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82003023A

Gateway Commons

Approval of amendment to Site Plan 820030230 to 1) reflect minor
adjustments to building locations and footprints and removal of the
basements of some units; 2) the adjustment of certain grades, 3) the
deletion and addition of certain retaining walls; 4) the relocation of a
driveway and historical marker in Dowden’s Ordinary; 5) modifications to
curbs and sidewalks and the deletion of the Latrobe Lane traffic circle and
median; 6) the provision of emergency access driveways to private streets;
7) the reduction in the overall number of dwelling units from 292 to 286
and 8) the clarification of the development notes and tables to reflect the
proposed changes and clarify and define items.

Div. 59-D-3 of Montgomery County Zoning Ordinance

R-200/TDR-7

Southwest quadrant of the intersection of Stringtown Road and MD 355
(Frederick Road)

Clarksburg Master Plan

Gateway Commons, LLC, c/o U.S. Home Corp.

March 31, 2006

July 20, 2006

STAFF RECOMMENDATION: Approval of Site Plan amendment 82003023 A to reflect
minor adjustments to building locations and footprints and removal of the basements of some
units; the adjustment of certain grades, the deletion and addition of certain retaining walls; the



relocation of a driveway and historical marker in Dowden’s Ordinary; modifications to curbs and
sidewalks and the deletion of the Latrobe Lane traffic circle and median; the provision of
emergency access driveways to private streets; the reduction in the overall number of dwelling
units from 292 to 286 and the clarification of the development notes and tables to reflect the
proposed changes and clarify and define items. All site development elements as shown on the
Gateway Commons Site Plan Amendment plans stamped by the M-NCPPC on June 13, 2006, shall be
required except as modified by the following conditions:

1. Preliminary Plan Conformance
The proposed development shall comply with the conditions of approval for Preliminary
Plan #120020480 as listed in the Planning Board opinion dated August 13, 2002 [Appendix
Al
2. Site Plan Conformance
The proposed development shall comply with the conditions of approval for Site Plan
#820030230 as listed in the Planning Board opinion dated November 18, 2003 [Appendix
B], except as modified by this amendment.
3. Site Design
Label the setbacks, building restriction lines and respective building envelopes for all of the
unit types.
4. Dowden’s Ordinary Park and Historic Preservation
The Applicant shall comply with the conditions of approval from site plan 820030230,
except as modified by the following conditions of approval in the memorandum from Park
Development Division dated July 6, 2006 [Appendix C}:
a. Applicant shall dedicate “Parcel B” consisting of approximately 2.84 acres
and located at the corner of Route 355 and extended Stringtown Road to M-
NCPPC. The final area to be dedicated to be adjusted to exclude areas on
which retaining walls have or will be constructed, except the wall at the Route
355/Stringtown Road corner. The dedicated site shall be conveyed free of
trash and unnatural debris and the boundaries staked and signed by the
Applicant to delineate between parkland and private properties. The
additional 50-foot utility easement requested by Allegheny Power shall be
sited to not impact the historic site limits of disturbance shown on the
approved site plan. The applicant shall provide protective fencing around all
limits of disturbance areas prior to site construction. Allegheny Power shall
locate three utility poles along the Frederick Road frontage to minimize
conflict with the approved site plan opinion. The first pole shall be located on
the adjacent residential property easement obtained by Allegheny Power; the
second pole shall be located along the frontage of 355; and the third pole shall
be located at the corner of Stringtown Road and Frederick Road. M-NCPPC
staff shall review and approve final pole locations. [This medified condition
replaces condition 4(a) from site plan 820030230]
b. Applicant shall construct on dedicated park property the following amenities:
A “ghost structure” recreation shall be constructed of the historic Dowden’s
Ordinary including stone seating walls, flagstone flooring, and interpretive
panels. The structure to be approximately 16” x 30° and constructed of corten
steel. The architecture shall include two brick chimneys, two dormer




windows, porch with overhead roof frame/support posts, and an outline
doorframe entrance. M-NCPPC Park Development Staff shall approve final
architectural design. Three interpretive panels shall be provided with photos
and wording selected and approved by M-NCPPC historic preservation staff;
panels shall be located at a) the Dowden’s Ordinary original tavern structure
site, b) the Dowden’s Ordinary ghost structure site, and ¢) the cannon replica
site. [This modified condition replaces condition 4(b) 1 from site plan
820030230].

Applicant to construct on dedicated park property the following amenities:
Appropriate sculptural recreational pieces or other recreational amenities to
serve the park, historic and neighborhood needs in the play area shall be
acceptable to M-NCPPC staff and Applicant. The pieces may be historic in
nature and be compatible with the history surrounding the Dowden’s
Ordinary. A 3 1b. metal cannon replica and companion metal carriage, as
approved by M-NCPPC staff, shall be provided adjacent the main pathway
(securely anchored according to cannon manufacturer specifications) and shall
include a secure welded stack of cannon balls which shall be placed in the
park with coordinating interpretive signage as an amenity. An interpretive
sign (including historic photos and text) shall be located at the cannon replica
site. . [This modified condition replaces condition 4(b) 7 from site plan
820030230]. :

Applicant to construct on dedicated park property the following amenities:

A bike rack shall be located near the park entrance off Route 355 which shall
consist of four (4) cannon carriage wheels (secured or direct buried into
pavement) to compliment the historic cannon carriage and blend with the
historic site context. The cannon wheel bike rack shall include small signage
that states “bike rack use”. Bike rack design to be approved by M-NCPPC
staff. [This modified condition replaces condition 4(b) 8 from site plan
820030230]

Applicant to construct on dedicated park property the following amenities:
Native trees consistent with the Dowden’s Ordinary historic period shall be
used in selected locations throughout the park site. Final choice of tree
locations and species to be determined in coordination with M-NCPPC staff
and acceptable to staff and the applicant. Existing trees and shrubs along the
property line shall be selectively cleared along with exotic and invasive
species as determined by M-NCPPC staff, New plant material shall be
provided to define park boundary edges along the proposed historic fence line.
[This modified condition replaces condition 4(b) 10 from site plan
820030230]

Grading of the park site to result in slopes of no greater than 3:1 unless
necessary to avoid grading on or near any locations that M-NCPPC staff
determines may contain archeological artifacts. Staff to advise applicant of
any grading restrictions in park site based on archeological artifacts within 90
days of the site plan approval. All 3:1 slope areas along Frederick Road (355)
and Stringtown Road shall be sodded as well as the high activity area adjacent
the playground area. Final sod limits to be determined by M-NCPPC staff.



5.

The sod installation shall be provided to ensure stabilization of the 3:1 slope
areas and prevent soil from running off-site into the storm water management
systems. The remaining park site shall be stabilized with a seed and straw
method. [This modified condition replaces condition 4(c) from site plan
820030230}
All park amenities to be constructed to park standards and specifications if
available. Specifications for benches, walls, ghost structure, trails,
recreational pieces, bicycle racks, historic signage and all other features built
within the park to be submitted to M-NCPPC staff for approval prior to
construction of park features.
1) Fencing —
Shall be a rustic split rail “V” fence replica of the 1765 period. Fencing
shall be located along the east park boundary adjacent residential home,
along the north park boundary of Route 355 (approximately 155 linear
feet. along the 3:1 slope border for safety purposes; extending from the
relocated boulder to the proposed bike rack area) and along the south park
boundary reforestation area (approximately 150 linear feet. along the 3:1
slope border for safety purposes; extending to the pedestrian path for
safety measures).
2) Dowden’s Ordinary Site —
Shall be protected and marked in field by constructing an 18-inch height
historic type bollard & chain guard (black paint) as determined by Historic
Preservation staff.
3) Trail -
Shall contain coordinated trail sighage to match a modified Dowden’s
Ordinary tavern type sign and include a handrail design consistent with the
historic elements of the park as determined by M-NCPPC staff.
4) Benches —
Shall provide 6-foot length teak wood benches similar to a Monarch style
bench
5) Lighting —
Shall provide two (2) historic gas-type style wood post lights to be located
near the entrance to the ghost structure as determined by the M-NCPPC
staff; style of fixture to be reviewed and approved by M-NCPPC staff.
[This modified condition replaces condition 4(f) from site plan
820030230/.

Landscaping

a.

Provide an optional landscape plan in conjunction with the “Optional Retaining Wall
Grading Plan” behind proposed one-family lots 1-5 to include an evergreen buffer

mixed with deciduous trees.

Provide a detail for cach paving element or treatment for the walkways, paths, plaza

arcas and specialty facilities.

Provide the location of all of the fixed site features (i.e. lights, hydrants, signs, etc.)

that will also accurately reflect the location of the plant material.



10.

11.

12.

Lighting

a. Provide a lighting distribution and photometric plan with summary report and
tabulations to conform to IESNA standards for residential development.

b.  All light fixtures shall be full cut-off fixtures or able to be equipped with shields,
refractors or reflectors.

c. Deflectors shall be installed on all fixtures causing potential glare or excess
illumination, especially on the perimeter f{ixtures abutting the adjacent residential
properties.

d. Hlumination levels shall not exceed 0.5 footcandles (fc) at any property line abutting
adjacent residential properties.

e. The height of the light poles shall not exceed 16 feet including the mounting base.

Recreation Facilities

Revise the Recreation calculations to be consistent with the total number and mix of units.

Fire and Rescue

The Applicant shall comply with the memorandum of approval from the Fire Marshall dated

March 1, 2006 [Appendix C].

Moderately Priced Dwelling Units (MPDUs)

a. The Applicant shall provide 43 Moderately Priced Dwelling Units (12.5% of the total
number of units) within the building, consistent with Chapter 25A.

b. The MPDU agreement shall be executed prior to the release of the first building
permit.

C. If all of the required MPDUs are not provided on-site, a Site Plan amendment
application shall be filed by the applicant and approved by the Planning Board prior
to issuance of ‘any building permit.

