PLAT NO. 22006048 to 220060510

Stoney Springs

Located on the south side of West Offut Roéd and east of Mount Nebo Road
RDT Zone, 14 Lots, 1 Outlot

Private Water, Private Septic

Master Plan Area: Agricultural & Rural Open Space

Winchester Homes, Inc., Applicant

The record plats have been reviewed by MNCPPC staff and other applicable agencies as
documented on the attached Plat Review Checklist. Staff has determined that the plats
comply with Preliminary Plan No. 120050290, formerly 1-05029, as approved by the
Board; and that any minor modifications reflected on the plats do not alter the intent of
the Board’s previous approval of the preliminary plan.

PB date: 4/20/06 N 2




RECORD PLAT REVIEW SHEET

Plan Name: Stoney S" ro~g S Plan Number: /7 &9© S‘ﬁ;i,‘? o
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Plat Submission Date: ___ 9/ 7/0$

DRD Plat Reviewer: _[Zoxy jilgies

DRD Prelim Plan Reviewer: _(at?, (i lonm
/

Initial DRD Review:

Signed Preliminary Plan — Date [1[3@[(,?5 Checked: Initial Cﬁé‘ Date i//'}/aé"

Planning Board Opinion — Date_j2{><¢/¢S"  Checked: Initial CAC - Date_[[17]e&

r———

Verified By: (initial)
Site Plan Number: —_ ‘

Site Plan Req’d for Development? ' Yes No
Site Plan Name: -

Planning Board Opinion — Date__——

L
e

Checked: Initial B
Site Plan Sighature Set — Date Date

i ' Checked: Initial Date
Site Plan Reviewer Plat Approval:  Checked: Initial e

———"

Date

Review ltems: Lot #.& Layout Lot Ared( 'AC Zonina £ Bearin . ) S
. 0 % : gs & Distances(AXC

Coordinate Plan #3H4C_ Road/Alley Widths{ Easements 2&’ Open%ace /L’/

Non-standard BRLs_N| A~ Adjoining LandCAC. Vicinity Map & i -
‘ - : Ly Map L7 Septic/Wells ('’
TDR note Child Lot note {t?ﬂ Surveyor Cert[?/g Owner Cert .
%ML LF S Aesded e yr B Map i,

Agency :
Review! Reviewer ,
;\; :’ds evie _ Date Sent Due Date Date Rec’d Comments

. 5 1, ; ,
Environmert | Jrsh Penn | Jijleles | 7i/75]es T#EIS 72 _cawanerty

Research Bobby Fleury

W2 oA

Ly

SHA Doug Mills
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PEPCO Jose Washington
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Y2

Parks Doug Powell /
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PRD Steve Smith 4

1Z[zz]%E

e

Final DRD Review:
DRD Review Complete:

(All comments rec'd and incorporated into mark-up)
- Engineer Notified (Pick up Mark-up):

Final Mylar w/Mark-up & PDF Rec'd:

Board Approval of Plat:

Plat Agenda:

Planning Board Approval:

Chairman’s Signature:

DPS Approval of Plat:

Engineer Pick-up for DPS Signature:

Final Mylar for Reproduction Rec'd:

Plat Reproduction:

Addressing:

File Card Update:

Final Zoning Book Check:

Update Address Books with Plat #:

Update Green Books for Resubdivision:

Notify Engineer to Seal Plats:
Engineer Seal Complete:

Complete Reproduction:

Sent to Courthouse for Recordation:
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RECORD PLAT REVIEW SHEET
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RECORD PLAT REVIEW SHEET
Plan Name: _ 5107 €< Spro~g Plan Number: /200 S0290
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Plat Submission Date: G79/0%

DRD Plat Reviewer: Prom Weies

DRD Prelim Plan Reviewer: Catty, (mlon
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Initial DRD Review: , _ .
Signed Preliminary Plan — Date 12{ 31"205 Checked: Initial CA’C Date 7 //'7/0{

