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THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION
Office of the Chairman, Montgomery Counly Planning Board

MEMORANDUM

DATE: November 7, 2003

TO: Montgomery County Planning Board
VIA: Joe R. Davis, Chief

Michael Ma, Supervisor
Development Review Division
FROM: Wynn E. Witthans, RLA, AICP W)W
Planning Department Staff
(301) 495-4584
REVIEW TYPE:  Site Plan Review
APPLYING FOR: Approval of 195 multifamily units inclusive of 64 MPDU”’s and 53 TDR’s
on 10.44 acres
PROJECT NAME: Kings View Village - Phase I and I
CASE #: 8-97007A and 8-94031C
REVIEW BASIS: Div. 59-D-3, Montgomery County Zoning Ordinance for Site Plan

ZONE: R-200/TDR -6

LOCATION: Southwest quadrant of MD Route 118 and Leman Farm Road
MASTER PLAN:  Germantown

APPLICANT: Pleasants Investment Partnership

FILING DATE: April 17,2003
HEARING DATE: November 13, 2003

SITE PLAN

STAFF RECOMMENDATION: Approval of 195 multifamily units inclusive of 64 MPDU”’s’
and 53 TDR’s on 10.44 acres: ’

1. Lighting and Landscaping Plan
a. Revise sidewalk location along MD Route 118 - construct new walk a
minimum of 8 feet from the curb, adjust street trees accordingly.

MONTGOMERY COUNTY PLANNING BOARD, 8787 GEORGIA AVENUE, SILVER SPRING, MARYLAND 20910
WWW.mACppc.org



f.

Plant street trees on both edges of Leaman Farm Road and in the median,
respecting eventual curb locations.

Additional evergreen screen planting to be included along the western edge of
the parking lot (by the 12 spaces) adjacent to MD Route 118.

Include sitting areas on landscape plan, add 2 benches to front of pool house
entrance.

Lighting - The light fixtures to include reflectors that reduce the upward light
throw and convert the fixture in to a full cut-off or semi- cut-off light throw
pattern per IESNA guidelines. The light fixtures selected may be retrofitted to
show the same. The photometric point to point study needs to extend to the
property lines show the light levels are .01 along all property lines.

Bike and motorcycle parking to be provided on site per 59-E.

2. Environmental Planning

a.

/o

All residential units that will be subject to projected future exterior noise
levels equal or exceeding 65 dBA, must be constructed to meet the 45 dBA
Ldn interior noise standard. Certification from an acoustical engineer that the
building shell of units that confront MD Route 118 and Leaman Farm Road, if
impacted, shall be reviewed by M-NCPPC staff to insure conformance to an
interior noise level not to exceed 45 dBA Ldn. Certification shall be
distributed to M-NCPPC technical staff for review prior to release of building
permit.

The builder shall construct these impacted units in accord with acoustical
design specifications, with any changes that may negatively affect acoustical
performance approved by an acoustical engineer and M-NCPPC staff in
advance of installation.

Prior to occupancy, the builder must certify, via written notice to M-NCPPC
staff, that the residential units are constructed in accordance with the

acoustical design specifications as identified.

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

the forest conservation plan prior to recording of plat and DPS issuance of
sediment and erosion control permit.

SWM waiver of open section streets within Special Protection Areas

Location of outfalls away from tree preservation areas.

The applicant must submit a comparison of forest removal for site plan 8-
94031 with site plan 8-97007A.

The development must not have more impervious surfaces within the stream
valley buffer than was previously approved in site plan 8-97007.

3. Division of Permitting Services



a. SWM Memo - Conditions of DPS Stormwater Management Concept
approval letter dated September 15, 1998
b. Streets and Paving Memo dated Thursday November 6, 2003, attached.

4. Transportation
a. Additional sidewalk connections from the parking lot to the circular walks

shall be added per staff sketch.

5. Signature Set Documentation )
Submit a Site Plan Enforcement Agreement and Development Review Program

for review and approval prior to release of the signature set as follows:

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

1) Streets tree planting must progress as street construction is completed
for Leaman Farm Road and MD Route 118, but no later than six
months after completion of the units adjacent to those streets.

2) Community-wide pedestrian pathways and recreation facilities must be
completed prior to seventy percent occupancy of each phase of the
development.

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

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

5) Noise attenuation design to be completed and accepted by M-NCPPC
technical staff prior to release of building permits.

b. Site Plan Enforcement Agreement to delineate adequate public facilities
agreement of June 1997.

c. Signature set of site, landscape/lighting, forest conservation and sediment
and erosion Control plans to include for M-NCPPC technical staff review
prior to approval by Montgomery County Department of Permitting
Services (DPS):

i. Limits of disturbance.
ii. Methods and locations of tree protection.
iii. Forest Conservation areas.
iv. Note stating the M-NCPPC staff must inspect tree-save areas
and protection devices prior to clearing and grading.
v. The development program inspection schedule and Site Plan
Opinion.
vi. Conservation easement boundary
vii. Streets trees 40-50 feet on center along all public streets,
viii. Centralized, screened trash areas for all multi-family units.

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



SITE PLAN REVIEW ISSUES

L ISSUE

In the course of review, a letter from the community was received that requested
increased screening for the parking lot along Leaman Farm Road, for a revised
entrance location on MD Route 118 and increased screening for the trash compactor

along MD Route 118.