Transferable Density Rights (TDRs)

Prior to issuance of any building permit, the applicant shall provide verification of the

availability of the required 128 transferable development rights (TDRs) for the proposed

development.

Stormwater Management (SWM)

The proposed development is subject to Final SWM and Sediment Control Plans approved

on October 14, 2004 and reconfirmation of the Stormwater Management Concept dated

March 24, 2006 [Appendix C], unless amended and approved by the Department of

Permitting Services (DPS).

Development Program

Applicant shall construct the proposed development in accordance with the Development

Program and Site Plan Enforcement Agreement. The Development Program and Site Plan

Enforcement Agreement shall be reviewed and approved by M-NCPPC staff prior to

approval of the certified site plan. The Development Program and revised Site Plan

Enforcement Agreement shall include a phasing schedule as follows:

a. Recreation facilities on the east side of Observation Drive, shall be completed prior to
issuance of building permits for the 112" unit based upon the units on the cast side of
Observation Drive.

b. Recreation facilities on the west side of Observation Drive, shall be completed prior
to issuance of building permits for the 89™ unit, based upon the units on the west side
of Observation Drive,




Community-wide pedestrian pathways and recreation facilities, including the tot lot
and multi-age play areas, shall be completed prior to issuance of building permit for
the 200™ unit of the entire development.

Provide staff a copy of the off-site grading easement for the proposed one-family lots
1-5 for the elimination of the retaining walls prior to the issuance of a permit for the
proposed lots.

13. Certified Site Plan

Prior to approval of the certified site plan the following revisions shall be included and/or
information provided, subject to staff review and approval:

a.
b.
c.

Development program, inspection schedule, and Site Plan Resolution.

Revised data table and development standards.

Details of the recreation facilities bases and perimeters, including the surface material
(micro-engineered wood fibers), timber borders, access to the walkways and
underdrains, for all of the facilities.

A key map and matchline number on each sheet.



Summary of the Proposed Amendment to the Original Site Plan

The original site plan application (820030220) was approved by the Planning Board on July 24,
2003 for Gateway Commons for a total of 292 dwellings including 27 one-family detached units
and 93 townhouses, 88 multi-family units and 84 attached units, inclusive of 44 MPDUs and 128
TDRs on 45.24 acres. An opinion was issued on November 18, 2003. The signature set was
approved on August 10, 2004.

Site Plan issues were extensive during the original review and approval of this project. The bulk
of the issues were generated from attempting to achieve the Master Planned densities on a site
that had several significant constraints, including special protection area storm water
management treatment that increased the SWM facility size; new forest conservation legislation
that increased the tree preservation areas on site; the presence of two major roads and one minor
road intersecting at the center of the site; the park dedication and developing an appropriate entry
into Clarksburg given the topographical constraints. All of these issues were resolved with the
approval of the original site plan.

The majority of the site is under construction, including the public roads and their associated
bike paths, the private roads and courts, parking areas, utility connections and stormwater
management facilities. Permits for the buildings have not been signed off by M-NCPPC nor
have they been issued by the Montgomery County Department of Permitting Services.

The subject “A” amendment to Gateway Commons was initiated by the Applicant to address
architectural, engineering and construction changes, as well as changes requested by county
agencies.

The following narrative identifies the requested change to the approved plan followed by a point-

by-point response of why the change occurred, who initiated the change and the recommendation
by staff:

i. Minor adjustments to building locations and footprints and removal of the
basements of some units.

The Applicant has modified the design of the one-family detached and multi-family units.
The new architectural plans include the revisions to first floor elevations of some of the
unit types, which in turn necessitated modifications to the site such as lead walks,
driveway slopes and lot grading,

Many of the unit revisions accurately reflect the builders’ architectural prototypes. The
lots have all been recorded and the pad sites for all of the units have been rough graded.

2. Adjustment of certain grades
Proposed grades associated with the units have changed due to final engineering and

selection of models appropriate for the selected lots. The lot grading shown on the
amended plans is intended for the construction and drainage of the specific lot only.



Adjacent lot grading, except for the proposed driveway and house location is illustrative
and subject to change based upon the final engineering for the specific lot and unit.
Driveway grades have also been changed to reflect architectural considerations and final
engineering. All of the private and public roadways have been constructed in
conformance with the site plan, except as modified by the requirements by the Fire
Marshall, and in conformance with Montgomery County standards for road construction.

The Applicant is also requesting a change to the grades in the area of the adjacent parcels
(N414, Lot 8, part of Lot 7 and N452, lot 1-Hammermill) southeast of the proposed
Dowden’s Ordinary Park, but only if the adjacent property owners grant a grading
easement on their properties in return for sewer service. Subsequently, the grading will
need to be modified in the rear of proposed one-family lots 1-5 that back up to the
adjacent lots previously referenced.

Staff recommends approval of the changes to the grading in the specified areas to
accommodate final engineering and elimination of retaining walls on the adjacent parcels,
only if an easement is granted by the owners of the parcels. If the owners do not grant
easements to the Applicant, the original site plan remains valid.

. Deletion and addition of certain retaining walls

As mentioned in the previous request for amendment, the Applicant is also requesting a
change to the grades in the area of the adjacent parcels (N414, Lot 8, part of Lot 7 and
N452, lot 1-Hammermill) southeast of the proposed Dowden’s Ordinary Park, only if the
adjacent property owners grant a grading easement on their property in return for sewer
service. The grading would eliminate the series of retaining walls in the rear of the
adjacent properties and proposed one-family lots 1-5 that back up to the adjacent parcels
previously referenced. ‘

The Applicant is also requesting minor changes to the site plan to add 2-foot-tall retaining
walls for the lead walk adjacent to townhouse unit 3385 due to re-siting of the block of
- units further from the road to accommodate setbacks from the street. A series of
additional retaining walls are proposed in front of the units (8-13, Block 5) due to more
accurate architecture presented by the Applicant. The retaining walls along the MD 355
property frontage in the location of the Dowden’s Ordinary site and adjacent parcel
N414, Lot 8 have been removed due to final grading and road design plans for the
widening of MD 355. Additional retaining walls have been deleted in the areas of the
proposed emergency access roadways and the areas in between townhouse units where
the final grading has been adjusted.

Staff recommends approval of the changes to the grading in the specified areas to
accommodate final engineering and elimination of retaining walls on the adjacent parcels,
only if the owners of the parcels grant an easement. If the owners do not grant easements
to the Applicant, the original site plan remains valid.



4. The relocation of a driveway and historical marker in Dowden’s Ordinary

The original site plan included a dedication of the Dowden’s Ordinary Park (Gateway
Commons Special Park) and initial design that included a number of recreational and
historic amenities, such as seating walls, interpretive panels and art elements. The
historical marker was initially shown on the site plan along the frontage of MD 355 and
listed as Braddock Monument #1915. At the request of our Parks Department through
the park permit process, the Applicant agreed to change the location of the proposed
monument to move it near the front of the existing Dowden’s Ordinary, a pre-
revolutionary war historic tavern site.

A 10-foot-wide grasscrete driveway from Stringtown Road was also requested by our
Parks Department through the park permit process. A vehicular entrance to the park site
did not previously exist. The apron will be constructed in accordance with Montgomery
County standards as noted on the site plan amendment.

The Applicant was conditioned to provide numerous amenities and facilities on the
subject park site. Condition 4 (e) specifically allows the “final design of the park site,
including facilities and plantings therein, to be coordinated with M-NCPPC staff and to
be acceptable to staff and the Applicant”.

Staff recommends approval of this request because the Applicant is still required to
satisfy the above noted condition and original site plan conditions. Furthermore, the
Applicant is required to continue processing the park permit to satisfy the original
conditions of approval.

5. Modifications to curbs and sidewalks and the deletion of the Latrobe Lane traffic
circle and median

Modifications to the curbs and sidewalks were necessary as a result of the reduction to
the units, which were necessitated by the inclusion of the emergency access roadways
from Stringtown Road and Latrobe Lane. Dual 3-foot-wide lead-walks from the two-
over-two units have been consolidated into a single 8-foot-wide lead-walk. In addition to
the changes predicated by the Fire Marshall, the Applicant has made changes to the
sidewalks to the units due to architectural revisions to the builder’s models being
proposed with the application.,

The deletion of the Latrobe Lane traffic circle and median is a result of a requirement by
the Fire Marshall to maintain a 20-foot-wide emergency access roadway to the proposed
units. The initial median design included two 13-foot-wide travel lanes separated by a 6-
foot-wide landscaped median. The amendment would eliminate the median and provide
for full pavement within the road section. The traffic circle was also required to be
eliminated because of the width of the travel lanes.

Staff recommends that the plans be modified to reflect as-built conditions based upon
requirements by the Fire Marshall.



6. Provision of emergency access driveways to private streets.

During the permit review, the Fire Marshall required changes to the private streets for
turning radii, road termini and road widths, as well as providing emergency access to the
private streets.

The Fire Marshall comments during the review of the construction permits required
emergency access to Shaws Tavern Court from Stringtown Road and emergency access
to Scholl Manor Way and Roberts Tavern Court from Latrobe Lane. The emergency
roadway access consists of a 20-foot-wide connection that incorporates grasscrete pavers
to prevent a dead-end condition to the private courts. The Fire Marshall also requires the
elimination of the median and traffic circle in private Latrobe Lane from Observation
Drive to Scholl Manor Way to provide a wider paved area.

The curb and gutter, which includes the turning radii for most of the private driveways,
including Roberts Tavern Drive and Court, Scholl Manor Way and Shaws Tavern Court,
has been widened in many locations and/or removed and replaced with mountable curb to
satisfy requirements by the Fire Marshall.

