ o

Methods and locations of tree protection..

Forest Conservation areas. :
Conditions of DPS Final water Quality Plan for the Special Protection
Area approval letter dated December 5, 2002.

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

The development program inspection schedule.

Conservation easement boundary.

Streets trees 40 feet on center along all public streets.

Prior to signature set, the details for and location of noise mitigation
techniques to attenuate future noise levels to no more than 55 dBA Ldn for
the outdoor back yard area of homes and backing to future A-305 must be
approved by staff.

5. Forest Conservation Plan shall satisfy all conditions of approval prior to recording of
plat and DPS issuance of sediment and erosion control permit. '

a.

Off-site reforestation must occur in the Clarksburg SPA. If a reforestation site
is unavailable in the Clarksburg SPA, the applicant shall pay the in lieu fee to
M-NCPPC prior to any clearing or grading.

Compliance with the preliminary/final water quality plan as approved the
Planning Board and the Department of Permitting Services.



Compliance with the conditions of approval for the final forest conservation plan.
The applicant must satisfy all conditions of the forest conservation plan prior to
recording of plat(s).

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



REVIEW OF FINAL WATER QUALITY PLAN

Discussion

This memorandum contains staff’s review and recommendation on the final water quahty plan
for the Parkside development in Clarksburg, site plan number 8-03000.

The Planning Board must act on the SPA water quality plan before taking action on the site plan
application.

Site Description

The subject property is 11.65 acres located on the north side of Clarksburg Road (MD Rte. 121)
and opposite Kings Park. The site includes 8.45 acres of forest and one single-family residence.
Approximately 4.1acres are within the Clarksburg Special Protection Area (SPA). The drainage
area within the Clarksburg SPA drains to the Town Center tributary of Little Seneca Creek,
which is classified as Use Class IV water. The non-SPA portion of the site drains to Little
Bennett Creek, a Use Class ITII-P water.

Proposed Project

The proposed onsite project work consists of constructing 34 single-family detached homes. The
subject property is zoned R-200/RMX-2.

REVIEW FOR CONFORMANCE TO THE SPECIAL PROTECTION AREA
REQUIREMENTS

The Special Protection Area regulations require development applications to prepare and submit
preliminary and final water quality plans to M-NCPPC and DPS for review. This review is for a
preliminary/final water quality plan. Under the SPA law, DPS and the Planning Board have
different responsibilities in the review of the water quality plan. DPS has reviewed and
conditionally approved the elements of the preliminary and final water quality plan under their
purview. The Planning Board’s responsibility is to determine if the environmental buffer
protection, SPA forest conservation and planting requirements, and applicable site
imperviousness limits are satisfied.

Environmental Buffers

There is less than 1,000 square feet of environmental buffer on the subject property. There is no
encroachment or grading into the environmental buffer.

Forest Conservation

A preliminary forest conservation plan has been prepared for the entire tract. The tract includes -
8.45 acres of forest. The applicant is proposing to remove 7.58 acres of forest. All existing



forest within the Clarksburg SPA drainage area is proposed for removal. The applicant is
proposing to meet the forest planting requirements through a combination of onsite retention,
onsite planting, and offsite planting. The applicant is proposing 3.39 acres of off-site
reforestation. A five-year maintenance period for planted forest is required per the
environmental guidelines. The applicant has indicated that if they are unable to find a suitable
off-site reforestation location in the Clarksburg SPA that they would pursue the in lieu fee
option.

Site Imperviousness

developments in the Clarksburg SPA. When A-305 is completed through the northern portion of
the property, and if the roadway is connected through parcel 527 an off-site parcel between
Parkside and Catawba Manor, the imperviousness on the 11.65-acre site will increase to
approximately 56 percent.

Site Performance Goals

As part of the pre-application water quality plan meeting, several site performance goals were
established for the project. These include:

Minimize storm flow runoff, ,

Minimize increases in ambient water temperature.

Minimize sediment loading.

Minimize nutrient and toxic substance loadings to stormwater runoff by requiring an
integrated pest management plan.

A

Stormwater Management

To help meet these performance goals, the stormwater management plan requires water quality
control and quantity control to be provided through an extensive system of linked best
management practices (BMPs). Water quantity control, in the SPA portion of the site, will be
provided via two dry ponds. In the Little Bennett watershed, the proposed water quantity
structure will cross property lines and be used by Catawba Manor and Parkside. Four surface
sand filters will provide water quality control for the entire property.

Sediment and Erosion Control
=="—"cht and krosion Control

DPS is requiring the use of a super silt fence and temporary berms around the perimeter of the
disturbed areas to prevent the off-site transport of untreated stormwater. The site grading is to
be phased with emphasis on immediate stabilization.



Monitoring of Best Management Practices

DPS requests total suspended solids monitoring during construction. The applicant is required to
sample the large sediment trap during four storm events per year, throughout the construction
phase, starting with the first storm event after breaking ground.

ISSUES RESOLVED IN THE COURSE OF SITE PLAN REVIEW

The site plan has followed the Project Plan approval closely with the exception of the revised
location of the internal open space areas. The applicant re-designed the open space from one to
two with staff’s encouragement. The larger open space of the two is now proposed to be closer to
the entry into the neighborhood and provides a more open view upon entry. The smaller open
space serves the other end of the neighborhood and is adjacent to the bike path connection to A-
305.

The site plan includes the provisions already determined with the Project Plan that allow the
future connection of the adjacent parcels. They can now be easily incorporated into the
neighborhood pattern when desired in the future. Of the three potential lots that could integrally
connect to this plan, one owner has sold their property to the developer and it is now
incorporated into the site plan.

Staff has received no comment from adjacent citizens to date.



PROJECT DESCRIPTION: Surrounding Vicinity

The subject property is one of many sites in the Clarksburg being built in the neotraditional style
of development in conformity with the adopted Clarksburg Master Plan. The result will be a
series of projects linked together by their sidewalk systems, open spaces, and streetscaping
details. .

The properties to the south, east and west are situated in the Town Center District and are zoned
RMX. The Catawba Manor site plan is being developed with similarly sized housing. East of
the site, across Clarksburg Road, is the Clarksburg Town Center project that is under
construction with townhouses facing Clarksburg Road. Northwest of the site, in the vicinity of
A-305 and outside the Town Center District, is the Little Bennett Regional Park. The Kings Pond
Local Park is located directly to the east. Immediately north of the site is undeveloped land,
potentially slated for the future fire station for the Clarksburg area.

The surrounding properties are similar in character to the subject property. They are wooded,
partially wooded, or agricultural uses, and some are developed with very low-density residential
uses.

PROJECT DESCRIPTION: Site Description

The majority of the subject property is vacant with several foundations remaining from previous
residential and farm structures and a small part of the subject property has an existing residence.
The majority of the site was originally used as agricultural land and has been allowed to
regenerate into a young forest stand. The site contains no wetlands or 100-year floodplain areas.
This site does not contain any streams or channelized drainage ways.

There is a knoll and a drainage divide situated in the approximate center of the property. The
topography slopes down from the knoll to the southeast towards Clarksburg Road and is within
the Little Seneca Creek Special Protection Area.
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PROJECT DESCRIPTION: Proposal

The site plan consists of a single road ends in a loop in the center of the site. There are homes
and open space play and sitting areas within the loop. Single-family detached units are arranged
to face the street internally and to Clarksburg Road, the frontage street. Many of the units have a
distinctive frontage at the sidewalk — with 2 or 3 steps within a cheek wall and a decorative
wooden fence along the street frontage.

A public sidewalk system lines two sides of the street to provide access to the adjacent open
spaces and public streets. A bike path connection links the western end of the site to the future
bike path on A-305, adjacent to the western property line.