Additionally, staff recommended additional sitting areas within the greenspace,
sidewalk connections to the tot lot and off site, street trees adjacent the site on
Leaman Farm Road and a revised sidewalk connection along MD Route 118.
Landscape revisions were required to remove planting from the public utility
easements and to increase visibility to the tot lot. Staff also is requesting that the
sidewalk along the frontage of MD Route 118 be relocated to be inward from the

curb, a safer location away from the travel lanes.

Applicant Position

The applicant has amended the drawings to address most of the concerns. They don’t
want to reconstruct an existing walk along MD Route 118.

Staff Recommendation

The conditions reflect staff recommendations to change the plans to increase pedestrian
circulation and safety. The citizen’s letter has been addressed in regards to their screening
requests. The entrance location along MD Route 118 is fixed per the MDSHA review and

can’t be moved.

PROJECT DESCRIPTION: Site Description
The multifamily portion of Kingsview Village is wooded with a stream valley to the south.

Adjoining the site to the south is a wooded ravine beyond which are SFD homes within Phase
One of Kingsview Village. To the west is MD Route 118 and to the north is Leaman Farm Road
that serves as an access point to the site. On the west side of MD Route 118 are townhouses, also
within Phase One of Kingsview Village. To the northwest of MD Route 118 and Leaman Farm
Road is a proposed fire station, to the northeast — opposite the site - is undeveloped area.
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VICINITY MAP FOR :

KINGSVIEW VILLAGE - SEC. 8 (8-97007A)
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PROJECT DESCRIPTION: Proposal

The proposed site plan includes three four-story apartment buildings arranged in a c-shape with a
pool, clubhouse and open grassy area in the center.

A pedestrian system connects the building entrances to the open spaces and the parking lot.
Pedestrian connections are made to the adjacent public streets through the parking lot. The plan
proposes sidewalks along MD route 118 and Leaman Farm Road’s northern edge. The MD
Route 118 sidewalk should be relocated to be at least 8 feet away from the curb for greater
pedestrian safety. This same walk needs to be connected to other walks along the southern edge
of MD Route 118 and is recommended with this approval.

The parking is provided with a double loaded parking bay encircling the buildings. Around the
outer tier of parking, towards the open space areas, are some single story one space parking
garages that are leased to residents. There are two access points to the site from adjacent roads.

Landscaping includes street trees along the site frontages, shade trees within the parking lot and
extensive beds of ormamental planting that provide screening for the parking lots and between
walks and buildings. The central open space is highlighted by the pool and pool house. Lighting
is provided on the site as well. More detail is needed to analyze the lighting condition along the
property line and the light fixtures need to be adapted to provide cut-off features.
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ANALYSIS: Conformance to Development Standards — R-200/TDR utilizing the optional
method of development per section 59-C-1.33 and 59-C-1.39:

PROJECT DATA TABLE
Permitted/

Development Standard Required Proposed
Lot Area (ac.): n/a 10.44 acres
Dwelling Units:

Multiple-family » 199 195
Percentage of units : 35% of 902 or
315 allowed 21.6%
TOTAL 195
Moderately-priced DU’s included 64
Transferable Development Rights incl. 53
Green Space (%): 40% or 4.176 acres 3.46 acres
on site
Building Height (ft.): four story four story
Setbacks (ft.):
Front yard 25 ft 25 ft
Side yard n/a
Rear yard 20 ft 20 ft
Parking: for 195 MF (see attached.) 226 382
(1.95 spaces
per unit)

MPDU and TDR CALCULATIONS:
See attachment which references the entire subdivision and the earlier approvals in memo dated

September 1, 1999.
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RECREATION CALCULATIONS:

Kingsview Village- Section 8 Recreation Worksheet

DEMAND POINTS PER POPULATION CATEGORY

TOT | CHILD | TEEN | ADULT |ELDERLY
TYPE #DU | (D1) (D2) (D3) (D4) (D5)
SFD I (+20,000 sq.ft.) 0 0.0 0.0 0.0 0.0 0.0
SFD 1! ( 7,000-9,000 sq. ft.) 0 0.0 0.0 0.0 0.0 0.0
SFD Il (<7,000 sq. ft.) 0 0.0 0.0 0.0 0.0 0.0
TOWNHOUSES 0 0.0 0.0 0.0 0.0 0.0
GARDEN 195 21.5 27.3 23.4 230.1 31.2
HIGH-RISE 0 0.0 0.0 0.0 0.0 0.0
TOTAL REQUIRED 195 215 27.3 23.4 230.1 31.2
SUPPLY POINTS OF RECREATION FACILITIES .
TOT | CHILD | TEEN | ADULT |ELDERLY
FACILITY QUAN.| (D1) (D2) (D3) (D4) (D5)
Pedestrian System N/A 2.1 . 5.5 4.7 103.5 14.0
Natural Area N/A 0.0 14 2.3 23.0 1.6
Pool N/A 1.2 5.6 4.8 57.5 4.7
Indoor Fitness Facility N/A 0.0 2.7 2.3 46.0 4.7
Indoor Community Space N/A 2.1 4.1 7.0 69.0 12.5
SUBTOTAL 5.5 19.2 21.2 299.1 37.4
Tot Lots (Age 0-6) 0 0.0 0.0 0.0 0.0 0.0
iMulti-Age Playground 1 9.0 11.0 3.0 7.0 1.0
Picnic/Sitting Areas 2 2.0 2.0 3.0 10.0 4.0
Open Play Area | 0 0.0 0.0 0.0 0.0 0.0
Open Play Area Il 1 3.0 4.0 4.0 10.0 1.0
SUBTOTAL 14.0 17.0 10.0 27.0 6.0
TOTAL PROVIDED 19.5 36.2 31.2 326.1 43.4
% REQUIRED 90.77% 132.77% 133.24% 141.73% 139.23%



ANALYSIS: Prior Approvals

The Planning Board previously approved this site plan on July 24, 1997, the report is attached to
the Planning Board’s copy and the original is within the staff file for public review.