Planning Board Opinion — Date jL[peftS  Checked: Initial OAC— _ Date_[[17/¢

site Plan Req'd for Development? Yes____ No Verified By: — (initial)
Site Plan Name: — Site Plan Number: —
Planning Board Opinion — Date__—— Checked: Initial - Date J—
Site Plan Signature Set - Date - Checked: Initial _—__ Date —
site Plan Reviewer Plat Approval:  Checked: Initial — Date_ ™

Review ltems: Lot # & Layout Lot Ared 'A{, Zoning { Bearin . ) o
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- I andlit— Mapt/L.. S
é‘ﬂ?o)y—‘ Child Lot note f)?ﬂ Surveyor Cert Owner Cert P Tax Map/y
AT Sie . S A

Ersemant HE 7 reedid. I Aded
Agency 7
R;vievés Reviewer Date Sent Due Date Date Rec'd Comments
QQ‘ ) o } Fl y 4 i 4
Erironment | Jesh renn | T1[le {os [HESS A ///Ilzl'uS" AT _cawsenty

Bobby Fleury n7fi08 L

Mills )

Jose W‘ashington . ;lf’ij%,.’f/“aoﬁ ‘(") [
Doug Powell 7 - SR o
Steve Smith R 72/ 72ih e

Final DRD Review: Initial te

DRD Review Complete: : ‘ 3 E/nt

(All comments rec'd and incorporated into mark-up) '

Engineer Notified (Pick up Mark-up): 1A 3106

Final Mylar w/Mark-up & PDF Rec'd 3

Board Approval of Plat:

Plat Agenda: 3 [13/ et

Planning Board Approval. G

Chairman’s Signature:

DPS Approval of Plat:

Engineer Pick-up for DPS Signature:
Final Mylar for Reproduction Rec'd:
Plat Reproduction: '
Addressing:

File Card Update:

Final Zoning Book Check:

Update Address Books with Plat #:
Update Green Books for Resubdivision:
Notify Engineer to Seal Plats: ‘
Engineer Seal Complete:

Complete Reproduction:

Sent to Courthouse for Recordation:
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. RECORD PLAT REVIEW SHEET
Plan Name: Stoneq Spring s Plan Number: [>0OS0LY0
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DRD Plat Reviewer: Cron Wedes
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Site Plan Reviewer Plat Approval: Checked: Initial - Date_ ——

Review ltems: Lot #.& Layoutl. Lot Ared M Zonir/\gj :ﬂ(_{ Bearings 2. istances( ﬁ

Coordinatesy ‘ﬂ _ Plan# (. Road/Aliey Widths Easen %nts Open Space’ Z/f[

Non-standard BRLS nl A Adjoiriing LandCC Vicinitéf Map LA SepticWells (AT
TDR note Child Lot note_N A Surveyor Cert( f=_ Owner Cert Tax Mapg&
- Si . SR fraded -

= semant HE G reeded...
Reviewer D’ate Sent Due Date Date Rec’d - | Comments
et ey | e cawenerT]
iz 08 T
izl 1) i
(2] 22/ ok
u/i o ok
1Z/zz/ct Ll
Final DRD Review: _ Initial te
DRD Review Complete: . § C/06
(Al comments rec’d and incorporated into mark-up) ,
Engineer Notified (Pick up Mark-up): TA. =206
Final Mylar w/Mark-up & PDF Rec'd: Ta 3

Board Approval of Plat:

Plat Agenda:

Planning Board Approval:
Chairman’s Signature.

DPS Approval of Plat:

Engineer Pick-up for DPS Signature:
Final Mylar for Reproduction Rec'd:
plat Reproduction:

Addressing:

File Card Update:

Fina! Zoning Book Check:

Update Address Books with Plat #:
Update Green Books for Resubdivision:
Notify Engineer to Seal Plats:
Engineer Seal Complete:

Complete Reproduction:

Sent to Courthouse for Recordation:

No.