Staff recommends that the Fire Marshall modify the plans to reflect as-built conditions
based upon requirements. '

7. Reduction in the overall number of dwelling units from 292 to 286.

The Applicant reduced the overall number of dwelling units by a total of six units, from
292 to 286, primarily due to the requirements by the Fire Marshall for emergency access
to Shaws Tavern Court from Stringtown Road and access to Scholl Manor Way and
Roberts Tavern Court from Latrobe Lane. The reduction of the one-over-one units on
Shaws Tavern Court resulted in the elimination of a stick of two buildings that housed a
total of four units and shifted the remaining two buildings in the stick further to the
northern property line.

Two additional emergency access points were provided from Latrobe Lane to Scholl
Manor Way and Roberts Tavern Court that caused the elimination of two townhouses.
Originally, the stick of units consisted of seven townhouses in a single row; however, the
amended condition breaks up the stick into groupings of two units and four units
separated by the emergency access. This results in additional green space between the
groups of townhouses into the private court areas.

The reduction of the one-over-one units eliminated three surface parking spaces, changed
the lead walk locations of the units to remain directly onto Stringtown Road, and created
a separate lead walk from the adjacent two-over-two units to Observation Drive. The
reduction in the townhouse units resulted in the loss of garage parking spaces and
changes to the lead walk conditions to Latrobe Lane.
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_Staff views the changes as mandatory as a result of the failure by the Fire Marshall to
adequately review the original plans during the mandated review period and believes the
loss of units adequately addresses the concerns.

The change in unit numbers has been correctly revised in the data table, development
charts, green space computations and the recreation tabulations to be consistent with the
total number of units.

. Clarification of the development notes and tables to reflect the proposed changes
and clarify and define items.

The original site plan did not adequately address the development standards for each use,
specifically maximum building heights and clarification of setbacks for many of the units
on the private streets. Setbacks were established for the primary public roads, including
* MD 355, Observation Drive, Stringtown Road, Roberts Tavern Drive, Woodport Road
and Latrobe Lane. The units that front onto the private streets and courts have not been
identified with specific setbacks. The setbacks would have been “as depicted or
graphically shown on the approved site plan™. Staff does not believe this is a violation
because none of the units are constructed and permits have not been issued by the
respective agencies.

The Site Plan deficiencies have been clarified with the proposed amendment. The
neighboring site plans such as Clarksburg Village and Greenway Village that
incorporated R-200/TDR standards with a PD underlying standard, have been studied for
consistency.

The following table shows the maximum height limitations proposed for this project and
the corresponding site plans that also did not include specific development standards:

Unit Type Gateway Commons | Clarksburg Village | Greenway Village
Amendment Amendment Amendment
82003023A 82003003A 82003

One-family 35 feet 35 feet 35 feet

detached

Townhouse 35 feet 35 feet 35 feet

(one-family

attached)

One-over-one 35 feet 35 feet 35 feet

(one-family '

attached)

Two-over- 45 feet 45 feet 45 feet

two (multi-

family)

Multi-family 45 feet 55 feet 55 feet
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All of the lots on the site plan amendment have been modified to clearly identify setbacks
and building restriction lines for the one-family detached lots and townhouses with lots,
and building envelopes for the multi-family and attached units.

Staff has placed a condition in the report to incorporate the revised data table and
development standards.
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PROJECT DESCRIPTION: Site Vicinity and Description

The proposed development spans the intersection of new Observation Drive, the extension of
Stringtown Road and new alignment of MD Route 355 (Frederick Road). Stringtown Road
forms the northwestern boundary of the site.

The site is northeast
of the Gateway
Industrial Parkway
and the industrial
office park.
Northeast of the site
are existing homes
and lots in the R-
zone. The lots are
over 180 feet deep
and have over 125
foot rear yards.
Immediately north
of the site is the

N P ¢ Clarksburg
Elementary School and the Clarksburg Historic District w1th1n the penmeter of the town.

The Highlands of Clarksburg community is located directly opposite MD 355. The northeast
corner of the site contains Dowden’s Ordinary, a pre-revolutionary war historic tavern site. The
site was dedicated to M-NCPPC for use a specialty park and preservation site for archeological
artifacts.

The property has
been completely
cleared and graded
within the
parameters of the
forest conservation
plan and sediment
and erosion control
plan. All of the
roads and
associated
facilities, both
public and private,
have been
“constructed.
Additionally, all of the sediment control facilities have been installed consistent with the
Clarksburg SPA standards and guidelines.
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PROJECT DESCRIPTION: Proposal

The proposed amendment to the originally approved site plan for Gateway Commons
specifically addresses modifications to the building footprints, as a result of the selection of final
architectural elements, clarification of development standards in the data table and plan, site
details such as retaining wall and driveway features and revisions to the access points and
stormwater management facilities based upon other agency review. Additionally, the site design
has remained consistent, with the exception of the specific modifications to the original concept
and approval. The changes have resulted in reduction of 6 units.

The project provides a variety and mix of unit types as prescribed in the Clarksburg Master Plan
and the provision of the future transit stop for the implementation of the Corridor City
Transitway. The unit arrangement and orientation to the streets has not changed with this
proposed amendment. All of the public and private roadway systems, including the bike path on
Observation and Stringtown Roads, have been installed.

All of the amenities associated with this development, including the landscaping, lighting, entry
features along the Stringtown Road and community recreational facilities, will be installed in
accordance with the development program that has been modified with this amendment. The
applicant is dedicating the northeastern-most portion of the site to M-NCPPC because it contains
the Dowden’s Ordinary site, a tavern in operation during revolutionary era. The site is perched
on a hill that keeps it removed from the rest of the development but connected by a long
staircase. A portion of the forestation requirements and two open space play areas will be located
on the Dowden’s Ordinary site. The development of the park is undergoing review by the M-
NCPPC Parks staff and Historic Preservation Staff to create a blend of historic and park
opportunities. The proposed park will be directly accessible by foot or bicycle and a 10-foot-
wide grasscrete driveway from Stringtown Road. The Applicant continues to work with the
Parks Department, through the permit process, toward the ultimate construction and preservation
of the park. '
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PROJECT DESCRIPTION:

Preliminary Plan

Prior Approvals

Preliminary Plan 120020480 for the site was approved on July 25, 2002 by the Planning Board
for a total of 292 dwelling units, including 44 MPDUs and 128 TDRs.

Site Plan

Site Plan 820030230 was approved on July 24, 2004 (Opinion mailed November 18, 2003) for
27 one-family detached, 93 townhouses, 88 multi-family, and 84 attached units, inclusive of 44
MPDUs and 128 TDRs on 45.24 acres.

ANALYSIS: Conformance to Development Standards

PROJECT DATA TABLE

R-200/TDR 7 - utilizing PD Standards per Section 59-C-1.394(b) and as determined at Site Plan

approval.

R-200/TDR-7 Development Standards

Zoning Ordinance Permitted/Required Approved with | Proposed Change
Development | Site Plan with Site
Standards 8200030230 Plan

Amendment

82003023A
Gross Site Area 45.2463 45.2463 No Change
(ac):
Less dedication of 10.700 10.700 No Change
Roads with 100’ or ‘
greater right-of-way
Less Floodplain 0.00 0.00 No Change
Net Site Area: 34.5463 34.5463 No Change
Density
Tabulations:
Max. Density with 295 dwelling units 295 dwelling 294 dwelling | (1 dwelling
MPDU density (8.54 du/ac x 34.5147 units units unit)
bonus: ac.) (8.54 dw/acx | (8.54 dw/ac x
. 34.5147 ac.) 34.5147 ac.)
Proposed Units 292 dwelling 286 dwelling | (6 dwelling

units units Units)

MPDU Calculations 45 44 43 (1 MPDU)
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(295 x 15%, includes (292 x 15%, (286 x 15%,
22% density bonus) includes 22% | includes 22%
density bonus) density
bonus)
TDR Calculations
Base Density 69 68 69 +1 unit
TDR Density 128 128 128 No change
2 Multi-family units 44 44 44 No change
MPDUs 45 44 43 (1 MPDU)
Bonus Market Rate 8 8 8 No change
Unit
Total 295 292 291 (1 unit)
Unit Breakdown:
(From Master
Plan)
One-family detached 15% Min. 9.2% 9.4% +0.2%
44 units 27 units (waiver 27 units No change
approved with in#of
Preliminary Plan units
_ 120020480)
One-family attached Not Specified 62% 59.8% (2.2%)
177 units 171 units No change
in# of
units
Multiple-family 35% Max. 30% 30.8% +0.8%
102 88 units 88 units No change
in# of
units
Building Setbacks:
Front yard setback |
from public streets
(ft.):
Stringtown Road 25 25 25 No change
Observation Drive 20 20 20 No change
and Roberts Tavern
Drive
Woodport Road, 15 15 15 No change
Latrobe Lane and
MD 355
Side yard setbacks
(ft.):
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Townhouse (one- Not Specified Not Specified
| family attached)
One over One (one- Not Specified Not Specified
family attached)
One-family detached Not Specified Not Specified
Two over two multi- Not Specified Not Specified
family
Rear yvard sethacks
(ft.):
Townhouse (one- Not Specified Not Specified
family attached)
One over One (one- Not Specified Not Specified
family attached)
One-family detached Not Specified Not Specified 20
Two over two multi- Not Specified Not Specified
family
Setbacks for
accessory buildings
for the one-family
detached units (ft.):
From public street Not Specified Not Specified 20
right-of-way
From rear lot line Not Specified Not Specified 2
From side lot line Not Specified Not Specified 2
Max. Building
Height (ft.):
Townhouse (one- Not Specified Not Specified 35
family attached)
One over One (one- Not Specified Not Specified 35
family attached)
One-family detached Not Specified Not Specified 35
Two over two multi- Not Specified Not Specified 45
family
Accessory building Not Specified Not Specified 25
for the one-family
detached units
Min. Green Area 40% of Gross Site 58.4% of Gross 67.3% of +8.9% of
(Y%/st.): Area (788,371 sf) Site Area Gross Site Gross Site
(1,150,761 sf) Area Area
(1,326,173 (175,412
sf) sf)

17




Min. Internal 5% Based on 87,210 | 11.6% Based on | 11.6% Based | No Change
Landscaping (% of sf of parking area 87,210 sf of on 87,210 sf
parking areas) (4,361 sf) parking area of parking

(10,129 sf) area (10,129

sf.)