The TDR and MPDU calculation sheet, attached, is the culmination of review for the entire
subdivision and the numerous site plan reviews and revisions. The earlier site plan approvals
indicate the site plan’s conformance to the Preliminary Plan and the APF approvals as well. In
addition, staff has reviewed the status of the APF projects as a background for this review. A
memo from Transportation Planning staff dated, November 7, 2003, is attached.

ANALYSIS: Conformance to Master Plan

The Germantown Master Plan, July 1989, designates the multifamily units to be within the CL-6
or R-200/TDR-6 analysis area. The plan identifies a pedestrian system that this plan contributes
to with the sidewalks along MD Route 118 and Leaman Farm Road.

10



FINDINGS: For Site Plan Review

1.

The Site Plan is consistent with an approved development plan or a project plan for the
optional method of development if required.

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 buildings are arranged in a horseshoe configuration that allows for the
creation of central outdoor spaces that are protected from exterior noise sources.
Each building entrance is oriented to the loop driveway for the site - thus allowing
for quick orientation to each building for visitors, deliveries and residents. The
building height at four stories 1s compatible with surroundings and creates a focal
point at this major intersection.

Open Spaces

The open spaces on site are protected from external noise sources by the building
locations that create an enclosure for the pool and adjacent areas. The open space
area and playground are easily accessible from each building and the open spaces
link together.

The Storm water management concept and wetland-monitoring plan was
approved by DPS in a memo dated September 15, 1998. The stormwater
management concept consists of on-site water quantity and quality control via the
proposed stormwater management ponds sand filters and constructed wetlands.

Imperviousness - The previously approved site plan approved encroachment
of impervious surfaces into the stream valley buffer. Some of these surfaces
included roadways and limited parking. Staff recommends that no additional
impervious surfaces be allowed within the stream valley buffer than was

previously approved.

Landscaping and Lighting

The landscaping will create a buffer along the project’s boundaries and will
provide shading for the parking lot that encircles the building. The landscaped
areas adjacent to the walks and building edges will create an inviting appearance
for the building and will make the pedestrian areas on the site attractive and

11



I
pleasant to be in. The plant material will have seasonal interest for year round
appeal.

Additional screening is required for the northern edge of the parking lot areas to
screen the oblique view from MD Route 118. Additionally, the street trees along
MD Route 118 need to be re-positioned to be further away from the street edge to
allow the tree to grow unobstructed and free from the traffic.

The proposed lights are Washington Globe styled light fixtures. The proposed
lighting plan will include footcandle averages of 1.15 within the site. This falls
within the IESNA parking light averages. The photometric point to point study
needs to extend to the property lines show the light levels are .01 along all
property lines. The light fixture selected need to show they are retrofitted to
include reflectors that reduce the upward light throw and convert the fixture in to
a full cut-off or semi- cut-off light throw pattern. The pole heights provided are 10
and 14 feet.

Recreation
Recreation demand is satisfied as shown in the recreation calculations table

above. The recreation will provide for a variety of outdoor exercise and play
opportunities. Three additional benches are required adjacent to the play area for
adult supervision.

Vehicular and Pedestrian Circulation

The street connections to the site are in accordance with the approved Preliminary
Plan, and the layout provides for a circular circulation pattern that allows for
convenient access to each building front door and through the parking lot.

Pedestrian paths are provided internally with the recommendation that additional
pedestrian connections from the parking lot to the internal circular walk be added.
See staff sketch, attached. The internal paths connect with external public walks at
several locations along each frontage.

Public sidewalks are located along Leaman Farm Road and MD Route 118 per
earlier approvals. The sidewalks along MD Route 118 need to be relocated from
the curb to a right-of-way location for increased pedestrian safety. The proposed
street trees can be adjusted accordingly. This sidewalk connection needs to be
continued to Crownsgate Way or Richter Farm Road in order to develop a
continuous sidewalk system along MD Route 118.

Street trees are required (in advance of lane construction) along the length of the
northern edge of Leaman Farm Road in the future right-of-way per MCDPW&T
cross sections.

The natural surface trail on site connects the southwest corner of the site to open
space areas further to the southwest. ‘

12



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

The building locations minimize impact on external sites by clustering them internally and
by providing layers of landscaping to create the additional landscape buffer. Compatibility
is achieved by the presence of the natural spaces to the south and the large roads to the
west and north.

Buffers are provided within the landscaped edge adjacent to the parking lot. With the
additional buffer along the southern edge of the site the buffer will be complete.

The activity associated with the proposed residential uses will not cause any negative
effect on the adjacent roads, environmental areas and residential areas.

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

The area included in this site plan is included in the forest conservation plan prepared for
site plan 8-94031. However, the applicant still needs to provide staff a comparison of
forest loss approved in site 8-94031 with the above referenced site plan. . If there is more
forest loss that previously approved the applicant will be required to plant additional
forest.

