MONTGOMERY COUNTY DEPARTMENT OF PARK AND PLANNING

THE MARYLAND-NATIONAL CAPITAL Item #—L
PARK AND PLANNING COMMISSION MCPB

5/27/04
8787 Georgia Avenue

Silver Spring, Maryland 20910-3760

MEMORANDUM

DATE: May 21, 2004

TO: Montgomery County Planning Board, ,
VIA: Rick Hawthome, Acting Chief A X~

Michael Ma, Supervisor V¥)
Development Review Division

FROM: Wynn Wiithans, RLA, AICPU]\/L'}
Planning Department Staff
(301) 495-4584

REVIEW TYPE:  Site Plan Review

APPLYING FOR: Approval of 11 townhouses on 2.03 acres

PROJECT NAME: Buckingham Terrace

CASE #: 8-04021

REVIEW BASIS:  Div. 59-D-3, Montgomery County Zoning Ordinance for Site Plan

ZONE: ‘ RT-15/R-60

LOCATION: On University Boulevard, approximately 600 feet north of Buckingham
Drive

MASTER PLAN:  East Silver Spring

APPLICANT: Hemingway Homes, LI.C; ¢/o Rick Cantor

FILING DATE: February 4, 2004
HEARING DATE: May 27, 2004

SITE PLAN

STAFF RECOMMENDATION: Approval of 11 townhouses on 2.03 acres of RT-15 and R-60
with the following conditions:

1. Lighting and Landscaping Plan
a. Street trees to be 40 —45 ft on center adjacent to University Boulevard.




The site plan shall conform to the conditions of the DPS Stormwater Management
Concept approval letter dated January 23, 2004.

4. Signature Set Documentation

Submit a Site Plan Enforcement Agreement, Development Review Program and
Homeowner Association Documents] for review and approval prior to release of
the signature set as follows:

Development Program to include a phasing schedule as follows:

1)

2)
3)
4)

5)

Parking Iot shade tree planting must progress as construction is
completed, but no later than six months after comple‘uon of the units
adjacent to the parking lot.

Community-wide pedestrian pathways and recreation facilities must be
completed prior to occupancy of the development.

Landscaping associated with each parking Jot and buildings shall be
completed prior to occupancy.

Pedestrian pathways and seating arcas shall be completed prior to
occupancy.

Noise attenuation design to be completed and accepted by M-NCPPC
technical staff prior to release of signature set. Post construction noise
evaluation to be done prior to occupancy.

2. 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):

oo ose

mh

Undisturbed stream buffers as shwon.

Limits of disturbance.

Methods and Jocations of tree protection.

Forest Conservation areas.

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

The development program inspection schedule and Site Plan Opinion.
Conservation easement boundary.

Streets trees 40 to 45 feet on center along University Boulevard.

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



I

II.

I11.

SITE PLAN REVIEW ISSUES

ISSUE

The project was submitted with fewer units and a different unit type than allowed in the
recently approve Schematic Development Plan for zoning case G-805. The re-zoning case
changed the zoning from R-60 to RT-15 for front 34,302 sf parcel of the 2.08 total site. The
units were changed from 17 back to back units to 11 fee simple townhouse units.

Applicant Position

The applicant believes the units are improved and reduce the intensity of the development

and that the application is within the approval of the zoning case. The applicant sought
concurrence from the Director of the Office of Zoning and Administrative Hearings and
received it via a letter dated April 27, 2004, attached.

Staff Recommendation

Staff concurs with the opinion that the plans conforms to the SDP and recommends the
Planning Board review this report and find it acceptable for approval.

ISSUE

A letter was received from adjacent citizens with concerns regarding: keeping vehicular
circulation outside of the adjacent neighborhood, environmental studies for run-off and tree
preservation, traffic concerns.

Staff responded to the adjacent citizen’s questions, many of the items were already
addressed per our usual review requirements.

