l ’ MONTGOMERY COUNTY PLANNING BOARD

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

WJUN 1.8 208,

MCPB No. 13-64

Site Plan No. 820130040
Chelsea Court

Date of Hearing: April 25, 2013

RESOLUTION

WHEREAS, under Montgomery County Code Division 59-D-3, the Montgomery
County Planning Board is authorized to review site plan applications; and

WHEREAS, on October 23, 2012, EYA/Chelsea Residential, LLC (“Applicant”),
filed an application for approval of a site plan for 63 townhouses, including eight
Moderately Priced Dwelling Units (‘MPDUs”), and one one-family detached dwelling unit
on 4.85 acres of RT-12.5 zoned-land, located at 711 Pershing Drive, south of
Springvale Road (“Subject Property”), in the North and West Silver Spring Master Plan
(“Master Plan”) area; and

WHEREAS, Applicant's site plan application was designated Site Plan No.
820130040, Chelsea Court (“Site Plan” or “Application”); and

WHEREAS, following review and analysis of the Application by Planning Board
staff (“Staff’) and other governmental agencies, Staff issued a memorandum to the
Planning Board, dated April 12, 2013, setting forth its analysis of and recommendation
for approval of the Application, subject to certain conditions (“Staff Report”); and

WHEREAS, on April 25, 2013, the Planning Board held a public hearing on the
Application, and at the hearing the Planning Board heard testimony and received
evidence submitted for the record on the Application; and

WHEREAS, on April 25, 2013, the Planning Board voted to approve the
Application subject to conditions, on the motion of Commissioner Anderson, seconded
by Commissioner Presley, with a vote of 5-0; Commissioners Anderson, Carrier,
Dreyfuss, Presley, and Wells-Harley voting in favor.
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NOW, THEREFORE, BE IT RESOLVED that the Planning Board approves Site
Plan No. 820130040 for 63 townhouses, including eight MPDUs, and one one-famuly
detached dwelling unit on the Subject Property, subject to the following conditions:’

Conformance with Previous Approvals
1. Development Plan Conformance

The Applicant must comply with the binding elements of the Development Plan
G-892.

2. Preliminary Plan Conformance
The Applicant must comply with the conditions of approval for Preliminary Plan
No. 120130060 as listed in the Planning Board Resolution, unless amended.

Historic Preservation

3. Historic Preservation

Prior to issuance of the 54" building use and occupancy, the Applicant must fully
reverse any modifications made to the historic Riggs-Thompson House as part of
a temporary sales center use approved by the Historic Preservation Commission.
This reversal will involve reinstalling the triple hung windows in the south chapel
elevation, removing any temporary ADA access ramping, and repairing any
related damage to the siding, decking or railing of the house. The Applicant must
contact in writing Historic Preservation Commission staff to document the
modifications. The Applicant must provide the Historic Preservation Commission
documentation to MCDPS — Site Plan Enforcement.

Parks, Open Space, & Recreation

4. Recreation Facilities

a. The Applicant must provide the following recreation facilities:
i. Picnic/sitting area
ii. Open play area
iii. Pedestrian walkway system

b. The Applicant must meet the square footage requirements for all of the
applicable proposed recreational elements and demonstrate that each
element is in conformance with the approved M-NCPPC Recreation
Guidelines.

! For the purpose of these conditions, the term “Applicant” shall also mean the developer, the owner or
any successor(s) in interest to the terms of this approval.



MCPB No. 13-64

Site Plan No. 820130040
Chelsea Court

Page 3

5. Maintenance of Publicly Accessible Amenities
The Applicant is responsible for maintaining all publicly accessible amenities
including, but not limited to, landscaping, walkways, lighting, and benches.

Transportation & Circulation

6. Transportation

a. The development is Ilmlted to a maximum of 63 townhouse units and
retention of the one existing one-family unit.

b. The Applicant must install the signs shown on the “Dimension and Signage
Plan” (Sheet C5.00) of the Site Plan. In addition, the Applicant must install a
sign at the intersection of the private street and Elisworth Drive that states
“Private Street No Through Traffic” and a sign at the intersection of the private
street and Springvale Road that states “Private Street No Through Traffic.”