APPENDIX - -Reports as listed in report
-Earlier site plan report attached to Planning Board copy — available in

staff file for public use.

13
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ERMANTOWN

ITIZENS

SSOCIATION

Where The Citizens Really Stand Qut.
P.O. Box 1323

Germantown, MD 20875
germantown-mdcitizens.org

May 13, 2003

Montgomery County Planning Board
8787 Georgia Avenue
Silver Spring, MD 20910-3760

Re: Kingsview Village Section 8, Site Plan Amendment
Dear Chairman Berlage and Members of the Planning Board:

© Atits meeting on the evening of May 12, the Board of Directors of the Germantown Citizens
Association voted unanimously to recommend several improvements to the proposed site
plan amendment. These are set out below.

Entrance on Rt. 118 :
The Rt. 118 entrance should be relocated to Lehman Farm Road near the intersection with

Rt. 118. Our concem over the entrance as proposed is due to the steep grade and short
sight distances associated with Rt. 118 in the area, (marked as a problem area and
evidenced by the flashing warning lights near the Richter Farm Road intersection and other
traffic control devices) and the high speed of traffic on Rt. 118 (often greatly exceeding
posted speeds), all resulting in a higher than acceptable risk of collision. This change would
have minimal to no impact on the number of parking spaces in the development.

Vehicle Parking Adjacent to Lehman Farm Road
Suitable landscaping should be planted to screen the parking spaces that are adjacent to

Lehman Farm Road.

Trash Compactor
The trash compactor located along Rt. 118 should be heavily screened so that drivers on Rt.

118 are not able to identify this area as a trash compactor site. |

Thank you for your interest in the views of the Germantown Citizens Association. If you have
any questions, please feel free to contact me at 202-285-0949.

With best regards,

John L. Kerekes
President



MONTGOMERY COUNTY DEPARTMENT OF PARK AND PLANNING

THE MARYLAND-NATIONAL CAPITAL
PARK AND PLANNING COMMISSION

M-NCPPC

8787 Georgia Avenue
Silver Spring, Maryland 20910-3760

quember 7, 2003

MEMORANDUM

TO: Wynn Witthans, Planner
Development Review Divisi

VIA: Ronald C. Welke, Supepfisor
Transportation Plannin

FROM: Ki H. Kim, Planner
Transportation Planning \%

SUBJECT: Site Plan No. 8-97007-A
Kingsview Village, Section 8
Germantown

This memorandum is Transportation Planning staff’s review of the subject site plan for the
Kingsview Village Section 8 development. The proposed development under this site plan includes
195 multi-family dwelling units (apartments). The site has approved site plans for 195 units and the
proposed revision under this site plan amendment is to combine the previously approved six
buildings into three larger buildings.

This site plan is a part of the Kjngsview Village development that has an approved
preliminary plan for 924 dwelling units and site plans for 901 dwelling units. There are a number of
roadway improvement conditions required as part of the APF test related to approval of the
preliminary plan and site plan applications. All required roadway improvements have been
completed except construction of two lanes of Leaman Farm Road from the site access to MD 118,
connecting the current terminus to MD 118.

DISCUSSION

Site Access and Vehicular/Pedestrian Circulation

Two site access points are proposed: one from MD 118 and the other from Leaman Farm
Road. Per a condition of the preliminary plan approval, the applicant will construct the outside lanes
of Leaman Farm Road (A-298) from its current terminus to MD 118 as a two-lane divided arterial
road, including a five-foot sidewalk on the south side, an eight-foot bike path on the north side,

street trees, and grading for a future four-lane roadway. In addition, the applicant shall provide
1



improvements to MD 118 as required by the Maryland State Highway Administration’s access
permit to the site. The applicant also proposed to construct sidewalks along MD 118 and Leaman
Farm Road so that the sidewalk can be connected from MD 118 to the Kingsview Village Center

(Giant Shopping Center).

Staff finds the proposed site access points and the ingress/egress proposal shown on the site
plan to be safe and adequate. Staff also finds that the internal pedestrian circulation, using future
sidewalks along MD 118 and Leaman Farm Road and internal walkways as shown on the site plan,
is safe and adequate.

Local Area Transportation Review and Policy Area Transportation Review

The Adequate Public Facilities issues for the subject development related to both Local Area
Transportation Review (LATR) and Policy Area Transportation Review (PATR) were addressed at
the time of the preliminary plan application. The roadway improvement to construct Leaman Farm
Road from the Kingsview Village site to MD 118 is the only roadway improvement conditioned on
this applicant that is not constructed. All other roadway improvements such as Relocated MD 118
south of Clopper Road (MD 117), Richter Farm Road from Great Seneca Highway to Clopper Road,
and all intersection improvements along MD 118 and MD 117 have been completed.

There were a number of roadway improvement conditions required as part of the APF test
related to approval of the preliminary plan of the Kingsview Village development (see the attached
copy of the January 26, 1995 Transportation Planning Staff memo for a detailed list of roadway
improvements). One of the roadway improvements to be built and/or participated in by the applicant
is construction of Richter Farm Road (A-297) as a four-lane arterial between Great Seneca Highway
and Clopper Road (see Conditions 3, 4, and 5 listed in the January 26, 1995 memo).

Richter Farm Road was constructed by other area developers from Great Seneca Highway to
Clopper Road. The portion of Richter Farm Road between Great Seneca Highway and MD 118 was
constructed by the Clopper Mill West development prior to Fall, 2000 when the Germantown
Soccerplex was opened. Kingsview Village, King Hargett, and Kings Crossing were expected to
participate in that project.