Three open space parks are available within the site. One is a centrally located large that contains
sitting areas, paths, shade and screening plant materials around an oval lawn area. A small
pergola emphasizes the entry to the park from the south. The second is a similarly designed but
smaller corner park in the northern corner of the central loop. A sitting area and some recreation
equipment are located there. The third open space has two benches that over look the storm
Wwater management area adjacent to Clarksburg Road. The SWM pond has naturalistic planting
to attract wildlife.

Landscaping for the site includes street trees spaced at 40 feet, front door landscaping and
extensive evergreen and deciduous tree screening at the boundaries of the site. A buffer has been
planted along the two immediately adjacent properties to the west. Trees are not provided
adjacent to Clarksburg Road and there are gaps in the tree pattern due to agency comments at
MCDPS. Staff will review these gaps with the agencies prior to release of signature set to check
for opportunities to fill in these areas. Landscaping for the internal parks requires additional
review of the final details at signature set to assure screening capability and open space
definition. ‘

10
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PROJECT DESCRIPTION:

Prior Approvals

The plan was the subject of an earlier Preliminary and Project Plan approval. The charts below
display their conformance to the earlier approvals.

Conformance to Project Plan Approval # 9-02001

1. Lighting and Streetscaping Standards — to
conform to the Draft Streetscaping guidelines

L. Site Plan provides regularly spaced street
trees and proposes lights that conform to the
draft guidelines

2. HOA to maintain street trees and brick
avers within right-of-way.

2. The SPEA shall reflect the maintenance
within the Right-of-way

3. Transportation conditions

3. The approved Preliminary Plan addresses
the Project Plan transportation

4. Amenities

On Site: Village green w/ special pavers,
sitting areas, community structure and detailed
planting; Enhanced landscaping to SWM pond
(to create wildlife habitat); architectural
elements ie cheek walls, brick piers and
fencing; all garages to be recessed behind the
face of the house; shade trees 40 ft on-center.
Off Site Amenities: 2 picnic shelters located
within Kings local park

On Site: Village Green and special pavers
supplied, SWM has enhanced landscaping and
more is recommended, architectural elements
are supplied, garages are recessed behind face
of house, shade trees shall be adjusted to
reflect 40 ft spacing, and the SPEA shall
include a provision for the 2 picnic shelters to
be located in King’s local Park to reflect the
Project Plan language.

5. Waiver request of Subdivision Standards

a. SPA waiver of Open section Streets

b. Section 50-26(f) waiver of min. horiz.
CL radius

c. Section 59-C-10.38 allows reduced

setbacks per master plan

5. Approved with the Project Plan

The final conformance to the Preliminary Plan #1-02042 shall be addressed prior to record plat.
The Opinion for the May 23" hearing is attached.

11




ANALYSIS: Conformance to Master Plan

Relation To The 1994 Cl:glgburg Master Plan

The subject property is zoned R-200/RMX-2 and is located north of MD 121 (Clarksburg Road)
between Piedmont Road and MD 355. It is situated directly across from Kings Pond Local Park
and is in the Town Center District of the Clarksburg Master Plan. The Master Plan proposes a
transit-oriented, multi-use Town Center that is compatible with the scale and character of the
Clarksburg Historic District located at MD 355 and MD 121.

The Master Plan recommends a transit-oriented land use pattern within the Town Center that
links all portions of the Town Center with transitways, bus loops, bikeways, and pedestrian-
oriented streets. The site plan achieves a transit-oriented pattern of development by fronting
homes along streets. Unfortunately, the stormwater management requirements have resulted in a
stormwater management pond located in front of the proposed neighborhood setting it back from
MD 121. The pond has been designed and landscaped as an amenity to avoid it becoming an
undesirable feature.

The Master Plan strongly encourages a network of streets to facilitate access for service and
improve convenience within the community. The street connectivity envisioned in the Master
Plan is limited by access restrictions to proposed A-305 (Midcounty Arterial) and by residential
properties located directly west of the subject property. The proposed sidewalk and trail system
achieves good connections to off site destinations. The proposed trail connects the community to
the future bikeway along A-305. Internal sidewalks lead down to the sidewalks. A connection
along Little Vineyard Lane will eventually connect to the future community known as Catawba
Manor.

Continuity of the streetscape and sidewalk system along MD 121 is very important to achieve
with the approval of developments along this side of the roadway. Consideration should be
given to possible off site streetscape improvements as project amenities in order to create a
continuous sidewalk connection and curb line.

The Master Plan recommends a variety of open space features, such as, the greenway in the
Town Center. While the greenway is the dominant open space feature, other smaller open space
areas are also proposed. A park (Kings Pond Local Park) is already located in the Town Center
that will provide active recreation opportunities.

12



ANALYSIS: Conformance to Development Standards

PROJECT DATA TABLE
Permitted/
Development Standard Required Proposed
One Family Detached Dwellings are a permitted use.
1. Site Area:
RMX-2 8.48 acres
R-200. 3.17 acres
Total 11.65 acres
2. Yield (59C-10.3.4; 10.3.5; 10.3.7)
Residential (RMX2- 8.48 ac. @4 du/ac=33 du) +
(R-200 - 3.17ac. @ 2 du/ac=6 du.) 39d.u. 34 d.u.
3. RMX-2 Minimum Green Area: 50% or 4.24ac. >50%; 4.61 ac
6.47 ac total
green space
4. Minimum Number of Dwelling Units Required (59C-10.3.6)
If over 30 ac — 150 du req’d n/a
5. Maximum Residential units (59-C-10.37 30 du/ac 2.91 du/ac
6. Minimum Building Setbacks — Residential (59C-10.3.8):
a. To adjacent R-200 zoning — 100° 50°*
b. To Adjacent MXN Zoning - 30° 15°*
c. From Street — no minimum, waived by master plan 15°
d. Internal lot setbacks:
1. Front 0 15’ min.
2. Street Side Yard 0 15’ min.
3. Side Yard 0 7’ min. bldg .
separation
4. Rear 0 20’ min.
7. Parking 2/du 4/du 2 in garage and 2
in driveway

The Applicant requests 50% reduction in minimum setbacks lots as shown on plan and as
allowed in Section 59-C-10.3.8 of the MC Zoning Ordinance. The conditions of the waiver -
required that the Planning Board find that “trees or other features on the site permit a lesser

setback without adversely affecting development on an abutting property.”

The Planning Board approved the waiver at the time of Project Plan approval.

13



MPDU CALCULATIONS:

The number of units does not generate the need for MPDU’s.

RECREATION CALCULATIONS:

RECREATION CALCULATIONS

HOUSING TYPE:
34 D.U. SFD Il Lots under 7,000 so.f.

DEMAND per 100 D.U.:

Required

Tots Children Teens Adults Seniors
SFD I 13 24 25 106 1
SED I 14 14 23 127 13
DEMAND for Parkside Property:
Required ‘

Tots Children Teens Adults Seniors
SFD | CO.050 0.65 1.20 1.25 5.30 0.55
SFD Il CO.30) 420 570 6.90 38.10 390
TOTAL 4 865 ©.90 8.15 43 .40 4.45
SUPPLY for Parkside Property:
Provided

Tots Children Teens Adults Seniors
Pedestrian System  0.49 1.38 163 19.53 2.00
Open Play Area | 3.00 4.00 4.00 10.00 1.00
Natural Area 0.00 0.34 0.82 4.34 022
Sitting Area 1.00 1.00 1.50 5.00 2.00
TOTAL 4 49 6.72 7.95 38.87 522
Off-site. Kings Pond Local Park (357 max.)
Multi-age playgd. 1.57 2.35 278 7.00 1‘00,
TOTAL 6.06 aq.07 10.73 45.87 6.2_2
DIFFERENCE +1.21 4217 258  +2.47  +177

(+1247)  (+1317) (#1277 (#1057 (+1397D

14



FINDINGS: For Site Plan Review

1.

The Site Plan is consistent with an approved Project Plan #9-02001 for the optional
method of development.