HUIRIRL;



Z-H00050 wos-zat (IR} . S
T PO AOATY 00RE-00T  QNTLATA TTRARIE | — doloawd ‘ON_JT 04033 0'd B dINH

e SN I LS WD Y SJNN
LLGIAY 238Yd 008 v - Ivg . YIINSYIYL ~ AMVIIHIIS LSSV NYAYIVHD
A0y

SHOXIAMNS ¢ SHIANTONI .
SINAYIS ONILLINNTS Eperryd

QU WSK gUL | 2
lllx Tt _\/_ S Y QHYOS_ININNYTd ALN .
4 24 30 INILYYdIa NAY AMINODINOW
odd = TaE 27 AIN03 AHIHCILNON Tk AT i T
ME = 1 FIVOS SO “TEdY B B o L W LVN~GNYTAZ YN JHL
ANYTANYN ALNNOOD HNOOINON TR 0020 S 1ree | AUGH | VL i e® \ : S ——
.- € ON LORUISKI NOLLOHTH SRy | ROIART MR | on ; PN %

W..MF LIS (BT %Mﬂﬂ:u&ﬁjlﬁt A . w»cﬁ
SONRIAS AANOILS o Toiarss oo Il vioo | ] srevd | o] b “ . .

uﬁuuﬁiﬂﬂﬁx &Eé\_agﬁ e a - om L
s e HIY INGRATTATE TRIVULISHYEL FIVOS JHIVUD £ \ /
NOUYASSYTI INOZ SOL/208 ML #0d 801 ~00% NOULITS
FHICUHT IEVOT AUNIGT ANTFIUNOI $IAKT STYTYLS N U l&.
LIWGIS T ALNISOUS S WD INTVAITNIT LISTdd WY SULSKT TIV / %
—— ozt (\ 9 \
b O SRIOTY T L IOTY ™ O i /
ST N DOEOITY ANIUISYT LHN NI AR SO KLY N . - \\ o \\
/ ‘<
L s L
7=
<

LY ,
&
, ™ ez z
GINNSSY JY R JHL LOUNT G QWY SO 4L S0 @ioeday S 9157 SBL L g6t "4 60SFL 1 M m\\

e\ $
.M.a P
\«. . |
£
- LNICTSIN TN AULIIIS ANVASISSY
h?m 114> g4 y
0 45y

u.J. i v 0

e

10

GIGI
r.”

IV B0OHd NOISIAIQENS Voo = \

:

%

\\\\
o

]

(

.

M ORNGD Y T e MO T~ SUTE i 7
KON 62050~ AR MY ANVPRIIS 5Cd FTReIvar Ry wwdl #2 R R N N 13 HAHICS 'S'S \\Nm!
UOT KNG 04 VD WL KIS TN & KIOR LT SI01 g, L ’» &\\n " 7
o Yoy A
7 Jaz ;i ihun:.ﬂ.s.ﬁm ge! .u;_-... %.d%uf €, TG
SOHLO KM SRAREN L ISWIAT NOLNLSR OL LONBTS T8 TS X - L % g
TR DEUNIGI OV ONY ALRRANY AU 2T NOLYUIAD T SATIM o> Pt.&q‘; 3 g
Il ANY LY QUGS 3T TIVHS SHOUKEKIO I, TY TIY oL 7 e 1 gy P
TSNV ALSND TV L M IS QRIS RIS e I i 1
3 Og
404 TIHLZ Mal508d ) % ) iy SY SILMLN OMENd ONY S53H03/SSIHIM 40 S350diNd IHL W03 L ¥ '8
WATLGHS SHL MO TEROTTY S ALSART AN O NYid il & T T Si0T 0 LLANIE 30l 404 SNINGISYI HY HSMSYLST MIHLNIY M
LN TXOMUANCT A8 B20S0~L UTANIN VT SR T SIS i L GRFUAIT 'AINNOD AMFNOUINGI
AINGLS L 20 SNOUKIGS QN SWOUVUNT ML Gl LANGNS I IXid it p NS 40 SQUOO3M ONV HL ONOMY Ti¥ ONQJ LY QLICL 836N M (30NOI3Y SY
b R s X OV 29058 S ' NOUINA NIV LENGSYI NOUYREENO0, IULNG LORN000 SHL
A e S TVl Wi 30rv0u000Y M INGRGSYT HOUYANISNOO ¥ HSRAYLSI dIHLN A
@ i~ s UNYTAYH ALNAOD AMIACTLNON. 40 SCHO0OR
LA OMYT 3HL ONOMY LS 0FX0J AW ¥WE MJEN NI U3GHOD3Y SV SIPGNISY.
ALWA O0ENd 40 SNOISNONd ONY SIRGL 0 NOLYAIOIG, ‘0T 1nd
LIGMND0A 3. N COMYN S3LEY JS0HL 0L J3TVd Ot SY NOREIM HAGHS
M ¥