KHK :kcw
Attachment

cc: Malcolm Shaneman

mmo to witthans re 8-97007 Kingsview section 8.doc
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THE | MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

e -
] ] 8787 Georgia Avenue ¢ Silver Spring, Maryland 20910-3760

g I

January 26, 1995

MEMORANDUM
TO: Joe Davis, Coordinator
Development Review Division
VIA: Bud Liem, Transportation Coordinatézﬁz,

Transportation Planning Division

FROM: Ki H. Kim, Transportation PlannerkC“F<Q
Transportation Planning Division

SUBJECT: Transportation APF Review for
Pleasants Property, Germantown West
Preliminary Plan No. 1-90017

This memorandum supercedes all previous Transportation
planning Division memoranda related to the proposed Pleasants
property, Germantown West Preliminary Plan No. 1-90017.

This memorandum represents the Transportation staff’s APF
review of the full development of the Pleasants Property, which is
to be located south of Clopper Road (MD 117) and west of existing
MD 118 in the Germantown West Policy Area. The proposed develop-
ment under this preliminary plan includes a total of 882 residen-
tial dwelling units. The subject preliminary plan was previously
approved for 424 dwelling units under Phase I and 100 dwelling
units under the DAP provision. The Transportation Planning
Division’s recommendations previously conditioned upon approval of
the Phase I development are, however, replaced by the recommenda-
tions of this memo.

RECOMMENDATIONS

Based on our review of the submitted traffic impact study and
further analyses, we recommend approval of the proposed Pleasants
development with the following conditions.

1. Total development under this preliminary plan does not
exceed 882 units.

2. The applicant shall construct Relocated MD 118 south of
Clopper Road (MD 117) to existing MD 118 to tie into
construction of Relocated MD 118 north of Clopper Road by
Montgomery County DOT and other developers. Construction

1
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of this project should be coordinated with MCDOT and the
roadway design work must be approved by the Montgomery
County Planning Board.

The applicant shall construct Richter Farm Road (A-297)
as a four-lane arterial between Schaeffer Road and
existing MD 118.

Richter Farm Road (A-297) as a four-lane arterial between
Great Seneca Highway and existing MD 118 must be con-
structed before release of the 606th building permit.
Applicant may undertake construction or document pro rata
participation if not built -at the time 606th building
permit is sought.

Richter Farm Road (A-297) as a four-lane arterial between
MD 117 and Schaeffer Road must be constructed before
release of 606th building permit. Applicant may undertake
construction or document pro rata participation if not
built at the time the 606th building permit is sought.

The applicant shall participéte in constructing a
separate right-turn lane on southbound Great GSeneca
Highway to westbound Clopper Road (MD 117).

The applicant shall participate in constructing a
separate right-turn lane on southbound existing MD 118 to
westbound MD 117.

The applicant shall participate in constructing a
separate right-turn lane on eastbound existing MD 117 to
southbound MD 118.

The applicant shall agree that all roadway improvements
listed in Conditions 6, 7, and 8 be under construction
prior to issuance of first building permit. The roadway
improvement listed in Condition 2, Relocated MD 118 south
of MD 117, must be under construction prior to issuance
of the 82nd building permit. The roadway improvement
listed in Conditions 3, 4, and 5, Richter Farm Road (A-
297) from MD 117 to Great Seneca Highway, must be under
construction prior to issuance of the 606th building
permit. It is noted that the building permits for 100
units approved under the DAP can proceed upon payment of
DAP fees, not subject to the roadway improvements listed
in Conditions 2 through 8 above.

The applicant shall construct the southern two lanes of
Hoyles Mill Road (A-298) from the site access to Relo-
cated MD 118. This road must be under construction prior
to issuance of 101 building permits for the multi-family
units in the south east gquadrant of the intersection of
existing MD 118 and Hoyles Mill Road. The full width,
four-lane arterial, grading of Hoyles Mill Road within
the limits of the subject subdivision must also be done

2



-3

at the same time with construétion of the southern two
lanes.

11. The applicant shall agree that all necessary roadway
design work must be complete and approved by the Mont-
gomery County Planning Board prior to issuance of any
puilding permits as identified in above staging.

summary of Local Area Transportation Review

The critical lane volume (CLV) impacts of the proposed
development on critical intersections in Germantown West are
presented in Table I. The following summarizes the Local Area
Review.

1. Under existing traffic conditions, all intersections
analyzed are operating at an acceptable CLV. (Line 1 of
Table I) .

2. Under background conditions, unacceptable CLV are

projected at MD 117 intersections with Schaeffer Road,
Great Seneca Highway and existing MD 118. (Line 2 of
Table I)

3. With the addition of the site traffic to the background
condition and the proposed roadway improvements by the
applicant in conjunction with approval of the subject
site, all intersections analyzed in the Germantown West
area are projected to operate at an acceptable or better
CLV than under the background condition. (Line 3 of Table
I) It is noted that the traffic analysis for the MD 117/
existing MD 118 applies to the development condition for
the first 82 dwelling units of the Pleasants Property,
which is allowed prior to construction of Relocated MD
118 south of MD 117. The full development of the subject
site is analyzed with Relocated MD 118 included in the
network. ‘

The acceptable CLV for the Germantown West Policy Area is
1,500 according to the FY 95 Annual Growth Policy (AGP).