7. Pedestrian Circulation
The Applicant must provide five-foot-wide sidewalks and five-foot wide green
panels along the Subject Property frontages on Ellsworth Drive, Springvale
Road, and Pershing Drive, as shown on the Certified Site Plan. The five-foot-
wide green panel may be omitted on the Ellsworth Drive frontage between the
proposed crosswalk across Ellsworth Drive and the southern limit of the Subject
Property frontage.

Density & Housing

8. Moderately Priced Dwelling Units (MPDUs)

a. The development must provide 12.5% MPDUs on-site in accordance with the
letter from the Department of Housing and Community Affairs dated January
4, 2013.

b. The MPDU agreement to build must be executed prior to the release of any
building permits.

c. All of the required MPDUs must be provided on-site.

d. The Planning Board has accepted the recommendations of the Montgomery
County Department of Housing and Community Affairs (“MCDHCA”) in its
letter dated January 4, 2013, and does hereby incorporate them as conditions
of the Site Plan approval. Therefore, the Applicant must comply with each of
the recommendations as set forth in the letter, which may be amended by
MCDHCA provided that the amendments do not conflict with other conditions
of the Site Plan approval.
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Site Plan

9. Site Design

a.

The exterior architectural character, proportion, materials, and articulation
must be substantially similar to the schematic elevations shown on Sheet A.1,
A2, Ala, A1b, and A.1c of the submitted architectural drawings, as
determined by Staff.

All units with sides facing Springvale Road must have fenestrations as
typically found on the front facades, including window treatments, color and
fascia materials. Prior to the release of any building permits for the
Springvale-Road-facing units, the Applicant must provide architectural
drawings and elevations to Staff, indicating compliance with the facade
treatments.

10. Private Lighting

a.

b.
C.

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

All onsite down-light fixtures must be full cut-off fixtures.

Deflectors shall be installed on all fixtures causing potential glare or excess
illumination, specifically on any perimeter fixtures abutting the adjacent
residential properties.

. llumination levels shall not exceed 0.5 footcandles (fc) at any property line

abutting county roads and residential properties.
The height of the light poles must not exceed the height specified on the
Certified Site Plan.

11.Surety
Prior to issuance of the first building permit within each relevant phase of

development, the Applicant must provide a performance bond(s) or other form of
surety in accordance with Section 59-D-3.5(d) of the Montgomery County Zoning
Ordinance with the following provisions:

a.

b.

The Applicant must provide a cost estimate of the materials and facilities,
which, upon Staff approval, will establish the initial surety amount.

The amount of the bond or surety shall include plant material, on-site lighting,
recreational facilities, site furniture, the street and alleys, sidewalks, and
entrance piers within the relevant phase of development.

Prior to issuance of the first building permit, the Applicant must enter into a
Site Plan Surety & Maintenance Agreement with the Planning Board in a form
approved by the Office of General Counsel that outlines the responsibilities of
the Applicant and incorporates the cost estimate.

The bond/surety must be tied to the development program, and completion of
plantings and installation of particular materials and facilities covered by the
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surety for each phase of development will be followed by inspection and
reduction of the surety.

12.Development Program

The Applicant must construct the development in accordance with a development
program that will be reviewed and approved prior to the approval of the Certified
Site Plan. The development program must include the following items in its
phasing schedule:

a.

f.

g.

Street lamps and sidewalks must be installed within six months after street
construction is completed. Street tree planting may wait until the next
growing season.

On-site amenities including, but not limited to, sidewalks, benches, trash
receptacles, and bicycle facilities must be installed prior to release of the 54"
building permit.

Clearing and grading must correspond to the construction phasing to
minimize soil erosion and must not occur prior to approval of the Final Forest
Conservation Plan, Sediment Control Plan, and M-NCPPC inspection and
approval of all tree-save areas and protection devices.

The development program must provide phasing for installation of on-site
landscaping and lighting.

Community-wide pedestrian pathways and recreation facilities, including
benches, landscaping, and hardscape, must be completed prior to issuance
of the 54" building permit.

Landscaping associated with each building must be completed as
construction of each building is completed.