ISSUE

The site plan submittal was improved during the review process. The applicant: developed
more appropriate landscaping design; added a path from the townhoues to the adjacent
neighborhood to allow the future townhouse residents direct access to the neighborhood and
it’s school and recreational facilities; a gazebo was added to conform to the Schematic
Development Plan; the pedestrian systems were fully developed; the screening of the rear
yards was designed; on-site lighting was improved.

Staff finds the application to have few unresolved issues at the time of this report.




PROJECT DESCRIPTION: Site and Vicinity Description

The site consists of 2 parcels, the parcel closest to University Boulevard recently re-zoned to RT-
15, the second parcel remains zoned at R-60. The site is currently wooded with mature forest
with an existing house that will be removed for the new construction. A ravine extends through
the site from east to west and connects to a drain inlet adjacent to the western edge of the

property.

Adjacent the site to the south is a Korean Community Center — a senior housing facility; to the
north is the Jezreel Baptist Church parking lot and lawn area; to the east is the Buckingham
Terrace subdivision with three single family detached houses immediately adjacent to the

property.

PROJECT DESCRIPTION: Proposal

The proposal includes eleven townhomes in two groups, seven units have front integral garages
and the four remaining units will use adjacent surface parking. The units are proposed to be
perpendicular to University Boulevard. Proposed screening for the backs of the units will include
a six-foot wooden fence and tall evergreen landscaping. The fence closest to University
Boulevard will have noise attenuation qualities. Shade trees will be located adjacent to
University Boulevard. Existing trees along the perimeter of the property will be removed
because of their declining health and their (unstable) proximity to new development.

Landscaping will include the aforementioned strect trees along University Boulevard and street
trees along the internal driveway. Evergreen screening and shade trees are placed within the
parking lot and behind the units. The retaining wall will include landscaped hedges and the
applicant has proposed a detailed landscape plan for the foundation planting of the units. A
gazebo has been placed adjacent to internal sidewalks for use of the new residents.

Vehicular access is solely from University Boulevard. A sidewalk along University Boulevard
will accommodate pedestrian circulation. Within the site, internal walks and a wood chip path
will provide access to the adjacent neighborhood.

Lighting has been provided with a 100-watt metal halide lamp on a 13-foot pole. Staff further
recommends that a fourth light be added closer to the townhouses without garages.



BUCKINGHAM TERRACE (8-04021)
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NOTICE

The planimetric, property, and topographic information shown on this map is based on copyrighted N_Iap_ Products from the Montgomery
County Department of Park and Planning of the Maryland -National Capital Park and Planning Commission, and may not be copied or
reproduced without written permission fram M-NCPPC.

Property lines are compiled by adjusting the property lines to topography created from aerial phntqgraphv and should not be interpreted as
actual field surveys. Planimetric teatures were compiled from 1:14400 scale aerial photography using stereo photogramimetric methods.
This map is created from a variety of data sources, and rmay not reflect the most current conditions in any one lc_)cation and may not be
completely accurate or up to date. Ali map features are approximately within five feet of their rue Iocanpn. This map may not be the
same as a map of the same area plotted at an earlier time as the data is continuously updated. Use of this map, other than for

general planning purposes is not recommended. - Copyright 1998 0 Research & Technology Center
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ANALYSIS: Conformance to Development Standards RT-15 Zone

PROJECT DATA TABLE

Permitted/
Development Standard Required Proposed
Lot Area (sf./ac.): 40, 000 sf, 88,6017s.f./2.03 ac.
RT-15: 34,302 st/.787 ac
R-60: 54,315 sf/1.25 ac
Density (dwelling/acre): 15 du/acre 15x.787 =11 du
Dwelling Units: Townhouse 11* 11
Max Bldg Height 35 ft 35 ft
Max Bldg Coverage 35 %(31,016 sf) 8.6 % (7,648 sf)
Min Green area 55%%* (48,739 sf) 58% (51,400 sf)
(From FCP)
Setbacks (ft.):
To adj. Detached units in SFD zone 20 ft. * 32 ft +/-
To University Blvd 28 ft.* 28 ft.
One Side end unit 30 ft 250 ft.
Parking:
Total 2/du 22 15 surface
18 in garage THs
33 spaces

- No Moderately-Priced Dwelling Units are included; the unit count doesn’t meet the
threshold.