Staging Ceiling Capacity Review

Based on the FY 95 AGP Staging Ceiling capacity for the
Germantown West Policy Area, there is capacity available for 969
dwelling units of residential development, 81 units of which are
assigned to this application. With construction of Relocated MD 118
south of Clopper Road (MD 117) to existing MD 118, it is staff’s
opinion that there would be sufficient ceiling capacity generated
to accommodate 424 dwelling units which was previously approved
with construction of Hoyles Mill Road (A-298). With construction
of Richter Farm Road (A-297) from the existing MD 117 to Great
Seneca Highway, it is also staff’s opinion that there would be
sufficient ceiling capacity generated to accommodate the remainder



(277 dwelling units) of the full development of this preliminary
plan.

CONCLUSION

staff concludes that, with implementation of all roadway
improvements currently programmed in the Approved Road Program and
proposed by the applicant in conjunction with the subject prelimi-
nary plan, all nearby intersections are anticipated to operate
within acceptable CLV or at an improved level over background
conditions. Staff further concludes that, with the developer
constructing Relocated MD 118 south of Clopper Road (MD 117) to the
existing MD 118, Richter Farm Road (A-297), and currently available
FY 95 ceiling capacity, the subject preliminary plan meets the
Staging Ceiling Review requirements under the provision of Ceiling
Flexibility for Developer Participation Projects.

KHK:plb\PP90017R
Attachments
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CRESCENT DEVELOPMENT INC.

- 24012 FREDERICK ROAD e SUITE 200 * CLARKSBURG, MARYLAND 20871 « (301)428.0802 « FAX (301) 428-1736

September 1, 1999

To: Les Powell
Charles P. Johnson & Associates

£ o
From: Larry Cartano dgé/w

From the March 17, 1999 Linda Komes revisions, the Kingsview Village Density Charts have
been again updated showing housing type units, number of MPDUs, TDRs, and Market Rate

Bonus units.

Using Linda Komes MNCPPC's criteria on fractions, any TDR bonus number, MPDU density
bonus number, or required MPDU unit to be provided number.. .if ending in a fraction, went to
the next highest whole number. For example, if any unit calculation came up to 60.21, or 60.8,

etc., the number used was 61.

The KI-3 chart was changed, but the CL-6 and Kl-4 charts stayed the same. On the current Kl-
3 chart, assume MNCPPC will buy 9 Schaeffer Road lots for the Soccerplex, BOE will buy 9
lots for school expansion, and 5 less lots will be sited than what MNCPPC approved in Phase |l

(Section 14).

The revised charts have not been sent to MNCPPC, as yet. If you have questions, call me.

K:Kingview\dvipmentioverallplans\mncppc\mpdus\Cales 14 transmemo
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KINGSVIEW VILLAGE MPDU’s & TDR Page 1
February 10, 1999 (Revised March 17, 1999) (Revised Sept.1, 1999)

Note: On 9/1/99 Assume MNCPPC will buy 9 Schaeffer Road lots, the BOE will buy 9
School lots, and 5 less lots will be sited than what MNCPPC approved in Sect. 14,

KI1-3-TDR 3 Area -123.1 acres:

+ Base Zoning = 2 units per gross acres x 123.1 Acres = 246 units
e TDR Bonus = 1 unit per gross acres 123.1 acres = 124 TOR units
o Total density allowed prior to any MPDU density bonus = 370 units
« Adding an MPDU maximum bonus of 22% which = 82 units
allows total density in Ki-3 to be = - 452 units

o Site Plan shows 404 units can be built. Using Denis Canavan's Example C calculation
which minimizes number of MPDUs built, and maximizes purchases of TDRs:

1) Percent Density Bonus:
404 Units - 370 (base + maximum TDR) = 34 units minimum density bonus.
34 + 370 = 9.2% density bonus

2) Number MPDU's (from table):

9.2% density bonus requires 13.5% MPDU
404 x 13.5 = 55 MPDUs.

3) Number TDR's:
Since number of MPDU's (55) is more than density bonus (34), 0 bonus market rate
units are obtained.

Number of TDR's is, therefore, 404 (total units) - 246 (base density) - 55 (MPDU's)
- 0 bonus market rate units = 103 TDRs.

4) Unit Summary:

Base Density = 248 units
TDR's = 103 units
MPDU's = 55 units
Market Rate Bonus 0 units

404 units

. The caiculation above shows:

1. 21 more MPDU will be built than mpdu bonus density units were obtained (55 vs. 34).
2. Of the total shown density in KI-3 of 404 units (147 THs and 257 SF):

a) 13.5% are MPDUs

b) 36% of total density are townhouse units.

¢) 103 out of a possible 124 TDRs will be purchased.

d) Only 89% of total permitted Master Plan density was achieved (48 units were lost).

K:\Kingsview\dvipment\plans\mpdus\Calc14.doc
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Kingsview Village MPDUs & TDRs Page 2
February 10, 1999 (Revised March 17, 1999)

Ki-4 - TDR 4 Area - 44.0 acres:

2)

Base Zoning = 2 units per gross acres x 440= ' 88 units
TDR Bonus = 2 units per gross acre x 44.0 = 88 TDR units
Total Density allowed _prior to any MPDU density bonus = 176 units
Adding in MPDU maximum density bonus of 22%, which = 39 units allows

total density in Ki-4 to be = 215 units

Site Plan shows 198 units can be built. Using Denis Canavan’s Example C calculation, which
minimizes number of MPDUs built, and maximizes purchase of TDRs:

Percent Density Bonus:

198 units - 176 (base + maximum TDR) =22 units minimum density bonus.
22 = 176= 12.5 density bonus.