ANNOM QL SIGTROWNID ONY LNIDWIGY “TITIVHYd SLNFNISVI 34OTS LHvdd
Qe 35N AENG 0L NOIEH NMOHS SY HLOW TN JHE 0L SITHS 3HL
w130 NN L HSTIIVASI TNOSMGENS
49 Nd SHL L1d00Y AGIU3H 0 "NOREH CIERIDSIA U NMOHS AL3dOdd
JHL O SYINMG NOUYEOSHCD 3¥YMY 1D ¥ "IN SINOH MLSIHONM TIM
SrEYL IN

0.0 "4 Q0€6 71

= & Nl SHL HO REWAIST OINNCRHIEN AQUS
S JHSUMYS CIUMT INOMUNS m

UOATAUNG I ANS3HOSd (GISTSY 900NN L THND A0
25,200 O EUNE SN I S200T
Jo 40 W J0 S BLZTUSL B 4 HCKS YR
& ‘o 0 Unoo__:ﬁgcaag%.mvw.%
g!-—.—'%ﬂ;égw
s Il W 053 57 GINING 3O VWL ANLHIO AR |

3%5.&5%5;%%4;%%»2&0




fetbioin . SOURGCE OF TOPQGRAPHY: T daar
o et e Petmry P, T WNOS AERIAL MAPPING CO.. iNG zoqmm. BCALE: 1= =2 000"
= 5 w0t ._‘M‘MJW \ 918 BEVDA HARBOUR Pt 1. AREA OF PROPERTY - 70449 AC
mDﬂll 3 . Ao vt LS8 2,EXIETING ZONNG: ROT :
TP 3. NUMBER OF LOTS PERMITTED - 28 (& denutty of 1 Jol per 25 aces)
[U—— v * A HUWBER OF LOTS SHOWN - 15 (14 Lots and 1 Outiot)
R T A et 8. AREA SHOWN AB STREET DEDICATION - 1£.8 AC
¥ e s €. SiTE YO BE BERVED BY WELLE & ON-SITE SEPTKC SYSTEMS
T S 7. EXISTING BEWER & WATER GERVICE CATEGORIES; 3.8, W5
e S T s 8. DEYELOPMENT 8TANDARDS:
R e .._H“.ﬁu.n.h“.sx -8
ol 1 eyt groery. -
ey e manyards - 38
IR e il ol siza - 40,000 af
: b : B.LOCATED ON TAX MAP B5 {PARCELS 430, 120)
B
Pt == o
Pyb. R s Pl
07 A ol A ACENG ixt -

ey
B o DAk Pl A e i s b g1 &
B P DN St s G o) A 4 s o i oty

PR 1 Uk e ot e Kot e vt DY 13 2t N P e e T
P s v

PREPARED FOR:
WINCHESTER HOMES
o cJo M5, BYLKE KNUPPEL
8905 ROCKLEGGE DRIVE, SUITE 860
BETHESDA, MARYLAND 20817
(361) 8634500

3
2
&
w
&
5
]
3
3
=
kl

LOT SIZES:
s

LOT 18 - 308.1 AC
LOT). T80AC
LOT 7. €06 AC
LOT2- 541 AC
LOT 14- 357 AC

LOT 13- 3.4 AC
10T 8~ 36AC

AVERAGE - 48.ZAC.