The development program must provide phasing of stormwater management
and sediment and erosion control.

13.Cerﬁﬁed Site Plan

Prior to approval of the Certified Site Plan the following revisions must be made
and/or information provided subject to Staff review and approval:

a.

Include the final forest conservation approval, stormwater management
concept approval, development program, inspection schedule, and Site Plan
Resolution on the approval or cover sheet.

Add a note to the Site Plan stating that “M-NCPPC Staff must inspect all tree-
save areas and protection devices prior to clearing and grading”.

Modify data table to reflect development standards enumerated in the Staff
Report as needed.

. Ensure consistency of all details and layout between Site Plan and landscape

plan.
Revise the Site Plan drawing to show the provision of a sidewalk along
Ellsworth Drive from the point where the Site Plan shows a proposed
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crosswalk across Ellsworth Drive to the southern limit of the Subject Property
frontage on Ellsworth Drive, pursuant to condition 7 above.

f. Revise sheet C5.00 of the Site Plan to include a sign at the intersection of the

private street and Elisworth Drive that states “Private Street No Through
Traffic” and a sign at the intersection of the private street and Springvale
Road that states “Private Street No Through Traffic.”

BE IT FURTHER RESOLVED, that all site development elements as shown on

Chelsea Court Site Plan drawings stamped by the M-NCPPC on February 13, 2013,
shall be required, except as modified by the above conditions of approval; and

BE IT FURTHER RESOLVED, that, having considered the recommendations

and findings of its Staff as presented at the hearing and as set forth in the Staff Report,
which the Board hereby adopts and incorporates by reference (except as modified
herein), and upon consideration of the entire record, the Planning Board FINDS, with
the conditions of approval, that:

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.

The Application complies with all applicable binding elements of County
Council Resolution No. 17-471 approving Local Map Amendment G-892, which
rezoned the Subject Property from the R-60 zone to the RT-12.5 zone. The
following binding elements were applied to the schematic development plan:

. The maximum number of units will be 64 (63 townhomes and 1 single family

detached).

The Site Plan proposes 63 townhouses and one one-family detached
dwelling.

. The Applicant, its successors and assigns will record a public access easement

allowing public use of the designated public green space along Elisworth Drive,
Springvale Road and Pershing Drive, with the specific size, configuration and
location of this easement subject to final Site Plan approval.

The accompanying preliminary plan shows a public access easement over
the public green space as required, and a condition of approval of the preliminary
plan requires the easement to be granted and shown on the plat.
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3. The project will provide green area of at least 50% of the net tract area. The
townhouses will be located in a manner that will provide green areas along
Pershing Drive and Ellsworth Drive and a linear green area along Springvale
Road, all generally consistent with the schematic development plan with the
specific size, configuration and location subject to final Site Plan approval.

The Site Plan shows a green area that comprises 117,414 square feet,
which is 51.3% of the gross tract area and 55.6% of the net lot area. The
townhouses are located in such a way that provides green areas along Pershing
Drive and Elisworth Drive and a linear green area along Springvale Road.

4. The Applicant, its successors or assigns, will preserve the Riggs-Thompson
House.

The Riggs-Thompson House will be retained and converted to a private
one-family dwelling.

5. The Applicant, its successors and assigns shall abide by the existing traffic
restrictions on Springvale Road, Ellsworth Drive and Pershing Drive so long as
those restrictions remain in effect.

No aspect of the Site Plan will prevent compliance with the existing traffic
restrictions on Springvale Road, Ellsworth Drive, and Pershing Drive.
Compliance by the future residents of the project is subject to police
enforcement.

6. The maximum building height will be 35 feet.
The townhouses will be 35 feet in height maximum.

7. The project will provide a minimum of two parking spaces per unit plus additional
spaces for guest parking.

The Site Plan shows two parking spaces per dwelling and 18 on-street
parking spaces. 140 parking spaces are provided in total.

8. The historic setting for the Riggs-Thompson House will remain at a minimum of
37,056 square feet.

The Site Plan shows a historic environmental setting of 37,057 square
feet.
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9.

The setback along Springvale Road shall be a minimum of 25 feet, and, subject
to Site Plan approval, will include a double row of trees.

