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MEMORANDUM

MONTGOMERY COUNTY DEPARTMENT OF PARK AND PLANNING

THE MARYLAND-NATIONAL CAPITAL
PARK AND PLANNING COMMISSION

8787 Georgia Averws
Silver Spring, Maryland 20910.3760

DATE: October 4, 2001

TO: Montgomery County Planning Board

VIA: Joseph Davis, Acting Chief Develoident Review Division

FROM: Wynn E. Witthans, RLA, AICP~~)~
Planning Department Staff ((NN

(301) 495-4584

PROJECT NAME:
CASE #:

REVIEW TYPE:

Highlands at Clarksburg
9-98001 A
Project Plan

MCPB
10/18/01

ZONE: RMX-2

APPLYING FOR: 12,870 square feet of retail, 18,590 square feet of office, 97 dwelling units
(inclusive of 12.5% MPDU's) on 16.1 acres

LOCATION: SE quadrant, intersection of Frederick Road and Stringtown Road
MASTER PLAN: Clarksburg & Vicinity

REVIEW BASIS: Section 59-C-10.2 of the Zoning Ordinance provides that the developer is
required to submit a project plan for the use of the optional method of

development for RMX-2 zoned property.

APPLICANT: F&H Limited Partnership / Bowis Investment Realty Corporation
FILING DATE: April 20, .2001

HEARING DATE: October 18, 2001

Attached is-the staff report for the proposed development. The staff recommends APPROVAL of
the Project Plan with the conditions as stated to be addressed by the time of Site Plan Review and
Approval.
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SUMMARY

Highlands of Clarksburg is a highly desirable use of the RMX-2 zone - it proposes a mix
of commercial and residential uses. The plan proposes a village green, commercial

architecture designed with historic/rural themes and residential uses within walking

distance of the commercial uses on site and Clarksburg historic district. Additionally, the

Project Plan adjoins and connects with, via an internal street, an assemblage of parcels

zoned R-200 that comprise the proposed R-200 Cluster Preliminary Plan that includes

this Project Plan site.

The future site plans shall include the following amenities and facilities: ,

Rural/ Historic Architecture:
The design of the commercial buildings shall be designed to conform to the rural/
historic architectural themes as indicated in the sketches included within the
Project Plan Staff Report. The buildings shall include a corner focal point at the
intersection of MD Route 355 and Stringtown Road.

The Commons:
A central open space (+/- 25,000 sf) suitable for pedestrian recreation, enjoyment
and circulation shall be provided. Amenities shall include tree lined sidewalks
with special paving, stone (or masonry) walls, historically appropriate site
furniture and lighting, a lawn panel, a rustic pavilion, a plaza with special paving,
special landscape features and terracing.

Commercial Area Plaza:
Open space amenities to include outdoor seating areas, special paving, wide
sidewalks, special landscape planting areas,. historically appropriate site furniture
and lighting, and possible outdoor eating areas.

Site Features
Throughout the site, the amenities proposed include the historically appropriate
light fixtures, special landscape areas, the dedication of Stringtown Road so to
preserve historic district and the orientation of the units to the surrounding streets.
Brick sidewalks will be provided at the edges of the Commons and within the
mews walks within the townhouses.
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ISSUES OF THE REVIEW PROCESS

Relationship to the Earlier Approval

The proposed Project Plan amends an earlier Project Plan that was approved by the
Planning Board on July 1, 1999. The earlier plan was amended to address comments

made during the original approval and to adapt the layout to the proposed preliminary
plan approval now adjoining the site. The current proposal has units that face MD Route

355 without a service road in front and it has a more useable design of the common open
space. The MPDU's are all on top of the office buildings within the commercial quadrant

of the site, adjacent to services, open spaces and transit.

Interconnected Streets

In response to Staff's comments earlier in the process, the applicant has submitted a plan
that includes a connection to MD Route 355. This reflects the earlier approval that the
applicant sought to change with this amendment. In fact, at one time during the review
staff was prepared to recommend that the Planning Board deny an earlier version of this
application because no connection to MD Route 355 was made. The road connection is
important to promote the Master Plan goals for having interconnected streets. The
connection will also allow for direct access to the homes within this site and will the
reduce need to seek access to the site using Timber Creek Lane, an existing subdivision to
the south.

Although the intersection location is acceptable, a more desirable location would be
within an adjoining group of two parcels immediately to the south. Staff would like to
make it possible to use this connection should access to the southern parcel develop (via
an approved Preliminary Plan). Staff recommends that the Planning Board approve the
Project Plan for one additional unit — a unit that could be located in the area where the
road connection is now proposed. If the connection is eventually made on the adjoining
parcel, the site plan would revert to the proposed Project Plan layout without a street
connection and with one additional unit.

MD Route 355 Oververtical Reduction and Dowden's Ordniary

There is a hill within the MD Route 355 right-of-way adjacent to the site that prevents
safe visibility and stopping distance at the Stringtown Road intersection for northbound
travelers. As part of this review process, the applicant has developed several studies that
assess what impact the lowering of the hill on the adjoining properties.

Opposite the Highlands of Clarksburg site, on the west side of MD Route 355 is a historic
site known as Dowden's Ordinary — a site now on the Locational Atlas of Historic Places
and approved for acquisition by M-NCPPC (although currently owned by others). The
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M-NCPPC Park Archeologist has submitted a memo requesting that Dowden's Ordinary
not be disturbed in regards to any road improvements.

The resultant cross section recommended by MDSHA for MD Route 355 proposes two
north bound lanes and one south bound land and a seven to ten foot wall next to the
boundary of the historic site. The access road to the Highlands would be right-in, right-
out only. The Dowden's Ordinary site will be untouched.

Community Concerns

Throughout the review process, the Timber Creek Citizens Association and the
Clarksburg Civic Association have expressed concerns over the proposed Project Plan as
well as the proposed R-200 Cluster development, Preliminary Plan, 1-98009A, a larger
parcel of R-200 zoned and RMX zoned land which includes the subject Project Plan.
Their concems are as follows:

1. Support a direct access to the new community from Frederick Road to help
alleviate cut-through traffic along Timber Creek Lane and improve east-west
connections.

2. Desire control of construction traffic to avoid use of Timber Creek Lane
eliminating conflicts with children and residents. Request a temporary physical barrier
at the end of Timber Creek Lane.

The community has other concerns that deal with the Preliminary Plan, 1-98009A that
include adequate setback and preservation of wood land along the common property line
with Mr. Moses property, adequate views of the Greenway, and extension of an asphalt
pathway along Timber Creek Lane connecting off site to Foreman Boulevard. These
additional concerns should be addressed in the context of the Preliminary Plan. Letters from
the community are attached.

G•.



STAFF RECOMMENDATION:

The staff recommends APPROVAL of Project Plan # 9-98001-A inclusive of the waivers, the

reductions in setback and as detailed in the findings below:

1. Development Ceiling

Limit the Project Plan to the following uses and density:

18,590 square feet of office space
12,870 square feet of retail space
97 residential dwelling units (of which 2 units are to be located on Preliminary
Plan #1-98009R)

2. Transportation Improvements

This application shall satisfy the APF test by paying the Expedited Development

Approval Excise Tax (EDAET) under the alternative review procedure provided for in

the FY 99 annual growth policy for the commercial component and the Development

Approval Payment (DAP) under the Alternative Review Procedure for limited Residential

Development provision of the FY 02 Annual Growth Policy for the residential
component. If an alternative means of satisfying the APF test is later approved by the
Planning Board, this condition will not require a Project Plan Amendment.

3. Dedication and construction of A- 260 (Stringtown Road)

A-260 (Stringtown Road) must be dedicated as shown and const -action shall include
improvements (two of four lanes with center median and associated landscaping) from
the centerline to the edge of right-of-way for the frontage of the property.

4. Construction of improvements to MD 355 (Frederick Road)

a. Improvements to MD Route 355 shall follow the requirements of the MD SHA:
Reduce over vertical along MD Route 355 to provide improved site distance at
Stringtown Road;
Provide deceleration land along MD Route 355 at proposed site entrance (Street
"C").

Improve MD Route 355 to 3 lanes along property frontage (one northbound lane,
one southbound lane and an exclusive eastbound lane onto Stringtown Lane);
Site entrance (Street "C") to be right-in, right-out.
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b. A bike path shall be constructed along the site frontage a•. the eastern edge of the
site along MD Route 355, with it's design to be reviewec, at the time of site plan.

5. Provision of Amenities and Facilities

The future site plans shall include the following amenities and facilities:

Rural/ Historic Architecture:
The design of the commercial buildings shall be designed to conform to the rural/
historic architectural themes as indicated in the sketches included within the
Project Plan Staff Report. The buildings shall include a corner focal point at the
intersection of MD Route 355 and Stringtown Road.

The Commons:
A central open space (+/- 25,000 sf) suitable for pedestrian recreation, enjoyment
and circulation shall be provided. Amenities shall include tree lined sidewalks
with special paving, stone (or masonry) walls, historically appropriate site
furniture and lighting, a lawn panel, a rustic pavilion, a plaza with' special paving,
special landscape features and terracing.

Commercial Area Plaza:
Open space amenities to include outdoor seating areas, special paving, wide
sidewalks, special landscape planting areas, historically appropriate site furniture
and lighting, and possible outdoor eating areas.

Site Features
Throughout the site, the amenities proposed include the historically appropriate
light fixtures, special landscape areas, the dedication of Stringtown Road so to
preserve historic district and the orientation of the units to the surrounding streets.
Brick sidewalks will be provided at the edges of the Commons and within the
mews walks within the townhouses.

6. Staging of Amenities

All street related amenities shown would be included with the adjoining phase of
development. The Commons shall be constructed by completion of the first 50% of the
residential units. The amenities associated with the commercial building shall be built
concurrently with that structure. The project anticipates that the residential units will be
built first.
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7. Maintenance

Maintenance of the private open space areas, stormwater management areas, civic spaces

and all other amenities on private land or, for non-standard amenities, within the public

right-of-way, if applicable, shall be maintained by a community association. The site plan

enforcement agreement shall include for the provision of maintenance for all amenities as

they are installed.

8. Waiver Requests

Staff recommends the Planning Board consider and approve the following waivers:

a. Chapter 50 — Subdivision Regulations - Lot Design -50-29(a)(2) to allow certain
detached lots to be platted without public road frontage. This includes Lots 9-14
with frontage on Private Street ̀ B."

b. Chapter 50-Subdivsion Regulations — Intersection Truncation -Section 50-26-
(e)(3) to allow for a more compact and compatible. lot arrangement within the
housing section.

9. Reductions in Setback

The applicant seeks two reductions in the minimum setbacks adjoining R-200 one-family
residential zoning. One reduction is from one hundred feet to fifty feet for a portion of
southern boundary. The second setback reduction is along the eastern property line to
reduce the setback from thirty feet to fifteen feet. Staff recommends that the Planning
Board allow these setback reductions to provide for optimal on-site development and a
more desirable relationship to the adjoining development.

9. Historic Preservation

a. The Site Plan shall show a detailed plan for the preservation of the historic
character along site frontages. The Stringtown Road and MD Route 355 frontages
shall be developed with streetscape and other features as necessary to recreate or
develop a sympathetic design with the Clarksburg Historic District.

b. The Site Plan Enforcement Agreement shall provide consent to the Historic
Preservation Section, M-NCPPC to perform a Phase I Archaeological
Investigation of the property prior to construction. The investigation shall not
delay the Applicant's construction schedule. The Applicant shall co-operate with
M-NCPPC archeological staff regarding any reasonable requests to remove any
artifacts found during this survey for use in future public displays.



10. Site Plan Issues

a. The site plan review application shall identify proposed con; truction traffic access
patterns in an effort to minimize the impact of construction vehicles on neighboring
residential development.

b. The site plan application shall include details along the MD Route 355 frontage
sufficient to determine that the elements proposed create a character sympathetic to
the historic district immediately to the north and to the Clarksburg town center area in
general. These elements will include the street trees, the lighting, retaining wall (if
required), signage and any other elements.

c. The Applicant commits to participate in a process with representatives from county
agencies and private developers to review current light standards wand propose and
develop new light standards for Clarksburg.

d. Maintenance Organization —A Community Association shall be set up to maintain the
street trees within the public right-of-way so to allow for tighter tree spacing pending
County agreement.

e. This approval has been enlarged by one additional unit- allowable if access to MD
Route 355 is achieved through an adjoining parcel. Should tl te access to MD Route
355 be located within this parcel, the unit count will be one less to allow for the street
connection.

f. Two MPDU units shall be located outside the bounds of the Project Plan but within
the accompanying Preliminary Plan application and the future site plan area.
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PROJECT DESCRIPTION: Surrounding Vicinity

The Highlands at Clarksburg is a 16-acre site in Northern Montgomery County located on the
southeast corner of the intersection of Frederick Road (MD Route 355) and Stringtown Road
(Route A-260) across from the Clarksburg Historic District (zoned R-200) and the proposed
Clarksburg Town Center Property (zoned RMX-2). Stringtown Road is scheduled for an
upgrade to a 4 lane divided road, which will connect with I-270 about one mile to the west.

Adjoining the site to the south is farmland with wooded areas to the east; both areas are zoned R-
200. In addition to its location to major thoroughfares and the town center, the site is located
within five miles of Little Bennett Regional Park, Blackhill Regional Park, and Ovid Hazen
Wells Park.
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PROJECT DESCRIPTION: Site Description

Natural Resources

A former farmstead is centrally located on the property. It consists of what appears to be the

scattered remnants of a masonry cistern and foundations of a silo, large bam, and outbuilding.
Quartz rock is the main building material in the foundation and probably came from on-site.

The adjacent fields contain a very high amount of channery material primarily consisting of
quartz along with some schist and phyllite. No massive rock outcrops were observed on-site.

There are no springs, seeps, streams, or wetlands present on-site.

The site contains a rolling topography with the site elevations ranging between 620 and 680 feet.
Drainage is generally to the east or northeast towards an unnamed tributary of Little Seneca
Creek. This portion of the Potomac River Watershed has been designated as Class IV Waters by
the State of Maryland.

The forested area on-site is 1.54 acres. No mature forest is present on-site nor are any specimen
trees present (See Exhibit 1.)

Historic Context

This site is locatedjust outside the southern boundary of the Clarksburg Historic District and
across Route 355 from Dowden's Ordinary site and marker. Dowden's Ordinary's history is rich
in events in the French Indian war and served as a gathering place for the earliest citizens of
Clarksburg. Clarksburg's historic origins reflect its role as a flourishing trading, transportation,
and industrial center for Montgomery County.

The farmstead is listed in the Maryland National Capital Park & Planning Commission (M-
NCPPC) Locational Atlas. Approximate locations of these foundations are shown on the Natural
Resource Inventory/Forest Stand Delineation Map.
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PROJECT DESCRIPTION: Proposed Development

The RMX portion of the Highlands at Clarksburg is proposed to be a 75-unit planned community
adjacent to historic Clarksburg and the proposed Clarksburg Town Center subdivision.

The commercial/residential portion of the project is planned to operate at three levels and within
three buildings: the lower level is proposed retail at the street level of Stringtown Road;
office/retail space will occupy the second level and the third level are the proposed MPDU and
market rate apartments or condominiums. A fourth two-story freestanding office/ retail building
is proposed at the intersection of MD 355 and Stringtown Road.

The proposed amenities associated with these structures are the architectural details that resurrect
a rural agricultural appearance utilizing barn-like roofs and stair towers that resemble silos. The
surrounding pedestrian areas are proposed to include other open space amenities like a plaza and
sitting areas.

The residential portion of the project is organized around a centrally located open space known
as the Commons. Single-family detached housing is located to the west and south of the
Commons and single family attached is located to the east of the Commons. The Commons is
proposed to include: a pavilion, paths, gathering areas and recreation facilities. Separately from
the amenities, the project proposes an additional recreation area along the eastern boundary
within the townhouse section.
Storm Water Management and additional structures required to meet the special protection area
regulations for the site are located along the southeastern boundary of the site.

An in-road bike path is required along MD Route 355.

13



AMENITIES AND FACILITIES

The proposed project plan includes the following amenities and facilities for the site:

Rural/ Historic Architecture:
The architecture design of the buildings shall conform to the rural/ historic
architectural themes as indicated in the sketches included within the Project Plan
Staff Report. The retail/ commercial buildings shall include a corner focal point.
The garages of all residential units shall be recessed from the front fagade or
otherwise treated to reduce their appearance from the street.

The Commons:
A central open space suitable for pedestrian recreation, enjoyment and circulation
shall be provided. Amenities shall include tree lined sidewalks with special
paving, historically appropriate site furniture and lighting, a lawn panel, a
pavilion, a plaza with special paving, special landscape features and terracing.

Commercial Area Plaza:
Open space amenities to include outdoor seating areas, special paving, wide
sidewalks, special landscape planting areas, historically appropriate site furniture
and lighting, and possible outdoor eating areas.

Site Features
Historically appropriate light fixtures, special landscape areas, and dedication of
Stringtown Road to preserve historic district.

The proposed amenities generally support the requirements of the RMX-2 zone for this site
except the provision of recreation areas within the amenity areas.

Recreation Areas

The anticipated recreational needs provided by this application shall include the
following:

Multiage Play Facility
Open Play Area - Type II
Pedestrian System

Nature Trails
Picnic and Sitting Areas
Off Site M-NCPPC Parks

The future site plan shall review the final requirements for the recreational guidelines.

14



PLANNING AND REGULATORY FRAMEWORK:

Development History

The original Project Plan and Preliminary Plans were approved by the Planning Board on July 1,
1999 for the 16 acres portion of the property zoned RMX-2. On April 26, 2001, the applicant
was granted a one year extension of the Project Plan approval to allow for the proposed
redevelopment now proposed. The Preliminary Plan has been amended to include an additional
40.4 acres zoned R-200 in addition to the 16 acre parcel zoned RMX. The proposed units
increased from 75 to 164 for the entire site. The Preliminary Plan will be presented to the
Planning Board concurrently with the Project Plan Review on October 18, 2001.

Waiver Requests:

The applicant has requested the following waivers:

Chapter 50 — Subdivision Regulations - Lot Design -50-29(a)(2) to allow certain detached lots to
be platted without public road frontage. This includes Lots 9-14 with frontage on Private Street
"BB"

Chapter 50-Subdivsion Regulations — Intersection Truncation -Section 50-26-(e)(3) to allow for a
more compact and compatible lot arrangement within the housing section.

Staff supports these waivers that allow the proposed neo-traditional neighborhood designs to
achieve the character and efficiency in the densities proposed.

15
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BASIS FOR CONSIDERATION OF ISSUES

Section 59-D-2.43. Of the Zoning Ordinance provides that in reaching its determination on an

application for the optional method of development and in making the required findings, the
Planning Board must consider the following:

(a) The nature of the proposed site and development, including its size and shape, and the
proposed size, shape, height, arrangement and design of structures.

The proposed layout and building types are sympathetic to the adjoining approved
neo-traditional projects and the existing homes and businesses in the area.

(b) Whether the open spaces, including developed open space, are of such size and location
as to serve as convenient areas for recreation, relaxation and social activities for the
residents and patrons of the development and are so planned, designed and situated as to
Junction as necessary physical and aesthetic open areas among and between individual
structures and groups of structures, and whether the setbacks, yards and related
walkways are so located and of sufficient dimensions to provide for adequate light, air,
pedestrian circulation and necessary vehicular access.

The open spaces are centrally located to the project and accessible to retail and
residential users alike. The pedestrian system is linked to the open spaces so there
is a continuum of spaces that have a variety of uses.