The Site Plan meets all of the requirements of the zone in which it is located. See project
Data Table above.

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

a.

Buildings

The 34 single-family detached units are arranged to be oriented to the internal |
streets and to Clarksburg Road. The orientation provides for a cohesive identity to
the proposed neighborhood and easy orientation to find each unit. The layout also
creates distinctive open spaces that are clearly defined as public and not intrusive
to private yards.

Open Spaces

The preceding discussion of environmental issues and storm water management is
within the Final Water Quality Plan discussion.

The storm water management facility has been combined with the adjacent
Catawba Manor facility to create a more efficient function and preserve additional
trees. ’

Noise attenuation will be required along the A-305 frontage where unit rears are
adjacent. Future studies will determine the location and requirements for noise
attenuation techniques — with walls or berms, etc.

Landscaping and Lighting

Landscaping on the site consists of street trees, boundary screening and additional
screening adjacent to the future right-of-way of A-305. The street trees have been
placed at 40 feet on center in conformance with the draft Clarksburg Streetscape
Plan. :

Additional coordination from the staff and the applicant is needed with DPS to
review street trees along Clarksburg Road and along the internal street. Many
trees have been omitted due to sight distance and SWM pond concerns - staff
seeks confirmation on the necessity of all the omissions.

15



The landscaping for the storm water management area is distinctive and will
create an amenity for the community. This is important, as the ponds are adjacent
to Clarksburg Road and will be highly visible. Additional landscaping is provided
for each unit entry. An evergreen buffer has been placed adjacent to the closest
neighboring properties for compatibility. In total, with the satisfaction of the
comments regarding the DPS review, the landscaping will provide shade,
buffering, and visual interest.

d. Recreation
Recreation demand is satisfied as shown in the recreation calculations table
above. The natural area is located within the R-200 zoned land beyond the future
A-305. An additional play structure will allow for on site play opportunities, in
addition to complying with the minimum requirements.

€. Vehicular and Pedestrian Circulation

The street connections to the site are in accordance with the approved Preliminary
Plan, and the layout provides a highly visible intersection with Clarksburg Road.
The front acceleration — deceleration lanes will transition to adjacent parcels. The
right-of-way for the future A-305 is shown.

A bike path connection is established with this plan. It will connect to a future
bike path along the inside of the A-305 loop. A bike path will be provided along
Clarksburg Road if required to be in conformance with the bike plan.

Public sidewalks will be provided completely along all frontages except from A-
305, which will be built later. The internal sidewalk around the loop road will be
constructed from pavers as required with the amenities of the Project Plan. The
pedestrian system will connect completely through the site and the open spaces.

Each structure and use is compatible with other uses and other Site Plans and with
existing and proposed adjacent development.

The proposed housing will tie into existing housing patterns and adjacent developments.
The Project will contribute an important housing component to the Town Center concept
as proposed by the Master Plan.

The landscape buffers will provide for separation between this and adjacent projects and
will screen views of units rear yards as viewed form areas beyond the site.

The activity associated with the proposed housing will not cause any negative effect on
adjacent housing and civic uses.

16



5. The Site Plan meets all applicable requirements of Chapter 22A regarding forest
conservation.

Forest Conservation

A preliminary forest conservation plan has been prepared for the entire tract. The tract
includes 8.45 acres of forest. The applicant is proposing to remove 7.58 acres of forest.
All existing forest within the Clarksburg SPA drainage area is proposed for removal. The
applicant is proposing to meet the forest planting requirements through a combination of
onsite retention, onsite planting, and offsite planting. The applicant is proposing 3.39
acres of off-site reforestation. A five-year maintenance period for planted forest is
required per the environmental guidelines. The applicant has indicated that if they are
unable to find a suitable off-site reforestation location in the Clarksburg SPA that they
would pursue the in lieu fee option.

APPENDIX

A. Approval memos from DEP/DPS Final Water Quality Plan, Environmental
Planning, Community Based Planning and Park Planning and Design.

B. Opinion of Project Plan #9-02001 and Preliminary Plan #1-02042. Minutes from
the earlier Project Plan #9-02001 hearing are available in staff file, see Public
Information Counter.
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Jan 02 03 03:50p mcdps well and septic 2407776314

DEPARTMENT OF PERMITTING SERVICES

Douglas M. Duncan Robert C. Hubbard
County Executive Director
i December 5, 2002
Mr. Brian Lewandowski
Gutschick, Little and Weber, P.A.
3909 National Drive, Suite 250
Burtonsville Office Park

Burtonsville, Maryland 20866
Re: Final Water Quality Plan for Parkside
SM File #: 204351
Preliminary Plan No.: 1-02042
Tract Size, Zone: 10.96 Ac., RMX-2/R-200
Tax Plate: EW-32
Watershed: Little Seneca Creek/Little Bennett
Creek

SPECIAL PROTECTION AREA

Dear Mr. Lewandowski:

Based on a review by the Departiment of Permitting Services Review Staff, the Final Water Quality
Plan (FWQP) for the above mentioned site is conditionally approved. '

Site Description: The site consists of 10.96 acres located on the north side of Clarksburg Road
(MD Rte. 121), opposite of Kings Park. The site is zoned RMX-2/R-200 and will consist of single-family
detached units and the associated infrastructure. This site is located partially (4.1 acres) within the
Clarksburg Special Protection Area (SPA) and partially (6.86 acres) within the Little Bennett Creek
watershed (use Iil).

Stormwater Management: Water quantity control for the site will be provided via two dry ponds.
These structures will provide control of the one-year storm per the new Maryland State standards. The
proposed quantity control structure for the Little Bennett watershed will cross property lines and will be
used by both Parkside and Catawba Manor subdivisions. In the SPA quality control will be provided via a
treatment train that consists of two surface sand filters in series (sized 10 treat one-half inch and one inch
of runoff over the contributing impervious area respectively). In the area draining to the Little Bennett
watershed, quality will also be provided by two surface sand filters in series that provide a total of one and
one-half inches of water quality treatment. The increased sizing of the surface sand filters to provide a
total of one and one-half inches of water quality treatment over the impervious areas will serve as '
pretreatment and as an offsetting benefit for the loss of open section roads. Areas that are intended for
vehicular use are to provide additional pretreated via plunge poois or vegetated buffers prior to entering
filtration and infiltration structures.

Sediment Control; Since the entire site is within a sensitive watershed (SPA or use u,
redundant sediment control structures are to be used throughout the site. These are to include upland
sediment traps that drain to secondary traps down grade, or when this is not feasible sediment traps with
forebays will be acceptable. All sediment-trapping structures are to be equipped with dewatering devices.
It is not totally clear on the concept plan as to how redundancy will be provided but this will be required on
the detailed sediment control plan. The following fealyjes are to be incorporated into the sediment control
concept for the final water quality plan: 3'..-‘_._-"-,"19
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Jan 02 03 03:50p mcdps well

and septic 2407776314

Brian Lewandowski
December 5, 2002
Page 2

1. The earth dikes that feed the sediment traps are to be constructed using trapezoidal channels
to reduce flow rates.

2. The site grading shall be phased, whenever possible, to limit disturbahce and immediate
stabilization is to be emphasized.

3. Silt fence alone will not be allowed as a perimeter control. The use of super silt fence will be
acceptable for small areas of disturbance.

4. Provide an oversized dewatering device for pond #2 during the sediment control stage due to
the high water table.

Performance Goals: The performance goals that were established at the pre-application meeting
still apply. They are as follows:

1. Minimize storm flow run off increases.
2. Minimize increases to ambient water temperatures.
3. Minimize sediment loading.

4. Minimize pollutant loading (nutrient and toxic substances). Provide an integrated pest
management plan.

Monitoring: The monitoring requirements that were specified in the Preliminary. Water Quality
Plan approval still apply. The monitoring requirements are as follows:

Pre-Construction Monitoring
« Provide one groundwater monitoring well (the existing well approved by DEP is acceptable).