Number MPDU's (from table):

12.5 density bonus required 13.8% MPDU.
198 x 13.8 = 28 MPDUs.

Number TDR's:

Since number of MPDU's (28) is greater than density bonus (22), no bonus
market rate units are obtained.
Number of TDR's is, therefore, 198 (total units) - 88 (base density) - 28 (MPDU's)

- 0 bonus market rate units = 82 TDRSs.

Unit Summary:
Base Density = 88 units
TDR's = 82 units
MPDU's = 28 units
Market Rate Bonus = 0 units
TOTAL= 198 units

The Calculation above shows:

1. 6 more MPDUs will be built than MPDU bonus density units were obtained (28 vs 22).
2 Of the total shown density in Kl-4, of 198 units (82 TH and 116 SF):

a) 13.8 are MPDUs

b) 41% of total density are townhouse units..

c) 94%, or 82 out of a possible 88 TDRs will be purchased.

d) Only 93% of total permitted Master Plan density was achieved (17 units were lost).

K:\Kingsview\dvipment\plans\mpdus\Calc14.doc
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Kingsview Village MPDUs & TDRs
February 10, 1999 (Revised March 17, 1999) (Revised Sept. 1, 1999)

CL-6 - TDR 6 Area - 40.9 acres:

1)

2)

3)

4)

Base Zoning = 2 units per gross acres x 40.9 =
TDR Bonus = 4 units per gross acre x 40.9 =
Total Density allowed _prior to any MPDU density bonus =

Adding in MPDU maximum density bonus of 22%, which =54 units,

total density in CL.-6 to be =

@oov/011

Page 3

81 units
164 TDR units
245 units
allows
299 units

Site Plan shows_299 units can be built. Using Denis Canavan’s calculation, which minimizes

number of MPDUs built, and maximizes purchase of TORs:

Percent Density Bonus:

209 units - 245 (base + maximum TDR) = 54 units minimum density bonus.

54 = 245 = 22.0% density bonus.

Number MPDU's (from table):
22.0% density bonus requires 15.0% MPDU.
299 x 15.0 % =45 MPDUs

Number TDR's:

Since number of MPDU's (45) is less than the MPDU density bonus (54) ,

9 bonus market rate units are obtained.

Number of TOR's is, therefore, 299 (total units) - 81 (base density) - 45 (MPDU's) -

9 bonus market rate units = 164 TDRs.

KI3, Kl4, and CL6

CL-6 Unit Summary: Total Project Summary
Base Density = 81 units 415 units

TDR's 164 units (Note 2¢ below) 349 units

MPDU's 45 units 128 units

Market Rate Bonus = 9 units 9 units
TOTAL= 299 units 901 units

The Calculation above shows:

1. 9 more MPDU bonus density units will be built than MPDU units were provided (54 vs 45).

2. Of the total shown density in CL-8, of 299 units (43 TH, 61 SF,

a)  15.0% are MPDUs
b) 14% of total density are townhouses units

c)

and 195 Apartments):

100% or 164 possible TDRs are shown to be purchased. However, 1 TDR buys
2 apartment units, so in reality, only 110 TDRs will need to be purchased.

(See formula for apartment TDR purchase on next page.)

d) 100% of the permitted Master Plan density was achieved.

K:\Kingsview\dvipment\plans\mpdus\Caic14.doc
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Kingsview Village -MPDUs & TDRs Page 4
February 10, 1999 (Revised March 17, 1999)

PARTMENT TDR FORMULA

APARTMENT TDR FORNULA

Now, under new rules, One TDR purchase will allow construction of 2 apartment units.

Today, the CL-6 Master Plan and Preliminary Plan area have approved Density Breakdown
of 299 total units:

61 SF) 104 SF & TH units + 299 Total Density = 35%
43TH)
195 Apartments + 299 Total Density = 65%

On SF & TH units (35% of CI-6 Density)

a percentage of 35% x 164 TDRS required to

calculate maximum density = 57 TDRs
which are needed to record Record

Plats for 61 SF & 43 TH units

On 195 Apartment Units (65% of CL-6 Density)

a percentage of 65% x original total required

164 TDRs + 2 = 53 TDRs
which are required for full apartment

development at Record Plat.

Because of apartment development, total TDR .
purchase required now in CL-6 = 110 TDRs

K:\Kingsview\dvlpment\plans\mpdus\Calc1 4.doc
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Kingsview Village MPDU’s and TORs Page 5
February 10, 1999 (Revised March 17, 1999) (Revised September 1, 1999)
1. Qverall Project’s 901 Proposed Units (Total Density permitted is 966)
TYPE UNITS NUMBER OF UNITS
Phase | Phase Il Total
Multi Family 72 123 195
Townhouse 125 147 272
Single Family ; 269 165 434
Total 466 435 901
2. MPDU Breakdown
TYPE UNITS NUMBER OF UNITS
Phase | Phase Il Total
Multi Family 41 23 64
Townhouse 28 36 64
Single Family 0 0 0
Total 69 " 59 128
3. TDR_Breakdown
TYPE UNITS NUMBER OF UNITS
KI-3 Ki-4 CL-6 Total
Phase | 28 82 97 207
Phase || i 75 0 67 142
Total | 103 82 164 349

(Note: Use of Apartments reduces TDRs down to total 295)

K:\Kingsview\dvlpment\plans\mpdus\Calc14.doc
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TDR Note: Total number of TOR'
current TDR law requiring only on

K:\Kingsviaw\dvlpment\plans\mpdus\Calc14.doc

s actusily required (295) is less than number calculated oh gross acreage ba
@ TDR per two multi-family units.

