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Wynn E. Witthans, RLA, AICP, .
Planning Department Staff
(301) 495-4584

Site Plan Review : : _
Approval of 102 Senior Multifamily including 21MPDU’s on 2.75acres
Clopper’s Mill

8-94012A

Sec. 59-D-3, M. C. Zoning Ordinance

Section 19-64 for Final Water Quality Plan

PD-4

On Mateny Road, 1,000 feet north of Great Seneca Highway
Germantown and Vicinity _

J. Kirby Development, Jeff Kirby, contact

May 12, 2004

July 8, 2004

'STAFF RECOMMENDATION: Approval of 102 Senior Multifamily Housing including
21MPDU’s on 2.75acres; inclusive of a waiver for building setback adjacent to Seneca Creek
State Park from 100 feet to approximately 60 feet and a parking waiver of 39 parking spaces to
reduce the number of parking spaces from 105 spaces to 66 spaces, with the following

.conditions:



1. Landscape and Lighting and Site Plan '

a. Landscape Plan to include: landscape design and berm grading plan for the HOA

Open Space Parcel that would eventually create a wooded buffer area with

. significant screening benefit to adjacent residents in the Single Family Detached

Housing; any significant change to the composition and materials of the fagade of

the structure to be reviewed by staff to assure compatibility with adjacent

. residences; 7 foot tall evergreens on the east side of the parking Jot (as required

with the original site plan approval); landscape beds in front of the building to be

. widened to include additional planting to counterbalance the height of the

building and add seasonal color and texture; additional shade trees to be located

south of the outdoor sitting areas to the rear of the building. Site. Plan to include 6-

foot crosswalk from the front door to the street and a crosswalk across, Mateny
Road.

b. Lighting Plan to include: detail of all security or other area lighting on all sides of
the building to insure light levels are compatible with existing residential land
uses: parking lot light photometrics to include analysis of light levels out to
property lines; light fixture details that conform with IESNA light levels for
multifamily housing and parking lots uses and that conform to ‘Dark Sky’ objects
of reducing excessive light levels. '

'
i

2. Environmental

a. Outfall adjacent to Seneca Creek State Park to conform to comments by MDE
prior to release of signature set.

b. Forest Conservation
Applicant to comply with the previously approved final forest conservation plan
and provide an amount of forest on the site equal to the amount previously
approved under FCP 8-92005 for the Villages of Clopper Mill. The applicant is
to determine if the planting area identified in 8-92005 that includes the subject
property and adjoining parcel D has been planted. If parcel D has not been
planted the applicant is to identify who and when this area will be planted.
3. Transportation

a. Total development under this site plan is limited to 102 units of elderly housing.

4, Submit a Site Plan Enforcement Agreement and Development Review Program for
review and approval prior to approval of the 51gnature set as follows:

a. Development Program to 1nclude a phasing schedule as follows:



ISSUES OF THE REVIEW PROCESS

The project is authorized as a Green Tape project al]owmo for an expedned review process. This |
is specifically for projects where at least 20% of the total dwelling units will be made available
to persons/families whose income is at or below the income level of moderately priced dwelling
units. }

1. Compatibility
Issue: -

The project proposes a 4 story multifamily building (w1th a fifth level as a walkout basement)
adjacent to an HOA open space parcel beyond which there are 5 single family detached homes’
rear yards oriented towards the proposed building. These homeowners have met with staff and
the developer to indicate their concern for the concern for compatibility between the proposed
multifamily housing and the existing single family detached.
The proposed building is 232 feet long and is 52 feet in height, per the Zoning Ordinance
calculation. The measured dimension of the height of the side of the building at the east property

- line.ranges from 49 to 63 feet above grade.

Although the difference in building mass is significant, the resident’s views of the height and
length of the structure would be tempered by the distance and effect of the berm and
landscaping. The existing homes are set back 138 to 160 feet away from the proposed building.
Their first floor elevations and outdoor deck areas are set approximately 10 feet above the first
floor of the proposed building. In relation to the proposed building first floor, the berm creates a
variable buffer from zero to12 feet in one area and 16 feet in another area. The cross sections
show that SFD first floor elevation is roughly level with the top of the berm, so the proposed
building is still approximately 40 feet above the SFD homes. This is tempered by the existing
landscaping extends the buffer by another 15 to 20 feet.

Citizen Concerns:

The adjacent homeowners have met with staff to indicate their concern for the difference in

' building sizes and disparity of mass from the proposed raultifamily housing to the single family

detached homes. Letters and emails from adjacent neighbors and neighbors in the vicinity asked
that the height of the building be reduced to three stories and that four stories is inconsistent with
neighborhood architecture. There was also a concern about limited noticing to citizens in the
vicinity and traffic impacts.