D:

s L]
o Divide

Tree Cover Nl

PRELIMINARY PLAN

STONEY SPRINGS

Mcontgomery County Maryland

NOTE:

Al approvad gand mound edss shat by suificiently protecied
Trem geaaing or oiher diutsardancy Yirough the lrsteiaton of
Grange tree protection lencing (or ser appraved malanz)
atcund the perimeisr of sarh mound sile by e duveloper.
Insiakation of U protactve hencing mit 08 complelec by e
davalopar srelinspuaied by 1o Wak and Septc Section

7 15 tor e s Hare:
y e IMEDRS ) oriot 16 spprae ol sny weed pen o inca. en shants 2 v § e cetok

Vi of sach horehin B es
ise Trall  seeme—

frall =




MONTGOMERY COUNTY DEPARTMENT OF PARK AND PLANNING

THE MARYLAND-NATIONAL CAPITAL
PARK AND PLANNING COMMISSION

8787 Georgia Avenue
Silver Spring, Maryland 20910-3760
30]-495-4500, www.mncppc.oTg i

Date Mailed: DEC 20 'ZDUS.

Action: Approved Staff
Recommendation.

Date of Hearing: March 17, 2005.
Motion of Commissioner Robinson,
Seconded by Commissioner Bryant, -
with a vote of 3-2. C

Commissioners Robinson, Bryant and -

Perdue voting in favor. Chairman
Berlage and Commissioner Wellington
voting against. : T

MONTGOMERY COUNTY PLANNING BOARD
OPINION -

Preliminary Plan 1-05029 ‘
NAME OF PLAN: Stoney Springs (Casey Property)

The date of this written opinion is DEC 20 200,5 2005 (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 within thirty days of the date of this
written opinion, consistent with the -procedural rules for the judicial review of
administrative agency decisions in ‘Circuit Court (Rule 7-203, Maryland Rules of

Procedure).

This Preliminary Plan will remain valid for 36 months from its Initiation Date (as
defined in Montgomery County Code Section 50-35(h), as amended). Prior to the
expiration of this validity period, a final record plat for all property delineated on the
approved preliminary plan must be recorded among the Montgomery County Land
" Records or a request foran extension must be filed.

.. INTRODUCTION

On August 14, 2004, Winchester Homes (the “Applicant”) submitted an
applicétion for the approval of a preliminary plan of subdivision of property in the Rural
Density Transfer (“RDT") Zone. The application proposed to create 13 lots as well as 8
outlots and unrecorded areas for future lots on approximately 704 acres of land located
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at the south side of West Offutt Road and the west side of Mount Nébo Road at the
intersection of West Offutt Road and Mount Nebo Road in Poolesville (the “Property” or
the “Subject Property” )." The Property is located within the boundaries of the' Functional
Master Plan for the Preservation of Agriculture ‘and Rural Open Space (*Agricultural
Master Plan” or “Master Plan”). The application was designated Preliminary Plan
1-05029 (“Plan”). : ' ~

On December 9, 2004 and March 17, 2005, Prehmmary Plan 1-05029 was -
brought before the Montgomery County Planning Board (*Planning Board” or “Board”)
for public hearings. At the pubhc hearings, the Planning Board heard testimony and
received evidence submitted in the record on the application (“Record”).

‘ The Record closed at the conclusion of the March 17, 2005 public hearing, after
action by the Planning Board. The Record includes: the information on the Prellmlnery
Plan Application Form; the Planning Board staff-generated minutes of the Subdivision

'Review Committee meeting(s) on the application; all correspondence and any other
written or graphic information concerning the application received by the Planning Board
or its Staff following submission of the application and prior to the Board's action at the
conclusion of the public hearings; all correspondence and any other written or graphic
information concerning the application received from the Applicant, public agencies, and
private individuals or entities; all correspondence and any other written or graphic
information issued by Planning Board Staff concerning the application prior to the -
Board's action following ‘the public hearings; all evidence, including written. and oral
testimony and any graphic exhibits, presented to the Planning Board et the public
hearings.