(c) Whether the vehicular circulation system, including access and off-street parking and
loading, is so designed as to provide an efficient, safe and convenient transportation
system.

The vehicular system is developed as a grid that provides adequate access to every
unit and structure on site. Parking lots are located near area of more concentrated
development and parallel parking is located along the streets. Parking for each
residential unit (except the condominiums) is located on each lot.

(d) Whether the pedestrian circulation system is so located, designed and of sufficient size as
to conveniently handle pedestrian traffic efficiently and without congestion; the extent to
which the pedestrian circulation system is separated from vehicular roadways so as to be
safe, pleasing and efficient for movement of pedestrians; and whether the pedestrian
circulation system provides efficient, convenient and adequate linkages among
residential areas, open spaces, recreational areas, commercial end employment areas
and public facilities.

The pedestrian system is separate from roadways but it follows the grid pattern of
the streets, thus providing access to the entire site. Additional pedestrian
connections are made across residential blocks and out to the adjoining streets.
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(e) The adequacy of landscaping, screening, parking and loading areas, service areas,
lighting and signs, with relation to the type of use and neighborhood.

These issues will be reviewed and determined with site plan review.

(fj The adequacy of the provisions for the construction of moderately priced dwelling units
in accordance with chapter 25A of this Code if applicable.

The units propose 12.5% MPDU's of those required on site. Additional units from

the adjoining site are also proposed on this site. The site plan will review the final

MPDU's proposal with the final number of units.

(g) The staging program and schedule of development.
Adequate as submitted.

(h) The adequacy of forest conservation measures proposed to meet any requirements under
Chapter 22A.

Final review at the time of site plan

(i) The adequacy of water resource protection measures proposed to meet any requirements
under Chapter 19.

Final review at the time of site plan.
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FINDINGS for Project Plan Review:

Section 59-D-2.42 of the Zoning Ordinance establishes the findings that must be made by the
Planning Board and forms the basis for the Board's consideration of approval. In accordance
herewith, the staff recommends the following findings:

(a) It would comply with all of the intents and requirements of the zone.

The intent of the RMX-2 Zone

(1) This optional method of development accommodates mixed-use development
comprised of planned retail centers and residential uses at appropriate locations
in the County. This means of development is a means to encourage development
in accordance with the recommendations and guidelines of approved and adopted
master plans.

This development meets the intent of the zone to by presenting a mixture of retail,
office, and residential uses at the intersection of Stringtown Road and MD 355,
within an intensity that is in accordance with the approved Clarksburg Master
Plan. The proposed development for Highlands at Clarksburg conforms to this
finding.

(2) Approval of this optional method of development is dependent upon the provision
of certain public facilities and amenities by the developer. The requirement for
public facilities and amenities is essential to support the mixture of uses at the
increased densities of development allowed in this zone.

This development proposes public facilities and amenities. The amenities, as
listed above, provide a commons, a mixed-use center that includes architecture
with a rural theme that creates an appropriate gateway to the Clarksburg Historic
District and site elements that have historical themes.

Conformance to the development standards of the RMX-2 Zone.

The proposed project plan for Highlands at Clarksburg is in conformance with the
standards of the RMX-2 Zone. The development standards are found both in the Zoning
Ordinance and the Clarksburg Master Plan, 1994.
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DEVELOPMENT DATA TABLE FOR THE RMX-2 ZONE

Reguired/Petmitted Provided'

Gross tract area 16.1 acres —1 acre dedicated to public use = 15.1 acres net tract area

Offices (59-C-10.3.2):
- Professional, and Business: 20,000 s.f. max. 0 s.f.

- General: 20,000 s.f. max. 18,590 s.f.

Retail
- Lower Floor 12,870 s.f.
Green Area or Outside Amenity Area (59-C-10.3.3):
- (a) Win commercial portion

(2.718 ac.): 15% min. (Earlier approval 49%)
54,012 sf or 48%

- (b) Win residential portion
(12. 155 ac.): 50% min. (Earlier approval 70%)

327,064 sf or 60%

Commercial Density (59-C-10.3.4): 0.5 FAR max. 0.23 FAR
(31,460 s.f. GFA)

Gross Leasable Area (59-C-10.3.5): 600,000 s.f. max. 31,460 s.f.

Number of Dwelling Units (59-C-10.3.6): NA min. (<30 ac.) (Earlier Approval 75 d.u.'s)
95 du's

Residential Density (59-C-10.3.7): 30 d.u./ac. max.(Code)(Earlier Approval 5.8 d.u./ac.)
5 to 7 d.u./ac. (M.P.)2 6.0 du's

Building Setbacks (59-C-10.3.8):
- from A. R-200 properties:

Commercial buildings: 100 ft. min.4 100 ft.
Residential buildings: 30 and 100 ft. min .4 15-50 ft.

- from Frederick & Stringtown Roads:
Commercial buildings: 0 ft. min. (Code) 25 ft.

0 ft. min. (M.P.)
Residential buildings: 0 ft. min. (Code) 20 ft.

0 ft. min. (M.P.)

' Amounts indicated as provided reflect the development as graphically shown on the
Preliminary Subdivision Plan and Project Plan. Final amounts will be determined at Site Plan
(59-D-3) not to exceed the amounts required/permitted.

2 The abbreviation M.P. refers to standards recommended in the 1994 Clarksburg Master
Plan
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Excluding MPDU's
The Planning Board may reduce the minimum setbacks shown above to no greater than
50 percent, upon a finding that trees or other features on the site permit a lesser setback
without adversely affecting development on an abutting property.

The project is seeking two reductions in the minimum setback adjoining R-200 one-
family residential zoning. One area is to the south, reducing the setback from one hundred
feet to fifty feet for a portion of the boundary. This only affects a rear yard and not
actually units. This reduction would allow for flexibility in the final siting of the units on
that lot and is acceptable. The units are setback approximately 100 feet. The second area
for setback reduction is along the eastern property line to reduce the setback from thirty
feet to fifteen feet next to a street on the adjoining property - one that will be joined with
this project in the plan of subdivision and a later site plan. Staff recommends that the
Planning Board allow these setback reductions to provide for optimal on site development
and a more desirable relationship to the adjoining development.

The property conforms to the optional method of development for the RMX-2 zone.
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(b) It would conform to the approved and adopted sector plan or an urban renewal plan
approved under Chapter 56.

The subject site falls within the Transit Corridor District of the Clarksburg Master Plan.

It is also strategically located at the gateway to the Historic District and within walking

distance to the Town Center and the future Transitway Town Center Station. Therefore,

development of the site needs to strongly reflect the policies and recommendations of the

Master Plan given its highly visible corner location and proximity to the Historic District.

Master Plan Policy Statements

Town Scale of Development — "This plan envisions Clarksburg as a town at a larger scale then
proposed in the 1968 Clarksburg Master Plan but smaller than a corridor city such as
Germantown. "

The proposed Project Plan achieves a town scale of development by providing a mixed
use development with 32, 460 sf. of commercial uses and 95 residential units including
MPDU's. The overall residential density for the project is 6.Ounits per acre. The Master
Plan recommends a residential density of 5 — 7 units per acre. The proposed range in unit
types, 21 sf detached (22 possible), 20 apartments, and 53 townhouses, will assure a mix
of households and incomes.

Natural Environment — "This plan recommends that Clarksburg's natural features,
particularly stream valleys, be protected and recommends that Ten Mile Creek and Little Seneca
Creek be afforded special protection as development proceeds ".

No stream valleys, springs or wetlands are found within the subject property of the
Project Plan. However, the site is included in the Special Protection Area and will be
providing additional water quality measures in conformance to the guidelines. At the
time of site plan review, extensive landscaping of the stormwater management facilities
should be provided in order to create an attractive open space within the community.

Greenway Network — "This plan recommends a multi-purpose greenway system along stream
valleys. "

The subject site does not directly abut the Clarksburg Greenway. However, a series of
bikeways and sidewalks are proposed that provide access to the Greenway and thus
improve connectivity to the Greenway Trail that is located just to the east of the Project
Plan site. A Class III bikeway will be provided within the ROW of Frederick Road along
this eastern side.

Transit System — "This plan proposes a comprehensive transit system that will reduce
dependence on the automobile. "
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The Master Plan identifies bus routes along Stringtown Road and Frederick Road which
will serve the subject site. Access to these future bus routes will be accommodated by
proposed sidewalks internal to the development. The subject site is also within walking
distance to the future Town Center Transitway Station located to the east of Frederick

Road.

Hierarchy of Roads & Streets — "This plan proposes a street network which clearly
differentiates between highways needed to accommodate regional through traffic and roads
which provide sub-regional and local access. "

The subject site is bordered by Stringtown Road, an arterial that accommodates both
regional and local traffic, and by Frederick Road which is classified by the Master Plan as
a local business district street. On site, the project plan achieves a hierarchy streets
through a variety of local residential streets to accommodate traffic circulation. Most
importantly, the street layout provides a connection to the Town Center via Street C and a
direct entrance into the community via Frederick Road.

The direct street entrance from Frederick Road is important to the connectivity of the
community by providing a convenient and direct point of access. However, the location
of the entrance is constrained by the limits of the property. Ideally, an access point along
Frederick Road would be better located further to the south through property that is not
yet assembled for development. This possible southern access would line up with other
development which is currently under a pre-preliminary plan review. Staff supports a
direct access to the Highlands of Clarksburg on site since the southern access cannot be
assured at this time. However, in the future, should the southern property be proposed for
development, the southern access point to Frederick Road should be considered for
Highlands of Clarksburg.

Transit and Pedestrian-Oriented Neighborhoods — " This plan clusters development into a
series of transit and pedestrian: oriented neighborhoods. "

The project locates a mixed of commercial and multifamily uses at the northwest comer
of the site thus clustering the most intensely developed portion of the site towards the
future transit station and the Historic District. The proximity and density of the
residential portion of the site also supports the transit and pedestrian-orientation by facing
residential units along Frederick and Stringtown Road. This establishes the traditional
town planning pattern as seen from the surrounding roadways. Internally, the proposed
layout also establishes a grid of interconnected streets lined with front facing units, street
trees and sidewalks. The central open space is highly visible, forms a town commons
and is sufficiently large enough to accommodate recreational activities and community
gathering. Other open space is provided as town house courtyards in the front of units.
The location and size of the open space will encourage pedestrian access and social
gathering.
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Employment — "Additional limited employment uses re recommended at transit stops, at tl:e

town center and in neighborhoods as part of a mixed-use land use pattern... "

The project plan includes 31,460 sf of office and retail uses within walking distance to the

future transit station and the town center. Such uses will also provide convenient services

to residents within the general vicinity.

Staging — "This plan recommends that development be staged to address fiscal concerns and to

be responsive to community building and environmental protection objectives. "

The subject site falls within Stage 2 of the Clarksburg Master Plan. The proposed project

will be served by public sewer and water.

Master Plan Land Use Recommendations

The Transit Corridor District recommends a density of 5 —7 units per acre with a range of

unit types as follows:

Multi-family 10-20%
SF attached 30-40%
SF Detached 50-50%

The proposal contains a higher percentage of attached units than the general guidelines of

the master plan. Given the strategic location of the site, close to transit and the town

center, a higher percentage of attached units can be considered appropriate. The proposed

density range is consistent with the previously approved project plan.

Other plan objectives that are relevant to the subject site are as follows:

1. Continuation of the residential character along Frederick Road, MD 355.
2. Encourage mixed use development near transit stops as an integrated use within

residential neighborhoods.
3. Establish strong pedestrian and bicycle linkages to the Greenway.
4. Improve east-west roadway connections.
5. Provide an open space system which includes small civic spaces at transit stops.

The proposed project plan meets the land use objectives in the following ways:

1. Residential character along Frederick Road is established by proposing front

facing residential lots along the roadway.
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2. Mixed uses are provided within mixed use buildings, apartments over retail. These uses
will provide convenient services to the greater community.

3. Pedestrian and bicycle linkages to the Greenway are provided via the network of .
connecting sidewalks and adjacent bikeways..

4. East-west roadway connections are provided by the Street C, creating a street connection
from Frederick Road to the Greenway Road within the Town Center. This is an
important connection for the existing. community improving the circulation options for
getting in and out of their community.

5. Open space is provided internally in a manner which strengthens a sense of community
by its central location. Additional pedestrian space is provide at the corner of Stringtown
Road and Frederick Road where there will be future bus stops.
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Historic Preservation Issues

This project is adjacent to the Clarksburg Historic District, Master Plan Site # 13/10.
It lies across Frederick Road from the Dowden's Ordinary Site, Locational Atlas Resource
#13/53. The impacts of the new development on these historic resources have been discussed

with the applicant.

Staff supports the latest proposal for the Highlands at Clarksburg project, with the inclusion of

the construction of a retaining wall on Frederick Road in front of the site of Dowden's Ordinary.
A bronze marker, set in stone by the DAR ca. 1915, marks the east edge of the archaeological

site. The retaining wall location, east of this marker, will protect the site of the 18 h̀ century

tavern against erosion.

Dowden's Ordinary is an important archaeological site in the county. The roadside inn provided
hospitality services for many people important in local and national history. Andrew Jackson
stayed here on his journey to Washington to take the oath of office as the next president. General
Braddock stayed here with his troops during the French & Indian War in the 1750s.

Frederick Road was the major north-south route for many centuries, having developed from a
well-known Indian trail.

As noted in Park Planning and Resource Analysis comments to the Development Review
Committee (1/2/01), the Historic Preservation Section would like consent to perform a Phase I
Archaeological Investigation of the property prior to construction of the proposed development.
With General Braddock staying at the inn on the west side of Frederick Road, there is a high
potential that his troops camped on the east side across the road. Consent is also requested for
M-NCPPC staff to remove any artifacts that are found on the land to become the property of M-
NCPPC for likely use in future public displays.
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c) Because of its location, size, intensity, design, operational characteristics and staging,
it would be compatible with and not detrimental to existing or potential development in
the general neighborhood.

The size, density and design of the project create a project that blends into the existing

town center and the proposed new developments within Clarksburg. The traditional and

neo-traditional town planning of this and the other projects will be sympathetic to each

other in appearance and in density. The two and three story commercial/residential

buildings at the corner of Stringtown Road and MD Route 355 create a focal point for the
site and create an entrance into the Historic District. Their size and mass are compatible
with existing and proposed development. The reduced setbacks will allow the project to
blend in with adjoining development seamlessly. The operations of the site will allow
buildings on site to be serviced via direct vehicular or pedestrian access.

Each commercial/retail or residential component will be built concurrently with the
adjacent or related amenity area. The amenities around the commercial /retail area will be
built with those buildings; and related residentially used amenities will be phased to
coincide completion of the residential areas. The Commons will be constructed by the
tme 50% of the residential units are completed. The roads, sidewalks, stormwater
management facilities will be built to adequately serve each phase.
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(d) It would not overburden existing public services nor those programmed for availability
concurrently with each stage of construction and, if located within a transportation
management district designated under chapter 42A, article II, is subject to a traffic
mitigation agreement that meets the requirements of that article.

1. Transportation

The project has been reviewed for adequate public facilities (APF) review of the

subject preliminary plan and project plan under the Alternative Review Procedure for

Expedited Development Approval (EDA) for the commercial component and
Development Approval Payment (DAP) procedure for the residential component
since the site is located in a policy area which is in a moratorium. The subject site has
an approved project plan and preliminary plan for 18,590 square feet of office space,
12,870 square feet of retail space, and 95 residential dwelling units. The applicant
revised the approved project plan and preliminary plan to request 31,460 square feet
of retail space, applying the previously used EDA procedure (or "pay and go") and
168 residential dwelling units under the DAP procedure.

Summary of Local Area Transportation Review

The critical lane volume(CLV) impacts of the proposed development on critical
intersections in the vicinity of the site were analyzed and are summarized in Table I.

TABLE 1
Intersection Capacity Analysis with CLV Under Various Development Schemes

Background Total Total Improved

AM PM AM PM AM PM AM PM

MD 355/Clarksburg Road (MD 121) 1276 1294 1812 1466 1885 1466 1581 1466

MD 355/Stringtown Road 1147 950 1577 1719 1686 1853 1214 1418

MD 355/ Shawnee Lane 1179
1 901 1701 1505 1715 1520 1602 1119

As shown in the above table, all intersections analyzed along MD 355 at
Clarksburg Road (MD 121), Stringtown Road, and Shawnee Lane are currently
operating at acceptable CLVs (below 1, 500). Under the background development
and the total development conditions, all intersections are anticipated to operate at
an unacceptable level. With inclusion of roadway improvements identified by the
applicant's traffic consultant, all intersections are anticipated to operate at either
an acceptable level or better than the background condition. The roadway
improvements include construction of a southbound left-turn lane and a
westbound right-turn lane at the MD 355/ Stringtown Road intersection,
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construction of a northbound left-turn lane and an eastbound right-turn lane at the
MD 355/Shawnee Lane intersection, and construction of an additional westbound

through lane at the MD 355/MD 121 intersection. These intersection
improvements could be constructed with either the EDA excise tax funds or the

DAP fund.

The subject preliminary plan satisfies the APFO requirements since all nearby
intersections are anticipated to operate either within'acceptable critical lane volumes
or at better than the background developments with the identified improvements. The
applicant is satisfying policy area review by paying the previously available EDA
excise tax and the DAP under the FY 02 Annual Growth Policy staging ceiling
capacity. Staff further concludes that the subject project plan satisfies the zoning
requirements in that it would not overburden either existing public services or those
programmed for availability concurrently with each stage of construction.

Site Access and Circulation

Three access points to the site are provided: one from Stringtown Road, one from
MD 355, and one from the extension of Timber Creek Lane. The internal pedestrian
circulation system shown on the site plan is adequate. The internal roadways and the
future connection to adjoining properties shown on the site plan are also adequate.

The proposed site access point (Street "C) on MD 355 raises some transportation
issues. This access point does not align with the future street connection from the US
Homes development across MD 355 as shown in their Pre-Preliminary Plan (No. 7-
02009). With the access point constructed for the subject site, the adjoining
undeveloped property to the south on MD 355 does not appear to have an access
point to MD 355 due to its close proximity to Street "C". From a transportation
perspective, staff prefers no access point from MD 355 to the subject site but prefers
a future access point to MD 355 through the adjoining property that could be aligned
with the future street connection from US Home's development across MD 355. This
would provide better intersection spacing on MD 355 and a full movement
intersection for access to the subject site, the adjoining undeveloped property, and the
US Homes development across MD 355.

2. Water and Sewer

Service is considered adequate if designated in Categories 1,2 or 3. The subject
property is in water category 1 and sewer category 4 with administrative
advancement to sewer category 3 upon the approval of a Preliminary Plan of
Subdivision.
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3. Schools

According to the Annual Growth Policy, the County Council declares adequate
space exists in the Damascus cluster to permit subdivision approval. See letter

from MCDPS attached.

4. Police, Fire and Health Services:

The FY01 A.G.P. indicates that these services are considered adequate county-
wide.

(e) It would be more efficient and desirable than could be accomplished by the use of the
standard method of development.

The proposed project is more desirable than standard method of development. The
diversity of unit types possible with the mixed — use development allow for higher
densities near transit stations, they promote pedestrian movements. The proposed
amenities and facilities add richness and character and additional green space.

The standard method of development would utilize the R-200 development standards,
which would allow residential uses at a greatly reduced density. The resultant
development patterns would create suburban sprawl in a special protection area with a
master plan whose objective is to conserve the rural and the natural environment of the
area. The standard method would not conserve open or natural spaces, and would be out
of character with the adjacent historic district.