Developer Response:

. The developer has met with the adjacent homeowners on two occasions to present and refine the

buffer concepts. The plans show a concept for increasing the berm height and adding
landscaping. The developer has also responded to citizen emails.



Staff 'Re'commendation:

In order to provide the extra screening/buffering staff believes is required to make the findin'o for
compatibly, applicant must be able to utilize the off site HOA parcel for increasing the height of
the berm and providing additional landscaping. The applicant has secured a potential approval,
pending provision of final details, from the HOA president. Staff recommends that the applicant
pledge to maintain the landscaping in this area for at least four years to maintain the
compatibility between the projects. Further staff recommends that the applicant deyelopa
grading and landscape plan for staff review to assure the height of the berm is effective and the
landscaping will create a forest-like condition in the future for a well developed buffer area. A
detgiled landscape plan that reflects a consideration of drainage patterns and plant spemes and

sizes is required.

2. Conformance to the Development Plan

Issue:

The site plan approval was préceded by a Development Plan G-650 to create the PD for the

" underlying subdivision. It was approved on October 9, 1990. In the-intervening time, several site

plans have been approved that varied from Development Plan, i.e. an increase to the number of
townhouses and locations of uses. These changes were made in the context of carlier site plan
reviews but no Development Plan Amendments have been filed. The plan is almost fully built
out with the exception of the house of worship and elderly housing sites.

Citizen Concerns:

The letters remark that when they moved in the housmg site was to have been a church and that a
church would have less traffic impact than apartments.

Developer Response:

The developer’s attorey has submitted a letter dated June 28, 2004 explaining this site’s
consistency with the Development Plan, attached. They make the case that the numbers of units
are within the approved density for senior housing (120 were in the Development Plan, 102 are
proposed) and the housing is “located adjacent to the commercial center.” They go on to state
they feel the multifamily apartments are compatible with SFD housing, that it is a less intense
use than a church and that the style of architecture and the siting of the building is compatible to
adjacent residential development.

Staff Recommendation:
Staff recommends that the Planning Board’s approval find the location of the proposed senior

housing to be in conformance with the Development Plan’s direction that the senior housing be
“located adjacent to the commercial center.”



Staff recommends that the Planning Board review the subdivision’s issues regarding the
conformance to the Development Plan for the existing townhouses (and a proposed townhouse
site plan currently under review) with future site plan apphcatlons The developer for the
pending townhouse apphcanon has submitted a history of earlier approvals for staff review in
conjunction with their eventual site plan hearing. ‘ ' '

{
3. Waiver Requests

Issue: ' o o ' -
The applicant has submitted.4 letter dated June 25, 2004 reque:stm0 a waiver for building setback
adjacent to Seneca Creek State Park from 100 feet to approximately 60 feet and a parking waiver
for 39 parking spaces to reduce the number of parking spaces f;om 105 spaces to 66 spaces.

Citizen Concerns:

None stated.

Developer Response: '
The waiver for the building setback maintains the buffer setback to the Seneca Creek State Park
would not conflict with the Master Plan recommendation that the maintains a recommendation

 for park use in the immediately adjacent area. Also the adjacent park is undeveloped wetland and

the housing proposal would not impact its use.

In regards to the parking waiver, numbers of spaces are consistent with waivers granted in other
senior projects within Montgomery County. " Lo

Staff Recommendations:
Staff recommends that the Planning Board find the waivers acceptable and incorporate them into

the approval.
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~ PROJECT DESCRIPTION:  Surrounding Vicinity

+

L

The site is within a previously approved PD (Planned Development) subdivision known as
- Clopper’s Mill, originally approved in October of 1990. The subdivision has been developed as
blend of retail and housing and open spaces. The attached Vicinity Map shows the arrangement
of stores townhouses, multlfarml) and single family detached housing, - .

. The subject site is located between an existing gas station and car wash and an opep space buffer
area for a single-family detached neighborhood. The rear yards of the SFD homes adjoin the
open space parcel and overloox the subject site. It is across Mateny Road from the town center
retajl area.

b o .

The Home Owners Association open space includes a berm that ranges from 0 to 8 foot as.
viewed from the residences. It includes scattered evergreen and. deciduous trees throughout.

The southern end of the site adjoins R-200 land that is owned by MDSHA and is part of Seneca
‘Creek State Park. The parkland is heavily forested adjacent to this site.

PROJECT DESCRIPTION:  Site Description

The site is open and is lower in elevation than Mateny Road. There is an existing curb cut for the
site from Mateny Road that will be utilized for the proposed development. The site includes a
significant drainage swale along the western boundary (by the' gas station) that contains a
retaining wall and drainage channel. The drainage is oriented to the south.



	
	
	
	
	
	
	