Parking
Requirement:
Townhouse (one- 93x2=186 01x2=182 91x2=182
family attached)
2 spaces/du
One over One (one- 84x2=162 84x2=162 84x2=162
family attached) '
2 spaces/du
One-family detached 27x2=54" 27x2=54 27x2=54
2 spaces/du
Two over two multi- 44x 1.5=66 44x1.5=66 44x 1.5=66
family 44 x2 =88 44 x 2 =88 44 x 2 =88
1 BR @ 1.5 sp/du
2BR @ 2 sp/du
Total Parking 634 634 599
Required:
Total Parking 644 644 609
Provided:
On -site
Impervious Area
(sf.):
Buildings Not Specified 190,993 227,211 +36,218
Parking and Roads Not Specified 307,143 355,627 +48,484
Driveways Not Specified 45,423 61,916 +16,493
Sidewalks Not Specified 87.624 125,328 37.704
Total On-site 631,183 770,082 +138,899
Impervious (32% of Gross (39.1% of (7.1% of

Tract Area) Gross Tract | Gross Tract

Area)

Area)




RECREATION CALCULATIONS:

Tots  Children Teens Adults Seniors
Demand Points
28 SFD III 3.78 5.13 6.21 3429 3.51
171 Townhouse 29.07 37.62 30.78 220.59 11.97
88 Multi-family 9.68 12.32 10.56 103.84 14.08
TOTAL DEMAND 42.53 55.07 47.55 358.72 29.56
Supply Points
On-Site Facilities:
Tot Lot (2) 18 4 0 8 2
Multi-age area (1) 9 11 3 7 1
Pedestrian System (1) 488 12.68 10.79 169.25 9.95
Natural Area (1) 0 317 5.4 37.61 1.11
Nature Trail (1) 244 634 8.09 56.42 3.32
Play Lot (1) 0 9 3 4 1
Sitting Areas 6 6 ' 9 30 12
Open Play Areal (2) 12 18 24 _60 4
On-Site Total 52.32 70.19 63.28 372.28 34.38
Off-Site Facilities @ 35% Credit: :
@ Elementary school 17.08 22.19 18.87 131.64 7.74
TOTAL SUPPLY 69.40 92.38 82,15 503.92 42.12
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ANALYSIS: Conformance to Master Plan
Relationship to the Clarksburg Master Plan

Gateway Commons is located in the northern edge of the Transit Corridor District of the 1994
Clarksburg Master Plan Area. It directly adjoins the Clarksburg Historic District and is zoned R-
200/TDR (7 units per acre) in accord with the Master Plan recommendation. The Master Plan
recommends that the Corridor Cities Transitway bisect the subject property.

The Transit Corridor District includes properties fronting MD 355 that have developed over
many decades in accord with traditional patterns found elsewhere in the “Up-County,” single-
family detached lots fronting the road. The most significant planning challenge here is to
maintain and continue this residential character while addressing the need for increased traffic
capacity along MD 355.

The Transit Corridor also includes properties traversed by the proposed transitway. The
planning challenge here is to introduce housing into a predominantly employment area. The
scale and intensity of residential uses must be compatible with neighboring subdivisions along
MD 355, yet densities must be supportive of transit.

A mixed-use neighborhood is proposed at the northernmost transit stop (Shawnee Lane) where
there is a 45-acre vacant site. Gateway 270, an office park approved for one million square feet,
will be the major employment center. A mix of residential and local retail uses is proposed at the
transit stop itself. The Land Use Plan for the Transit Corridor District is attached.

The proposed site plan for 286 units complies with the Master Plan objectives as follows:
Continue the present residential character along MD 355.

The proposed site plan achieves this objective by locating single-family detached units on small
lots adjacent to larger lot, single-family residences. Due to the significant change in lot sizes,
extensive landscaping should be provided in the rear of the smaller lots in order to provide
compatibility with the existing residences.

Balance the need for increased carrying capacity along portions of MD 355 with the desire
to retain a residential character along MD 355,

The Master Plan recognizes that MD 3535 through this part of Clarksburg cannot remain a two-
lane roadway in the long term given its regional significance in the northern part of the County.
At the same time, widening of MD 355 to six lanes would be in direct conflict with the Plan
objective to retain the road’s present residential character.

The Master Plan makes the following recommendations to achieve a balance between the need
for increased carrying capacity and the desire to retain a pleasant residential character:
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1. MD 355 should be reclassified from a major though fare to an arterial street
(maximum four lanes with a planted median).

2. An alternative north-south: thoroughfare (Observation Drive) is recommended to
help accommodate anticipated traffic.

3. MD 355 (Frederick Road) should be renamed Old Frederick Road.

The proposed site plan. achieves this by providing the Bypass through the subject
property.

Provide housing at designated areas along the transitway near significant employment uses.

The proposed site plan cannot provide the Master Plan recommended density (up to 7 units per
acre) due to environmental requirements to satisfy the Forest Conservation Law and to meet the
Special Protection Areas guidelines. This plan represents an example of competing requirements
that result in less than desirable density at a transit location.

Establish strong pedestrian and bicycle linkages to the greenway.

The proposed site plan incorporates the Master Plan’s recommended bikeways into the cross
sections of Stringtown Road and Observation Drive. Both roadways provide connections to the
Greenway Park system and to transit stations.

Improve east-west roadway connections.

One of the transportation challenges in this area is how to improve east-west access. While MD
- 355, Observation Drive, and Midcounty Arterial (A-305) will facilitate north/south movements
through the arca, cast-west access is more difficult to provide because of environmental
constraints (tributaries of Little Seneca Creek in particular) and existing development patterns.

The proposed plan improves east-west connections by dedicating the right-of-way for Stringtown
Road.

Encourage an interconnected street system as typically found in older towns.

It is essential that the character of the roadway network is supportive of the Master Plan’s vision
for the Town Center. The guideline below will help assure that streets and highways are built in a
manner that is compatible with land use and urban design objectives for the Town Center.

Because the arterials of Stringtown Road and Clarksburg Road serve as entrance to the Town
Center, extensive landscaping, including medians, bikeways, and bus transit access facilities,
must be provided.

Staff also recommends a 25-foot setback along Stringtown Road and 20 feet along Observation
Drive to achieve this Master Plan objective. This recommendation is based on the King Farm
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example and would achieve an appropriate “gateway” transition from I-270 into Clarksburg’s
Town Center.

Diversity of Housing Types
The Master Plan endorses a mix of unit types at the neighborhood level. It avoids large

concentrations of any single type of housing within each neighborhood. The proposed site plan
conforms to the recommended range of units.
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FINDINGS: For Site Plan Review

1

The Site Plan conforms to all non-illustrative elements of a development plan or
diagrammatic plan, and all binding elements of a schematic development plan, certified
by the Hearing Examiner under Section 59-D-1.64, or is consistent with an approved
project plan for the optional method of development if required, unless the Planning
Board expressly modifies any element of the project plan;

An approved development plan or a project plan is not required for the subject
development.

The Site Plan meets all of the requirements of the zone in which it is located.

The approved site plan (820030020) was deficient in the requirements of the R-200/TDR-
7 Zone, with respect to development standards for each zoning category. The
amendment to the site plan fully addresses and provides the necessary development
standards for all of the uses in the zone..

The Site Plan meets all of the requirements of the R-200/TDR-7 Zone as demonstrated in
the project Data Table on page 12.

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 and Structures

The neo-traditional form that is characteristic of many of the new developments in
Clarksburg, including Clarksburg Town Center and Clarksburg Village. The
blocks create an interactive neighborhood with accommodating open space areas
and an interconnecting pedestrian system. The orientation of the front doors of
units onto the streets creates a more inviting view from the streets and more
accommodating pedestrian environment. The tighter placement of units is a result
of the constraints of the site, including stormwater management, stream valley
buffer, extensive road dedications, grades and the historic park dedication. The
unit massing and layout is compensated by the additional plantings provided
within the open spaces, special pavement, and foundation plantings. The site
grading has been adjusted for Stringtown Road to bring the units close to street
grade, improving the relationship of the units to the adjacent sidewalk and entry
drive to Clarksburg.

The overall unit alignment and design for Gateway Commons did not change
significantly with this amendment. Consequently, the number of units was
reduced based upon external agency comments.

Many of the retaining walls have been deleted based upon final engineering and

grading. The series of walls by the Dowden’s Ordinary park site will be deleted if
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the Applicant obtains a grading easement from the adjacent property owners. The
walls adjacent to the dead-ends at Shaw Tavern Court, Scholls Manor Way and
Roberts Tavern Court have been deleted due to the addition of emergency access
roadways and relocation of units. Other smaller walls have been added to adjust
to the elevations and grades associated with more precise grading.

Open Spaces

The open space on site is limited due to the high intensity of development on site
as a result of the environmental areas and park dedication. This heightens the
importance of landscaping thus requiring more open space planting to
counterbalance the effects of paving and architecture.

The green space requirement for the property is 40 percent of the gross tract area.
The original site plan was approved for approximately 58 percent of the gross
tract area and the amendment increases the amount of green space by an
additional 9 percent up to approximately 67 percent. This increase in green space
can be attributed to the loss of units and modifications to the plan, but Ii should be
noted that the amendment includes sidewalks, lead walks, stormwater
management facilities as permitted by the zoning ordinance for green space.