(fl It would include moderately priced dwelling units in accordance with chapter 25A of
this Code, if the requirements of that chapter apply.

Moderately priced dwelling units are proposed to be in accordance with Chapter 25A of
the Montgomery County Code. The applicant proposed to put 2 of the required 12
MPDU's in the next lot. The next lot will join this lot in plan of subdivision and will be
all one site plan in the future site plan.

(g) When a project plan includes more than one lot under common ownership, or is a
single lot containing two or more CBD zones, and is shown to transfer public open
space or development density from one lot to another or transfer densities within a lot
with two or more CBD zones, pursuant to the special standards of either section
59-C-6.2351 or 59-C-6.2352 (whichever is applicable), the project plan may be
approved by the Planning Board based on the following findings:

(1) The project will preserve an historic site, building, structure or area as
shown on the Locational Atlas and Index of Historic Sites or the Master
Plan for Historic Preservation; and/or
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(2) The project will implement an urban renewal plan adopted pursuant to
Chapter 56 of the Montgomery County Code; and/or

(3) The project will result in an overall land use configuration that is
significantly superior to that which could otherwise be achieved.

This is not applicable to this site.

(h) The adequacy of forest conservation measures proposes to meet any requirement under
Chapter 22A.

The proposed Forest Conservation Plan is under review and will be finalized with the
future site plan. At this time, the applicant's obligation is to plant approximately 4.1
acres of off-site reforestation.

(i) The adequacy of water resource protection measures proposed to meet any
requirements under Chapter 19.

The proposed project plan is within the Clarksburg Special Protection Area and the
Planning Board is required to approve the Final Water Quality P:an at the time of site
plan review. The applicant has received a waiver to use open section roads and is
allowed to use closed section streets on site due to the density of the project plan area.
MCDPS, who issued the waiver, indicated that open section roads will be required for
Stringtown Road.
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APPENDIX

HIGHLANDS OF CLARKSBURG - PROJECT PLAN # 9-98001
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MEMORANDUM

MONTGOMERY COUNTY DEPARTMENT OF PARK AND PLANNING

THE MARYLAND-NATIONAL CAPITAL
PARK AND PLANNING COMMISSION

8787 Georgia Avenue
Silver Spring, Maryland 20910.3760

October 4, 2001

TO: Malcolm Shaneman, Supervisor
Wynn Witthans, Planner
Development Review Div'

VIA: Ronald C. Welke, Supe sor
Transportation Planni 

11

FROM: Ki H. Kim, Transportation Plannero
Transportation Planning (~.~

SUBJECT: Preliminary Plan No. 1-98009
Project Plan No. 9-98001A
Highlands at Clarksburg
Clarksburg Policy Area

This memorandum is Transportation Planning staffs adequate public facilities (APF)
review of the subject preliminary plan and project plan under the Alternative Review
Procedure for Expedited Development Approval (EDA) for the commercial component and
Development Approval Payment (DAP) procedure for the residential component since the
site is located in a policy area which is in a moratorium. The subject site has an approved
project plan and preliminary plan for 18,590 square feet of office space, 12,870 square feet
of retail space, and 75 residential dwelling units. The applicant revised the approved
project plan and preliminary plan to request 31,460 square feet of retail space, applying the
previously used EDA procedure (or "pay and go") and 168 residential dwelling units under
the DAP procedure.

RECOMMENDATIONS

Transportation Planning staff recommends the following conditions as part of the
APF test for transportation requirements related to approval of this preliminary plan and
project plan:

Limit the preliminary plan to the following uses and density:

31,460 square feet of retail space
168 residential dwelling units



2. Satisfy the APF test by paying the previously available EDA (payment) excise tax
under the Development Impact Tax - EDA Excise Tax (or "pay and go") legislation
for the commercial component and the Development Approval Payment (DAP)
under the Alternative Review Procedure for Limited Residential Development
provision of the FY 02 Annual Growth Policy forthe residential component. 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 employment and residential development as of July 31, 2001 in
the Clarksburg Policy Area. The applicant is satisfying policy area review by
paying the previously available EDA excise tax and 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 to 9:00 a.m.) and the evening peak period (4:00 to 6:00

P.M.).

3. Provide right-turn in/right-turn out only access to the site via Street "C" from
Frederick Road (MD 355) unless alternate access is available from the adjacent
parcel directly south of the site prior to the recordation of plats.

DISCUSSION

Summary of Local Area Transportation Review

The critical lane volume(CLV) impacts of the proposed development on critical
intersections in the vicinity of the site were analyzed and are summarized in Table I.

TABLE 1
Intersection Capacity Analysis with CLV Under Various Development Schemes

Existing Background Total Total Improved

AM PM AM PM AM PM AM PM

MD 355/Clarksburg Road (MD 121) 1276 1294 1812 1466 1885 1466 1581 1466

MD 355/Stringtown Road 1147 950 1577 1719 1686 1853 1214 1418

MD 355/ Shawnee Lane 1179 901 1701 1505 1715 1 1520 1602 1119

As shown in the above table, all intersections analyzed along MD 355 at Clarksburg
Road (MD 121), Stringtown Road, and Shawnee Lane are currently operating at
acceptable CLVs (below 1,500). Under the background development and the total
development conditions, all intersections are anticipated to operate at an unacceptable
level. With inclusion of roadway improvements identified by the applicant's traffic
consultant, all intersections are anticipated to operate at either an acceptable level or
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better than the background condition. The roadway improvements include construction of a
southbound left-turn lane and a westbound right-tum lane at the MD 355/ Stringtown Road
intersection, construction of a northbound left-tum lane and an eastbound right-turn lane at
the MD 355/Shawnee Lane intersection, and construction of an additional westbound
through lane at the MD 355/MD 121 intersection. These intersection improvements could
be constructed with either the EDA excise tax funds or the DAP fund.

Site Access and Circulation

Three access points to the site are provided: one from Stringtown Road, one from
MD 355, and one from the extension of Timber Creek Lane. The internal pedestrian
circulation system shown on the site plan is adequate. The internal roadways and the
future connection to adjoining property shown on the site plan are also adequate.

The proposed site access point (Street "C) on MD 355 raises some transportation
issues. This access point does not align with the future street connection from the US
Homes development across MD 355 as shown in their Pre-Preliminary Plan (No. 7-02009).
With the access point constructed for the subject site, the adjoining undeveloped property
to the south on MD 355 does not appear to have an access point to MD 355 due to its
close proximity to Street "C". From a transportation perspective, staff prefers no access
point from MD 355 to the subject site but prefers a future access point to MD 355 through
the adjoining property which could be aligned with the future street connection from US
Home's development across MD 355. This would provide better intersection spacing on
MD 355 and a full movement intersection for access to the subject site, the adjoining
undeveloped property, and the US Homes development across MD 355.

Conclusion

Staff concludes that the subject preliminary plan satisfies the APFO requirements
since all nearby intersections are anticipated to operate either within acceptable critical
lane volumes or at better than the background developments with the identified
improvements. The applicant is satisfying policy area review by paying the previously
available EDA excise tax and the DAP under the FY 02 Annual Growth Policy staging
ceiling capacity. Staff further concludes that the subject project plan satisfies the zoning
requirements in that it would not overburden either existing public services or those
programmed for availability concurrently with each stage of construction.
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DEPARTMENT OF PERMITTING SERVICES

Douglas M. Duncan
County Executive

Mr. Steve Wilde
Macris, Hendicks, & Glascock
9220 Wightman Road, Suite 120
Gaithersburg, MD 20879-1226

Dear Mr. Wilde:

Robert C. Hubbard
Director

September 1, 1998

Re: Preliminary Water Quality Plan for Highlands
at Clarksburg
Preliminary Plan #: 1-98009
SM File #: 1-98009
Tract Size/Zone: 16 AGRMX-2
Total Concept Area: 16 Ac
Tax Plate: EW
Montg. Co. Grid: 9, D-4
Watershed: Little Seneca Creek

SPECIAL PROTECTION AREA

Based on a review by the Department of Permitting Services Review Staff, the Preliminary
Water Quality Plan (PWQP) for the above mentioned site is conditionally approved.

Site Description: The site is located on the South East quadrant of the Frederick Road (MD
Route 355) and Stringtown Road. The proposed development includes commercial and office uses,
along with single family and townhouse residential areas. The site is 16 acres in size and zoned
RMX-2.

Stormwater Management: Water quantity control will be provided within a wetland/detention
pond. The one and 2-year storm event will be controlled to predeveloped rates. The one year storm is
controlled due to the lack of a continuous channel to the main stream. these requirements preclude an

analysis of a bankfull discharge, which was agreed upon at the pre-application meeting. Water quality
will be provided in a redundant "treatment train" consisting of water quality flow splitting, sand fitters,
wetland detention, and 12-hour extended detention.

Sediment Control: The sediment control concept utilizes the main pond and two separate rip-
rap traps to provide the sediment control for this site. Phased grading, forebays, and redundancy will
be utilized for controlling sediment during construction.

Performance Goals and Monitoring: The monitoring specifics have not yet been finalized and
are being deferred until the Final Water Quality Plan (FWQP). The monitoring requirements where
determined at the pre-application meeting. They are as follows:

Before development: Groundwater levels will be monitored one year prior to
construction.

During construction: Monitor the inflow and outflow of one sediment trap.

250 Hungerford Drive, Second Floor • Rockville, :Maryland 20850
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3. After development: The inflow and outflow of all the devices in a single typical
"treatment train" will be monitored.

Conditions of Approval: The following items must be addressed during the submittal of the
FWQP. This list may not be all inclusive and is based on the information provided with this submittal.

Dry wells proposed for the rear of lots 46 through 61 are not feasible. The main
concern is the difficulty in maintenance and inspection with easements located on each
private lot. Therefore, investigate locating a centralized facility within the open spaces
at the northeast portion of the site. Additional soils testing may be necessary to
determine the feasibility of infiltration. Should the above be proven infeasible, then
further investigate the feasibility of piping runoff to the pond, or providing a sand filter.

Provide water quality pretreatment for the commercial area. Infiltration is to be the
priority. Existing soil borings do not reflect this entire area. Therefore, additional soil
borings should be obtained. If infiltration is proven infeasible, then provide a water
quality inlet for pretreatment.

3. Provide a water quality treatment scheme for any improvements to Stringtown Road
and MD Route 355 required of the developer of this site.

4. Provide forebays for redundant sediment control treatment.

Provide a plan to phase the grading of the site.

Provide an earthen level spreader at the outfall to the pond.

Any divergence from the information provided to this office: or additional information received
during the development process: or a change in an applicable Executive Regulation may constitute
grounds to rescind or amend any approval actions taken, and to reevaluate the site for additional or
amended stormwater management requirements. If there are subsequent additions or modifications to
the development, a separate concept request shall be required.

If you have any questions regarding these actions, please feel free to contact Blair Lough at
(301)217-6314.

OSiny, Q,

car.rush, Manager
Division of Land Development Services
Water Resources Section

RRB:enm:CN 198009

cc: L. Bachle
S. Federtine
J. Davis a
L. Galanko
SM File # 1-98083
SM Log # 98-188

ON - on: Acres: 16
01_ . _ Av-s. 16



MONTGOMERY COUNTY DEPARTMENT OF ENVIRONMENTAL PROTECTION
WATERSHED MANAGEMENT DIVISION

Rockville Center - 255 Rockville Pike, Suite 120 - Rockville, Maryland 20850-4166
Telephone No. 240.777-7780 - FAX No. 240.777-7715

SUBDIVISION PLAN REVIEW: MNCPPC Development Review Committee (DRC)
Comprehensive Water Supply and Sewerage Systems Plan Issues

MNCPPC File Number: 9-98001 A DRC Meeting Date: 05/21/2001 06/18/2001

Subdivison plan Name: Highlands At Clarksburg

Proposed Development: 95 single-family houses, 61 townhouses and 10 condominiums; retail:

12,870 sq. ft; commercial office: 1 M90 sq. ft.

Watershed: Little Seneca Creek Zoning: RMX-2

Planning Area: Clarksburg Site Area: 16.1 acres

Location: Frederick Road (Rte. 355) Engineer. Macris, Hendricks & Glascock 301.670.0840

Water Supply and Sewerage Systems (as specified on the subject subdivision plan or plan application)

Proposed Water Supply: Proposed Wastewater Disposal:

Community (public) WATER system Community (public) SEWER system

Existing Service Area Categories: Water: W - 1/W-3 Sewer: S - 3

Water/Sewer Plan Map Amendment: GWSMA 000-CKS-01

Water Supply Comments: Sewerage System Comments:

Yes; the water supply system is consistent with the existing Yes: the sewerage system is consistent with the existing
water service area category sewer service area category

'Additional Comments:

June 18, 2001, DRC Comments: See the comments below from the prior DRC meeting.

May 21, 2001, DRC Comments: GWSMA OOG-CKS-01 approved the site for categories W-1/3 and S-3, making it eligible for
public water and sewer service. The water and sewer categories note should be revised to reflect these updated water and
sewer categories. The plans submitted to MCDEP for review do not specify how public water and sewer service will be
provided to Lots 61-65. The plan also needs to account for the eventual provision of public sewer service to adjacent
properties: a) Lots 4. 5, and 8 of Brickley's subdivision and b) the lots fronting Suncrest Avenue. The WSSC should evaluate
where rights-of-way, if needed, should be established under the current subdivision process to minimize the need for future
rights-of-way acquisition.

When the record plats are submitted to MCDEP, the engineer should note the information on any existing development which
is to be removed, along with the new development information.

Prepared by: Alan Soukup/Dorothy Pecson Date prepared: 05/18/2001

L'd 09lZLtZ lOE WMMO/d3a OW WOdA WdSl:E 1002—Sl-9



Department of Planning and Capital Programming

MONTGOMERY COUNTY PUBLIC SCHOOLS

Rockville, Maryland 
100)

June 27, 2001

Ms. Wynn Witthans
Development Review Division

Maryland-National Capital Park and Planning Commission

8787 Georgia Avenue
Silver Spring, Maryland 20910-3760

Dear Ms. Witthans:

~ 
(104, 

2041- 

0~'f~ ppM 
9 2041 

E/V l RF~~FM~

This letter is sent in response to Project Plan # 9-98001A, the "Highlands at Clarksburg." This
project is located on the east side of Frederick Road, just south of Stringtown Road in Clarksburg,

Maryland. The total number of residential units proposed is 28 single family detached homes, 51
townhomes, and 20 condominiums. In terms of public school student generation, we estimate the
impact of this project to be approximately 28 elementary school students, 10 middle school students,

and 15 high school students.

The schools that serve this property are in the Damascus cluster, including Clarksburg Elementary
School, Rocky Hill Middle School, and Damascus High School. At the elementary school level
Clarksburg Elementary School is projected to be over capacity beginning in the 2002-03 school year.

An eight room addition is proposed for the school, but has not yet been funded in the capital
improvements program. At the middle school level Rocky Hill Middle School is projected to exceed
capacity for the next few years, until a larger replacement facility for Rocky Hill Middle School is
opened in September 2004. At the high school level Damascus High School is projected to exceed
capacity for the next six years. A new Clarksburg Area High School (to be built through conversion
of the current Rocky Hill Middle School facility) is proposed to relieve Damascus High School of
overutilization. However, this high school has not yet been funded in the capital improvements
program. (See enclosed table from the FY2002 Educational Facilities Master Plan and the Amended
FY 2001- 2006 Capital Improvements Program.)

As we have indicated in previous rezoning and development plan amendment requests, the Annual
Growth Policy (AGP) is the vehicle that regulates subdivision development approval with regard to
facility adequacy. The current AGP indicates that, given the methodology applied, adequate space
exists in the Damascus cluster to permit subdivision approvals.

Director
Department of ling and Capital Programming

JJL:bc

Enclosure

Copy to: Mr. Bowers, Mr. Crispell, Ms. Turpin



DAMASCUS CLUSTER

Projected Enrollment and Space Availability

Effects of Amended FY 2001-2006 CIP and Non-CIP Actions on Space Available

Acted Proj ckm

01-02 02-03 03 of 04-05 OS•06 96V 2010 2015
Schools p0 p1

Damascus HS Capacity 1563 1563 1563 1563 1563 1563 1563 1563 1563

Enrollment 1m 1952 1921 1918 1965 2024 2063 2500 3000

AvailableSpace
m 4) R89) am)

Comments Circulation
Improvement

Clarksburg Area HS Capacity 0 0 0 0 0 0 0 0 0

Enrollment
Available Space
Comments Facility Proposed Proposed

Planning Planning Opening'

John I Baker Mb QaPacily
Enrollment

b9D
739 728 757 740 694 651 641

y

700

699

700

Available Space (144) 5 _ 48 58 _ m --- p)

Comments +1 LR +1 SC6 +6 Room
Addition

Rocky Hill MS Capacity 675 675 675 675 0 0 0 0 0

Enrollment 742 781 778 839

Available Space (67) 1196) (103) (164)
_

Comments Facility Proposed Proposed Conversion

Planning Planning To High School

Rocky Hill Replacement Capacity 0 0 0 0 990 990 990 990 990

Enrollment 834 an 817 low 1300

Available Space 156 151 173_— (10) (310)

Comments

_

Facility Planning Opens

Planning

r rove t apacny
Enrollment

a533

563 609 604
533

597 597
535
597

Wj

569

Available Space (30) (76) PO (64) (64) h) —
_

Comments

Clarksburg ES Capacity 376 383 383 383 393 383 383

Enrollment 350 349 402 430 475 527 578

Available Space-_ X 34 (19) (47) (92) (144) (195)

Comments Facility -1 Sess- HS Proposed Proposed

Planning Planning +8 Room
Addition

Clearspnng ES Capacity 706 706 706 706 706 706 706

Enrollment 488 497 470 455 462 478 481

Available Space 218 209 236 251 244 228 225 —

Comments

Damascus ES Capacity 425 425 425 425 425 425 425

Enrollment 325 306 308 308 315 319 315

Available Space__ 100 119 117 117 110 106 110 —

comments

Lots P. Rockwell ES Capacity 624 617 635 635 635 635 635

Enrollment 533 $13 476 459 455 448 456

Available Space 91 104 159 176 18_0 187 179

Comments +1 Seas. HS +1 PEP

Woodfield ES Capacity 536 538 536 538 536 538 538

Enrollment 483 485 458 451 449 439 428

Available Space
-----

5b 53 80 87  89 99

--

110

--— — — —mComents

uster Utilization mason4•r

MS 11t8¢atbn 116.6
o

120.1 123.9 114.9
7'

90.5 882 86.3 100.6 118.4

ES L fil¢aton 85.6 86.2 84.4 83.9 85.5 87.2 88.4

'Total capacity for Clarksburg Area HS will be 1600

423
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TO: Clarksburg Planners

CAPITAL PARK AND ILANNING COMMISSION
8787 Georgia Avenu Silver Spring, Maryland 20910-3760

FROM: James D. Sorensen, Archaeologist, County-wide

SUBJECT: The Great Road (Rte 355) and Dowden's

The Montgomery County Planning Board unanimously recorr
Dowden's.Ordinary (tavern) Archaeological Site and Marker
Historic Places. The Park and Planning Commission has also
an historical park The site is exceptionally important resours
only French and Indian War camp (1750.'s), but also as a mee
Liberty during our American Revolution..

Then too, the present alignment of Route 355, itself, is also sig
Tndian trail, it has continued in use since colonial times as "Th
route of General Edward Braddock when he bivouacked his trc
nights of April 15-17,1755 on the way to his famous defeat in
could be considered part of the historic landscape and should t
accordingly.