The setback along Springvale Road is 25 feet, and a double row of trees
is provided.

10.The internal private road will be restricted to use by residents and visitors of

11.

Chelsea Court and will include design features to avoid cut through traffic such
as limited roadway width, on-street parking, special paving at each of the two (2)
ingress/egress points, signage prohibiting cut through traffic, and other control
measures to be finalized at the time of Site Plan approval.

The signs prohibiting through traffic between Ellsworth Drive and
Springvale Road will comply with this binding element. In addition, the private
street will be 20 feet wide, on street parking is provided, and special paving is
provided at the ingress/egress points.

The townhouse units confronting Springvale Road will be designed to have their
fronts facing Springvale Road.

The townhouses fronting on Springvale Road have been architecturally
designed for front-facing units along Springvale Road.

12.The internal private Road shall include signage and channelization measures to

prohibit left turning movements from the private street onto Springvale Road,
subject to approval by MCDOT, as part of the Site Plan approval process.

The private street is designed with channelization that prevents left turns
onto Springvale Road, and a right-turn-only sign is provided for traffic
approaching Springvale Road on the private street.

13.At the time of record plat, the Applicant will record a restrictive covenant for the

open space area around the 37,056 square foot environmental setting for the
Riggs Thompson House, generally consistent with the area shown on the
Schematic Development Plan. The covenant will ensure that the area around the
environmental setting will remain as open space in perpetuity but will enable
Applicant to complete all work approved by the Planning Board as part of the Site
Plan approval. Following completion of those improvements, the covenant will
require advice from the Historic Preservation Commission to the Planning Board
for any Site Plan amendment to the area subject to the covenant.
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The preliminary plan approval includes a condition that requires the
Applicant to record a restrictive covenant for the open area around the
environmental setting for the Riggs-Thompson House.

14.The homeowners association documents for the project will provide authorization
for police enforcement of all traffic restrictions and related signage regarding
entry to and exits from the site and, upon Site Plan approval, Applicant will
request an Executive Order (formal traffic order) for County police enforcement of
entry and exit restrictions.

Compliance with this binding element will take place after approval of the
Site Plan.

15. At the time of Site Plan, the Applicant will propose for Planning Board approval, a
double row of trees along Springvale Road and landscaping combined with
decorative walls at the ends of the alleys facing Springvale Road to screen the
view down those alleys.

A double row of trees is provided along Springvale Road and decorative
walls are provided at the ends of the alleys facing Springvale Road.

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

The use is allowed in the RT-12.5 zone. At its hearing on May 19, 2011,
the Planning Board made the determination with respect to the original proposal
for LMA G-892 that the proposal fulfilled the purposes of the RT zone. The
Planning Board determined that the townhouse community is compatible with
adjacent development in the surrounding area. Both townhomes and detached
homes are by nature one-family residential dwellings, which in itself lends to a
presumption of de facto compatibility. Furthermore, given the characteristics of
the specific proposal, which provides parkland buffers on three sides, increased
setbacks to the north, compatible building heights, and an architectural design
that is complementary to the detached homes along Springvale Road, any
intrusiveness that could threaten the integrity of adjacent uses is minimized.

In County Council Resolution 17-286, dated October 18, 2011, the County
Council remanded Local Map Amendment G-892 in order to address issues
related to density, site layout, and the environmental setting for the Riggs-
Thompson House. But, despite the remand, the County Council found that the
development fulfills the purposes of the RT zone. The County Council found
that:
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The evidence in this case supports the Applicant's contention that an R-T
Zone is appropriate at this location, although not at the density proposed
[at that time, which was RT-15]. The Applicant's land planner testified that
the development of the townhomes confirmed the residential use of the
area, and eliminated some of the commercial-type aspects of the
institutional use, such as truck traffic and school bus parking. Because
the R-T Zone permits more flexibility in design than the underlying R-60
Zoning, the R-T Zone allowed the developer to provide more public
access space and green space, and improvements to the existing streets,
including sidewalks and landscaping, thus enhancing access to the
amenities in the Central Business District. These amenities include
access to civic, neighborhood-serving retail uses, and transit.