Construction Monitoring

o Total suspended solids are to be sampled at the discharge into the sediment trap forebay, the
outlet from the sediment trap forebay and at the outlet of the sediment trap. This sampling is
to be done four times a year during storm events throughout the construction phase of this
development. ) '

Post-Construction Monitoring

o Water temperature monitoring of the outflow of the proposed water quantity control structure.

o Reports including photographic documentation on the success of the bioretention plantings.

Pre-construction monitoring (groundwater) is to begin one year prior to the start of construction
and last for three years after construction is complete along with the post-construction monitoring. One
year of pre-construction monitoring must be completed prior to the issuance of a sediment control
permit.
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Conditions of Approval: The following conditions must be addressed in the initial submittal of the

detailed sediment control/stormwater management plan. This list may not be all inclusive and may change
based on available information at the time of the review:

Provide all available geotechnical infonnation'(including boring, test pit and well monitoring).
Due to subsurface conditions, the one foot of stone (dead storage) for groundwater recharge
is no longer required in surface sand filters #1 and #2. However, recharge storm drain
(perforated HDPE) pipes will be required in rear lot storm drain runs as discussed.

Provide safe conveyance of all runoff to the proposed stormwater management structures. It

. appears that additional inlets will be necessary along the backs of the lots for the area draining

10.

11.

to Little Bennett Creek (one additional inlet on each rear lot storm drain run).

Stormwater management must be addressed for any road widening of Clarksburg Road that is
required for this development.

The pond requirements (needing to meet MD 378 or not) will be addressed at the detailed
plan review stage.

The proposed forebays for the surface sand fiiters need to 'be dewatered.

Additional dewatering pipes (underdrains) will be required in pond #2 due to high groundwater
in this area.

All stormwater management structures are to be sized and constructed as per the current
County specifications.

Water quality structures that are to be used for sediment control must have a minimum
undisturbed buffer of two feet from the bottom of the sediment trap to the bottom of the
stormwater structure.

Provide verification of a joint use agreement between Catawba Manor and Parkside for the
quantity control structure in the Little Bennett Creek watershed. Also, provide computations to
show that this structure is providing one inch of quahty storage volume for Parksides
lmper\nous area (redundant treatment).

Minimize the use of insecticides and fertilizers via a resudermal Integrated Pest Managemerit
Plan as part of the Homeowners Association (HOA) documents. A draft of this plan/document
is to be submitted at the detailed sediment control plan stage, and the final document is to be
submitted prior to bond release (the draft in the FWQP will be acceptable).

Any divergence from the information provided to this office; or additional information received
during the development process; or a change in an applicable Executive Regulation may constitute
grounds to rescind or amend any approval actions taken, and to reevaluate the site for additional or
amended -Water Quality Plan requirements.
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It you have any questions regarding these actions, please feel free to contact Leo Galanko at
(240) 777-6242. :

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

RRB:enm:CN204351
cc: M. Shaneman
S. Federline
M. Pfefferle
L. Galanko
D. Marshall
SM File # 204351

Qn on-site 10.96 ac
Qi on-site 10.96 ac.
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THE MARYLAND-NATIONAL CAPITAL PARK & PLANNING COMMISSION
MEMORANDUM
TO: WynnWittans, Development Review
FROM: Mark Pfefferle, Environmental Planning !)'\{‘
DATE: January 9, 2002

SUBJECT: Final Water Quality Plan for Parkside, Site Plan # 8-03000

STAFF RECOMMENDATION

Environmental Planning staff recommends approval of thé Special Protection Area (SPA) final
water quality plan subject to the following conditions:

¢ Off-site reforestation must occur in the Clarksburg SPA. If a reforestation site is
unavailable in the Clarksburg SPA the applicant shall pay the in lieu fee to M-NCPPC
prior to any clearing or grading.

* Conformance to the conditions as stated in the Montgomery County Department of
Permitting Services (DPS) letter approving the elements of the SPA water quality plan
under its purview (Attachment 1).

DISCUSSION

This memorandum contains staff’s review and recommendation on the final water quality plan
for the Parkside development in Clarksburg, site plan number 8-03000.

The Planning Board must act on the SPA water quality plan before taking action on the
site plan application.

Site Description

The subject property is 11.65 acres located on the north side of Clarksburg Road (MD Rte. 121)
and opposite Kings Park. The site includes 8.45 acres of forest and one single-family residence.
Approximately 4.1-acres are within the Clarksburg Special Protection Area (SPA). The drainage
area within the Clarksburg SPA drains to the Town Center tributary of Little Seneca Creek,
which is classified as Use Class IV water. The non-SPA portion of the site drains to Little
Bennett Creek, a Use Class III-P water.



Proposed Project

The proposed onsite project work consists of constructing 34 single-family detached homes. The
subject property is zoned R-200/RMX-2.

REVIEW FOR CONFORMANCE TO THE SPECIAL PROTECTION AREA
REQUIREMENTS

The Special Protection Area regulations require development applications to prepare and submit
preliminary and final water quality plans to M-NCPPC and DPS for review. This review is for a
preliminary/final water quality plan. Under the SPA law, DPS and the Planning Board have
different responsibilities in the review of the water quality plan. DPS has reviewed and
conditionally approved the elements of the preliminary and final water quality plan under their
purview. The Planning Board’s responsibility is to determine if the environmental buffer
protection, SPA forest conservation and planting requirements, and applicable site
imperviousness limits are satisfied.

Environmental Buffers

There is less than 1,000 square feet of environmental buffer on the subject property. There is no
encroachment or grading into the environmental buffer.

Forest Conservation
rorest Conservation

A preliminary forest conservation plan has been prepared for the entire tract. The tract includes
8.45 acres of forest. The applicant is proposing to remove 7.58 acres of forest. All existing
forest within the Clarksburg SPA drainage area is proposed for removal. The applicant is
proposing to meet the forest planting requirements through a combination of onsite retention,
onsite planting, and offsite planting. The applicant is proposing 3.39 acres of off-site
reforestation. A five-year maintenance period for planted forest is required per the 4
environmental guidelines. The applicant has indicated that if they are unable to find a suitable
off-site reforestation location in the Clarksburg SPA that they would pursue the in lieu fee
option.

Site Imperviousness

There is no impervious limitation on this property. The impervious amount proposed for the
entire 11.65-acre site is approximately 52 percent. This is consistent with other RMX-2
developments in the Clarksburg SPA. When A-305 is completed through the northern portion of
the property, and if the roadway is connected through parcel 527 an off-site parcel between
Parkside and Catawba Manor, the imperviousness on the 11.65-acre site wil] increase to
approximately 56 percent.

Site Performance Goals

As part of the pre-application water quality plan meeting, several site performance goals were
established for the project. These include:



Minimize storm flow runoff.

Minimize increases in ambient water temperature.

Minimize sediment loading.

Minimize nutrient and toxic substance loadings to stormwater runoff by requiring an
integrated pest management plan.

Stormwater Management

To help meet these performance goals, the stormwater management plan requires water quality
control and quantity control to be provided through an extensive system of linked best
management practices (BMPs). Water quantity control, in the SPA portion of the site, will be
provided via two dry ponds. In the Little Bennett watershed, the proposed water quantity
structure will cross property lines and be used by Catawba Manor and Parkside. Four surface
sand filters will provide water quality control for the entire property.

Sediment and Erosion Control

DPS is requiring the use of a super silt fence and temporary berms around the perimeter of the
disturbed areas to prevent the off-site transport of untreated stormwater. The site grading is to
be phased with emphasis on immediate stabilization.