Landscaping and Lighting

The landscaping was designed to provide structure for the streets, shade for
pedestrians and park users, buffers to adjacent homes and attractive entryways.
Foundation plantings have been modified to coincide with the design for each unit
type and units have been sited so these plantings occur outside the Public Utility
Easements. The streetscape follows the patterns and species proposed in the draft
Clarksburg streetscape guidelines. Additional plantings may be necessary to
buffer the proposed one-family detached units by Dowden’s Ordinary Park to the
adjacent parcels if the series of walls is removed.

The lighting plan the Hadco fixture approved by DPWT for public street use in
Clarksburg and the colonial style fixtures in the private street areas and common
areas.

Some adjustments are still needed to bring the trees into the best alignment for the
adjacent conditions.

Recreation
Recreation demand is satisfied as shown in the recreation calculations table on
page 16. The tabulations were revised to correctly reflect the number and category

of units. The total demand points were reduced due to the loss of units while the
supply points remained the same.

24



Recreation facilities still include sitting areas, tot lot multiage play facilities and
within the historic site, open space play areas and natural areas and trails.

e. Vehicular and Pedestrian Circulation
As amended, vehicular and pedestrian circulation is safe, adequate and efficient,

The street connections to the site are in accordance with the approved Preliminary
Plan, and the layout provides an interconnecting system of sidewalks and bike
paths. The road network through the site is permitted by the County and
complete, with the exception of a portion of Stringtown Road.

The pedestrian paths complement the public street walks and bike paths to create
a well integrated pedestrian system. The staircase and various connections
provided to the future M-NCPPC Park and the path connection to the school to
the north will further conmect the future residents with nearby recreation
opportunities.

Accessibility by the Fire Marshall during the permit review process resulted in
additional connections to the public roads and to the private streets.. The
additional emergency access roadways resulted in the loss of 6 units.
Additionally, the review by the Fire Marshall resulted in modifications to turning
radii and appropriate turnaround on dead-end streets.

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

The proposed residential development is compatible with adjacent residential
development because of the provision of setbacks and landscaped buffers and gradation in
density.

The evergreen and mixed landscape buffers provided adjacent to housing and the public
school will provide for a buffering of views of the new development and the maintenance
of the views within the project.

The activity associated with the proposed residential will not cause any negative effect on
the adjacent industrial park and residential uses.

The Site Plan meets all applicable requirements of Chapter 224 regarding forest
conservation, Chapter 19 regarding water resource protection, and any other applicable
law. -

The applicant is proposing an optional method of development for this site. Under
Section 22A-12(f) of the Montgomery County code, developments using an optional
method of development must meet the appropriate forest conservation threshold on-site,
Environmental Planning compared the forest conservation threshold with the amount of
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forest retained on-site and determined that the amount of forest retained is greater than
the amount necessary to meet the minimum threshold. Therefore, the final forest
conservation plan submitted for this site meets the requirements for Section 22A-12(f) of
the Montgomery County code.

The site is located within the Little Seneca Creek and Ten Mile Creek watersheds, which
are both designated as Use [V-P waterways. The majority of the site drains to the Little
Seneca Creek watershed. The natural resource inventory delineated the onsite
environmental buffers. The entire site is within the Clarksburg Special Protection area.
The Applicant has built the stormwater management facilities in accordance with the
Special Protection Area regulations. MCDPS approved the SWM and Sediment and
Erosion Control Plan on October 14, 2004. MCDPS has also reconfirmed the approval
based upon the proposed amendment on March 24, 2006.

The Applicant has already removed 12 acres of forest consistent with the approval of the
final Forest Conservation Plan. The total planting requirement for the forest conservation
plan is 11.4 acres. Onsite forest retention, onsite forest plantings and landscaping credit,
and planting off-site shall meet the forest conservation requirements. Off-site
reforestation must occur in the Clarksburg SPA. A five-year maintenance period is
required for all forest planting per the environmental guidelines.

The Final FCP and approved Final Water Quality Plans and stormwater management
plans meet the site performance goals, site impervious goals and overall guidelines of the
Clarksburg Spemal Protection Area.

APPENDICES

A. Planning Board opinion for Preliminary Plan 120020480.
B. Planning Board opinion for Site Plan 820030230

C. Memorandums from agencies

D. Site Plan Checklist

26



APPENDIX A

27



WSONS Ploe cc &

$P/QWW B &Q@ o4

ﬂ&&éw ' tivg_l!

4
"]va%

THE MARYLAND-NATIONAL CAP[TAL PARK AND PLANNING COMMISSION

MONTGOMERY COUNTY PLANNING BOARD

OPINION
DATE MAILED; November 18, 2003
SITE PLAN REVIEW #  8-03023
PROJECT NAME: Gateway Commons

The date of this written opinion is November 18, 2003, (which is the datc that this opunon is
mailed to all parties of record). Any party authorized by law to take an administrative appeal
must initiate such an appeal, as provided in the Maryland Rules of Procedure, on or before
December 18, 2003 (which is thirty days from the date of this written opinion). If no
administrative appeal is timely filed, this Site Plan shall remain valid for as long as Preliminary
Plan #1-02048 is valid, as provided in Section 59-D-3.8

On July 24, 2003, Site Plan Review #8- 03023 was brought before the Montgomery County
Planning Board for a public hearing. At the public hearing, the Montgomery County Planning
Board heard testimony and evidence submitted in the record on the application. Based on the
testimony and evidence presented and on the staff report, which is made a part hereof, the
Montgomery County Planning Board finds:

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 requirement of the R-200/TDR-7 zone;
The locations of the buildings and structures, the open spaces, the landscaping, recreation
Jacilities, and the pedestrian and vehicular circulation systems are adequate, safe, and
efficient; :
4. Each structure an use is compatible with other uses and other Site Plans and with existing
. and proposed adjacent development;
5. The Site Plan meets all applicable requirements of Chapter 224 regarding forest
conservation; '
6. The Site Plan meets all applicable requzrements of Chapter 19 regarding water resource
protection

2
3

MONTGOMERY COUNTY DEPARTMENT OF FARK AND PLANNING, 8787 GEORGIA AVENUE, SILVER SPRING, MARYLAND 20910
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SP Opinion # 8-03023 -

Therefore, the Montgomcry County Planmng Board APPROVES Site Plan #8-03023 which
consists of: 27 One - Family Detached, 93 Townhouses, 88 Multi-family, 84 Attached, inclusive ] :
of 44 MPDUs including 128 TDRs on 45.24 acres, subject to the following conditions:

FINAL WATER QUALITY APPROVAL FOR SPECIAL PROTECTION AREA

Action: Approval subject to conditions. Motion was made by Commissioner Bryant, seconded by
Commissioner Wellington, with a vote of 4-0, Commissioners Bryant, Robinson, Perdue and

- Wellington voting for, no Commissioners voting against. Commissioner Berlage was necessarily
absent,

Approval of Final Water Quality Plan for Site Plan # 8-03023 with the following conditions:

1. Off-site reforestation must occur in the Clarksburg Special Protection Area (SPA). Ifa
reforestation site is unavailable in the Clarksburg SPA, the applicant shall pay the in lieu
fee to M-NCPPC prior to any clearing or grading. _

2. Conformance fo the conditions as stated in the Montgomery County Department of
Permitting Services (DPS) letter dated June 25, 2003 approving the elements of the SPA
water quality plan under its purwew (see Attachment).

3. Off-site reforestation must occur in the Clarksburg Special Protection Area (SPA). M-
'NCPPC Parks may provide an off-site reforestation site for remaining reforestation that
would have originally gone in the dedicated parkland or applicant may find another site

~ in the SPA. Altematively, apphcant may pay | the in-lieu fee to M-NCPPC prior to any

clearmg or grading



SP Opinion # 8-03023

SITE PLAN # 8-03023

M -

Action: Approval subject to conditions. A motion was made by Commissioner Bryant and
seconded by Commissioner Wellington. With a vote of 4-0, Commissioners Bryant, Robinson,
Perdue and Wellington voted for, and no Commissioners voted against. Commissioner Berlage
was necessarily absent.

. Approval of 27 One-Family Detached, 93 Townhouses, 88 Multifamily, 84 Attached units,
. inclusive of 44 MPDUs and 128 TDRs on 45.24 acres: o :

L. Site Plan, Lighting and Landscaping Plan

The applicant shall submit the following items for staff review prior to release of
signature set. ’ .

a. Street trees for all public streets and internal streets shall be coordinated with
‘the Public Utility Easements and draft Clarksburg Streetscape design
guidelines; street tree species shall include more native species;

b. The plans for the open space planting and foundation planting shall reflect
more plants with seasonal interest and shall be more conducive to open space

- development. - ' _

c. The landscaping adjacent to the fountain on Sheet 5 shall be designed to allow
more pedestrian access, visibility and attractiveness.

d. Townhouse units at the end of Woodport Road moved to increase common

, open space in the rear of the units. ‘ _

e. Construction of the necessary retaining wall adjacent to the southern corner of
the park to be engineered to avoid wall height(s) of greater than 6’ if
reasonably possible and said wall to match the design and structure of the wall
being constructed along Route 355 in front of the M-NCPPC park. The
dedicated parcel shall reflect the reduction in acreage from the Preliminary
Pan approval.

f. The centerline station at MD Route 355 to create a matched intersection with
Highlands of Clarksburg subdivision to the north shall be confirmed by
exhibit provided to staff by applicant.

g. All truncations shall measure 25 feet and all plans shall be adjusted
accordingly.

h. The interior sidewalk system shall be revised to meet a staff sketch that
indicates location of crosswalks, all brick/special paver walks and other
pedestrian connections, _ )

i. All trees and shrubs shall be removed from the PUE.
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SP Opinion # 8-03023

Ground cover shall be added in between the driveways for the townhouTq
units. |

k. -Sitting areas shall be integrated into the open spaces throughout the pro_)ect

L

accordmg to staff sketch.
Plant sizes shall reflect standard plant sizes i.e. evergreens to be 6-8 fi
average.

m. Dumpsters or other trash receptacles shall be located on the site plan for staff

| TeViEW.