M-NCPPC

;nded placement of
the Locational Atlas of
proved its acquisition as
of only as the. County's
g place for the Sons of

'ficant. First started as an
Great Road". As the
ps at the ordinary on the
ennsylvania, the road
treated and interpreted
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MONTGOMMY COUNTY

THE MARYLAND•NAMONAL CAPITAL
PARK AND PLANNING COMMISSION

9787 ( wy& Av~
Shun SPM% MoyloW 20910,3760

TO: Wynn Witthans: Site Plan Coordinator, M-NCPPC

FROM: James D. Sorensen, Ph.D., Archaeologist, M-NCCPC

SUBJECT: Route 355 Road Alignment

Having consulted with the people at our Historic Preservation (
was Michele Naru.), we feel that the best alternative to the road
front of the site of Dowden's Ordinary would be the one that h
site, itself. Michele Naru reminded me that the historic D.A.R.
earliest one in the County (1915), and its current location shouli
in its own right.

If adjustments to the road alignment, so as not to impact the Pre
feasible, we would suggest that the present bank edge be consid
disturbance and all work impact be kept to the east of that edge.
wall along the current bank edge is the next best alternative.

PARK AND PLANNING

mmisaiwi (The contact
,idening and leveling in
the least impact to the
arker on the. site is the
)e considered historical

hank, are not .
as the: limits of
baps, a retaining
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cCa
Clarksburg Civic Association

P.O. Box 325
Clarksburg, Maryland 20871-0325

July 18, 2001

Arthur Holmes, Chairman
The Montgomery County Planning Board
The Maryland-National Capital Park and Planning Commission
8787 Georgia Avenue'
Silver Spring, MD 20910-3760

Chairman Holmes:

me ROVE

Jt1C-2-G 2UQt

OFFic-- of Till` OWRMM

FWAW

The following is the testimony from the Clarksburg Civic Association's Planning Committee
about the Highlands at Clarksburg development. I'm hoping that the record is still open and this
can still be considered.

The current residences of Timber Creek are requesting that a requirement be placed onto the
developer to restrict construction traffic to enter the development only from Stringtown Road,
not through Timber Creek. The CCA Planning Committee believes this to be a reasonable
request.

The Montgomery Planning Board needs to ensure that the Clarksburg Greenway Multi Use trail
has a connection from the north side of Stringtown Road to the trail on the south side. It is our
understanding that the trail will parallel the road between these two segments. We are not clear
on which side of the road this will be. The trail going towards the south was recently moved east.

The CCA Planning Committee would like the trees left in the buffer between
the existinz? Timber Creek homes. If the trees are removed, there is a compatibility issue. There
may also be a compatibility issue with the planned lot sizes in the Highlands adjacent to Timber
Creek. The Timber Creek lots are twice the size of the planned Highland lots. A transition zone
of lot sizes from the larger size to the smaller should be considered adjacent to Timber Creek in
the Highlands.

There is a circle planned in the Highlands just north of the Sun Crest homes. There needs to be
nn~±ponan arr.Pcs frnm thk dr 1p to bdD X55 The CCA Planning Committee also supports the
multi use trail along MD 355.

The residences of the Sun Crest homes are concerned about their privacy. The CCA Planning
Committee supports Centex in leaving the existing trees in the Highlands adjacent to these homes.
The Sun Crest residences are also concerned with the view of their homes from the Highlands.



CCd
Clarksburg Civic Association

P.O. Box 325
Clarksburg, Maryland 20871-0325

The plans need to ensure that the Highlands do not tower over the existing Sun Crest homes
without some form of mitigation. The existing trees may provide some mitigation, but their may
not be sufficient tree coverage for the entire perimeter. Other mitigation may be necessary.

The CCA Planning Committee supports the concept of havin all s behind the town homes f
access to the ara It is also a o Wca, as entex is providing, to have
Stiingtown Road. This is good esign. 

The CCA Planning Committee supports Centex with having sidewalks on each street. This
provides for a walkable community. This is one of the goals of the Clarksburg Master Plan.

The CCA Planning Committee would like the County to consider some mitigation method that
would allow Centex or another developer such as Elm Street to build sidewalks along each street
in the existing Timber Creek Development. Apparently, when Timber Creek was planned,
sidewalks were not part of that plan. Mitigation methods may include investing some of the
collected impact fees to build these sidewalks or to waive some of the impact fees such that
Centex would then be required to build these sidewalks. We would like _the MontgogWU
Planning Board to recommend a mitigation method to make sidewalks possible in the existing

Creek.

Since this development is in a Special Protection Area, the density of buildings and roads must be
kept within a reasonable limit. A 12% limit on impervious area as suggested by the Planning Staf
seems reasonable. However. thee ~ o0 DRestrcans and ic%vc sts in s eve ownent should bi
considered more important, if that were to become an issue.

Sincerely yours,

John H. Fauerby
Vice President of CCA

cc: Karen Kumm



Date: 6/25/01
Sender: <MGMEADOWS@aol.com>
To: Witthans
cc: khutto@erols.com, borchardtd®asme.org, Prisdave@aol.com
Priority: Normal
Subiect:Highlands at Clarksburg 

--partl_c4.16320d6c.28688d59_alt_boundary
Content-Type: text/plain; charset="US-ASCII"
Content-Transfer-Encoding: 7bit

Monday 25 June 2001 @ 0825hrs

Dear Ms. Witthans:

Per my VM message to you last week, and per correspondence sent to Mr.
Shanaman's office (copy attached), our community asks your offices to
consider our position regarding the issue of "construction access" and the
damaging and harmfull side-effects which it can have on our community. I
have seen - first-hand - the damage that the heavy construction traffic
required for "lumbering and land clearing operations" can have on adjoining
communities if not properly regulated.

Our community also has concerns about the inherent danger to the children of
our neighborhood brought on by an increase in vehicular traffic on the very,
very narrow road (Timber Creek Lane), were Timber Creek Lane (sans sidewalks)
to be the primary access point to this new community: Highlands at Clarksburg

When these issues was brought up to representatives of Centex Homes during a
Clarksburg Civic Association - Planning Committee meeting on the evening of
June 7th of this year, I can only say that the Centex Homes representatives
were "less than receptive" to our concerns.

After reviewing the attached letter, can you let me know whether or not your
office sees any merit in our concerns? If so, can your office assist by
directing us,- so to speak - as to how to proceed to have this question of
"construction access restrictions" and "secondary Rt 355 access" addressed
in the preliminary hearings and reviews for this proposed project: Highlands
at Clarksburg?

On behalf of our community homeowners, I thank you for your consideration of
this matter.

Sincerely,

Martin G. Meadows
President
Timber Creek Homeowners Association
Clarksburg, Maryland
(h) 301-601-9160
(o) 202-728-1092

--partl_c4.16320d6c.28688d59_alt_boundary
Content-Type: text/html; charset="US-ASCII"
Content-Transfer-Encoding: 7bit

<HTML><FONT FACE=arial,helvetica><FONT SIZE=2>Monday 25 June 2001 &nbsp;@
0825hrs
<BR>



Timber Creek
Homeowners Association
Clarksburg, Maryland 20871-4008

Board of Directors

June 14, 2001

Malcolm Shaneman
Supervisor of Development Review
M-NCPPC
8787 Georgia Avenue
Silver Spring, Maryland 20910-3760

Re: Highlands Of Clarksburg Preliminary Plan #98009A

Dear Shaneman:

On behalf of the 48 single family homes in our community, we would like to express our concern for the
environmental collateral damage to our neighborhood which will occur as a result of the lumbering,
clearing, grading, and construction operations of the above referred project. To that end, we request that
the following conditional items be included in the Preliminary Plan:

➢ A direct connection from the Highlands to Route 355.
We request this additional connectivity in order to reduce the traffic load on Timber
Creek Lane. Timber Creek Lane is a narrow street without sidewalks and any
Increased traffic load would obviously place the pedestrian traffic (i.e. — mostly children)
at risk. We have been told by representative(s) of the State Highway Department that this
is "feasible." We have also been told that representatives of Centex Homes vehemently
oppose this direct connection.

➢ A temporary concrete barricade to be placed at the northern end of Timber Creek
Lane, to remain in place until the completion of all construction and the roads have
been duly transferred to the county for maintenance.
These barricades will block construction traffic and insure, during all phases of
construction, the safety and cleanliness of Timber Creek Lane, Shawnee Lane, and
Foreman Boulevard. We ask that these barricades remain in place until the road bonds
have been lifted and the streets are no longer the property of the builder/developer.

Please add this correspondence to the case file as representing the position of 48 affected homeowners.
Also. we ask that this correspondence be forwarded to the appropriate person(s) in your department who
are responsible for reviewing this application. Thank you. .

On behalf of the Board of Directors of the Timber Creek Homeowners Association,

Martin G. Meadows
President

MGM:eag

cc: Board of Directors, TCHOA
,,_Karen Kumm Morris — M-NCPPC

1
~ JUN i 4 2001

SILVER SP"16ING, MD.
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Malcolm Shaneman, Supv. of Lev. Review
MD National Capital Park & Planning Commission
8787 Georgia Avc.
Silver Spring, MD 20910

Nancy Villadsen,
on behalf of neighboring residents

23016 Timber Creek lane
Clarksburg. MD 20871
June 11, 2001

re: Highlands of Clarksburg
Preliminary Plan #98009A

Dear Mr. Shaneman and other members of the Development Review Committee:

We, the residents of Clarkbrooke Estates and Tktnber Creek Estates, request that the
following Iterm be Included in the Prellminary Plan for Highlands of Clarksburg:

A direct connection rheas Highlands of Clarksburg to RL 355. We would like this
increased connectivity, to take some of the expected traffic load off our quiet, safe
neighborhood streets.

A temporary pbysical barricade at the current north end of Timber Creek Lane, to
remmin le place antil after construction is complete and the road bonds arc released. We are
especially interested in having the barricade during times that include mass clearing (such as
timber removal), mass grading, laying of sewer and storm drainage, paving, and any other
heavy, dirty work. In addition, we would like to see defined In the Prelinduary Plan a
specific construction read for Centez Hones to wt. We would like these physical supports
ensured to be in place, to protect the safety, structure and cleanliness of our neighborhood
streets.

- A transition area from Clarkbrooke Estates to Highlands of Clarksburg, beyond the
current north cod of Timber Cretk lane. either in transitional lot sizes or the standard of
30 feet of preserved woodland. This is to make the transition from larger lots with established
growth, to smaller, newly planted lots with large houses, more sightly.

Thank you for your fair-minded consideration of the needs of citizens in existing neighborhoods.

Sincerely,

The Residents of Clarkbrooke
Estates and Timber Creek Estates

Signature / Printed Name / Address
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Signature / Printed Name / Address
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DEVELOPMENT REVIEW DIVISION

23016 Timber Creek Lane
Clarksburg, Maryland 20871
(301)540-2088
villadsend!erols.com

May 21, 2001

Malcolm Shaneman, MNCPPC Dev. Review Supv.
Maryland National Capital Park and Planning Commission
8787 Georgia Avenue
Silver Spring, Maryland 20910

re: Highlands of Clarksburg Prelim. Plan

Dear Mr. Shaneman and other DRC members:

On behalf of the older, existing neighborhood of Clarkbrooke Estates, I would like to
reiterate our continued concern about the lack of direct connection to Rt. 355 from
Highlands of Clarksburg. The bulk of all Highlands traffic (which would be south
flowing) can be expected to use our neighborhood street, Timber Creek Lane. (The other
access to Highlands of Clarksburg is at Stringtown Rd. which is to the north, and the
comer of Stringtown Rd. turning left onto Rt. 355 is not engineered for ease and safety so
that route probably will not be attractive to Highlands residents.)

The Clarksbure Master Plan, p. 24, states that it "Endorses an extensive network of
interconnected streets." Montgomery County policy used to provide for the preservation
of the character of existing neighborhoods. We understand that that policy has now been
replaced with the priority of "interconnectivity." Where, then, is the interconnectivity to
soften this blow? Should county planning ignore interconnectivity, especially when that
affects the quality of existing neighborhoods, in favor of giving new development the okay?

I thank you for your fair-minded consideration of this situation.

Sincerely,

GG~:;. ij1ITY P!rWwx
E_►:-',; ,.:,t " T,Cr;?.l C!,PITALvPi:

Nancy Villadsen r--~ 

cc: Nancy Dacek, Montg. Co. Council 

*IL'

23 2001

Martin Klauber, Office of the People's Council _
Citizens of Clarkbrooke Estates SILVER; MD.
Martin Meadows, president of Timber Creek Estates Homeowners' Assoc.
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Malcolm Shaneman
Supervisor of Development Review
National Capital Park and Planning Commission
8787 Georgia Avenue
Silver Spring, MD 20910

Dear Mr. Shaneman,

23016 Timber Creek Lane
Clarksburg, MD 20871
(301)540-2088
villadsen@crols.com
Tuesday, March 6, 2001

re: Highlands of Clarksburg
Preliminary Plan #98009A

I have several questions about Highlands of Clarksburg that i would like to ask once the initial
Development Review process is complete. They are as follows. Will you please write or call me with
your answers? Thanks!

1) Will there be any permanent Rt. 355 access from the proposed subdivision, ,and if so, where?

2) Will there be a temporary construction road approved? If so, where, and will it be in place for use
before timber removal and earth-moving begin near our neighborhood?

3) Will there be a temporary physical barrier at the current north end of Timber Creek Lane? If so,
during what processes or time period, and how would this be enforced?

4) What kinds of buffer areas and other transition features have been planned between the existing and
proposed neighborhoods on Timber Creek Lane?

5) I have not been able to find out what the purpose of the traffic study was — that is, what decisions the
results of it will impact. Will you please let me know? The concern of our community is that we saw
traffic data 

being collected on the corner of Shawnee Lane and Rte. 355 during Christmas week, when
traffic was a lot lighter than normal (no school traffic, people on vacation, and no rush-hour backups
on Rte. 355).

6) May we have a copy of the traffic study when it is complete?

Again, thank you!

Sincerely,

Nancy Villadsen

cc: Karen Kumm, NCPPC
Martin Meadows, president Timber Creek Estates Homeowners' Assoc.
neighborhood residents
Martin Klauber, Office of the People's Counsel
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23016 Timber Creek Lane
Clarksburg, MD 20871
(301)540-2088
March 1, 2001

Malcolm Shaneman
Supervisor of Development Review
National Capital Park and Planning Commission
8787 Georgia Avenue
Silver Spring, Maryland 20910

re: Highlands of Clarksburg
Preliminary Plan #98009A

Dear .Mr. Shaneman,

I have been in contact with Karen Kumm., and received an update about the Highlands of
Clarksburg Preliminary Plan. I would like to focus on the continuing concerns of the existing
Clarkbrooke Estates and Timber Creek Estates neighborhoods.

are:
Our primary concerns with the proposed Highlands of Clarksburg center on traffic flow. They

Adequate connectivity -- As Karen Kumm explained, the developer, Centex Homes, has recently
removed plan for any access to Rt. 355 from the development. So, as the plan currently stands, there
are only two accesses to the whole Highlands of Clarksburg development = one at Stringtown Road
and one at Timber Creek Lane. Our concerns are straightforward:
1) Interconnectivity is a strongly-emphasized goal througout the Clarksburg Master Plan. Looking

~' at the preliminary plan map, it just seems logical there should be one access to Rt. 355 which
connects the major area of the new development.

2) Dispersal of traffic is a desirable condition for neighborhoods. Our neighborhoods would be
burdened with most of the south-flowing traffic (which will be most of the traffic in total) from the
new development.

Control of construction traffic - Our neighborhoods (residents of 88 houses) are very concerned
with the possibility of heavy construction traffic using our quiet, safe, clean, nicely paved streets. We
are quite reasonably hoping for:
1) A temporary physical barricade at what is currently the north end of Timber Creek Lane during

heavy construction work — timber removal, grading, paving, and laying of storm drainage. We
are especially seeking this because when Timber Creek Estates was built, the residents of
Clarkbrooke Estates experienced the horrors and helplessness of much unintended construction
traffic using Shawnee Lane. Timber Creek Estates did have a construction road and Shawnee
Lane had a NO CONSTRUCTION TRAFFIC sign put up by the developer, but contractors and
subcontractors consistently ignored them. There was much dust and mud on Shawnee Lane, and
existing yards and insides of homes were covered with the orangish-brown dust. (People wore
masks to mow lawns, had to hose down driveways, and two children had asthma just during that
time.) The street, of course, was damaged.

2) A construction road in the preliminary plan to connect the Highlands' proposed extension to
Timber Creek Lane temporarily with Rt. 355. This would be necessary to allow for the
temporary barricade. We expect the larger, single-family homes on the south half of Highlands
of Clarksburg (those nearer us) to be developed first. We therefore hope a construction road
convenient to that area be planned. (We are aware that Greg Cook of the State Highway
Administration has given his approval for a construction road at that site.)
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Thank you for giving the existing residents of Clarksburg your consideration as plans for Highlands

of Clarksburg continue.

Best regards,

Nancy Villadsen

cc: Karen ICumm, NCPPC
Martin Meadows, president Timber Creek Estates Homeowners Assoc.
David Post, Clarksburg Civic Assoc. Planning Comm.
neighborhood residents
Martin Klauber, the People's Counsel for Montg, Co.
Bob Larkin, Centex Homes
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DEPARTMENT OF PERMITTING SERVICES

Douglas M. Duncan January 25, 2001 Robert C. Hubbard

County Executive Director

Mrs. Nancy Villadsen
23016 Timber Creek Lane
Clarksburg, Maryland 20871

Re. Highlands of Clarkburg
Preliminary Plan #1-98009A

Dear Mrs. Villadsen:

We have received your letter requesting the installation of a temporary barricade at the
dead end of existing Timber Creek Lane. This is to prevent construction traffic from using
Timber Creek Lane during construction of the new subdivision.

While there are only two legal accesses proposed, one at Stringtown Road and the other
at Timber Creek Lane, it may not be feasible to restrict the construction traffic at one access
point for a development of such scale. The proposed subdivision is currently under review by
staff at Maryland National Capital Park and Planning Commission (MNCPPC) and Department
of Public Works and Transportation (DPWT) as part of the development review process. By a
copy of this letter. I am requesting your concern be considered as part of the plan review effort
by staff at MNCPPC and DPWT.

Having been working with the Development Review Committee in the past, I am sure
that your concern will be addressed fully. If you have any other concern, please feel free to call
me at 240-777-6299.

Sincerely,

o 0e.  Cheung, P.E.anager
Right-of-Way Permitting and Plan Review

JYC:dm

cc: Robert C. Hubbard, DPS
Martin Klauber, Office of the People's Council
Jeff Riese, DPWT
Malcom Shaneman, MNCPPC
Stan Wong, DPS

255 Rockville Pike, 2nd Floor • Rockville, Maryland 20850-4166
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23016 Timber Creek Lane
Clarksburg, MD 20871
(301)540-2088
viILvU.- n'dicrob.cmi

January 12, 2001

Robert Hubbard .
Director of Permitting Services, Montg. Co.
250 l4ungerford Drive
Rockville MD 20850

Dear Mr. Hubbard:

I am writing to request a pemutting requirement from your department for development work
planned to occur in my neighborhood.

The current dead-end of Timber Creek Lane in Clarksburg will be opened up to a new

subdivision, Highlands of Clarksburg (also called Clarksburg Gateway), located on 56 acres on
the southeast corner of Frederick and Stringtown Roads. The Preliminary Plan is currently in
review at Park and Planning. Neighbors in the adjacent Clarkbrooke Estates and Timber Creek
Estates are concerned about the possibility of heavy construction traffic on our streets.