‘.  THE SUBJECT PROPERTY AND SURROUNDING AREA

The Subject Property includes an existing farmhouse and outbuildings. The
Property is currently fallow fields but has been actively farmed in the past. The Property
includes streams, wetlands, floodplains, and 304 acres of forest. Edwards Ferry Road
that adjoins a portion of the easternmost boundary of the. Property is designated as
“exceptional and rustic” in the approved and adopted Functional Master Plan of Rustic
Roads (‘“Rustic Roads Master Plan”). West Offutt and Mount Nebo Roads that both
border and bisect portions of the Property are designated “rustic” in the same Master
.~ Plan. The surrounding properties contain agricultural uses or forest with the exception of
" a cluster of residential lots abutting the Property on the west side of Edwards Ferry
- Road. A conservatlon property owned by the Izaak Watton League abuts the southeast

1 As discussed below, the application was later amended to reduce the entire potential
development to 14 lots and one outlot, wnth no other areas reserved for future
development

2 The March 17, 2005 hearing was a continuation of the December 9, 2004 hearing, and
the Record encompasses both hearings.
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corner of the Property; @ shooting range and related club facilities are cufrentiy operated
on the lzask Walton League. property. The Property also contains a log cabin
designated on the L ocational Atlas as a historic resource. .

.. PROPOSED DEVELOPMENT

The current Plan proposes fourteen (14) lots and one (1) outlot on the Property.

The Applicant proposes to remove. all remaining. transferable develogment rights

(“TDRs") from the Property thereby creating no additional lots in the future.® The overall

~ density on the Property will be one dwelling per 50 acres, or one dwelling per 47 acres if

the outlot is ever converted to a building lot. A 25-foot public use trail easement will be -
located on the Property. _ .

: The current preliminary plan is a revision-to an earlier preliminéry‘pian (“Prior
Plan”y on the Property that was considered by the Planning Board at a public hearing on
December 9, 2004. The Prior Plan was submitted after Staff comments were received
on a pre:préliminary plan application (No. 7-03023) filed in January, 2003 for Staff
review and septic testing purposes. The pre-preliminary. plan proposed 28 potential
residential lots on the Property. After Staff comments were received on the pre-
prelimina‘ry plan, the Applicant filed the Prior Plan on August, 2004 for 13 lots, 8 outlots
‘and unrecorded areas for additional lots. All the lots then-proposed were to be served

by private sand mound septic systems* and wells. The Staff recommended approval of

‘the Prior Plan, with conditions. At the December 8, 2004 public hearing on.the Prior
Plan, issues Were raised regarding the use of sand mound septic systems, the size of
the proposed lots, and the ‘density proposed for the Property. Following comments by
the Planning Board regarding the Prior Plan, the Applicant requested that the action be
“deferred, in order to respond to the issues raised at the public hearing. The Prior Plan
was substantially revised to address the Planning Board’'s concerns, and the Applicant
submitted a revised plan that signiﬂcantly reduces the density proposed in the Prior
Plan. o

The amended plan (“Reviséd Plan”) includes14 lots and 1 outlot that could be
converted through the minor subdivision process 10 a buildable lot. These 14 lots and 1.
outlot range in size from 3.5 acres 10 300.1 acres. Nine of the potential fifteen lots are
greater than 20 acres, and eight out of nine of these lots are greater than 30 acres. The
other six lots: proposed for the Subject Property rangeé between 3.5 and 8 acres in size.
The .proposed lot layout consists of two areas where the smalier lots are clustered in
groups of four, with the remaining land consisting of dispersed larger lots. The first
cluster of four lots is located in the southwest portion of the Property at the end of a long

PR

3 The Applicant will serialize and convey the TDRs from the Property subsequent to the
recordation of the plat. : : o .

4 gand mo,und' septic.systems are discussed in detail in Section V. of this Opinion.
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driveway. Existing forest and tree cover provide visual buffering between houses on
these lots and the road frontages. The second lot cluster of four lots is located on the
east side of Mount Nebo Road at the end ‘of a shared driveway that rises in elevation
from the road. The clustering of these smaller lots allows large areas of generally'
contlguous property suitable for agncultural and related uses

V. SUMMARY OF TESTIMONY

At the hearing, witnesses testlfled in support of and in opposrtron to the proposed
preliminary plan. The witnesses focused on two main issues: (1) whether the use of
sand mound septic systems are proper in the Agricultural Reserve; and (2) whether the
lot sizes and density of the proposed development meet the standards and objectlves of
the RDT Zone and the Agncultural Master Plan.