Environmental Planning

a.

Certification from an acoustical engineer that the building shell of impacted
buildings as defined below along Stringtown Road, Observation Drive and
MD Route 355 by-pass shall be reviewed to provide an interior level not to
exceed 45 dBA Ldn. All residential units that will be subject to projected
future exterior noise levels equal or exceeding 65 dBA Ldn (Jmpacted Units),
must be constructed to meet the 45dBA Ldn interior noise standard.

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. The applicant must satisfy all conditions of the forest conservation plan
pnor to recording of plat(s). '

Plan to mclude SWM waiver of open section streets w1thm Special Protection
Areas per DPS Approval.

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

Division of Permitting Services

a.

Streets and Paving Memo Dated July 15, 2003, unless modified by DPS.



Parks and Historic Preservation i

SP Opinion # 8-03023

|

a. Applicant to dedicate “Parcel B” consisting of approximately 2.84 acres and
located at the comer of Route 355 and extended Stringtown Road to M-
NCPPC. The final area to be dedicated to be adjusted to exclude areas on.
which retaining walls have or will be constructed, except the wall at the Route
355/Stringtown Road corner, and to be conveyed free of trash and unnatural
debris and the boundaries staked and signed by Applicant to delineate -
between parkland and private properties.

b. Applicant to construct on dedicated park property the following amenities:

. A%ghost structure” recreation of the historic Dowden’s Ordinary

including stone (or. acceptable alternative) seating walls, stone
flooring, and interpretive panels. The structure to be approximately
16’ x 30° and constructed of corten steel, if reasonably feasible, or
other material acceptable to M-NCPPC staff and Applicant.

. A simple, stone retaining wall entrance feature and park identification

sign at the corner of Route 355 and Stringtown Road extended. Park
sign name to be determined by M-NCPPC staff.

. An 8’ wide, hard surface trail from Route 355 near the intersection

with Stringtown to the Dowden’s Ordinary structure. Trail to be
constructed of modified tar and chip such as that used at the Sandy
Spring Museum and should meet ADA accessibility standards, if such
standards are applicable. -

. An historic replication of the original Dowden’s Ordinary sign to be

located along side the 8’ wide trail entrance.

. A 6’ wide, hard surface circuit trail that passes near the Dowden’s

Ordinary structure and continues around the open play areas and
sitting areas. Trail to be constructed of modified tar and chip such as
that used on the 8” wide trail with nodes of cobblestone circles or
equivalent separating portions of the trail.

. At least 4, six-foot long sitting bcnchcs to be placed at Jocations along
the side of the circuit trail.
. Appropriate sculptural recreational pieces or other recreational

amenities to serve the park, historic and neighborhood needs in the
open play area, acceptable to M-NCPPC staff and Applicant. The
pieces may be historic in nature and be compatible with the history
surrounding the Dowden’s Ordinary. They may include pieces such as
an elephant play structure and a cannon or cannon replica.

. Simple tubular bicycle rack(s) near the park entrance off Route 355" or
- near the Dowden’s Ordinary recreation structure.
. A natural surface trail leading from the hard surface trall to the historic

Dowden’s Ordinary marker. Trail to be marked with a sign acceptable
to M-NCPPC staff and Applicant.
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10. Native trees shall be used in selected locations throughout the park
site. Final choice of tree locations and species to be determined in -
coordination with M-NCPPC staff and acceptable to staff and the -~
applicant. '

~ ¢. Grading of the park site to result in slopes of no greater than 3:1unless
necessary to avoid grading on or near any locations that M-NCPPC staff
determines may contain archeological artifacts. Staff to advise applicant of -

- any grading restrictions in park site based on archeologlcal arhfacts within 90 )
days of site plan approval. . _

d. Reforestation required to be done by Applicant in this dedicated park to be
located only along the southwest side of the park. Appropriate fencing and
signage at the reforestation site to be included. If additional reforestation is
required, Applicant may satisfy said additional planting requirement within
other parkland in the watershed to be designated by M-NCPPC staff.

e. Final design of the park site, including facilities and plantings thérein, to be
coordinated with M-NCPPC staff and to be acceptable to staff and Applicant.

f. All park amenities to be constructed to park standards and specifications if
available. Specifications for benches, walls, ghost structure, trails,
recreational pieces, bicycle racks, historic signage and all other features built
within the park to be submitted to M-NCPPC staff for approval prior to
construction of park features.

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:

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

1) Streets tree planting must progress as street construction is completed,
but no later than six months afier completion of the units adjacent to
those streets.

2) Commumty-mde pedestrian pathways and recreatton facilities must be
completed. prior to seventy percent occupancy of each phase of the
development.

3) Landscaping associated with each parking lot and bmldmg 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) Coordination of each section of the development and roads.
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6) Phasing of dedications, stormwater management, recreation,
forestation, community paths or other features.

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

- Site Plan Enforcement Agreement to reference dedication of park af time

of record plat and completion of park amenities before the release of the

- 200" building permit and transportation conditions per Preliminary Plan #

[T

d.

1-02048.

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 Pemnttmg :
Services (DPS):

Undisturbed stream buffers as shown on plan.

Limits of disturbance.

Methods and locations of tree protectlon.

Forest Conservation areds.

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

The development program inspection schedule and Slte Plan
Opinion. _

7. Streets trees along all public streets. '

8. Centralized, screened trash areas for all muiti-family and
‘one-family attached units except townhouses

.V':"*E-‘"!“’."‘

&

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

Waivers

a.

MCPS

a

The Applicant requires the following waivers with this project:

Percentage of single family detached from 15 % to 9.2% as approved with
the Preliminary Plan.

Maximum number of allowed multifamily as approved with the -
Preliminary Plan

Applicant to provide five foot wide concrete pedestrian sidewalk
connection to Clarksburg Elementary School in a location to be
determined by staﬁ' with Montgomery County Public Schools.



b.

SP Opinion # 8-03023

Along the common property line with the school, Applicant to install six- -
foot high chain link fencing (black vinyl coated) and adequate landscape
buffering. -



APPENDIX B

28



APPENDIX C

29



Date Mailed: August 13, 2002 |
Action: Approved Staff Recommendation

Motion of Comm. Robinson, seconded
Comm. Perdue with a vote of 4-0;

Comms. Berlage, Perdue, Robinson
and Wellington voting in favor with
Commissioner Bryant absent

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

MONTGOMERY COUNTY PLANNING BOARD

OPINION

Preliminary Plan 1-02048
NAME OF PLAN: GATEWAY COMMONS

On 12/12/01, US HOMES submitted an application for the approval of a preliminary plan of
subdivision of property in the R-200 TDR zone. The application proposed to create 292 Units on
45.25 Acres of land. The application was designated Preliminary Plan 1-02048. On 07/18/02,
Preliminary Plan 1-02048 was brought before the Montgomery County Planning Board for a
public hearing. At the public hearing, the Montgomery County Planning Board heard testimony
and received evidence submitted in the record on the application. Based upon the testimony and
evidence presented by staff and on the information on the Preliminary Subdivision Plan
Application Form, attached hereto and made a part hereof, the Montgomery County Planning
Board finds Preliminary Plan 1-02048to be in accordance with the purposes and requirements of
the Subdivision Regulations (Chapter 50, Montgomery County Code, as amended) and approves
Preliminary Plan 1-02048. .

Approval, Including Waivers of Open-Section Roadways and Pursuant to Section 59-C-1.395,
Waiver for the Minimum Percent of Single Family Detached Dwelling Units, and the Maximum
Number of Allowed Multi-Family Units, Subject to the Following Conditions:

(1) Limit approval under this preliminary plan to a maximum of 292 residential dwelling units
(2) Satisfy the APF test by paying the Development Approval Payment (DAP) under the
' Alternative Review Procedure for Limited Residential Development provision of the FY
02 Annual Growth Policy for the proposed residential development. The APF test includes:
a. Policy Area Review: Site-generated traffic has to be mitigated within the
Clarksburg Policy Area, which is in a moratorium. There is no capacity available
for residential development as of June 30, 2002 (-8,717 units) in the Clarksburg
Policy Area. The applicant is satisfying policy area review by paying the DAP
under the FY 02 Annual Growth Policy staging ceiling capacity.
b. Local Area Transportation Review: A traffic study (to analyze the traffic impact at
nearby intersections) is required since the proposed land use generates more than
50 total peak-hour trips during the weekday morning peak period (7:00 a.m. to 9:00
a.m.) and the evening peak period (4:00 p.m. to 6:00 p.m.).

MONTGOMERY COUNTY DEPARTMENT OF PARK AND PLANNING, 8787 GFORGIA AVENUE, SILVER SPRING, MARYIAND 20910
WWW.mncppc.org :
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As a condition of site access, construct the outside lanes of Stringtown Road (A-260 from
Gateway Drive to intersection with Observation Drive as a two-lane arterial road
including a five-foot sidewalk, an eight-foot bike path, street trees, and grading for a
future four-lane divided roadway.
As a condition of site access, construct the outside lanes of Observation Drive (A 19) from
Stringtown Road to the on-site intersection with relocated MD 355 by-pass as a two-lane
arterial road with a future transit way in the median including a five-foot sidewalk, an
eight-foot bike path, street trees, and grading for a future four-lane divided roadway.
For the first 200 building permits as a condition of site access, construct the outside lanes
of MD 355 by-pass through the property as a two-lane arterial road including a five foot
sidewalk, an eight foot bike path, street trees, and grading for a future four-lane divided
roadway.
Prior to issuance of the 201* building permit, but not later than eighteen (18) months after
approval of the Preliminary Plan, obtain two (2) appraisals of the fair market value of the
right-of-way for the By-Pass (“ROW?”) and make a cash offer to the owners of this ROW
of up to 110 percent of the highest appraised value (“maximum cost”) via certified letter.

a. If the offer is not accepted by the owner(s), or no response is received, the County
shall act to acquire the ROW. The applicant shall be responsible to reimburse the
County the maximum cost and to construct a half-section of the roadway in
accordance with County standards at their sole cost and expense.

b. In the event neither the applicant nor the County acquires the ROW within three
years of preliminary plan approval of Gateway Commons, the applicant shall be
free to proceed with full build-out of Gateway Commons and be issued all
remaining building permits without obtaining the ROW or constructing the By-
Pass.