On behalf of all those in this area, f would like to request that Centex, Homes, the developer of
Highlands of Clarksburg, be required as part of permits issued for grading, paving, storm
drainage, timber removal (if that needs a permit) and anything else along those lines, to
erect a temporary physical barricade at the current dead-end of Timber Creek Lane to
prevent construction equipment from getting through.

A construction entrance has been planned and tentatively approved.

Thank you for your support in maintaining the peace and safety of our neighborhood.

Best regards,

Nancy Villadsen

cc: Malcolm Shaneman, MNCPPC Dir. of Dev. Review
Karen Kumm, MNCPPC Clarksburg Planner
Bob Larkin, Centex Homes
Jim Ruff, Macris, Hendricks and Glascock
Martin Klauber, Office of the People's Counsel
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23016 Timber Creek Lane
Clarksburg, Maryland 20871
(301)540-2088
ci I Iadscn:(ilcrols.com

January 9, 2001

Malcolm Shaneman, MNCPPC Dev. Review Supv.
Maryland National Capital Park and Planning Commission
8787 Georgia Avenue
Silver Spring, Maryland 20910

Dear Mr. Shaneman and other members of the DRC:

On behalf of the residents of Clarkbrooke Estates and Timber Creek Estates, I would like
to underscore our continued hope for a permanent outlet to Frederick Rd. (Rte. 355) from
Highlands of Clarksburg's proposed extension to Timber Creek Lane.

On that subject, I would like to suggest that a waiver be sought of the state restriction that
currently prevents Timber Creek Lane from outleting within less that 750 feet of Suncrest
Ave., on the contingency that the Clarksburg Master Plan's re-routing of MD Rte.
35.5 is included in Montgomery County's Year 2002 or 2003 C.I.P.

Thank you for your continued consideration of this traffic-flow issue.

Best Regards,

1lAc.Q... 4e.r.,

Nancy Villadsen

cc: Karen Kumm, NCPPC Planner
John Fauerby, Clarksburg Civic Assoc.
Martin Meadows, Timber Creek Estates Homeowner Assoc.
Neighborhood residents
Bob Larkin, Centex Homes
Jim Russ, Macris, Hendricks and Glascock
Martin Klauber, the People's Counsel
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From: Nancy Villadsen,
on behalf of neighboring residents
23016 Timber Creek Lane
Clarksburg, MD 20871
(301)540-2088
iltadscn a enWh_Ci ixl

January 9, 2001

To: Sara Navid, Dept. of Permitting Services
Jeff Riese, Dept. of Public Works & Transportation
Greg Leek Dept. of Public Works & Transportation
Malcolm Shaneman. MNCCP Supv. of Dev. Review
Karen Kumm, MNCCP Clarksburg Planner
Bob Larkin, Centex Homes
Jim Russ, Macris, Hendricks and Glascock

We, the residents of Timber Creek Lane in the 22900 to 23029 block, request that sidewalks

be installed in our block if the proposed extension of Timber Creek Lane in Hi2h1an~ds _-of

C'larksbure does not outlet to Frederick Road permanently. We are concerned about

pedestrian/biking safety with increased traffic flow down our residential street, because our street

may be the sole access for south-flowing traffic from about 60 new homes in Highlands of
Clarksburg.

Based on this contingency, we would like to ask Centex Homes, the developer of Highlands of
Clarksburg, to build sidewalks for us in conjunction with the development, so that sidewalks will
be in place when Timber Creek Lane is opened to increased traffic. We ask that Centex
Homes either covers the cost of the sidewalks themselves or works in conjunction with
Montgomery County to obtain funding. Because of the safety issue, we do not want to ask the
County Sidewalk Program to do it because a longer wait time is expected.

.Also based on this contingency, we would like to request a 4-foot-wide asphalt path on each
side of the street, between the street and the swales. We ask for a waiver of County
requirements for the amount of space between the street and each walk, to allow the walks to
be placed between the street and the swales, which would cause a minimu impact to our
front lots. Within these parameters, we are open to design ideas, and have discussed several
among ourselves. Our ideas, in their order of popularity, are as follows:
I) Extend the width of the street 4 feet on each side and paint white lines down the road between

the traffic and pedestrian areas.
?) Lay 4-foot-wide asphalt paths a couple of feet away from the street, with a grassy strip in--

between.
3) Build up asphalt curbs along the existing edges of the street, with 4-foot asphalt paths directly

beside them.

We thank you for giving this request and our ideas your serious consideration.
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Sincerely.

,residents of the original Timber Creek Lane

Signature / Printed Name / Address
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23016 Timber Creek Lane
Clarksburg, MD 20871
(301)540-2088
January 5, 2001

Malcolm Shaneman
Supervisor of Development Review
National Capital Park and Planning Commission
8787 Georgia Avenue
Silver Spring, MD 20910

Dear Mr. Shaneman and other DRC members:

It was interesting and encouraging, as a Clarksburg resident, to observe the DRC meeting on
Highlands of Clarksburg last Tuesday. I speak for the whole neighborhoods of Clarkbrooke
Estates and Timber Creek Estates when I say that l am glad a construction road was approved
(which is of course pending a visibility check by State Highways).

On the subject of the construction road, our neighborhoods would like to ensure our peace and
safety by further requesting:

that the construction road to Highlands of Clarksburg be the sole access for construction
work until such time as residents of the new development need to access their homes.
that Timber Creek Lane be physically blocked off at the current dead-end until that
time.
that Centex Homes posts clear signs guiding construction traffic past our neighborhoods
and to the construction entrance (e.g. "CENTEX HOMES CONSTRUCTION
ENTRANCE" with a pointing arrow). We would like the signs to be along Frederick Road in
the vicinity of our neighborhoods and at the construction entrance.
that these requests be a binding condition for the Preliminary Plan to be approved.

Thank you for giving the protection of our neighborhoods your careful consideration.

Also, Mr. Shaneman, I would like to call you after the follow-up ARC meeting of Jan. 10'h to find
out what specific items were resolved or what occurred in the meeting. I am hoping to have that
information before our Clarksburg Civic Assoc. Planning meeting on the evening of Jan. I Vh.

Thanks!
Best regards,

Nancy Villadsen
cc: Karen Kumm, NCPPC

John Fauerby, Clarksburg Civic Assoc.
Martin Meadows, Timber Creek Estates Homeowners Assoc.
Neighborhood residents
Bob Larkin, Centex Homes
Scott Roser, Macris, Hendricks and Glascock
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23016 Timber Creek Lane
Clarksburg, Maryland 20871
(301)540-2088
December 22, 2000

Malcolm Shaneman
Supervisor of Development Review
National Capital Park and Planning Commission
8787 Georgia Avenue
Silver Spring, Maryland 20910

Dear Mr. Shaneman and other members of the Development Review Committee:

Two of my neighbors, who live at the current dead-end of Timber Creek Lane, recently
received a copy of a Preliminary Plan of Subdivision for Highlands of Clarksburg from
Centex Homes. On behalf of all those who live in this neighborhood, Clarkbrooke
Estates, and those who live in our adjacent neighborhood, Timber Creek Estates, I would
like to voice our major concerns regarding this Preliminary Plan.

First of all, I would like to assure you that we do not oppose the construction of
Highlands of Clarksburg. We also do not oppose the extension of.Timber Creek Lane to

_ connect to Highlands of Clarksburg. We understand the inevitability of development in
our community and the county's and the Clarksburg Master Plan's goal of connectivity
between neighborhoods. Our concerns center on the impact construction will have on our
neighborhood, and the markedly increased traffic flow we anticipate from seeing the
Preliminary Plan.

We have two requests for the development of Highlands of Clarksburg:

1) We would like a temporary construction road to be built that does not carry
construction traffic through our neighborhood. In lieu of this, we ask that the
current Timber Creek dead-end not be opened up to the development area until
after most of the clearing of timber and the grading are done, and preferably as
far along after that as is feasible for the builder. Even after Timber Creek Lane is
opened up, we strongly request the builder to actively discourage contractors from
using our streets whenever possible. After considering the preliminary plan carefully,
we suggest placing the construction road along the preliminary plan's proposed
extension of Timber Creek Lane, extending beyond the new dead-end to open onto
Frederick Road.

2) Our other request is that a permanent road be built directly from Frederick Road
into the development. We suggest placing this at the same point as the construction
road — continuing the proposed Timber Creek Lane through to connect with Frederick
Road.
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Creek Lane to conatruc ion:

The homeowners in Clarkbrooke Estates 
who live along Shawnee Lane 

fe d of y strongly
that we need special provisions for 

construction traffic. When the other e 

Creek Lane was opened to build Timber Creek Estates, 
they report that:

there were numerous violations of curfew laws, such as 
construction traffic barreling

by and operating as early as 4 to 5 a.m.

- there was repeated use of Shawnee Lane even though there was 
a construction road

and a county sign at the entrance of Shawnee Lane stating "NO 
CONSTRUCTION

TRAFFIC."
- equipment was parked on the edge of Clarkbrooke Estates residents' lawns, 

leaving

ruts.
- construction trash was regularly dribbled on the road (we have had a lot of flat tires to

fix),
a lot of food trash was strewn about.

- the children's safety was threatened walking to the neighborhood bus stop, which is

on the corner of Shawnee and Timber Creek Lanes (there are no sidewalks in
Clarkbrooke Estates).

- the removal of timber was awful. Even though there was a construction road
available, acres of timber were hauled down Shawnee Lane, leaving quantities of dirt
dropped on the road from roots. The clouds of dust that followed the trucks were so
bad that they coated lawns and the insides of houses. One neighbor reports that
during that two-year period, she had to hose down her driveway regularly, use a mask
to mow the lawn, and two of here children developed asthma just during that period.

Although residents called the developer and the county often, results were u0satisfaetory,
for example:
- the police wouldn't show up at all, or would arrive at 6:45 a.m. to enforce a curfew.
- the county didn't come out to inspect the din in the road for a long time, and then

came after a heavy rain and said it didn't look that bad.
- the county once said "don't be hard on the developer -- their contact just had a baby."

contractors would often be done with their jobs by the time their violations were
pinned down.
and of course it is difficult to determine which contractor parked on your lawn while
you were at work, or who throws trash there.

The residents very reasonably do not want to allow construction for this new
development to be able to impact their homes and street in similar negative ways.

Reasons for Muffling that a Permanent road be built directly from Frederick
Road into Hiehlands of Clarksbu
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The residents of Clarkbrooke Estates and Timber Creek Estates are concerned about a
markedly increased traffic flow through the neighborhood resulting from the proposed
development. Specifically, our thoughts are:

we would have less through-traffic with another access to the new neighborhood.
that almost all work and shopping traffic, even after the Clarksburg Town Center is
built, will flow to and from the south. Clarksburg is a northern suburb of
Washington, D.G. (Current residents use Frederick Road to travel north from
Germantown and enter the neighborhood from side streets in Timber Creek and
Clarkbrooke Estates. The new traffic will funnel up through the side streets and all
into Timber Creek Lane. Not much traffic will access the new single-family homes
from the proposed Stringtown Road access.)
that the Stringtown Road access will not even be built for several years. (We hear the
preliminary plan for the higher-density area on the corner of Stringtown Road is not
expected to be submitted until April. And Greg Cook of the Maryland State
Highway Administration said that turning from Stringtown Road onto Frederick Road
is dangerous due to bad visibility. He said that a rise in Frederick Road south of there
must be lowered 10 feet, and until it is, construction traffic at least would not be safe
exiting onto Stringtown Road. Are more cars safe?)

- that since residents of the new development will have a long way to drive through our
neighborhood, they will have a tendency to drive too fast.
that the quiet character of Clarkbrooke Estates will be drastically changed by the
increased amount of traffic.
that Timber Creek Lane and Shawnee Lane do not have sidewalks. Our children and
other residents will not be safe walking in the neighborhood anymore.
that there is no quick access from Frederick Road to the new neighborhood for
emergency vehicles.

- that it would simply be easier on the residents of the new neighborhood to have their
own Frederick Road access.

Why we suggest building a cowns=ctiop road and a Permanent extensiog to
Frederick Road at the specific site of Timber Creek Lane;

There really does not seem any other place to put it.

Greg Cook of the State Highway Administration, as explained above, said Stringtown
Road access for construction is out of the question. He also said Frederick Road
access in the proposed higher density area near Stringtown Road is out of question for
temporary or permanent purposes, for the same reason.
Any through-road from the southwest corner of the property is out of the question due
to environmental restrictions (unless a bridge were built over the environmentally
sensitive area).
The visibility at Frederick Road seems quite good in both directions from our
proposed Timber Creek Lane extension.
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- Suncrest Avenue is just 350 feet south of this spot, which does not meet the state

standard for road entrances to a state highway being at least 750 feet apart. However,
Suncrest functions more like a driveway than a road. Although it has been dedicated
to the county, it is unpaved, and it is not maintained by the county because of being
too narrow. Suncrest is a dead-end, and only six homes open onto it.
Although it is not currently in the county's 6- or even 20-year plan, the Clarksburg
Master Plan states that Md. Rte. 355 is to be re-routed west at Suncrest Ave. to
circumvent the Clarksburg Town Center area. Frederick Road north of Suncrest Ave.
will be given the status of "thoroughfare."

We would therefore like to suggest that a temporary. waiver from the state be requested to
allow a construction access road at the discussed site.

We would also like to ask the State Highway Administration to seriously consider, based
on the above considerations, a permanent waiver 

to 

allow Timber Creek Lane to connect
with Frederick Road.

And we are wondering when Rte. 355 will be widened and re-routed — it gets quite
backed up during evening rush hour now. How can this be brought to the county's
attention?

Thank you very much for considering our community's requests. We are looking
forward to working with you further on the Highlands of Clarksburg plans. You may
contact me anytime, at (301)540-2088.

Best regards,

Nancy Villadsen

attachment: Highlands of Clarksburg Preliminary Plan

cc: John Fauerby, Clarksburg Civic Assoc. Planning Comm.
David Post, Clarksburg Civic Assoc. Planning Comm.
Martin Meadows, president Timber Creek Estates Homeowners Assoc.
Neighborhood residents
Karen Kumm, NCPPC
Martin Klauber, the People's Counsel for Montg. Co.
Bob Larkin, Centex Homes
Scott Roser, Macris, Hendricks and Glascoek, P. A.



Thursday, October 18, 2001, 9:30 A.M.
8787 Georgia Avenue, Silver Spring, MD 20910-3760

301-495-4600, www.mc-mncppc.org

The following time schedule is an estimate subject to change without notice, depending on the circumstances
affecting each item. On individual agenda items, public testimony is accepted unless otherwise noted and
italics indicate staff's recommendation for Board action. For information about meetings in progress, call 301-

495-1333. For other information, call 301-495-4600 or the TTY (teletypewriter used by people with hearing or

speech impairments) at 301-495-1331. The Planning Board encourages the participation of individuals with

disabilities in all its programs and services. Meeting agendas and other planning and parks information are

available on the Internet — www.mc-mncppc.or

9:30 a.m. Roll Call
Approval of Minutes
Commissioners' Reports
Directors' Reports
Reconsideration Requests

9:45 a.m. 1. Brookside Gardens Master Plan (Staff Draft), Presentation and review of Staff Draft —
Approve Staff Draft as Public Hearing Draft and set Public Hearing date of 11/I5/01.

2. FY 03-08 Parks Capital Improvements Program, Continued Worksession —
Discussion.

1:00 P.M. GENERAL MEETING (Third Floor Conference Room)
Program Coordination, Legal, Legislation, and Administrative Items

1:15 p.m. PLANNING BOARD MEETING CONTINUED (Auditorium)

3. Olney Acres Septic Easement — On Lot 8, Block D, to serve Lot 7, Block D; on Ridge
Road; Olney — Approval with conditions.

4. Special Protection Area-Combined Preliminary and Final Water Quality Plan —
Spray Park at Good Hope Local Park; off Good Hope Road and Twig Road; Cloverly —
Approval.

5. Mandatory Referral No. 01605-R-1— Spray Park at Good Hope Local Park; off Good
Hope Road and Twig Road; Cloverly — Approval with comments.

6. Consolidated Transportation Program, Maryland Department of Transportation,
FY 2002-2007 — Transmit comments to the County Council.
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Montgomery County Planning Board Agenda 10/18/01

*7. Site Plan Review No. 8-88045B — Bethesda Metro Center; CBD-3 Zone; Plaza upgrade
and 1,500 square feet of additional restaurant/retail; southwest quadrant, intersection of
Old Georgetown Road and Wisconsin Avenue; Bethesda — Chevy Chase and Vicinity —
PA 35 - Approval with conditions.

*8. Preliminary Plan Review No. 1-01004A — Ramsburg Property (Request to revise the
previous conditions of approval); R-200/TDR Zone; 24 lots (single-family detached
dwelling units (15 previously approved)); 8.42 acres; on the north side of Travilah Road,
approximately 4,000 feet northeast of Dufief Mill Road; Potomac —Approval to revise
conditions.

*9. Site Plan Review No. 8-01019A — Ramsburg Property (Request to revise the previous
conditions of approval); R-200/TDR Zone; 24 lots (single-family detached dwelling units
(15 previously approved)); 8.42 acres; on the north side of Travilah Road, approximately
4,000 feet northeast of Dufief Mill Road; Potomac — Approval to revise conditions.

*10. Preliminary Plan Review No. 1-01083 — Proposed Parcel R, Damascus; C-2 Zone;
1 lot (4 studio apartments; commercial, office and retail; proposed auto repair); 0.923
acre; on the north side of Main Street (MD 108), approximately 500 feet west of
Woodfield Road (MD 124); Damascus —Approval with conditions.

*11. Preliminary Plan Review No. 1-01070 - Springview; RNC Zone; 33 lots (single-family
detached dwelling units); 73.36 acres; at the southern terminus of Hidden Garden Lane,
and on the east side of Norwood Road, approximately 1,500 feet south of MD 108; Sandy
Spring/Ashton — Approval with conditions.

* 12. Record Plats —Approval.

5:30 p.m. DINNER

8:00 p.m. * 13. Project Plan Review No. 9-98001A — Highlands at Clarksburg; RMX-2 Zone; 12,870
square feet retail, 18,590 square feet office, and 95 dwelling units; southeast quadrant,
intersection of Frederick Road (MD 355) and Stringtown Road; Clarksburg and Vicinity —
PA 13 —Approval with conditions.

* 14. Preliminary Plan Review No. 1-98009A — Highlands at Clarksburg (Request to revise
the previous conditions of approval); RMX-2 Zone; commercial, retail, and mixed
residential; 16.1 acres; southeast quadrant, intersection of Frederick Road (MD 355) and
Stringtown Road; Clarksburg and Vicinity —Approval to revise conditions.

*Maryland law and the Planning Board's Rules of Procedure regarding ex parte (outside the record) communications require all
discussion, review, and consideration of this matter take place only during the Board's public hearing. Telephone calls and meetings
with Board members in advance of the hearing are not permitted. Written communications will be directed to appropriate staff
members for response.