The finding made by the County Council remains valid. Therefore, the

Planning Board finds that the Site Plan fulfills the purposes of the RT zone.

Requirements of the RT-12.5 Zone

Based on the following data table, which sets forth the development

standards approved by the Planning Board and binding on the Applicant, and
based on other evidence and testimony of record, the Application meets all of the
applicable requirements of the RT-12.5 Zone.

Data Table

Development Standard Permitted/Required Approved &
Binding on
Applicant

Maximum Building Height 35 35

(feet)

Maximum NumberofUnits | 80"2 | 64

Minimum Building Setbacks (feet)

From Any Land in a One-Family 30 30

Zone

Right-of-Way 25 25

Rear — From an Adjoining Lot 20 20

Side — From an Adjoining Lot 10 10

(end unit)

Minimum Green Area (% of 50% 51%

_gross tract area)
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Maximum Building Coverage 35% 30%
(% of lot)
Minimum Parking Spaces | 128 | 140

" Including a 22% density bonus for providing 15% MPDUs.
2 Limited to 64 dwelling units by a binding element of the schematic development
plan.

3. The locations of the buildings and structures, the open spaces, landscaping,
recreation facilities, and pedestrian and vehicular circulation systems are
adequate, safe, and efficient.

The townhouses are located in rows that run perpendicular to Springvale
Road, in order to present the narrow end to the existing one-family dwellings
across the street. The end units will have their entrances on the side facing the
street, giving the appearance of one-family detached dwellings facing the street.
These locations provide easy access to the buildings via the private street and
the pedestrian network, consisting of sidewalks on the private street and
walkways in the mews and open space areas. The locations of the buildings are
adequate and efficient, while meeting the aesthetic concerns of the area, and do
not pose any safety concerns on the site.

Open space areas are provided along the development's edge at
Springvale Road, along Ellsworth Drive, and at the intersection of Springvale
Road and Pershing Drive. These open space areas will be available for
recreation for the residents of the development and the surrounding
neighborhood. Street trees and lighting are provided to enhance the pedestrian
environment. Interior lighting will create enough visibility to provide safety but not
so much as to cause glare on the adjacent roads or properties.

Recreation facilities are required for this Site Plan and are provided as
shown in the following table.
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_ RECREATION CALCULATIONS
CHELSEA COURT

o _ DEMAND POINTS _ : ' -
TYPE C CODE|UNI TOTS | CHIUDREN| TEENS | ADULTS | SENIORS
SINGLEFAMILY SeDif 1| 010 02 | 02. | o085 - 0.08
TOWNHOUSE ~ - | TtH| 63 | 1058 | 1361 | 504 8114 | .as54
TOTAL . ‘ . 64 | 1068 | 1381 526 | 8199 462
. - SUPPLYPOINTS - : iR
TYPE . . {cope| # | TOTs [ CHHDREN| TEENS | ADULTS | SENIORS
PICNIC/SITTING AREA 4 1 51 500 5.00 750 | 2500 | 1000
OPEN PLAY AREA I} sBl 1°]. 300 4.00 - 400 | 1000 | 100
PEDESTRIAN SYSTEM 2] 1 107 - | 276 1.05 36.90 - 208 |
ON-SITETOTAL . _ ‘ ' 9.07 |. 1176 1255 | 7190 13.08 -
TOTALPERCENTAGE =~ | |- 85% 85% |- 239% | 88% | 283%
e e OFF-SITE (ELLSWORTH PARK) A

MULTI-AGE PLAYGROUND | 3 - 9 11 3 7 ] 1
OFF-SITETOTAL -~ » 9 1 "3 7 1
TOTAL D N 1807 | 2276 | 1555 | 78.90 14.08
TOTAL PERCENTAGE | 169% 165% 296% |  96% 305% .
- ADEQUATE RECREATION FACILITIES

The open spaces, landscaping, and site details adequately and efficiently
address the needs of the use and the recommendations of the Master Plan, while
providing a safe and comfortable environment.