As a condition of site access, construct Woodport Road from Public Road “B” to MD 355
(as a right-in/right-out at MD 355) as a tertiary residential street.

At the time of site plan address issues of transition and compatability of height of units
along Stringtown Road with existing and proposed development to create the “gateway” to
the Town Center. Maintain 25-foot building setbacks along Stringtown Road and 20 feet
along Observation Drive to achieve an appropriate “gateway” transition from 1-270 into
Clarksburg’s Town Center. Applicant to explore, with MCDPS, relocation of the proposed
SWM pond located in the northeastern quadrant of the intersection with MD 355 and
Observation Drive to better implement street oriented development as per Master Plan
recommendations,

Applicant to dedicate “Parcel H” consisting of 2.84 acres and located at the comer of
Route 355 and extended Stringtown Road to M-NCPPC. Said land to be conveyed free of
trash and unnatural debris and the boundaries staked and signed by Applicant to delineate
between parkland and private properties

Applicant and M-NCPPC staff to discuss possible use of portions of Parcel H for needed
re-forestation requirements and passive recreation amenities compatible with the historic
significance and use of the site.

Any agreed re-forestation or construction of passive recreational amenities being done by
Applicant on Parcel H to be coordinated with M-NCPPC staff to prevent damage to
historic areas and artifacts.

Access and improvements as required to be approved by MCDPWT prior to recordation of

plat(s)
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(13) Record plat to include note “No Driveway Access to MD 3557

(14) Compliance with conditions of MCDPS approval of the Preliminary Spemal Protection
Area Water Quality Plan

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

(16) - Final approval of the number and location of dwelhng units, parking, site circulation,
sidewalks, and bikepaths will be determined at site plan

(17)  Record plat to identify all homeowners association parcels and stormwater management
parcels and any common ngress/egress easements

(18)  Provide a minimum number of forty-four (44) MPDU’s and one hundred and (127) TDR’s
dependent upon condition number 16 above

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

(20)  Prior to recording of plat provide an affidavit to verify the availability of a TDR for each
existing and proposed dwelling unit shown on the approved preliminary plan. Include a
note referencing recorded covenant regarding the TDR’s on record plat

(21)  This preliminary plan will remain valid for thirty-seven (37) months from the date of
mailing of the Planning Board opinion. Prior to this date, a final record plat must be
recorded for all property delineated on the approved preliminary plan, or a request for an
extension must be filed

(22)  The Adequate Public Facility (APF) review for the preliminary plan will remain valid for
sixty-one (61) months from the date of mailing of the Planning Board opinion

(23)  Other necessary easements



THE MARYLAND-NATIONAL CAPITAL PARK AND

PLANNING COMMISSION

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

MEMORANDUM

TO: Robert Kronenberg, Development Review

FROM: Mark Pfefferle, Environmental Planning Division m /
DATE: June 6, 2006

SUBJECT:  Site Plan 82003002A
Gateway Commons Amendment

The Environmental Planning staff has reviewed the amended site plan and has no comments.
The proposed amendment does not entail any additional forest removal other than what was
previously approved.
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March 24, 2006

Richard 1. Gee, CPESC, CPEWQ
Scnior Permitting Speciulist
Montgomery County

Department of Permitting Services
255 Rockville Pike

Rockville, Maryland 20850

Re: Guteway Commons (8M # 204507)
Sitc Plan Amendment No, 8-03023A
Stormwater Management Concept Reconficmation

Dear Mr, Goe:

As we have discussed several revisions were pwade to the approved Site Plan for the above mentioned project after
the Final SWM and Sedirnent Control plans were approved on October 14, 2004, The majority of these revisions
were made due to comments from the Fire Marshall.  The purpose of this fetter is to outline the major site plan
revisions and to request a reconfirmation of the approved Stormwater Management Concept, The revisions
include adding emergency grosscrete aceess ways, adding grasserete along some road radii, adding lead walks and
the removal of two islands und traffic circle. As we have discussed the grasscrete arcas are considered pervious
areas. More specifically the revisions are detailed in the attached March 3, 2006 memorandum.

These revisions resulted in the loss of two twwahouses and two one over one building for a total unit loss of 6
units, The areas that have a net increase in impervious arca drain toward Sand Filters 20 and 11, The net increase
in impervious arca draining toward Sand Filter 20 is 1,418 s (0.022 ac). ‘The nct increase in impervious arca
draining toward Sand Filter 11 is 451 s£(0.01 ac). The increase in water quality storage due to these changes is
between 76 and 40 of respectively. Both sand filters have been designed with sufficient extm storage to

accorpodate the additional storage reyuired.  Therefore, we belicve that the existing approved SWM concept is
acceptable,

Your sigrature below indicates a reconfirmation of the existing SWM concept,

Included with this lctter are the redline site plans showing all the proposed changes, the original site pluns, the
proposed site plans and the March 3, 2006 memorandum outlining the site plan revisions. Should you have any
questions or roguire further information please contact our oflice.

~ Sincerely,
Dewberry

Joanne M. Cheok, P.E.

Associate
N |
econ (}%mmo SWM concept (M # 204507) / /
# 7
. =4 _;.9/9 VA
Name D;m./

Dewberry & Davis LLC



March 23, 2006

MCDPW&T

Office of Capital Development
Design Section

101 Monroe Street, 11* Floor
Rockville, MD 20850

ATTN: Tim Cupples

RE: Gatewsy Commons
Fire Marshall Revisions
Site Plan Amendment 8-03023A

Dear Tim,

_ . On March 3, 2006, Brandon Fritz and I met with you to discuss the proposed revisions o the Site PMlans
of Gateway Commons that need to be done, in order to meet the Fire Marshall's requirements to pmvndc ingress
and egress from the private streets of Gateway Commons 1o the public streets, The proposed revision to the
public streets is to provide a grasscrete emergency docess drivewsy ffom private Tavern Court to public
Stringtown Road.

As part of the current Gateway Commons Site Plan Amendment to address the Fire Marshall’s
comments, MNCPPC is requiring a letter from MCDPW&T that these concept revisions are acceptable with

MCDPWAT, subject to the submittal of the revised MCDPW&T storm drain and paving plans for review and
approval by MCDPW&T.

Tf the proposed Site Plan revisions, as shown ‘on the attached red-lined Site Plan, are acceptable with
MCDPW&T, Subdivision Development Seetion, please sign befow and return to Dewberry via fax, (301) 258-
7607, We are scheduled to submit the Gateway Commons Site Plan Amendment to MNCPPC on March 31,
2006 at 12:00pm and we need this signed tettér as part 6f the submittal,

5/ 23 / o4

If you have any questions, please call me at (301) 948-8300.

v MCDPWA&T, Design Section

U Date
"""""" ; Svka}, a1t Je Very truly yours,
Concurparis ot DEWBERRY & DAVIS LLC

Mﬁ%a VT MEALL s

Ronald M. Mijan, P, B,

Senior Associate
Enclosures
RMM:mdb
MCDPWT.SPABO302IA.GWCommons, 3,23.06
ce wiEnclosures: Mary Coflier, Lennar
Erin Girard, Linowes & Blocher

Robert Kronenberg, MNCPPC



FIRE MARSHAL COMMENTS

DATE: MARCH 1, 2006

TO: PLANNING BOARD, MONTGOMERY COUNTY

VIA: BATTALION CHIEF MICHAEL A. DONAHUE, FIRE CODE ENFORCEMENT SECTION
FROM:  RICHARD E. MERCK, CFPS ﬂ@"\

RE: APPROVAL OF GATEWAY COMMONS, §-030234

1. PLAN APPROVED.

Review based only upon information contained on the plan submitted March 1,
2006. Review and approval does not cover unsatisfactory installation resulting
from errors, omissions, or failure to clearly indicate conditions on this plan.

b. Correction of unsatisfactory installation will be required upon inspection and
service of notice of violation to a party responsible for the property.
cc: Department of Permitting Setvices

12/11/2005
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MONTGOMERY COUNTY DEPARTMENT OF PARK AND PLANNING

THE MARYLAND-NATIONAL CAPITAL
PARK AND PLANNING COMMISSION

9500 Brunett Avenue
Silver Spring, Maryland 20901

M-NCPPC

MEMORANDUM

TO: Robert Kronenberg, Development Review Division

VIA: Patricia McManus, Supervisor, Park Development Division y?”rx...ﬂ

FROM: Brenda Iraola, Landscape Architect/Project Manager, Park Development Division £
RE: Gateway Commons / Dowden’s Ordinary Historic Park

SP Opinion#8-03023 (page 5 & 6)
Revisions to Existing Conditions (4.a,4.b.1,4.b.7,4b.8,4b.10, 4.¢c, 4.d, and 4.1}

DATE: July 10, 2006

This memorandum is the Park Development Division statf review of the original approved Site
Plan Opinion #8-03023 conditions (pages 5&6) regarding the proposed Gateway Commons
historic park plan (Dowden’s Ordinary).