Monitoring of Best Management Practices

DPS requests total suspended solids monitoring during construction. The applicant is required to
sample the large sediment trap during four storm events per year, throughout the construction
phase, starting with the first storm event after breaking ground.
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Mr. Brian Lewandowski
Gutschick, Little and Weber, P.A.
3909 National Drive, Suite 250
Burtonsville Office Park
Burtonsville, Maryland 20866
Re: Final Water Quality Plan for Parkside
SM File #: 204351
Preliminary Plan No.: 1-02042
Tract Size, Zone: 10.96 Ac., RMX-2/R-200
Tax Plate: EW-32
Watershed: Little Seneca Creek/Little Bennett
Creek

SPECIAL PROTECTION AREA
Dear Mr. Lewandowski:

Based on a review by the Department of Permitting Services Review Staff, the Final Water Quality
Plan (FWQP) for the above mentioned site is conditionally approved.

Site Description: The site consists of 10.96 acres located on the north side of Clarksburg Road
(MD Rte. 121), opposite of Kings Park. The site is zoned RMX-2/R-200 and will consist of single-family
detached units and the associated infrastructure. This site is located partially (4.1 acres) within the
Clarksburg Special Protection Area (SPA) and partially (6.86 acres) within the Little Bennett Creek
watershed (use Il1).

Stormwater Management: Water quantity control for the site will be provided via two dry ponds.
These structures will provide control of the one-year storm per the new Maryland State standards. The
proposed quantity control structure for the Little Bennett watershed will cross property lines and will be
used by both Parkside and Catawba Manor subdivisions. In the SPA,quality control will be provided via a
treatment train that consists of two surface sand filters in series (sized to treat one-half inch and one inch
of runoff over the contributing impervious area respectively). In the area draining to the Little Bennett
watershed, quality will also be provided by two surface sand filters in series that provide a total of one and
one-half inches of water quality treatment. The increased sizing of the surface sand filters to provide a
total of one and one-half inches of water quality treatment over the impervious areas will serve as
pretreatment and as an offsetting benefit for the loss of open section roads. Areas that are intended for
vehicular use are to provide additional pretreated via plunge pools or vegetated buffers prior to entering
filtration and infiltration structures.

Sediment Control: Since the entire site is within a sensitive watershed (SPA or use |lI),
redundant sediment control structures are to be used throughout the site. These are to include upland
sediment traps that drain to secondary traps down grade, or when this is not feasible sediment traps with
forebays will be acceptable. All sediment-trapping structures are to be equipped with dewatering devices.
It is not totally clear on the concept plan as to how redundancy will be provided but this will be required on
the detailed sediment control plan. The following fe@g.ues are to be incorporated into the sediment control
concept for the final water quality plan:

255 Rockville Pike, 2nd Floor * Rockville, Maryland 20850-4166



Brian Lewandowski
December 5, 2002
Page 2

1. The earth dikes that feed the sediment traps are to be constructed using trapezoidal channels
to reduce flow rates.

2. The site grading shall be phased, whenever possible, to limit disturbahce and immediate
stabilization is to be emphasized.

3. Silt fence alone will not be allowed as a perimeter control. The use of super silt fence will be
acceptable for small areas of disturbance.

4. Provide an oversized dewatering device for pond #2 during the sediment control stage due to
the high water table.

Performance Goals: The performance goals that were established at the pre-application meeting
still apply. They are as follows:

1. Minimize storm flow run off increases.
2. Minimize increases to ambient water temperatures.
3. Minimize sediment loading.
4. Minimize pollutant loading (nutrient and toxic substances). Provide an integrated pest
management plan.
Monitoring: The monitoring requirements that were specified in the Preliminary Water Quality
Plan approval still apply. The monitoring requirements are as follows:
Pre-Construction Monitoring
» Provide one groundwater monitoring well (the existing well approved by DEP is acceptable).
Construction Monitoring
» Total suspended solids are to be sampled at the discharge into the sediment trap forebay, the
outlet from the sediment trap forebay and at the outlet of the sediment trap. This sampling is
to be done four times a year during storm events throughout the construction phase of this
development. )
Post-Construction Monitoring
» Water temperature monitoring of the outflow of the proposed water quantity control structure.
* Reports including photographic documentation on the success of the bioretention plantings.
Pre-construction monitoring (groundwater) is to begin one year prior to the start of construction
and last for three years after construction is complete along with the post-construction monitoring. One

year of pre-construction monitoring must be completed prior to the issuance of a sediment control
permit.
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Conditions of Approval: The following conditions must be addressed in the initial submittal of the

detailed sediment control/stormwater management plan. This list may not be all inclusive and may change
based on available information at the time of the review:

1.

2.

10.

11.

Provide all available geotechnical information—(including boring, test pit and well monitoring).

Due to subsurface conditions, the one foot of stone (dead storage) for groundwater recharge
is no longer required in surface sand filters #1 and #2. However, recharge storm drain
(perforated HDPE) pipes will be required in rear lot storm drain runs as discussed.

Provide safe conveyance of all runoff to the proposed stormwater management structures. It
appears that additional inlets will be necessary along the backs of the lots for the area draining
to Little Bennett Creek (one additional inlet on each rear lot storm drain run).

Stormwater management must be addressed for any road widening of Clarksburg Road that is
required for this development.

The pond requirements (needing to meet MD 378 or not) will be addressed at the detailed
plan review stage.

The proposed forebays for the surface sand filters need to be dewatered.

Additional dewatering pipes (underdrains) will be required in pond #2 due to high groundwater
in this area.

All stormwater management structures are to be sized and constructed as per the current
County specifications.

Water quality structures that are to be used for sediment control must have a minimum
undisturbed buffer of two feet from the bottom of the sediment trap to the bottom of the
stormwater structure.

Provide verification of a joint use agreement between Catawba Manor and Parkside for the
quantity control structure in the Little Bennett Creek watershed. Also, provide computations to
show that this structure is providing one inch of quality storage volume for Parksides
impervious area (redundant treatment).

Minimize the use of insecticides and fertilizers via a residential Integrated Pest Management
Plan as part of the Homeowners Association (HOA) documents. A draft of this plan/document
is to be submitted at the detailed sediment control plan stage, and the final document is to be
submitted prior to bond release (the draft in the FWQP will be acceptable).

Any divergence from the information provided to this office; or additional information received
during the development process; or a change in an applicable Executive Regulation may constitute
grounds to rescind or amend any approval actions taken, and to reevaluate the site for additional or
amended Water Quality Plan requirements.
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If you have any questions regarding these actions, please feel free to contact Leo Galanko at

(240) 777-6242.

RRB:enm:CN204351
cc: M. Shaneman
S. Federline
M. Pfefferle
L. Galanko
D. Marshall
SM File # 204351

Qn on-site 10.96 ac
Ql on-site 10.96 ac.

Richard R. Brush, Manager
Water Resources Section
Division of Land Development Services
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September 6, 2002
MEMORANDUM

TO: Wynn E. Witthans, Urban Designer
Development Review Division

FROM: Nellie Shields Maskal, Planner
Community-Based Planning Divisibn

SUBJECT: Parkside (Site Plan # 8-03000)

STAFF RECOMMENDATION
Approval subject to the following condition:

- A small segment of additional sidewalk is needed al‘ong proposed Little
Vineyard Lane to eventually connect to the future community known as
Cawtaba Manor. '

RELATION TO THE 1994 CLARKSBURG MASTER PLAN

The subject property is zoned R-200/RMX-2 and is located north of MD 121 (Clarksburg
Road) between Piedmont Road and MD 355. It is situated directly across from Kings
Pond Local Park and is in the Town Center District of the Clarksburg Master Plan. The
Master Plan proposes a transit-oriented, multi-use Town Center that is compatible with
the scale and character of the Clarksburg Historic District located at MD 355 and MD
121.