* As required in the Biﬁding Elements of SDP G-805
ANALYSIS: Conformance to Schematic Development Plan G-805

The plan conforms to the Schematic Development Plan as demonstrated in the site plan data
table above and the Opinion of the SDP attached. The plan conforms to the opinion be including:
number of units below the number approved as stated in the “Issues” section of this report;
creation of a Category One Forest Conservation easement over the wooded portions of the
property, screening for the ends of the units, tract size of 88,617 sf., maximum of 18 units on
site, 28 foot setbacks to University Boulevard, 55 % of lot as green area, setback to nearest SFD
use 20 ft, and noise mitigation submitted for Preliminary Plan review.



ANALYSIS: Conformance to Master Plan

"The proposed development generally complies with the Approved and Adopted 2000 East Silver
Spring Master Plan that recommends that development preserve existing neighborhood
character, encourage neighborhood reinvestment and provide a greater range of housing types.
The introduction of townhouses helps to stabilize the housing in this area and provides for
beneficial development of a parcel difficult to develop due to its surrounding land uses and
individual topography. '

FINDINGS: For Site Plan Review

1. The Site Plan is consistent with an approved schematic development plan G-805as
established for the zoning case.

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

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

a. Buildings

The buildings are arranged to provide an efficient and desirable utilization of a
wooded parcel with significant topographical constraints. The units’
perpendicular location to University Boulevard provides privacy for the
individual units and an efficient staging area for the vehicle circulation, away
from view and travel immediately off of University Boulevard. The fences, noise
attenuation and landscaping will create a harmonious relationship between the
units and University Boulevard and adjacent multifamily and single family
detached residences.

b. Open Spaces

The storm water management concept consists of on-site water quality control via
a ‘Storm Filter.” Channel protection volume isn’t required because the one-year
post development peak discharge is less than or equal to 2.0cfs.

The units adjacent to University Boulevard require architectural treatment to
mitigate the noise from traffic. The applicant will prepare a noise analysis that
will recommend architectural mitigation in the building and fence to protect the
end units. The noise analysis will be prepared by the applicant after Planning
Board review due to consultant constraints. Staff analysis and recommendation
for abatement will be reviewed and enforced by staff to conform to Planning
Board Guidelines for noise attenuation.



Existing drainage problems within the site affecting off-site neighbors have been
reviewed by DPS .

c. Landscaping and Lighting

The landscaping will create buffers, shade and attractive pedestrian areas for the
new residents. The plan proposes foundation planting adjacent the front loaded
driveways and at the entries of the units that creates a more attractive front entry
for individual units and the entire project. The gazebo is placed at the end of the
parking area near the wooded area for an attractive setting and optimal access.

The proposed lighting plan, as described earlier, will include lights that will not
shine onto adjacent properties and will provide adequate pedestrian level lights
for the parking areas.

d. Recreation
Recreation is not required for a project of this size. The gazebo and pedestrian
connection to the existing neighborhood provides for exercise and walking

opportunites.

e. Vehicular and Pedestrian Circulation
The driveway intersection with University Boulevard is in accordance with the

proposed Preliminary Plan.

Pedestrian paths provide for the needs of the residents to connect to the adjacent
University Boulevard and the transit there and to the adjacent neighborhood with
recreation and school sites.

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

The buildings proposed are compatible to adjacent development via the setbacks,
screening and orientation of units. The parking lot is adequately screened towards
adjacent development via setback and planted evergreen screen. The lights have been
selected with cut off features and lower wattage to preclude a nuisance on or off site .The
preservation of vegetation along the eastern portion of the site maintain a compatible
relatioriship to adjacent existing homes.

The activity associated with the proposed residential use will not cause any negative
effect on adjacent residential uses. :

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

The Plan conforms to the FCP by saving 1.18 acres of forest on site.
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APPENDIX

A. Correspondence referenced in report,
B. Documentation of relevant prior action or approval.
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