KINGSVIEW VILLAGE MPDU’S & TDR Page 6
February 10, 1999 (Revised March 17, 1999) (Revised Sept. 1, 1999
TYPES OF UNITS NUMBER OF UNITS
PHASE ! PHASE |l
Apartments 72 123
Townhouses 125 147
4,000 to 6,000 sf lots 186 0
7,0000 to 9,000 sf Lots 67 165
14,000 sf Lots 16 0
TOTAL UNITS 466 435
NUMBER OF UNITS SHOWN
Planning Size | Zoning | Density | No.Units 14,000 | 7,000t0 | 4,000 (0 Town- 4- Total | TOR’s MPDU's
Area (Acres) Permitted | Permitted SF 9,000 | 6.000 SF | houses | Story - iRequired | Required
(incl. Lots | SFLots Lots Apts.
MPOU's
KI-3 123.1| R-200 3.66 452 0 208 49 147 0 404 103 55
TOR-3 du/ac
KI-4 440 | R-200 4.86 215 . 16 24 76 82 0 198 82 28
TDR-4 du/ac
CL-6 409 | R-200 7.32 299 0 0 61 43 195 299 164 45
TDR-6 du/ac (w/apts.
-110)
6.9 NOT [INCLUDED|IN THIS | PLAN: OUTLOTA| Ki-4 BEVERED AREA (3.9 AC))
‘ OUTLOT B| PROP. $D-11 ZONE (3.0 AC))
9.3 STATE | ROUTE #118 | ACQUISITION
Total 224.2 966 16 232 186 272 195 901 349 128
sis (349) due to
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Source; Sec. 25A-5(b), Chapter 25A

K:\Kingsview\dvipment\plans\mpdus\Calc1 4.doc

PLEASANT COMPANIES

TABLE 1

Range of MPDU Reguirements

Calibrated to Achieved Density Bonuses

Achieved Density Bonus

Zero
Up to 1%
Up to 2%
Up to 3%
Up to 4%
Up to 5%
Up to 6%
Upto 7%
Up to 8%
Up to 9%

Up to 10%
Upto 11%
Up to 12%
Up to 13%
Up to 14%
Up to 15%
Up to 16%
Up to 17%
Up to 18%
Up to 1%
Up to 20%
Up to 22%

MPDU'S Required
12.5%
12.6%
12.7%
12.8%
12.9%
13.0%
13.1%
13.2%
13.3%
13.4%
13.5%
13.6%
13.7%
13.8%
13.9%
14.0%
14.1%
14.2%
14.3%
14.4%
14.5%
15.0%

@ot11/011
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THE MARYLAND-NATIONAL CAPITAL PARK AND
PLANNING COMMISSION

Department of Park & Planning, Montgomery County, Maryland
8787Georgia Avenue, Silver Spring, Maryland 20910

MEMORANDUM

TO: Wynn Witthans
FROM: Mark Pfefferle, Planning Coordinator, Environmental Planning Division
DATE: November 7, 2003

SUBJECT: Site Plan 8-97007A
Kingsview Village — Section 8

The Environmental Planning staff has reviewed the site plans referenced above. Staff
recommends approval of the site plans with the following condition.

e The applicant must submit a comparison of forest removal for site plan 8-94031

with site plan 8-97007A.
e The development must not have more impervious surfaces within the stream

valley buffer than was previously approved in site plan 8-97007.

Forest Conservation

The area included in this site plan is included in the forest conservation plan prepared for site
plan 8-94031. However, the applicant still needs to provide staff a comparison of forest loss
approved in site 8-94031 with the above referenced site plan. If there is more forest loss that
previously approved the applicant will be required to plant additional forest.

Imperviousness

The previously approved site plan approved encroachment of impervious surfaces into the
stream valley buffer. Some of these surfaces included roadways and limited parking. Staff
recommends that no additional impervious surfaces be allowed within the stream valley buffer

than was previously approved.



Message Page 1 of 1

Witthans, Wynn

From: Navid, Sarah [Sarah.Navid@montgomerycountymd.gov]
Sent:  Thursday, November 06, 2003 1:06 PM

To: Witthans, Wynn

Cc: Icartano@pleasants.org

Subject: Kingsview Village Section 8

Wynn,

We have reviewed the site plan for Kingsview Village and find it acceptable with the following comments:

e The sidewalk adjacent to the site on Leaman Farm Road should be constructed as part of this project,
consistent with what has already been built along the rest of Leaman Farm Road (sidewalk on south side,
bikepath on north side)

e The median at the Leaman Farm Driveway should be extended to its interim intersection with the north
two lanes of Leaman Farm Road and at least 25' curb return radii provided.

e No additional lanes or widening of Leaman Farm Road are required (e.g. interim two-lane section is
adequate) and the proposed driveway location is acceptable.

Thank you for the opportunity to comment on this plan.

Sarah Navid
Department of Permitting Services
Right of Way Permitting and Plan Review Section

11/6/2003



	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	