The Master Plan recommends a transit-oriented land use pattern within the Town
Center that links all portions of the Town Center with transitways, bus loops, bikeways,
and pedestrian-oriented streets. The site plan achieves a transit-oriented pattern of
development by fronting homes along. streets. Unfortunately, the stormwater
management requirements have resulted in a stormwater management pond located in
front of the proposed neighborhood setting it back from MD 121. The pond has been
designed and landscaped as an amenity to avoid it becoming an undesirable feature.

MONTGOMERY COUNTY DEPARTMENT OF PARK AND PLANNING, 8787 GEORGIA AVENUE, SILVER SPRING, MARYLAND 20910
WWW.mncppc.org



The Master Plan strongly encourages a network of streets to facilitate access for service
and improve convenience within the community. The street connectivity envisioned in
the Master Plan is limited by access restrictions to proposed A-305 (Midcounty Arterial)
and by residential properties located directly west of the subject property. The proposed
sidewalk and trail system achieves good connections to off site destinations. The
proposed trail connects the community to the future bikeway along A-305. Internal
sidewalks lead down to the sidewalks. However, a small segment of additional sidewalk
is needed along proposed Little Vineyard Lane. This would eventually connect to the
future community known as Cawtaba Manor.

Continuity of the streetscape and sidewalk system along MD 121 is very important to
achieve with the approval of developments along this side of the roadway.
Consideration should be given to possible off site streetscape improvements as project
amenities in order to create a continuous sidewalk connection and curb line.

The Master Plan recommends a variety of open space features, such as, the greenway
in the Town Center. While the greenway is the dominant open space feature, other
smaller open space areas are also proposed. A park (Kings Pond Local Park) is already
located in the Town Center that will provide active recreation opportunities.

At the time of project plan review approval, the Planning Board recommended that the
applicant should provide the following off site amenity:

- Two (2) picnic shelters at the southwest corner of Kings Local Park property
to include rustic features consistent with the traditional rural character of
Clarksburg and shall incorporate landscaping features with some historical,
environmental or cultural interpretive elements.

CONCLUSION
Staff recommends approval of the proposed site plan with the condition stated above.
With this condition, the site plan will comply with the policies and objectives

recommended in the Clarksburg Master Plan.

NSM:tv g:\parkside.doc



REVISED MEMORANDUM October 4, 2002

TO: Wynn Witthans, Development Review Division
FROM: Doug Powell, Plan Review Coordinator, Countywide Planning Division

SUBJECT:  Parkside, Plan #8-03000

Park Planning and Resource Analysis staff has reviewed the above-referenced
Plan and requests certain CONDITIONS OF APPROVAL as set forth below:

- Applicant to construct two (2) picnic shelters at Kings Local Park in a
location to be determined in coordination with M-NCPPC staff. Shelters
to include rustic features consistent with the traditional rural character of
Clarksburg and must incorporate landscaping features with some
historical, environmental or cultural interpretive elements. Final site
plan and engineering drawings to be approved by M-NCPPC Park
Planning and Resource Analysis staff.

- Applicant to provide adequate landscaping at the on site stormwater
pond located adjacent to Route 121 to provide visual screening for users
of Kings Local Park located across the road from the pond.
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THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

MONTGOMERY COUNTY PLANNING BOARD

OPINION
DATE MAILED: June 14, 2002
PROJECT PLAN REVIEW: #9-02001
PROJECT NAME: Parkside

Action: Approval subject to conditions. A motion was made by Commissioner Bryant, seconded
by Commissioner Robinson, with a vote of 4-0, Commissioners Bryant, Holmes, and Wellington
voting for. Commissioner Perdue was necessarily absent.

The date of this written opinion is June 14, 2002 (which is the date that this opinion is mailed to
all parties of record). Any party authorized by law to take an administrative appeal must initiate
such an appeal, as provided in the Maryland Rules of Procedure, on or before July 14, 2002
(Which is thirty days from the date of this written opinion). If no administrative appeal is timely
filed, then this Project Plan shall remain valid until June 14, 2004 as provided in Section 59-D- -
2.7.

On May 23, 2002 Project Plan Review #9-02001 was brought before the Montgomery County
Planning Board for a public hearing. At the public hearing, the Montgomery County Planning
Board heard testimony and received evidence submitted in the record on the application. Based
on the testimony and evidence presented and on the staff report, which is made a part hereof, the
Montgomery County Planning Board finds:

MONTGOMERY COUNTY DEPARTMENT OF PARK AND PLANNING, 8787 GEORGIA AVENUE, SILVER SPRING, MARYLAND 20970
www.mncppc.org
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(a) As conditioned, the proposal complies with all of the intents and requirements of the

zone.
PROJECT DATA TABLE
Permitted/
Development Standard Required

One Family Detached Dwellings are a permitted use.

1. Site Area:
RMX-2 8.48 acres
R-200 3.17 acres
Total 11.65 acres

2. Yield (59C-10.3.4; 10.3.5; 10.3.7)

Residential (8.48 ac. @4 du/ac=33 du + 3.17ac. @ 2 du/ac=6 du.) 39d.u.

Commercial 600,00 gsf.

3. RMX-2 Minimum Green Area:
50% or 4.24ac.

Proposed

34d.u.
0 gsf.

>50%; 4.61 ac

6.47 ac total
green space
4. Minimum Number of Dwelling Units Required (59C-10.3.6)
If over 30 ac — 150 du req’d n/a
5. Maximum Residential units (59-C-10.37 30 du/ac 2.91 duw/ac
6. Minimum Building Setbacks — Residential (59C-10.3.8):
a. Adjacent R-200 zoning — 100° 50°*
b. Adjacent MXN Zoning - 30° 15°*
c. From Street — no minimum, waived by master plan 15°
d.Internal lot setbacks:
1. Front 0 15’ min.
2. Street Side Yard 0 15’ min.
3. Side Yard 0 7’ min. bldg
: separation
4. Rear 0 20’ min.
(7)  Parking 2/du 2/du

(not including on street
parking)
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*The Applicant requests 50% reduction in minimum setbacks lots as shown on plan and as
allowed in Section 59-C-10.3.8 of the MC Zoning Ordinance. The conditions of the waiver
required that the Planning Board find that “srees or other features on the site permit a lesser
setback without adversely affecting development on an abutting property.”

For this site, waivers are requested along the western boundary of the site, specifically for
lots 10, 17, 22 and 29. This allows for -corner lots to have 5 foot smaller rear yards and the
lots adjacent to the recently added Iots to have smaller side lot lines (15 feet). Grading
schemes to the west are comparable to this proposal. The rear yard setbacks along the
western boundary are approximately 25 feet and landscaping is proposed to create a buffer.
No development exists to the east at this time — a possible fire station is proposed.

The proposed reduced setback waiver is consistent with other waivers granted within this
vicinity does not adversely impact development on adjoining property.

(b) As conditioned, the proposal conforms to the approved and adopted sector plan or an
urban renewal plan approved under Chapter 56.

The Clarksburg Master Plan and Hyattstown Special Study Area, approved June 1994,
recommends the following for the site:

Create A Town Scale Of Development

The Clarksburg Master Plan envisions a traditional, transit served community that is
organized into a series of neighborhoods. The Town Center is to be the focus of
community life with 80% of future development channeled into the area. The proposed
Project Plan conforms to the master plan’s vision by proposing a traditional
neighborhood designed with street facing residential units. Alleys are not proposed due
to the narrow configuration of the parcel.

Master Plan Density And Mixed-Use Development

The Master Plan recommends a density range of 2 to 4 units per acre and a range of unit
types. The Project Plan conforms to the density range by providing 3.3 du/ac. The single
family detached unit type proposed with this project provides a “stepping down” in
density from the more intensely developed center to the “edge” of the Town Center
District. This is consistent with the master plan’s intention to create a compact, densely
developed center. Mixed uses are within walking distances located across MD 121
within Terrabrook’s Town Center development.
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Develop Town Center as a Focal Point for Community Services

The Town Center should function as the “civic” center of Clarksburg by locating
community and governmental services such as a library, post office, and community
within a walkable town center. The Project Plan does not propose any community
services partly due to the small size of the parcel and its “edge” location to the Town
Center. Such services are being planned for the Terrabrook’s Town Center development.
The County has identified a potential fire station site to be located directly adjacent to the
subject property further out along MD 121.