A Staff Testlmonv

Development Revrew Staff testified that the Revised Plan proposed 14 lots and 1
outlot on the Property Staff noted that the Property is designated as an “exceptional
property” under the Legacy Open Space Program. Staff also informed the Plannmg

Board that the 14 lots had obtained approval from appropriate County agencies for

development with sand mound septic systems. Staff further testified that the proposed
lots included: 6 lots between 3.5 and 8 acres in size, 1 lot of 20.6 acres, 7 lots between
30 and 78 acres in size, and-an outlot of 309 acres. Staff also noted that the Applicant
has agreed. to sever all remaining TDRs from the Property if the Planning Board
approved the application, thus precluding any future development-of the Property

Staff calculated the overall density of the proposed development to be one unit
per 47 acres (compared with the one unit per 25 acres permitted under its RDT- zoning)
and noted that, in Staff's opinion, this plan preserved farmland by significantly reducing
the number of proposed lots and by significantly increasing the proposed lot sizes from .
the Prior Plan. In particular, Staff noted that the proposed lot layout locates the smaller

* lots in a manner that preserves large contiguous farm fields, and that this layout better
protects large contiguous segmeénts of the agricultural soils on the Property. |

In further describing the proposed plan-to the Board, Staff identified two clusters
of smaller lots within the 704-acre site and stated its conclusion that clustering the

® This is discussed more'fully in Section V below.

6 staff summarized the issues raised by the Board in the First Hearing as concern over .
the usé of sand mounds to -achieve full density on a property that does not support the
use of septic fields, and the fragmentation or loss of existing farmland because of size -
and location of lots WIthrn Prior Plan.
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smaller lots would preserve large contiguous areas of agricultural land. Staff
summarized the proposal by describing the plan as: (1) preserving 353 acres of the
currently existing 395 acres of farm fields; (2) retaining 662 of the 704 acres, including
300 acres of forest, .as agriculture or agricultural open space; and. (3) meeting all the
applicable requiremenis for forest conservation, including protection of the highest
quality forest and environmental buffers and weltlands on site. Staff advised the Board
that in its opinion residential uses are permitted uses in the RDT Zone provided that the
proposed plan maximizes and prioritizes agriculture in accordance with the Agricultural”
Master Plan. Staff stated that the plan did a “significantly better job” than the earlier plan
of protecting agricultural lands. Staff testified that the Agricultural Master Plan language
regarding alternative individual septic s;ystems-7 has not been interpreted as prohibiting -
the use of sand mound septic systems in the RDT Zone. The Staff Report identifies a
total of 35 lots in the RDT Zone that have received approval for sand mound. septic
systems since 1999. In conclusion, Staff recommended that the Planning ‘Board
approve the preliminary plan with the conditions proposed by the Staff because the plan
" met. all the applicable requirements of the, subdivision regulations and was in
compliance with the RDT Zone and the Agricultural Master Plan. - '

- In response to Boardmember questioning, staff testified that the property had
been nominated for and subsequently was added to the Legacy Open Space Functional
Master Plan @s a Farmiand and Rural Open Space (Class ). The property had been
‘dentified as an exceptional property in the Agricultural Reserve due to the high quality
of the forested wetlands on the property, the ecological connectivity that those forests
- provide between significant natural areas, and ihe large size of the agricultural fields.
An additional factors supporting the exceptional site status are the rustic roads and
associated rural vistas. The Legacy designation had recommended the use of
casements as the preferred protection technique for this Property. Staff also testified
that the recommended standard for acquisition of easements, were the County to
purchase easements. to reduce development density on the site would be to achieve a
maximum density of one unit per 50 acres. - - _

7 The Agricultural Master Plan at page 62 provides in pertinent part:

Recomrnen'ded Water and Sewerage Guidelines

kkd

 . Deny private use of alternative individual and comnﬁﬂ'nity systems in all areas
designated for the Rural Density Transfer Zone (RDT) -‘

« Study the possible application of private alternative individual and community
systems in rural open space areas (Emphasis in original) =~ ‘
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