Notices and Reminders

Oct. 15- 7:00 p.m.,

15- 7:00 p.m.,

Western Montgomery County Citizens Advisory Board Meeting, Bethesda-
Chevy Chase Services Center — 2nd Floor, 4805 Edgemoor Lane, Bethesda
Transportation Policy Report Task Force Community Workshop, Montgomery
Blair High School, 51 University Boulevard East, Silver Spring

Page 2 of 6



Montgomery County Planning Board Agenda 10/18/01

Notices and Reminders - Continued

Oct. 15 - 7:15 p.m., Upcounty Citizens Advisory Board Meeting, UpCounty Regional Services
Center, 12900 Middlebrook Road, Germantown

16- 7:45 a.m., Bethesda Urban Partnership Board of Directors Meeting, 7906 Woodmont
Avenue, Bethesda

16- 1:30 p.m., Montgomery County Council Public Hearing on Zoning Text Amendment No.
01-08, Mixed Residential/Commercial Use in C-2 Zone - Metro Station Areas,
Council Hearing Room, 100 Maryland Avenue, Rockville

16- 7:15 p.m., Mid-County Citizens Advisory Board Meeting, Mid-County Services Center,
2424 Reedie Drive, Wheaton

16- 7:30 p.m., Montgomery County Council Public Hearing on Kemp Mill Master Plan,
Council Hearing Room, 100 Maryland Avenue, Rockville

17- 9:30 a.m., Full Commission Meeting, PRA Auditorium, 6600 Kenilworth Avenue,
Riverdale

17- 7:00 p.m., Wheaton Redevelopment Steering Committee, #403, Redevelopment Office,
11501 Georgia Avenue, Silver Spring

17- 7:00 p.m., Northern Area Recreation Advisory Board Meeting, UpCounty Services
Center, 12900 Middlebrook Road, Germantown

18- 9:30 a.m., Montgomery County Planning Board Meeting, MRO Auditorium
18- Montgomery County Planning Board Discussion of the Brookside Gardens

Master Plan (Staff Draft), MRO Auditorium
18- 4:00 p.m., Downtown Silver Spring Urban District Advisory Committee, 2°d Floor

Conference Room, 8435 Georgia Avenue, Silver Spring
24- 7:00 p.m., Transportation Policy Report Task Force Meeting, Bethesda-Chevy Chase

Services Center, 4805 Edgemoor Lane, Bethesda
24- 7:30 p.m., Historic Preservation Commission Meeting, MRO Auditorium
25- 9:30 a.m., Montgomery County Planning Board Meeting, MRO Auditorium
25- Montgomery County Planning Board Discussion of the Woodstock Equestrian

Park Master Plan (Staff Draft), MRO Auditorium
30- 1:30 p.m., Montgomery County Council Public Hearing on Zoning Text Amendment No.

01-09, Group Picnic, Catering, and Recreation Facility — Special Exception in
RE-2C Zone, Council Hearing Room, 100 Maryland Avenue, Rockville

Nov. 1 - 9:30 a.m., Montgomery County Planning Board Meeting, MRO Auditorium
1 - MCPB Discussion of the Black Hill Regional Park Master Plan (Staff Draft),

MRO Auditorium
6- 7:15 p.m., East County Citizens Advisory Board Meeting, East County Community

1 Center, 3310 Gateshead Manor Way, Silver Spring
6- 7:30 p.m., Montgomery County Council Public Hearing on Zoning Text Amendment No.

01-10, Special Exceptions — Comprehensive Revisions, Council Hearing
Room, 100 Maryland Avenue, Rockville

7- 7:00 p.m., Transportation Policy Report Task Force Meeting, MRO Auditorium, 8787
Georgia Avenue, Silver Spring
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Montgomery County Planning Board Agenda 10/18/01

Highlands at Clarksburg
Project Plan Review 9-98001A and Preliminary Plan Review 1-98009A

Thursday, October 18, 2001, 8 p.m.
Please Sign Up in Advance to Testify

The Montgomery County Planning Board is inviting the public to testify on the Highlands at Clarksburg, a
proposed mixed-use development at the intersection of Frederick Road (MD 355) and Stringtown Road in
Clarksburg. To sign up in advance to testify, please call the Board's Community Relations Office, 301-495-
4600, by noon on Thursday, October 18. Organizations have five minutes to speak, and individuals have three
minutes. You may cede time to another person up to a total of 20 minutes. People ceding time must be present
at the meeting.

To submit written comments, please write to Arthur Holmes, Jr., Chairman, Montgomery County Planning
Board, 8787 Georgia Avenue, Silver Spring, MD 20910, or fax to 301-495-1320. Copies of the staff report
will be available Monday, October 15, in room 300 of the same building and on our website, www.mc-
mncppc.org.

PUBLIC NOTICE

Department of Permitting Services
Division of Water Resources Management

has received a

PRELIMINARY/FINAL WATER QUALITY PLAN
For

FAIRLAND GARDENS POND RESTORATION

The site is located within the Upper Paint Branch Watershed, which is a designated SPA. The project will consist
of the retrofit and restoration of an existing stormwater management pond located near the intersection of
Perrywood Drive and Cabin Creek Drive.

If you wish to request a public information meeting, a written request must be submitted to this office within 15
days of this notice (Notice posted 10/15/01).

The Preliminary/Final Water Quality Plan will be available for review at DPS during working hours (8:00 a.m. —
4:00 p.m.).

For further information, please call Leo Galanko at (240) 777-6242.

The Department of Permitting Services
255 Rockville Pike, 2nd Floor, Station 8
Rockville, Maryland 20850
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CONGESTION ❑ROADS o TRANSIT o COST
❑ GROWTH o LAND USE ❑ BUSES ❑ ENVIRONMENT o

I QUALITY OF LIFE o GRIDLOCK a DENSITY ❑
CONGESTION o LIVABLE COMMUNITIES ❑ INVESTMENT

These are some of the words that have been a part of the conversation of the Transportation

Policy Task Force — 36 community leaders who have been working over the last 15 months
to develop recommendations on transportation, land use, and related issues for the Planning
Board, County Council, and the community.

The Task Force is studying a number of options and wrestling with the hard choices among
those options - - Inner/Outer Purple Lines? Techway? More density at transit stations?
Intercounty Connector?

From the beginning, the Task Force has committed to listening to the public. Your opinions are
important; your ideas are valued!

Please join the Task Force at one of the following community workshops:

Greenhouse Cafeteria
10400 Fernwood Road, North Bethesda, MD

* 18808 Waring Station Road, Germantown, MD

4121

* 8810 Post Oak Road, Rockville, MD

810 South Frederick Avenue, Gaithersburg, MD

51 University Boulevard East, Silver Spring, MD

All Community Workshops are from 7:00 to 9:30 P.M.

*NEW LOCATION
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Montgomery County Planning Board Agenda

NOTICE

PLANNING BOARD ON THE INTERNET

10/18/01

Due to technical difficulties, live audio of Planning Board meetings will not be available on the Board's website
until further notice. Please visit the website, www.mc-mncppc.org, for the current week's agenda and staff
reports, news releases, statistical data, calendar of events and meetings, information on the Board and its work in
Montgomery County, and much more.

NOTICE TO CIVIC AND HOMEOWNER ASSOCIATIONS
Help Us Update Our Database!

Please Call 301-495-4600

The Planning Board's Community Relations Office is updating the extensive civic and homeowners association database,
and you can help by calling 301-495-4600 any time of the day or night with the current president's name, address, and
phone number. Thanks so much for your cooperation.

DEER DAMAGE CONTROL WORKSHOPS AVAILABLE FREE
To Homeowners Associations, Civic Organizations, And Garden Clubs

Increased deer populations have had a number of impacts on suburban Montgomery County. Deer have
added aesthetic value to the area, but the increasing deer population has had undesirable effects as well
including damage to home landscapes and gardens, and increased risks of Lyme disease.

The Maryland-National Capital Park and Planning Commission and the Montgomery County Cooperative
Extension Office are co-sponsoring educational workshops to help homeowners cope with and minimize deer
damage to their landscapes and gardens. Workshops stress an Integrated Pest Management (IPM) approach and
provide homeowners with proven strategies to reduce deer problems.

Workshops are 1 % to 2 hours in length and offered free of charge. A minimum of 20 attendees is required. To
schedule a workshop for your Homeowners/Civic Association or Garden Club, please call the Montgomery
County Cooperative Extension Office at 301-590-2809.

Page 6 of 6



7. Maintenance ~A4

Maintenance of the private open space areas, stormwater management areas, civic spaces
and all other amenities on private land or, for non-standard amenities, within the public
right-of-way, if applicable, shall be maintained by a community association. The site plan
enforcement agreement shall include for the provision of maintenance for all amenities as
they are installed.

8. Waiver Requests

Staff recommends the Planning Board consider and approve the following waivers:

a. Chapter 50 — Subdivision Regulations - Lot Design -50-29(a)(2) to allow certain
detached lots to be platted without public road frontage. This includes Lots 9-14
with frontage on Private Street ̀ B."

b. Chapter 50-Subdivsion Regulations — Intersection Truncation -Section 50-26-
(e)(3) to allow for a more compact and compatible lot arrangement within the
housing section.

9. Reductions in Setback

The applicant seeks two reductions in the minimum setbacks adjoining R-200 one-family
residential zoning. One reduction is from one hundred feet to fifty feet for a portion of
southern boundary. The second setback reduction is along the eastern property line to
reduce the setback from thirty feet to fifteen feet. Staff recommends that the Planning
Board allow these setback reductions to provide for optimal on-site development and a
more desirable relationship to the adjoining development.

9. Historic Preservation

a. The Site Plan shall show a detailed plan for the preservation of the historic
character along site frontages. The Stringtown Road and MD Route 355 frontages
shall be developed with streetscape and other features as necessary to recreate or
develop a sympathetic design with the Clarksburg Historic District.

b. The Site Plan Enforcement Agreement shall provide consent to the Historic
Preservation Section, M-NCPPC to perform a Phase I Archaeological
Investigation of the property prior to construction. The investigation shall not
delay the Applicant's construction schedule. The Applicant shall co-operate with
M-NCPPC archeological staff regarding any reasonable requests to remove any
artifacts found during this survey for use in future public displays.
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MEMORANDUM

TO: Wynn Witthans: Site Plan Coordinator

FROM: MRobin D. Ziek, Historic Preservation Planner

SUBJECT: Highlands at Clarksburg

DATE: June 27, 2001

ISSUE

The proposed road widening and regrading of Frederick Road in this location will have an
adverse impact on the Clarksburg Historic District, and on the historically significant
archaeological site known as "Dowden's Ordinary" (see memoranda from James Sorensen).

RESPONSE

Previous reviews of this proposed subdivision by Historic Preservation staff have
addressed concerns about the proposed subdivision layout and its impact on the historic district
which borders the north side of Stringtown Road. These concerns include determining the point
of entry from Stringtown Road into the development, the need to maintain a small scale of new
construction immediately across the street from the historic district, and the need to maintain the
character and feel of Frederick Road with the new construction. This last concern has been
addressed by maintaining street-facing structures, and by not using berms and the like to isolate
Frederick Road.

Most recently, with the response from SHA that Frederick Road itself should be modified
because of the new development, Historic Preservation staff has focused on the impact of these
proposed modifications on both the Clarksburg Historic District, and on the historically significant
individual site, Dowden's Ordinary. The proposed reduction in grade by a substantial amount (8'
has been mentioned) will have an impact on the relationship of the historic site to Frederick Road.
Constructed as an inn along this major north-south route, this was also the site of an encampment
by British General Edward Braddock in 1755. This pre-Revolutionary War site was identified as
historically significant as early as 1915, when the historic marker was erected. Concerns include



the potential loss of portions of the archaeological remains of the site, loss of potential access to
the site and loss of visibility of the historic marker for future visitors.

In addition, one of the primary goals of the Clarksburg Master Plan was to maintain the
rural feel and character of the Clarksburg Historic District, a linear town along Frederick Road.
Efforts were taken to avoid any accordion effect of widening and narrowing of this main street in
this historic district, and also for protecting the general vicinity of the historic district. While
substantial development has been planned and provided for, all of the design efforts took into
account the small town character of the historic district. This would be compromised with road
widening and regrading just at the south entrance into the historic town.

RECOMMENDATION

Postpone action on this plan until all of the historic issues are resolved to avoid negatively
impacting both the historic district and the historically significant archaeological site.
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LINO W E S AND BLOC H E R L L P 1010 Wayne Avenue, Tenth Floor
■ Silver Spring, MD 20910.5600

301.588.6560
ATTORNEYS AT LAW Fax 301.495.9044

Webs-rte: www.linowes-law.com

June 4, 2001 Scott C. Wallace
301.650.7024
scw@linowes-law.com

Ms. Wynn Witthans
Maryland-National Capital Park and
Planning Commission
8787 Georgia Avenue
Silver Spring, MD 20910

Re: Project Plan Amendment - 9-98001A - Highlands at Clarksburg (the "Project")

Dear Wynn:

Enclosed are copies of the following plans and documents pertaining to the referenced Project
Plan Amendment:

1. Original Approved Land Use Plan - Project Plan No. 9-98001

2. Planning Board Opinion - Project Plan No. 9-98001

3. Project Plan Book - Project Plan No. 9-98001

4. Revised Land Use Plan - Project Plan No. 9-98001A (Section 59-D-2.12(d)(1)-(6) of the
Zoning Ordinance)

5, Project Plan Amendment Application Letter to William Hussmann dated March 23, 2001 -
(Section 59-D-2.12(e)- ft (g) of the Zoning Ordinance)

6. Project Plan Application with Adjoining and Confronting Property Owners - Project Plan
No. 9-98001 (Section 59-D-2.12(c) of the Zoning Ordinance)

7. NRl/FSD - Project Plan No. 9-98001A (Section 59-D-2.12(a) of the Zoning Ordinance)

8. Vicinity Map - Project Plan No. 9-98001A (Section 59-D-2.12(b) of the Zoning
Ordinance)

9. Preliminary Forest Conservation Plan - Project Plan No. 9-98001A (Section 59-D-
2.12(d)(7) of the Zoning Ordinance)

10. Stormwater Management Concept Plan and Preliminary Water Quality Plan with approval
letter, September 1, 1998 - Project Plan No. 9-98001A (Section 59-D-2.12(d)(8) of the
Zoning Ordinance)
dknazmrli; G54e,: t".J FnImi!A Mir S#q D.:
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Ms. Wynn Witthans
June 4, 2001
Page 2

Copies of these plans and documents have also been sent to the Development Review
Committee pursuant to the list that you provided me.

You have also requested that we provide a "development program stating the sequence in
which all structures, open and amenity spaces, vehicular and pedestrian circulation systems
and community recreation facilities to be developed."

The residential portions of the Project will be developed first. The Commons area will be
constructed concurrently with the start of the construction of the adjacent residential lots.
Other amenities, such as play areas, tot lots and sidewalks will also be constructed as the
adjacent residential components are being developed.

Development of the commercial component will follow the development of the residential
areas and will also be determined by market demand for office retail uses in the area. A more
detailed statement of the development program will be developed at the time of site plan
application for the Project.

Also, you have asked us to state the relationship, if any, of the development program to the
County's Capital Improvements Program ("CIP"). The Project is not related to the County
CIP.

Finally, we refer you to page 9 of the Application Letter to Mr. Hussmann dated March 23,
2001 for a detailed statement as to how the optional method of development proposed in the
Project Plan is more efficient and desirable than a project developed under the standard
method.

It is my understanding that with the distribution of these materials to the DRC, we will be
scheduled for DRC review on June 18, 2001. Thank you for your assistance with this Project
Plan.

Very truly yours,

LINOWES AND BLOCHER LLP

Scott C. Wallace
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Ms. Wynn Witthans
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cc: DRC Distribution List
Mr. A. Malcolm Shaneman
Mr. Bob Larkin
Mr. Michael Watkins
Barbara A. Sears, Esquire

]MANAGE: 247792 v.1 09000.0001
Cre. 6/3/2001 4:15 PM Ong. Typ.SMB Ed. 6/32001 4:21 PM
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March 23, 2001

Mr. William H. Hussmann, Chair
Montgomery County Planning Board
8787 Georgia Avenue
Silver Spring, Maryland 20910

Re: Application for Amendment to Project Plan No. 9-98001 -
Highlands at Clarksburg (the "Application")

Dear Mr. Hussmann:

1010 Wayne Avenue, Tenth Foor
Silver Spring, MD 20910-5600
301.588.8580
fax 301.495.9044
Website: www.linowes-law.com

In accordance with Section 59-D-2, et seq., of the Montgomery County Code 1994 (as amended)
(the "Zoning Ordinance"), Centex Homes, Inc. ("Centex"), the contract purchaser of a 16.1-acre
parcel of land zoned RMX-2 (Residential-Mixed-use/Specialty Center) and located in the
southeastern quadrant of the intersection of Stringtown Road and MD 355 in Clarksburg (the
"Property"), which is subject to Project Plan No. 9-98001, submits this Application to amend the
Project Plan. - 

As further detailed below, Project Plan No. 9-98001 (the "Project Plan") was originally approved
by the Montgomery County Planning Board ("Planning Board") by Opinion mailed October 19,
1999, attached as Exhibit "A", and provided for development of 75 dwelling units and 31,460
square feet of commercial uses with various associated amenities on the Property. The
Application proposes the development of an additional 26 dwelling units on the Property, and a
slightly modified amenity space and vehicular circulation design, while retaining the significant
elements of the development approved in the Project Plan, including the mix of residential, retail
and office uses, the large, centrally located common area, and various pedestrianibicycle
amenities as shown on the amended Land Use Plan, attached as Exhibit ̀ B" (the "Project"). The
enhanced development design proposed in the Application will allow the coordinated
development of the Property with adjacent property also owned by Centex Homes and proposed
for residential development.

PROJECT PLAN 9-98001

As noted above, the Project Plan was approved by Opinion dated October 19, 1999 and included
a residential component and a mixed-use component, which are shown on the original Land Use
Plan approved as part of the Project Plan and attached as Exhibit "C".

The residential component of the Project Plan included 29 single-family detached dwelling units
with one-car attached garages, 38 single-family attached (townhouse) units, and 8 condominium

Fr?re 5:^era?a Sc~r °prng 'i•Issiu::gt: , ;)C
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Mr. William H. Hussmann
March 23, 2001
Page 2

units (located above one of the mixed-use buildings) for a density of 6 dwelling units per acre.
The mixed-use component consisted of general office (18,590 square feet), retail (12,870 square
feet), and the residential condominiums in four buildings ranging from 2 to 3 stories in height.
The mixed-use buildings of the Project Plan were oriented towards Stringtown Road, east of the
intersection of MD 355 and Stringtown Road.

The Project Plan also provided significant amenities, including rural/historic architecture, a play
area, several outdoor seating areas, landscape features, and upgraded streetscapes with special
paving, landscaping and terracing. Specifically, the architectural details for the mixed-use
buildings featured a rural agricultural appearance utilizing barn-like roofs and stair towers that
resemble silos. This architecture complemented the Clarksburg Historical District located across
Stringtown Road from the Property. Further, the Project Plan provided tree-lined streets with the
trees placed between the pedestrian and the vehicle to afford pedestrian safety and a sense of
scale. Buildings were oriented along the front of property lines, closer to the street, to enhance
interaction between pedestrians and activate the adjoining streets. The main amenity provided in
the Project Plan was a large, centrally located green area identified as "The Commons". The
Commons functioned as a forum for civic functions and passive and active recreation and
included a pavilion for concerts, tiered gardens, and special planting areas.

With regard to vehicular circulation, the Project Plan showed three separate entrances to the
Project, one on MD 355 at the southern corner of the Property, and two on Stringtown Road on
the northern edge of the Property. The Project Plan also provided a generally grid-like internal
road pattern with on-street parking and tight radii to reduce vehicle speeds.