Pedestrian access from adjacent sidewalks adequately and efficiently
integrates this site into the surrounding area. Safety is enhanced by the
provision of new sidewalks on Ellsworth Drive and Springvale Road, where none
exist now. The vehicular circulation design efficiently directs traffic into and
through the site with minimal impacts to pedestrian circulation. The traffic
restriction signs that prohibit through traffic on the new private street ensure that
the development will not create traffic impacts in the surrounding neighborhood
from increased through traffic. This balance of design with the site, the
recommendations of the Master Plan, and the needs of the use is an efficient and
adequate means to provide a safe atmosphere for pedestrians, cyclists, and
vehicles.

4. Each structure and use is compatible with other uses and other site plans and
with existing and proposed adjacent development.
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As the Planning Board determined at its public hearing of May 19, 2011,
for the original LMA G-892 application, the townhouse community is compatible
with adjacent development in the surrounding area. Both townhomes and
detached homes are by nature one-family residential dwellings, which in itself
lends to a presumption of de facto compatibility. Furthermore, given the
characteristics of the specific proposal, which provides parkland buffers on three
sides, increased setbacks to the north, comparable building heights, and an
architectural design that is complementary to the detached homes along
Springvale Road, any intrusiveness that could threaten the integrity of adjacent
uses is minimized.

The approved schematic development plan includes several binding
elements that ensure compatibility between the townhouses and the adjacent
residential community. Those binding elements are discussed in detail above.
As noted in that discussion, the development is in compliance with those binding
elements.

The townhouse buildings themselves are arranged so that the narrow
ends face the one-family detached dwellings on the opposite side of Springvale
Road, in scale with those nearby buildings and are located such that they will not
adversely impact existing or proposed adjacent uses. The heights of the
townhouses will be compatible with the heights of confronting one-family
dwellings. The environmental setting for the Riggs-Thompson House protects
the historic resource and green area around the house.

5. The Site Plan meets all applicable requirements of Chapter 22A regarding forest
conservation, Chapter 19 regarding water resource protection, and any other
applicable law.

The Application complies with the applicable requirements of the Forest
Conservation Law as approved with Preliminary Plan No. 120130060.

The MCDPS Stormwater Management Section approved the stormwater
management concept on October 24, 2012. According to the approval letter, the
stormwater management concept meets stormwater management requirements
using environmental site design to the maximum extent practicable. The full
volume of environmental site design is provided using permeable pavement,
micro-bioretention, planter boxes, bio-swales, and dry wells.

Under Section 24A-6 of the County Code, the Historic Preservation
Commission must approve a Historic Area Work Permit for any exterior
alterations to the buildings or the environmental setting. @ The Historic
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Preservation Commission has approved the Applicant's Historic Area Work
Permit to demolish nonhistoric buildings, rehabilitate the Riggs-Thompson
House, and make hardscape and greenscape alterations within historic site’s
environmental setting. The approved Historic Area Work Permit is consistent
with the Site Plan.

BE IT FURTHER RESOLVED, that this Resolution incorporates by reference all
evidence of record, including maps, drawings, memoranda, correspondence, and other
information; and

BE IT FURTHER RESOLVED, that this Site Plan shall remain valid as provided
in Montgomery County Code § 59-D-3.8; and

BE IT FURTHER RESOLVED, that this Resolution constltutesﬁ il gtmpmlon
of the Board in this matter, and the date of this Resolution is
(which is the date that this resolution is mailed to all parties of record); and

BE IT FURTHER RESOLVED, that any party authorized by law to take an
administrative appeal must initiate such an appeal within thirty days of the date of this
Resolution, consistent with the procedural rules for the judicial review of administrative
agency decisions in Circuit Court (Rule 7-203, Maryland Rules).

CERTIFICATION

This is to certify that the foregoing is a true and correct copy of a resolution adopted by
the Montgomery County Planning Board of the Maryland-National Capital Park and
Planning Commission on motion of Commissioner Anderson, seconded by Vice Chair
Wells-Harley, with Chair Carrier, Vice Chair Wells-Harley, and Commissioners
Anderson and Dreyfuss voting in favor, and Commissioner Presley absent, at its regular
meeting held on Thursday, June 13, 2013, in Silver Spring, Maryland.

W )

an90|se M. Carrier, Cha|
ontgomery County Planning Board