RECOMMENDATION

The Planming Board approved the conceptual park plan with detailed conditions. The historic
importance of the park site was previously emphasized to the Planning Board. The current review
of the park permit plan does not fully reflect the approved SP Opinion. However, we are working
with the developer and engineer to meet the needs of the historic park, which will be nominated
for the National Register of Historic Places. The Park Development Division staff recommends
approval of the above referenced site plan with the revisions to eight conditions (4.a, 4.b.1, 4.b.7,
4b.8,4.b.10,4.c, 4.d, and 4.1) as part of the park permit plan requirements. All prior conditions
approved for the Site Plan Opinion #8-03023 remain in effect unless changed by the following
comments and revised conditions.

4.a Condition states (park dedication):

Applicant to dedicate “Parcel B consisting of approximately 2.84 acres and located at the corner
of Route 355 and extended Stringtown Road to M-NCPPC. The final area to be dedicated to be
adjusted to exclude areas on which retaining walls have or will be constructed, except the wall at
the Route 355/Stringtown Road corner, and to be conveyed frée of rash and unnatural debris and
the boundaries staked and signed by Applicant to delineate between parkiand and private
properities.

4.a. Staff recommends replacing this condition (park dedication) as follows:

Applicant to dedicate “Parcel B” consisting of approximately 2.84 acres and located at the corner
of Route 355 dnd extended Stringtown Road to M-NCPPC. The final area to be dedicated to be
adjusted to exclude areas on which retaining walls have or will be constructed, except the wall at
the Route 355/Stringtown Road comer, and to be conveyed freée of trash and unnatural debris and
the boundaries staked and signed by Applicant to delineate between parkland and private
properties. The additional 50-foot utility easement requested by Allegheny Power shall be sited to
not impact the historic site limits of disturbance shown on the approved site plan opinion, The
applicant shall provide protective fencing around all limits of disturbance areas prior to site




construction. Allegheny Power shall locate three utility poles along the Frederick Road frontage
to minimize conflict with the approved site plan opinion. The first pole shall be located on the
adjacent residential property easement obtained by Allegheny Power; the second pole shall be
located along the frontage of 353; and the third pole shall be located at the corner of Stringtown
Road and Frederick Road. M-NCPPC staff shall review and approve final pole locations.

4.b.1 Condition states (ghost structure}):

Applicant to construct on dedicated park property the following amenities:
A “ghast structure ” recreation of the historic Dowden’s Ordinary including stone (or
acceptable alternative) searing walls, stone flooring,.and interpretive panels, The
structure to be approximately 16° x 30" and constructed of corten steel, if reasonably
Jeasible, or other matervial acceptable to M-NCPPC staff and Applicant.

4.b.1 Staff recommends replacing this condition (ghost structure) as follows:

Applicant to construct on dedicated park property the following amenities:
A “ghost structure™ recreation shall be constructed of the historic Dowden’s Ordinary
including stone seating walls, flagstone flooring, and interpretive panels. The structure to
be approximately 16" x 30” and constructed of corten steel. The architecture shall include
two brick chimneys, two dormer windows, porch with overhead roof frame/support posts,
and an outline doorframe entrance. M-NCPPC staff shall approve final architectural
design. Three interpretive panels shall be provided with photos and wording selected and
approved by M-NCPPC Historic Preservation staff: panels shall be located at a) the
Dowden’s Ordinary original tavern structure site, b) the Dowden’s Ordinary ghost
structure site, and ¢) the cannon replica site,

4.b.7 Condition states (amenities/cannon replica):

Applicant to construct on dedicated park property the following amenities:
Appropriate sculptural vecreational pleces or other vecreational amenities to serve the
park, historic and neighborhood needs in the open play area, acceptable to M-NCPPC
staff and Applicant. The pieces may be historic in nature and be compatible with the
history surrounding the Dowden’s Ovdinary. They may include pieces such as an
elephant play structure and a cannon or cannon replica.

4.b.7 Staff recommends replacing this condition (amenities/cannon replica) as follows:

Applicant to construct on dedicated park property the following amenities:
Appropriate sculptural recreational pieces or other recreational amenities to serve the
park, historic and ncighborhood needs in the play area shall be acceptable to M-NCPPC
staff and Applicant. The pieces may be historic in nature and be compatible with the
history surrounding the Dowden’s Ordinary. A 3 1b. metal cannon replica and
companion metal carriage, as approved by M-NCPPC staff, shall be provided adjacent
the main pathway (securely anchored according to cannon manufacturer specifications)
and shall include a secure welded stack of cannon balls which shall be placed in the park
with coordinating interpretive signage as an amenity. An interpretive sign (including
historic photos and text) shall be located at the carmon replica site.

4.b.8 Condition states (bike rack):

Applicant to construct on dedicated park property the following amenities:
Simple tubular bicycle vack(s) near the park entrance off Route 355 or near the
Dowden’s Ordinary recreation siructure.

4.b.8 Statf recommends replacing this condition (bike rack) as follows:

Applicant to construct on dedicated park property the following amenities:
A bike rack shall be located near the park entrance off Route 355 which shall consist of
four (4) cannon carriage wheels (secured or direct buried into pavement) to compliment
the historic cannon carriage and blend with the historic site context. The cannon wheel




bike rack shall include small signage that states “bike rack use”. Bike rack design to be
approved by M-NCPPC staff.

4.b.10 Condition states (native trees):

Applicant to construct on dedicated park property the following amenities.
Native trees shall be used in selected locations throughout the park site. Final choice of
tree locations and species to be determined in coordination with M-NCPPC staff and
acceplable to staff and the applicant.

4.b.10 Staff recommends replacing this condition (native trees) as follows:

Applicant to construct on dedicated park property the following amenities:
Native trees consistent with the Dowden’s Ordinary historic period shall be used in
selected locations throughout the park site. Final choice of tree locations and species to
be determined in coordination with M-NCPPC staff and acceptable to staff and the
applicant. Existing trees and shrubs along the property line shall be selectively cleared
along with exotic and invasive species as determined by M-NCPPC staff. New plant
material shall be provided to define park boundary edges along the proposed historic
fence line.

4.c Condition states (grading):

Grading of the park site o vesult in slopes of no greater than 3:1 unless necessary to avoid
grading on or near any locations that M-NCPPC staff determines may contain archeological
artifacts. Staff to.advise applicant of any grading restrictions in park site based on archeological
artifacts within 90 days of the site plan approval.

4.¢ Staff recommends replacing this condition (grading) as follows:

Grading of the park site to result in slopes of no greater than 3:1 unless necessary to avoid gradmg
on or near any locations that M-NCPPC staff determines may contain archeological artifacts.

Staff to advise applicant of any grading restrictions in park site based on archeological artifacts
within 90 days of the site plan approval, All 3:1 slope areas along Frederick Road (355) and
Stringtown Road shall be sodded as well as the high activity area adjacent the playground area.
Final sod limits to be determined by M-NCPPC staff. The sod installation shall be provided to
ensure stabilization of the 3:1 slope areas and prevent soil from running off-site into the storm
water management systems. The remaining park site shall be stabilized with a seed and straw
method. :

4.d Condition states (reforestation):

Reforestation required to be done by Applicant in this dedicated park to be located only along the
southwest side of the park. Appropriate fencing and signage at the reforestation site to be
included. If additional reforestation is required, Applicant may satisfy said additional planting
requirement within other parkland in the watershed to be designated by M-NCPPC staff.

4.d Staff recommends replacing this condition (reforestation) as follows:

Reforestation required to be done by Applicant in this dedicated park to be located only along the
southwest side of the park. Appropriate reforestation fencing, signage, and deer protection
methods to be included at the reforestation site. If additional reforestation is required, Applicant
may satisty said additional planting requirement within other parkland in the watershed to be
designated by M-NCPPC staff. Applicant shall provide a 4-foot wide drainage swale alongside
the proposed pathway to divert water drainage away from pathway. This swale shall be installed
using an Enka Mat type construction with sod attached to it to reduce water damage and promote
sod root growth, All 3:1 reforestation slopes shall be stabilized with either sod or
Curlex/hydroseed method as determined by the M-NCPPC Environmental Planning staff.

4.f Condition states (park amenities):
All park amenities to be constructed to park standards and specificaions if available.
Specifications for benches, walls, ghost structure, trails, recreational pieces, bicycle racks,




historic signage and all other features built within the park to be submitied 10 M-NCPFPC staff for
approval prior ta construction of park fearures.

4.f Staff recommends replacing this condition (park amenities) as follows:

All park amenities to be constructed to park standards and specifications if available.
Specifications for benches, walls, ghost structure, trails, recreational pieces, bicycle racks, historic
signage and all other features built within the park to be submitted to M-NCPPC staff for approval
prior to construction of park features.

Ce:

Fencing~
Shall be a rustic split rail “V” fence replica of the 1765 perlod Fencing bhall be located along

the east park boundary adjacent residential home, along the north park boundary of Route 355
(approximately 155 linear feet. along the 3:1 slope border for safety purposes; extending from
the relocated boulder to the proposed bike rack area) and along the south park boundary
reforestation area (approximately 150 linear feet. along the 3:1 slope border for safety
purposes; extending to the pedestrian path for safety measures).

Dowden’s Ordinary Site —

Shall be protected and marked in field by constructing an 18-inch height historic type bollard
& chain guard (black paint) as determined by Historic Preservation staff.

Trail -

Shall contain coordinated trail signage to match a modified Dowden’s Ordinary tavern type
sign and include a handrail design consistent with the historic elements of the park as
determined by M-NCPPC staff.

Benches

Shall provide 6-foot length teak wood benches similar to a Monarch style bench

Lighting —

Shall provide two (2) historic gas-type style wood post lights to be located near the entrance
to the ghost structure as determined by the M-NCPPC staff; type of post and fixture to be
reviewed and approved by M-NCPPC staff.

Jim Sorensen
Mike Dwyer
Gwen Wright
Wendy Hanley
Art Nelligan
Carole Bergman
Holly Thomas
Marian Elsasser
Peter Noursi
Mike Riley

Al Astorga
Doug Powell
Rachel Newhouse



	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	