With regard to pedestrian and bicycle circulation, the Project Plan featured sidewalks to connect
pedestrians to all mixed-use and residential buildings. The approved Project Plan also provided
an eight-foot wide hiker/biker trail along the northern side of Stringtown Road for access to off-
site amenities such as area parks and a proposed Greenway located on the adjacent R-200
project. A Class III Bikeway was also provided along the eastern side of MD 355. Overall, the
pedestrian and bicycle circulation system was designed to reduce auto dependency for residents
of the immediate community and the local area. In that regard, connection points to the
hiker/biker trails were provided at the intersection of MD 355 and Stringtown Road.

In terms of the compliance with applicable Montgomery County environmental standards, the
Project Plan provided extensive reforestation along the northeast and southeast property lines.
Further, in recognition of the location of the Property in a special protection area, the approved
stormwater management plan met requirements for quantity and quality control. In that regard,
attached as Exhibit "D" is a copy of the Stormwater Management Concept Plan approval. Also
attached as Exhibit "E" is the approved Natural Resources Inventory/Forest Stand Delineation
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Mr. William H. Hussmann
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for the Property. Finally, the development proposed in the Project Plan was to be serviced by
public sewer and water.

Concurrent with the approval of the Project Plan, a Preliminary Plan of Subdivision conforming
to the Project Plan was approved. (As discussed below, an Amendment to this Preliminary Plan
to reflect the proposed "combined cluster" development was submitted to the Planning Board on
or about November 17, 2000 and is under staff review.)

THE AMENDMENT APPLICATION

Introduction

The impetus for the Application is the ability of Centex to coordinate the development of the
Property with the development of the adjacent approximately 40 acre R-200-zoned property also
under contract to Centex. The "combined cluster" project will result in a comprehensively
designed community integrating the mixed-use components of the RMX-2 property with the
clustered single-family detached homes of the R-200 property and further diversifying the range
of dwelling units provided for this portion of Clarksburg. Significantly, this Application retains
the mixed-use development pattern that was approved in the Project Plan with residential
dwelling units over office and retail uses, a variety ofhousing options, and a convenient
concentration of development that allows all dwelling units to be located within two blocks of
the mixed-use areas.

Further, as noted above, this Application retains all of the amenities and design elements that
were approved in the Project Plan. Specifically, the historical/architectural treatments, pedestrian
and bicycle circulation amenities (sidewalks and bikeways), enhanced streetscapes and passive
and active recreation areas will all be retained as approved in the Project Plan. The Project also
enhances the grid pattern of the internal streets, which provide for efficient, direct access to the
individual units and mixed-use area. As discussed below, a modified design for The Commons
is proposed in the Application that will enhance The Commons' function as a significant,
centrally located community amenity.

With regard to public services, the Clarksburg Transportation Policy Area, in which the Property
is located, continues to have negative staging ceiling capacity for housing and jobs. In that
regard, as proposed in the Project Plan, the Project will satisfy Adequate Public Facilities
Ordinance ("APFO") requirements for policy area review through the payment of the
Development Approval Excise Tax (for the retail and office development) and the Development
Approval Payment (for the residential units). Information regarding the trip generation rates for
the Project are provided in the attached Traffic Study prepared by Wells & Associates and dated
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Mr. William H. Hussmann
March 23, 2001
Page 4

March 9, 2001, Exhibit "F", as updated by letter dated March 16, 2001 from Wells & Associates,
attached as Exhibit "G".' As previously noted, the Project must satisfy APFO requirements as
determined at the time of the review of the Amended Preliminary Plan of Subdivision.

Finally, utility service, the proposed stormwater management system and the reforestation plan
remain virtually unchanged in this Application from the Project Plan. Accordingly, to the extent
that this Application conforms to the Project Plan, Centex relies on the evidence submitted into
the record of the Project Plan with regard to compliance with the requirements for optional
method of development in the RMX-2 Zone (Section 59-C-10-3.1 of the Zoning Ordinance) and
the criteria for approval of project plans (Section 59-D-2.42 of the Zoning Ordinance).

Modifications to Density. Access, and The Commons

The Application enhances three components of the Project Plan: density, access, and the design
of The Commons. As discussed in detail below, the proposed modifications of these three
components comply with the applicable standards and requirements for optional method of
redevelopment in the RMX-2 Zone and for project plan approval.

Density

The Application proposes adding 26 dwelling units to the Project, which includes 15 additional
single-family attached townhouse units, 1 single-family detached unit, and 10 market rate
condominium units located in one of the mixed-use buildings shown in the northwestern comer
of the Property at the intersection of MD 355 and Stringtown Road. The mixed-use building will
be designed with two story residential units over first floor retail shops. In order to
accommodate the additional units in the mixed-use buildings, a third floor of office space will be
shifted to one of the mixed-use buildings currently shown as 2 floors, although the approved
commercial density of 31,960 square feet (retail and office) is unchanged by this Application.
Further, of the 13 required MPDUs, 10 MPDUs will be located above the first floor retail shops
in one of the three mixed-use buildings as originally approved in the Project Plan. The
remaining 3 MPDUs will be located on the adjacent R-200 property.

The overall proposed density of the Project will be 5.7 dwelling units per residential acre,
excluding the moderately priced dwelling units, and 6.3 dwelling units per residential acre
including the MPDUs. The overall density is well within the 1994 Approved and Adopted
Clarksburg Master Plan (the "Master Plan") recommendation of a range of residential density of

' It is noted that the Traffic Study was prepared for the application to amend the previously approved Preliminary
Plan and includes trip generation rates for the entire "combined cluster" development.
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5 to 7 dwelling units per acre. Accordingly, the increased density for the Project as proposed in
the Application meets all applicable standards of the Code and the Master Plan.

Access

The Application modifies the access shown on the Project Plan by eliminating the access point
on MD 355 in the southwestern corner of the Property. The two access points on Stringtown
Road shown on the Project Plan will be retained in the Application, with the access driveway
furthest west on Stringtown Road designed to primarily serve the mixe&use buildings and the
access road to the east on Stringtown Road designed to primarily serve the residential
development proposed for the Project, although access from this road to the mixed-use
component of the Project will be available.

The modification of the proposed access for the Project is in part the result of the further review
of the safety of the MD 355 access point by the State Highway Administration ("SHA") since the
approval of the Project Plan. In its original review of the location MD 355 access point, SHA
raised concerns that the access did not meet its standards for separation from Stringtown Road.
However, at that time SHA determined that, because the access on MD 355 was serving both
mixed-use and residential development, the reduced separation was acceptable. (The SHA
requires less separation between streets serving mixed-use development than between streets
serving exclusively residential development.) Upon further review of the proposed development
after the Project Plan was approved, the SHA determined that the MD 355 entrance was in fact
designed to serve the residential component of the proposed development almost exclusively.
Accordingly, the proposed access on MD 355 no longer met SHA's standards for separation
from the intersection at Stringtown Road. This led Centex to consider a vehicular circulation
plan that eliminated the MD 355 access and retained the access points on Stringtown Road.
Subsequent studies of thesc.two access points on Stringtown Road show that they provide
adequate and safe access into both the mixed-use component of the Project and the residential
areas of the Project and the adjacent R-200 land.

The elimination of the potentially unsafe access point on MD 355 allows Centex to strengthen
the grid pattern of the internal street network. By eliminating the section of the road outletting
onto MD 355, the remaining section of this internal road can be straighter and intersect internal
streets at a more perpendicular angle. Further, the elimination of this access point allows the
frontage road along MD 355 proposed in the Project Plan to be eliminated and the single-family
detached residential houses that were shown on the east side of the frontage road to be moved
closer to MD 355. These houses will also be designed with facades that present as fronts along
MD 355, even though the functional front of these houses is along an internal street. This design
will provide a more aesthetically inviting streetscape for the Project along MD 355. In summary,
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the elimination of the MD 355 access point addresses the safety concerns of the SHA and allows
for an enhanced vehicular circulation system to be developed.

The Commons

The focal point of the Project continues to be a large centrally located common area, identified as
The Commons on the Land Use Plan, that will serve as a town green for civic functions and
provide space for active and passive recreation. As noted above, all amenities associated with
The Commons, including the pavilion, sitting areas and landscaping, have been retained in the
Application. However, the Project Plan proposes a modified design for The Commons that will
enhance its function as a unifying element of the Project.

As approved in the Project Plan, The Commons was generally square in shape and contained
approximately one acre. It was surrounded on all four sides by lateral streets or parking areas.
As proposed in the Application, The Commons also contains one acre, but is longer and more
rectangular, and runs from MD 355 through the center of the Project. This design is more free
flowing than the previous configuration of The Commons. Further, The Commons now aligns
with other common areas located across an internal street in the townhouse section of the Project
to create a "green artery" through the Project. (The street crossing from The Commons to the
townhouses will be safe and inviting for pedestrians.), This revised design makes The Commons
a more universal amenity to be shared by the entire community. Further, this design extends the
visual impact of The Commons, thereby enhancing its role as a buffer between the residential
uses and the retail/office uses.

CONFORMANCE WITH THE ZONING ORDINANCE

Section 59-D-2.42(a)-(i) of the Zoning Ordinance states the required findings for approval of
project plan approval.' With regard to the components of the Project Plan that have been
modified in the Application, the following discussion analyzes how the Project meets the
applicable findings required for approval of the Application:

(a) The Project complies the all intents and requirements of the RMX--2 Zone.

Z As noted above, to the extent that the Application conforms to the Project Plan, the Planning Board's previous
findings with regard to the Project Plan's compliance with the requirements of the Zoning Ordinance remain valid.
To that end, with regard to Section 59-D-2.42(h) and (i) regarding forest conservation requirements and water
quality resource protection, respectively, the Application does not propose any significant changes to the approved
elements of the Project Plan pertaining to those sections. Further, Section 59-D-2.42(g) of the Zoning Ordinance is
not applicable to this Application.
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Section 59-C-10.3.1 of the Zoning Ordinance identifies the intent of the optional method of
development in the RMX-2 Zone, and states, in part, the following:

This optional method of development accommodates mixed-use
development comprised ofplanned retail centers and residential uses at
appropriate locations in the County. This method of development is a
means to encourage development in accordance with the
recommendations and guidelines of approved and adopted master plans.

Approval of this optional method of development is dependent
upon the provision of certain public facilities and amenities by the
developer. The requirement for public facilities and amenities is essential
to support the mixture of uses at the increased densities of development
allowed in this zone,

As noted above, this Application retains the mix of residential, retail and office uses in a tightly
clustered, compact community as approved in the Project Plan. The modest increase in density
ensures support for the retail uses and will foster a lively and viable community. Further, the
extensive on-site amenities approved in the Project Plan are maintained in this Application.
These amenities are located in close proximity to the mix of uses proposed in the Project to help
integrate the amenities into the community. To that end, the modified design of The Commons
enhances the role of this amenity in creating a sense of character and place within the Project.
Accordingly, this Application conforms to the intent and purpose of the RMX-2 Zone.

(b) The Project conforms to the 1994 Approved and Adopted Clarksburg Area Master
Plan

The Application conforms to the applicable recommendations of the Master Plan as
follows:

Town Scale of Development: This Plan envisions Clarksburg as a town, at a larger
scale than proposed in the 1968 Germantown Master Plan, but smaller than a corridor city such
as Germantown.

As noted above, the modest increase in density proposed in this Application is within the
acceptable range recommended in the Master Plan. Further, the additional townhouses and
apartment units ensure an even greater mix of housing choices and incomes. Significantly, the
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increased density will also allow greater opportunity for residential living near employment
centers and retail shops. At the same time, the buildings are proposed at a human scale to evoke
a small town setting, with the larger mixed-use buildings oriented toward the major streets
adjacent to the Property, transitioning to less intense uses further back away from the streets.
Overall, this design will create the scale envisioned in the Master Plan.

Hierarchy o(Roads and Streets - This Plan proposes a street network which clearly
differentiates between highways needed to accommodate regional through traffic and roads
which provide sub-regional and local access.

This Application maintains the hierarchical delineation of streets through the use of trees,
sidewalks of varied widths and building setbacks. The grid pattern of the internal streets will be
maintained with tight radii and on-street parking, but it will also be enhanced through straighter
streets and more perpendicular intersections. The internal street system provides convenient
access for residents traveling in and out of the Project.

Transit- and.~edestrian-oriented neighborhoods -This plan clusters development into a
series of transit- and pedestrian-oriented neighborhoods.

As noted above, all elements of the pedestrian and bicycle circulation system are maintained in
this Application. Further, this Application redesigns The Commons so that it functions as a
central "green artery" for pedestrian circulation. Further, this Application orients additional
townhouses along Stringtown Road, which will help to activate the streetscape by encouraging
pedestrian interaction. Finally, all residential uses will be located within 2 blocks of the mixed-
use area, which allows residents easy access to goods and services without the need for
automobile use.

(c) Because of its location, size, intensity, design, operational characteristics and
staging, the Project is compatible with and not detrimental to existing or potential development
in the general neighborhood.

Although the Application proposes an increase in density, the overall density for the Project is
well within the maximum density allowed by the Zoning Ordinance and the Master Plan.
Further, the scale of the proposed buildings is both internally compatible and externally
appropriate as a gateway to the adjacent Clarksburg Historical District and nearby Town Center.
This goal is accomplished by orienting mixed-use and residential structures toward the major
streets adjacent to the Property, which is consistent with the surrounding pattern of development.
These structures successfully relate to the elevation of the surrounding residential areas, creating
a compatible development scheme.
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(d) The Project will not overburden existing public services nor those programmed
for availability concurrently with each stage of construction and, if located within a
transportation management district designated under Chapter 42A, Article II, is subject to a
traffic mitigation agreement that meets the requirements of that article.

As noted above, the Project will satisfy Adequate Public Facilities Ordinance ("APFO")
requirements for policy area review through the payment of the Development Approval Excise
Tax (for the retail and office development) and the Development Approval Payment (for the
residential units). Information regarding the trip generation rates for the Project are provided in
the attached Traffic Study prepared by Wells & Associates and dated March 9, 2001, as updated
by letter dated March 16, 2001. Finally, the increased density will not overburden the capacity
of such public services as schools, fire, or police.

(e) It would be more efficient and desirable than could be accomplished by the use of
the standard method of development.

The Application, in a similar manner as the Project Plan, relies on the flexibility afforded under
the optional method development in the RiMX-2 Zone in terms the Project's density, the
extensive amenity package, building design, and lot design. The resulting development is
compact and contains an efficient mix of housing that will be affordable to a variety of income
levels. A standard method development would not yield the amenities, or the clustered, mixed-
use development, proposed in the Application. Accordingly, the Application proposes a mixed-
use development that will be more desirable for both the residents of the Project and the
surrounding community.

(0 The Project would include moderately priced dwelling units in accordance with
Chapter 25A of this Code, if the requirements of that chapter apply.

As noted above, in accordance with Section 25A of the Code, the Application provides the 13
MPDUs, 10 of which will be provided in the Project and the 3 additional units will be provided
on the R-200 zoned property as part of the "combined cluster" development.

In summary, for the reasons set forth above, this Application meets all applicable requirements
for optional method of development in the RMX-2 Zone (Section 59-C-10-3.1 of the Zoning
Ordinance) and the criteria for approval of project plans (Section 59-D-2.42 of the Zoning
Ordinance).
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Enclosed herewith is a Project Plan Amendment Application, 25 copies of the amended Land
Use Plan (Exhibit ̀ B"), the Stormwater Concept Plan approval (Exhibit "D"), the Natural
Resources Inventory/Forest Stand Delineation (Exhibit "E"), the Water Quality Concept Plan, a
check for $1,100 for the filing fee, and an adjoining and confronting property owners list. Thank
you for your consideration of this Application. We look forward to presenting this Project to the
Planning Board for review.

Very truly yours,

A. Sears

Enclosures

cc: Mr. Robert Larkin
Mr. John Sekarek
Scott C. Wallace, Esquire

(MANAGE: 236797 v.2 06936.0023
Cre. 3/23/2001 11:48 AM Orig. Typ.SCW Ed. 3/232001 11:48 AM
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APPLICATION

Project Plan Review
For M-NCPPC Staff Use Only 

Application Received Project Plan File Number 9-

Date Application Complete by NRI/FSD File Number .4 -

DRC Meeting Date Fee (Attach Fee Worksheet)

MCPB Hearing Date Sign Deposit

PPR Deadline Fees Received by

I. Project Information:

Name of Proposed Project Plan Hi cfhlands at Clarksburg

Name of Preliminary Plan Highlands at Clarksburg No. 1- 98009

If previously Approved Project Plan, Number 9-98001

Date of Opinion 10/19/99

Status: Void

Extended to (date)

Withdrawn

X Amended by this application

If no prior preliminary plan, check either.

❑ Preliminary Plan currently being reviewed

❑ Lot already recorded

❑ Loophole Property? (refer to MCC Adl #1-88, concerning timely APF review prior to issuance of a building pemtit)

If Record Plat recorded, M-NCPPC Record Plat book 1608 and page number

If special exception/variance Case #S- or #A-

Tax Account Number 1. 0200023502 2. 0200023513

Tax Map Page Number EW

Location (pick either  or 8):

3.

date adopted

0200024335 4

A. On feet of
Sbaw Name N, t; S. W. ek. Sbeet Name

B. SE quadrant, intersection of Frederick Road (MD 355) and Strinc town Road
N, t; S. W, eic. Sheet Nome Sbeet Name

Planning Area Clarksburg & vicinity

Incorporated Municipality or Special Taxing District, if applicable

Is site on Locational Atlas and Index of Historic Sites? ❑ Yes ® No

Is site on Master Plan of Historic Preservation? ❑ Yes ® No
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~y Project Plan Review Application

II. Data Summary Table:

Site Area:

Gross area of site

Area dedicated to Public Use

Total net area of Project Plan

Area by Zone: Zone 1: }m{-2

Zone 2:

Zone 3:

16.1 a.c. 701,316 s.f.

1.0 a.c. 43,560 51

15.1 a.c. 657,756 s.f.

16.1 a.c. 701,316 sf

a.c. s.f.

8.C. s.f.

Required/Allowed Proposed
Gross Floor Area (Sq. Ft.)

Retail 20.000 12.870

Office 20.000 18,590

Residential

Other

Total 40,000 (max) 31,460

Dwelling Units

Efficiency 0

1 Bedroom 0

2/38edroom 20

3 + Bedroom 81

Total 91

Density

Floor Area Ratio (FAR) 0.5 (max) .23

Dwelling Units Per Acre 30/40 (code (max) 6.3

5-7 (M-P)

Building Height (FQ N/A (max) 40'

Parking Spaces

Retail 38 (min.) 52

Office 56 (min.) 56

Residential 177 (min.) 177

Other (min.)

Total 271 (min.) 285

Public Use Space (Sq. Ft. & Percent of Net Lot)

On-Site Area 50 (20% min.)

Off-Site Area

Total 50 (20% min.)

111. Signs:
Sign Deposit - In accordance with the Zoning
Ordinance Regulations, signs must be posted on
the property within 3 days of application and
maintained in good condition by the applicant until
the final disposition of the application. The signs
are obtained from M-NCPPC's Development
Review Division. A deposit of $70.00 per sign is
required, and a refund of $60.00 per sign is
furnished upon return of the sign.

350,658 Sq. Ft. 50 %

Sq. Ft., %

35 0 5 ' Sq. Ft So %
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Project Plan Review Application

Applicant Information:

1. Applicant (Owner or Contract Purchaser)

rentpx HmIes ./o Bowis Realty Investment Corp. Bob Larkin
Nome Contact Person

Street Address -

City

)

Shia

{ )

Zip cods

{

Phone No. Fax No.

2. Developer (if different from Applicant above)

Name Content Person

Street Address

City

)

stmt.

{ )

Zip Cods

{

Phone No. Fox No.