Create a Transit-Oriented Land Use Pattern

The Master Plan envisions a traditional community that orients development along streets
that encourage pedestrians to walk and allow “bus loops” to easily serve neighborhoods.
The Project Plan achieves a transit-oriented pattern of development by fronting units
along streets. Unfortunately, the requirements for storm water management have
resulted in a SWM pond in front of the proposed neighborhood setting it back from
Clarksburg Road. Since this is not the pattern established further to the west by the
Clarksburg Ridge Site Plan, continued efforts should be made to consolidate the storm
water management into the King Pond across MD 121. If such efforts fail, then the
proposed SWM pond should be designed and landscaped as an amenity to avoid it
becoming an undesirable feature.

Encourage an interconnected sidewalk, bikeway and street system

The Master Plan strongly encourages a network of streets to facilitate access for transit
service and improve convenience within the community. The Project Plan is a cul-de-sac
with interconnection improved somewhat by a future street connection to the west. The
street connectivity envisioned in the Master Plan is limited by access restrictions to Mid
County Arterial and by existing residential properties directly to the west of the property.

The proposed sidewalk and trail system achieves good connections to off site
destinations. The proposed trail connects the community to the future bikeway along
Mid County Arterial. Internal sidewalks lead down to the sidewalks. However, a small
segment of additional sidewalk onsite is needed along the Little Vineyard Lane to
eventually connect to the future community known as Cawtaba Manor. This additional
sidewalk could be addressed at site plan.

Continuity of the streetscape and sidewalk system along Clarksburg Road is very
important to achieve with the approvals of development along this side of the roadway.
This project proposes streetscape improvements along it’s frontage.
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Provide a variety of open space features

The Town Center is to be developed with a variety of open spaces ranging from the
Greenway to more civic-like space within the heart of Terrabrook’s Town Center.
Parkside does propose to provide amenity improvements to the King Pond Local Park
across Clarksburg Road and within the site. '

Staging

The proposed project plan is located within Stage 2 and is recommended for water and
SEewWer service.

(c) As conditioned, because of its location, size, intensity, design, operational characteristics
and staging, the proposal is compatible with and not detrimental to existing or potential
development in the general neighborhood.

The location and design of the proposed project plan is linked to the other neo-traditional
communities proposed in the Clarksburg Town Center area with the traditional
orientation of units to the street and the highly developed sidewalk environment. This
type of unit proposed, the pattern of development and the proposed density of the
community will replicate existing and proposed communities in the Clarksburg Planning
Area. The proposed residential project will be compatible with the general neighborhood.

(d) As conditioned, the proposal does not overburden existing public services nor those
programmed for availability concurrently with each stage of construction and, if located
within a transportation management district designated under Chapterd42A, article II, is
subject to a traffic mitigation agreement that meets the requirements of that article.

Site Access and Circulation

One access point to the site area is provided from Clarksburg Road (A-27). The applicant
must construct its portion of the roadway along the property frontage with the following
descriptions. Clarksburg Road (A-27) shall be a three-lane, 38-foot wide closed section
roadway with a six-foot Class I bikepath on the south side and a sidewalk on the north
side, offset within an 80-foot right-of-way. The exact location of the transition to a two-
lane roadway toward Greenway shall be determined at the time of site plan review.

The internal pedestrian circulation system shown on the site plan is adequate. Sidewalks
(5-foot wide) proposed on both sides of all internal tertiary roadways and future street
connections to adjoining properties as shown on the site plan are adequate.

Alignment of A-305 shown on the site plan is consistent with A-305 approved on the
Catawba Manor subdivision.
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Adequacy of Public Schools

Montgomery County Public Schools have found there to be adequate space within the
Damascus cluster to permit this subdivision approval. See memo attached, dated May 7,
2002. ,

Staff concludes that the subject project plan and preliminary plan satisfy the APFO
requirements since the applicant is satisfying policy area review by paying the
Development Approval Payment (DAP) under the FY 01 Annual Growth Policy staging
ceiling capacity. No Local Area Review is required for the subject project plan and
preliminary plan.

(¢) The proposal is more efficient and desirable than could be accomplished by the use of the

standard method of development.

This small project will be more efficient and desirable than standard method of
development because the reduced development standards allow the units to be clustered
to create the highly defined streetscape edge, consistent with neotraditional development
and the “sense of place” it can create. The provision of a centralized open space and the
landscape areas developed with sitting areas, specialized building materials and detailed
planting areas create higher quality pedestrian areas, enhancing the quality of life of the
residents and the public within Clarksburg.

The proposal will include moderately priced dwellings units in accordance with Chapter
254 of this code, if the requirements of that chapter apply.

The project does not qualify for the provision of MPDU’s. This 34-unit project is under
the required 50-unit threshold for provision of MPDU’s.

When a Project Plan includes more than one lot under common ownership, or is a single
lot containing two or more CBD zones, and is shown to transfer public open space or
development density from one lot to another or transfer densities within a lot with two or
more CBD zones, pursuant to the special standards of either Section 59-C-6.2351 or 59-
C-6.2352 (whichever is applicable), the Project Plan may be approved by the Planning
Board based on the following findings:

A. The Project will preserve an historic site, building, structure or area as shown on
the Locational Atlas and Index of Historic Sites or the Master Plan for Historic;
and/or



PP Opinion #9-02001

B. The Project will implement an urban renewal plan adopted pursuant to Chapter
56 of the Montgomery County Code; and/or

C. The Project will result in an overall land use configuration that is significantly
superior to that which could otherwise be achieved.

Not applicable to this project.

(h)  As conditioned, the proposal satisfies any applicable requirements for forest
conservation under Chapter 224.

A preliminary forest conservation plan has been prepared for the entire tract. The
tract includes 8.45 acres of forest. The applicant is proposing to remove 7.57 acres of
forest. The forest planting requirements will be met through a combination of onsite
retention, onsite plating, and offsite planting. A five-year maintenance period for
planted forest is required per the environmental guidelines.

(i) As conditioned, the proposal satisfies any applicable requirements for water quality
resource protection under Chapter 19.

The subject property is 11.45 acres located on the north side of Clarksburg Road (MD
Rte. 121) and opposite Kings Park. The proposed development is zoned RMX-2 and
residential units are proposed for the entire site. Approximately 4.1-acres are within
the Clarksburg Special Protection Area (SPA). The drainage area within the
Clarksburg SPA drains to the Town Center tributary of Little Seneca Creek, which is
classified as Use Class IV water. The non-SPA portion of the site drains to Little
Bennett Creek, a Use Class III-P water.

Under the Special Protection Law, Montgomery County Department of Permitting
Services (MCDPS) and the Planning Board have different responsibilities in the
review of the water quality plan. MCDPS has reviewed and conditionally approved
the elements of the final water quality plan under their purview. The Planning Board
responsibility is to determine if the site imperviousness, environmental guidelines for
special protection areas, and forest conservation requirements have been satisfied.

Site Performance Goals

Performance goals where established at the pre-application meeting and are to be met
in the preliminary water quality plan and further refined in the final water quality
plan. The performance goals include:

e Minimize storm flow runoff.
e Minimize increases in ambient water temperature.
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e Minimize sediment loading.
e Minimize the use of pesticides by requiring the Home Owners Association to
adopt an Integrated Pest Management Plan to mange community lands.

Stormwater Management

To help meet these performance goals, the stormwater management plan requires
water quality control and quantity control to be provided through an extensive system
of linked best management practices (BMPs). Water quality control for this site will
be provided via two dry ponds. These facilities will provide control for one-year
storms with pre-developed release rates.

Site Imperviousness

There is no impervious limit on this property. The impervious amount proposed for
the entire 11.45-acre site is less than 25 percent. This is with in the acceptable range
for RMX-2 developments.

Environmental Guidelinés

The environmental guidelines for SPA’s require examination of many tools to
maximize achievement of site performance goals. For instance, the goal of protecting
seeps, springs, and wetlands is better achieved with naturalized buffers surrounding
these areas. The natural resource inventory for the tract identified the environmental
buffers. As part of the forest conservation plan, the applicant will place forest
conservation easements on the sensitive areas including streams, springs, seeps,
wetlands, floodplains, associated buffers, and steep slopes.

Therefore the Montgomery County Planning Board APPROVES Project Plan #9-02001, which
consists of 34 single-family dwelling units on 11.65 acres of RMX-2 (8.48. ac) and R-200 (3.17
ac) zoned land; with no MPDU’s or TDR’s required with the following conditions:

1. Light and Streetscaping Standards

The Applicant commits to participate in a process with representatives from county
agencies and private developers to review current light and streetscaping standards and
develop new standards (fixtures) within the Clarksburg area.
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2. Maintenance Organization

The Homeowners Association shall be set up to maintain the street trees within the public
rights-of-way so to allow for tighter street tree spacing. The maintenance requirements
shall also cover the sidewalk and path special paving where required.

3. Transportation

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

a. Limit the preliminary plan to the following uses and density to 34
residential dwelling units

b. Satisfy the APF test by paying the Development Approval Payment (DAP)
under the Alternative Review Procedure for Limited Residential
Development provision of the FY 01 Annual Growth Policy for the
proposed residential development. The APF test includes:

1. Policy Area Review: Site-generated traffic has to be mitigated
within the Clarksburg Policy Area, which is in a moratorium.
There is no capacity available for employment and residential
development as of April 30, 2002 in the Clarksburg Policy Area.
The applicant is satisfying policy area review by paying the DAP
under the FY 01 Annual Growth Policy staging ceiling capacity.

11 Local Area Transportation Review: A traffic study (to analyze the
traffic impact at nearby intersections) is not required since the
proposed land use generates less than 50 total peak-hour trips
during the weekday morning peak period (7:00 a.m. to 9:00 am.)
and the evening peak period (4:00 p.m. to 6:00 p.m.).

c. Reconstruct the northern half of Clarksburg Road along the property
frontage in accordance with the description as provided in this
memorandum for site access.
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4. Amenities
The Applicant shall provide the following amenities with the site plan:
On Site Amenities

-“Village Green” to include sidewalks with special pavers, sitting areas, a
community structure and detailed planting.

-Enhanced landscaping for the Storm Water Management Pond - to be
extensively planted with landscaping and wildflowers to create a wildlife habitat,
and reflect the agricultural fields and pasturelands, which have historically been
indicative of Clarksburg.

-Provision of Architectural elements such as cheek walls, brick piers, and fencing
along the frontages of each lot as shown.

-For all garages that face the street, the garages shall be recessed behind the face
of the units or porch to reduce the appearance of the garage from the street.

-Shade trees at approximately 40 feet on center within the right-of-way with the
maintenance included via the HOA.

Off Site Amenities:

-Two (2) picnic shelters sized for two tables each at the southwest corner of Kings
Local Park property to include rustic features consistent with the traditional rural
character of Clarksburg and shall incorporate landscaping features with some
historical, environmental or cultural interpretive elements.

S. Waiver Request of Subdivision Standards

To fully implement the Master Plan vision of the property and to successfully implement
a well designed and visually pleasing community, certain subdivision waivers are
proposed. The Planning Board approves or concurs with all of these waivers, as
necessary, with this Project Plan and subsequent approvals for this site:

(a) Special Protection Area — Request for Waiver to Open Section Roads.
Section 49-35(1)(1)and (2)

Due to the narrow lot widths associated with this plan, the applicant requests a

waiver of this requirement to provide open section roads. Most of the lot widths
are approximately 50 feet in width making it difficult to use open section roads

effectively. This request is consistent with other requests within the Clarksburg

Town Center vicinity.

(b) _ Sect 50-26 (f) of the Montgomery County Subdivision Re ulations.
The main Public Street “A” is a standard 50’ right-of-way residential tertiary
street. A waiver of the minimum horizontal centerline radius is requested to
provide for smaller roadway curves within the development. The reduced radius

10
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curves will act as passive speed control devices and therefore reduce traffic speed
and reinforce the concept of a pedestrian friendly neighborhood.

c Front yard setbacks Zoning Ordinance 59-C-10.3.8 The zoning
ordinance allows for reduced front yard setbacks when recommended by the
Master Plan. In this case, the Master Plan has made the recommendation and this
waiver is consistent with other neo-traditional subdivisions in the Clarksburg

Planning Area.

G:\PP_OPINION 9-02001.doc
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Date Mailed: June 27, 2002
Action: Approved Staff Recommendation

Motion of Comm. Robinson, seconded

by Comm. Bryant with a vote of 4-0
Comms. Bryant, Holmes,
Robinson and Wellington voting in
favor '
Commissioner Perdue absent

MONTGOMERY COUNTY PLANNING BOARD
OPINION

Preliminary Plan 1-02042
NAME OF PLAN: PARKSIDE

On 10/02/01, Miller and Smith submitted an application for the approval of a preliminary plan of
subdivision of property in the R-200/RMX-2 zone. The application proposed to create 34 lots on
10.92 acres of land. The application was designated Preliminary Plan 1-02042. On 05/23/02,
Preliminary Plan 1-02042 was brought before the Montgomery County Planning Board for a
public hearing. At the public hearing, the Montgomery County Planning Board heard testimony
and received evidence submitted in the record on the application. Based upon the testimony and
evidence presented by staff and on the information on the Preliminary Subdivision Plan
Application Form, attached hereto and made a part hereof, the Montgomery County Planning
Board finds Preliminary Plan 1-02042 to be in accordance with the purposes and requirements of
the Subdivision Regulations (Chapter 50, Montgomery County Code, as amended) and approves
Preliminary Plan 1-02042. '

Approval, of Thirty-Four (34) Lots, Pursuant to the Alternative Review Procedures for Limited
Residential Development (DAP) of the FY 2002 Annual Growth Policy and Approval of a Special
Protection Area Final Water Quality Plan, Subject to the Following Conditions:

1) Approval of this preliminary plan is limited to thirty-four (34) single family residential
dwelling units _

2) Applicant to pay the Development Approval Payment under the Limited Residential
Development provision of the FY 2002 Annual Growth Policy for the proposed
residential development, prior to receipt of building permit

3) Reconstruct the northern half of Clarksburg Road along the property frontage in
accordance with the site access description as provided for in the Transportation
Planning Division memorandum dated May 9, 2002

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

5) Compliance with the conditions of MCDPS stormwater management approval for the Final
Water Quality Plan dated, March 19, 2002

6) Compliance with the condition of approval of the Final Water Quality Plan as reflected in
the Environmental Planning memorandum dated, May 9, 2002 as follows:
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e Conformance to the conditions as stated in the Department of Permitting
Services letter dated March 19, 2002

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

8) All road right-of ways shown on the approved preliminary plan shall be constructed, by the
applicant, to the full width mandated by the Clarksburg Master Plan, and to the design
standards imposed by all applicable road codes

9) Record plat to show delineation of a Category I conservation easement over the area of
stream valley buffer and forest conservation areas

10) Record plat to provide for dedication of eighty (80) feet of right-of-way for Clarksburg
Road

11) Record Plat to provide for eighty (80) feet of dedication for A-305 right-of-way as shown
on the approved plan

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

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

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

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

16) 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

17) 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

18) Other necessary easements



	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	