3. Engineer
Macris, Hendricks & Glascock, P.A.

Name Contact Person

9220 Wightman Road, Suite 120
Sheet Address

Montgomery Village MD 20886
City Stele Zip Code

( 301 ) 670-0840 ( 301 ) 948-0693
Phone No. Fax No.

4. Architect

Creaser & O'Brien
Name Conted Person

6 Montgomery Village Avenue, Suite 401
Sheet Address

Montgomery Village, MD 20886
City sate Zip Code -
( 301 ) 948-8380 ( 301) 948-2180
Phone No. Fax No.

5. Landscape Architect

Macris, Hendricks & Glascock, P.A. Vic Bryant
Name Contad Parson

9220 Wightman Road, Suite 120
Street Address

Montgomery Village MD 20886
COY 
301- ) 670-0840 Stele 

Zp Code

{ 301 ) 948-0693
Phone No. Fax No.

6. Attorney

Linowes & Blocher, LLP Barbara Sears
Name Contad Person

1010 Wayne Avenue
Street Address

Silver Spring, MD 20910
cdy state Zip Code

301 650-7056. { 301 ) 495-9044
Phone No. Fax No.

Signature of A 

licbo

e4ro Pu haser)
A6 QJT

spna~ Date

Name (Type or PrtnQ

D—:.J on.,,,,, u. ,~_~_... ~ .:,_ .a~. ~ o~v~~,v~ r+J~,yV►,~ Ogti~IZi,o~
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APPLICATION'

Fee Schedule/Worksheet
To Be Completed By Ao" ant

Application Number:
Applicant: cpntpx Hnmpc r fn Pnwi G Trnrpatment Real t~ cai:p
Proposed Project Name: i3it3i nricat Clarkskvurg

Pre-Application Submission: Staff review only $440 = $
Staff and Planning Board Review $660 = $

NRI/FSD Natural Resources Inventory/Forest Stand Delineation:
Single-Family Residential $100 = $
Multi-Family, Commercial, Industrial, Institutional, Religious $200 = $

Forest Conservation Plan:
Single-Family Residential $50 plus $15/lot x lots = $
Multi-Family, Commercial, Industrial, institutional, Religious $;00.-plus $30/acre x acres_=-$

Preliminary Plan of Subdivision: Residential
1 - 9 units $1,100 = $
10 - 49 units $2,200 = $
50 or more $3,300 plus $22 x (# of units) > 50 units =S

Commercial/Industrial
up to 9,999 s.f. $1,650 =$ - ---
10,000 to 24,999 s.f. $2,200 =$
25,000 s.f. or more $3,300 plus $0.02 x s.f. > 25,000 s.f. _ $

Institutional/Religious $1,100 = $

Amendments to Approved Plans $1,100 = $
Extensions of Approved Plans $660 = $
Variation from Subdivision Regulations $660 = $

Project Plan: Residential (D.U.$) $1,870 plus $18 x (# of dwelling units) =$

Commercial (GFA) $1,870 plus $0.015 x s.f. =$

Amendments $1,100 = $ 1. IQ 00
Extensions $660 = $
Sign deposit:'$70.00 per sign (sign refund: $6G.00)

Site Plan: Residential
1 - 9 units $2,200 = $
10 or more units $3,300 plus $22 x (# of units) > 10 units = $

Commercial/Industrial

up to 9,999 s.f. $2,200 = $
10, 000 s.f. or more $3,300 plus $0.02 x s.f. > 10,000 s.f. = $

Institutional/Religious $2,200 = $

Amendments to Approved Plans $1,100 = $
Extensions of Approved Plans $660 = $

Record Plat: $687 x (# of plats; = $

Please make checks payable to: M-NCPPC

Date Received: Received By: TOTAL: =$

Rwised W24M (a:V*esched.wpd) - . _



LIST OF ADJOINING AND CONFRONTING PROPERTY OWNERS
03/14/01

Tax Account Name Address Lot/Parcel Block
No. F

Subject Property
02-00023502 Brickley's Land Co. LLC 6 Montgomery Village Ave. 1

c/o Thomas D. Gibbons #402
Gaithersburg, MD 20879

02-00023513 Brickley's Land Co. LLC 6 Montgomery Village Ave. 2
c/o Thomas D. Gibbons #402

Gaithersburg, MD 20879
02-00024335 Brickley's Land Co. LLC 974 Millwood Ln. 3

Great Falls, VA 22066
EW 31

02-00023067 Sarah L. King et al 10534 Hessong Bridge Rd. 4
Thurmont, MD 21788

02-00018436 Rev. Sol Rudden Tr 5600 Lake Cristopher Dr. P198
c/o Jerry N. Rudden et al Rockville, MD 20855

02-00021707 Farm Development Co- 21032 Cog Wheel Way P340
op LLC Germantown, MD 20876

02-0169017 Clarksburg Investment 11500 Highland Farm Rd. N396
c/o TOTAH Potomac, mD 20854

02-00030837 Mehdi Mohebbi 23214 Frederick Rd. N414
Clarksburg, MD 20871

02-00021855 Henry C. & Ruth V. P.O. Box 43 N452
- Hough Clarksburg, MD 20871

02-01659006 Clarksburg Investment 11500 Highland Farm Rd. N466
c/o TOTAH Potomac, ml) 20854

02-00028982 Robert S. Pell 23126 Frederick Rd. N509
Clarksburg, MD 20871

02-00030930 Fobs & E. Kostaris et al 8800 Damestown Rd. P233
Rockville, MD 20850

02-00021673 Gary 
& M.E. Poole 23310 Frederick Rd. P311

Clarksburg, MD 20871
02-00028982 Robert S. Pell 23126 Frederick Rd. N509

Clarksburg, MD 20871
02-00020816 Marjorie F. Radey 23118 Frederick Rd. N517

Clarksburg, MD 20871
02-00028925 Gerald Brown et al 23122 Frederick Rd. N518

Clarksburg, MD 20871
02-00018653 Thomas WM & S.A. Box 210 IA

Conley 23910 Clarksburg Rd.
Clarksburg, MD 20871
EW 41

02-00023078 Dorothy K. Dallas 490 25 h St. SW 5
c/o Mary Ann Bandy Naples, FL 34117

02-00022212 Chou Sumin 9008 Willow Valley Dr. 10
c/o Piedmont Consortium Potomac, MD 20854

02-00022223 Chou Sumin 9008 Willow Valley Dr. 11

(MANAGE: 236489 v.1 08936.0023
Cre. 3/142001 1:53 PM Ong. Typ.RMW Ed. 3/14/2001 1:53 PM



c/o Piedmont Consortium Potomac, MD 20854
EW 42

02-03282935 Terrabrook Clarksburg P.O. Box 723427 P600
c/o Deloitte & Touche Atlanta, GA 31139

Homeowners and Civic Associations
885 Clarksburg Initiatives Sarah Hay 301-972-

Association 23805 Peach Tree Rd. 3353
Clarksburg, MD 20871

683 Northern Montgomery Julius Cinque 301-972-
County Alliance 223 Slidell Rd. 1098

Boyds, MD 20841
159 Clarksburg Civic Assn. Steve Howie 202-564-

P.O. Box 325 4146
Clarksburg, MD 20871

159 Clarksburg Civic Assn. John Faverby
26517 Aiken Dr.
Clarksburg, MD 20871

288 Sugarloaf Citizens Assn. Bob Zametske 301-407-
20900 Martinsburg Rd. 0764
Dickerson, MD 20842

288 Sugarloaf Citizens Assn. Jane Hunter 301-349-
P.O. Box 381, 5432
Beallsville, MD 20838

238 Seneca Creek Watershed Harry Leet 301-926-
125 Central Ave. 3657
Gaithersburg, MD 20877

672 Committee for the Up Ron Wohl 301-340-
County 14501 Antigone Dr. 2821

Gaithersburg, MD 20878
Scott C. Wallace Linowes and Blocher LLP

1010 Wayne Ave., 10`' Floor
Silver Spring, MD 20910

(MANAGE: 236489 v.1 08936.0023
Cre. 3/14/2001 1:53 PM Ong. Typ.RMW Ed. 3/14/2001 1:53 PM



Q

d







DEPARTMENT OF PERMITTING SERVICES

Douglas M. Duncan
County Executive

Mr. Steve Wilde
Macris, Hendicks, & Glascock
9220 Wightman Road, Suite 120
Gaithersburg, MD 20879-1226

Dear Mr. Wilde:

Roberc C. Hubbard
Director

September 1, 1998

Re: Preliminary Water Quality Plan for Highlands
at Clarksburg
Preliminary Plan #: 1-98009
SM File* 1-98009
Tract Size/Zone: 16 Ac/RMX-2
Total Concept Area: 16 Ac
Tax Plate: EW
Montg. Co. Grid: 9, D-4
Watershed: Little Seneca Creek

SPECIAL PROTECTION AREA

Based on a review by the Department of Permitting Services Review Staff, the Preliminary
Water Quality Plan (PWQP) for the above mentioned site is conditionally approved.

Site Description: The site is located on the South East quadrant of the Frederick Road (MD
Route 355) and Stringtown Road. The proposed development includes commercial and office uses,
along with single family and townhouse residential areas. The site is 16 acres in size and zoned
RMX-2.

Stormwater Management: Water quantity control will be provided within a wetland/detention
pond. The one and 2-year storm event will be controlled to predeveloped rates. The one year storm is
controlled due to the lack of a continuous channel to the main stream. these requirements preclude an
analysis of a bankfull discharge, which was agreed upon at the pre-application meeting. Water quality
will.be provided in a redundant "treatment train" consisting of water quality flow splitting, sand filters,
wetland detention, and 12-hour extended detention.

Sediment Control: The sediment control concept utilizes the main pond and two separate rip-
rap traps to provide the sediment control for this site. Phased grading, forebays, and redundancy will
be utilized for controlling sediment during construction.

Performance Goals and Monitoring: The monitoring specifics have not yet been finalized and
are being deferred until the Final Water Quality Plan (FWQP). The monitoring requirements where
determined at the pre-application meeting. They are as follows:

Before development: Groundwater levels will be monitored one year prior to
construction.

During construction: Monitor the inflow and outflow of one sediment trap.

250 Hungerford Drive, Second Floor • Rockville, Maryland 20850
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3. After development: The inflow and outflow of all the devices in a single typical
"treatment train" will be monitored.

Conditions of Approval: The following items must be addressed during the submittal of the
FWQP. This list may not be all inclusive and is based on the information provided with this submittal.

1. Dry wells proposed for the rear of lots 46 through 61 are not feasible. The main
concern is the difficulty in maintenance and inspection with easements located on each
private lot. Therefore, investigate locating a centralized facility within the open spaces

at the northeast portion of the site. Additional soils testing may be necessary to

determine the feasibility of infiltration. Should the above be proven infeasible, then
further investigate the feasibility of piping runoff to the pond, or providing a sand filter.

2. Provide water quality pretreatment for the commercial area. Infiltration is to be the
priority. Existing soil borings do not reflect this entire area. Therefore, additional soil
borings should be obtained. If infiltration is proven infeasible, then provide a water
quality inlet for pretreatment.

3. Provide a water quality treatment scheme for any improvements to Stringtown Road
and MD Route 355 required of the developer of this site.

4. Provide forebays for redundant sediment control treatment.

5. Provide a plan to phase the grading of the site.

6. Provide an earthen level spreader at the outfall to the pond.

Any divergence from the information provided to this office; or additional information received
during the development process; or a change in an applicable Executive Regulation may constitute
grounds to rescind or amend any approval actions taken, and to reevaluate the site for additional or
amended stormwater management requirements. If there are subsequent additions or modifications to
the development, a separate concept request shall be required.

If you have any questions regarding these actions, please feel free to contact Blair Lough at
(301)217-6314.

OSincy,car.rush, Manager
Division of Land Development Services
Water Resources Section

RRB:enm:CN198009

cc: L. Bachle
S. Fededine
J. Davis a
L. Galanko
SM File # 1-98083
SM Log # 98-188

QN - on; Acres: 16
QL - on; Acres: 16
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8787 Georgia Avenue • Silver Spring Maryland 20910-3760

MONTGOMERY COUNTY PLANNING BOARD
OPINION

Project Plan No. 9-98001
Project Name: Highlands at Clarksburg
Date of Hearing: July 1, 1999

Action: APPROVAL SUBJECT TO CONDITIONS: (Motion was made by Commissioner
Richardson; seconded by Commissioner Perdue; with a vote of 3-0; Commissioners
Hussman, Richardson and Perdue voting in favor of the Motion; Commissioners Holmes
and Bryant were necessarily absent).

The date of this written opinion is October 19, 1999, (which is the date that this
opinion is mailed to all parties of record). Any party authorized by law to take an
administrative appeal must initiate such an appeal; as provided in the M,~rSiland Rules of
Procedure, on or before November 19, 1999 (which is thirty days from the date of this
written opinion).

INTRODUCTION

On July 1, 1999, the Montgomery County Planning Board ("Board") held a public
hearing to consider a Project Plan Application No. 9-98001 ("Application") and a
Preliminary Plan of Subdivision Application No. 1-98009. The Application was filed by F&H
Limited Partnership, and Bowis Investment Realty Corporation (collectively "Applicant')
pursuant to Montgomery County Code ("Code"), Chapter 59 ("Zoning Ordinance"), Division
59-D-2. At the public hearing, the Montgomery County Planning Board heard testimony
and received evidence submitted in the record on the Application, including, but not limited
to, the Application materials, the Certificate of Posting, the Commission's Development
Review Division Staff Report dated June 17, 1999 ("Staff Report"), the Commission's
Transportation Planning Division Memorandum dated June 15, 1999, the testimony of
Applicant and its representatives, and the 1994 Approved and Adopted Clarksburg Master
Plan.

The public hearing on this Application was consolidated with the public hearing on the
Preliminary Plan application. This Opinion is for the Project Plan Application only, and the
Board will issue a separate opinion approving the Preliminary Plan application. The ,

Exhibit "A"
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findings and conclusions of the Board in the Preliminary Plan opinion are adopted and
incorporated herein by reference.

THE SUBJECT PROPERTY

The Subject Property encompasses approximately 
tsburg,
he southeast corner of

Rat in Clarthe intersection of Frederick Road and Stringtown   Maryland. The
Property is zoned RMX-2, and is generally bounded by Frederick Road to the southwest,
Stringtown Road, the Clarksburg Historic District, and the proposed Clarksburg Town
center property to the northwest, and farmland and wooded areas, zoned R-200, to the
south and east. A former farmstead is centrally located on the Property. -

The site is located within the Clarksburg Special Protection Area for the Little
Seneca Creek Watershed. Applicant submitted a preliminary water quality plan, which
meets all requirements of Chapter 19, Article V of the Code. There are no existing on-site
streams, swales, wetlands or other hydrologic features on the Property. The forested area
on-site is 1.54 acres, and there are no mature forest or specimen trees on the Property.

THE PROJECT PLAN APPLICATION

The Application proposes to redevelop the Property to accommodate a mixed-use,
optional method development project. The plan for Highlands at Clarksburg is a 75 unit
planned community adjacent to historic Clarksburg and the proposed Clarksburg Town
Center. The proposed dwelling units consist of three varieties: ed

' • ~ ~ ~,.. zr yam .E.;s' '';~ 
„li,;'E 
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The Project includes many public amenities i , a
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r he trees and walk will define the edges of the lawn panel that can be used
for recreational uses such as soccer, kite flying or frisbee, or may be used for civic
functions such as festivals, picnics or fairs.

Separately from the amenities, the project will provide recreation areas for the
residents. The recreational facilities for this project were designed to take full advantage
of existing off-site recreational facilities while providing on-site amenities that will meet the
everyday recreational needs of the residents. An all-ages play area, separate from but
adjacent to the Commons will focus on activities for tots and adolescent children. Multiple
play structures appropriate for a variety of age groups will provide for muscular and
coordination type activities. A horticultural play area designed to stimulate the senses will
provide for less structured play. In addition to these major play themes, seating, a picnic
area, an open lawn and shade will be provided.

Access to the community will be via sep'a'rate entrances on Stringtown Road and
Maryland Route 355. These two entrances meet in the center of the community. The street
layout is a series of through streets and alleys to re-create the feel of a small town while
alo ra h o and program restraints. t ~ r
along _ rviary-M-n-CITZIM.ented=te.-adslfess the

o- acing requirements and sight visibility along Maryland Route 355 is
insufficient to allow for individual access to the proposed residential units, thus internal
access points are to be used. Th d by
I  y oa" Narrow drive lanes, tight radii, parallel

parking, and driveways are integrated into the streetscape to reduce vehicular speeds and
make the street a more pedestrian friendly environment.

Creating a human scale streetscape to encourage pedestrian movement was a
primary objective of the planning process.,K

d

s
4LLjatWnate sca _ nteractiar
o ii~ta:dtxcreicaaetiesAwilbeec~ssibl..
ja sidey~atka r i raa a ial:-and residential 'l %4_~ itteeti iirai:► e
h*ef/biker#rah-frt5nrMTgM i t,£larksburg will be _ roWded at the. intersectioaAAM.Q.355
arx&S Pbb1ic- StFeet B and Stringtown Road. The hiker/biker trail,
v, biclrwilr'pWrXW'SYfi1tt~rn Road on the-northern-side;-will provide access to off-site
amenitit--T 'parks-andthe-propose"-'reenway. In addition to providing
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s hears currrern y esignated  in water services category 1 and sewer service
category 4 with advancement to sewer service category 3 pending Preliminary Plan of
Subdivision approval.

PLANNING BOARD REVIEW

An application for project plan review requires the Planning Board to undertake its
legislatively delegated authority under the Regional District Act and the Zoning Ordinance.
The provisions for project plan approval are contained in Division 59-D of the Zoning
Ordinance. Section 59-D-2.4 provides the procedure for action by the Planning Board.
After presentation of the plan to the Planning Board, the Planning Board must act, within
thirty days after the close of the record, to, approve the plan, disapprove the plan, or
approve the plan subject to modifications and necessary to bring the plan into accordance
with the Code and all other applicable regulations.

When deliberating on an Application, the Planning Board must consider the factors
contained in the Zoning Ordinance in Section 59-D-2.43 (Basis for consideration).
Additionally, in order to approve a project plan application, the Planing Board must make
the findings required by Section 59-D-2.42 (Findings required for approval).

At the public hearing, Staff presented information to the Planning Board on the
Application, including a Staff Report which discussed the proposed Application, the
requirements of the Zoning Ordinance, and the Application's conformance to the
requirements of the Zoning Ordinance. In addition, the Applicant and its representatives
testified on the Application, and as to its conformance to the requirements of the Zoning
Ordinance.

Construction of Stringtown Road

As part of its recommendations on the Preliminary and Project Plan applications,
Staff recommended that the proposed development be conditioned upon the dedication
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and construction of two lanes of A260 (Stringtown Road) north of the existing two lanes.'
At the public hearing, Applicant objected to the proposed condition - as to construction
only - based on Section 50-24(b) of the Subdivision Regulations. Section 50-24(b) states,

in part, that an applicant must construct "reasonable improvements to the road in front of

such lots as necessary to serve the needs of such subdivision for access. and traffic."
Citing its traffic studies, and the provisions of the FY99 Annual Growth Plicy ("AGP")
regarding Pay-and-Go and DAP, Applicant argued that their project meets all Preliminary
Plan and subdivision requirements, even without the construction of the two additional

lanes of Stringtown Road.

In response to the Applicant's objection, Staff informed the Board that Stringtown
Road provides access to the property, and that the requirement to construct is only for that
portion of Stringtown Road which fronts the Property. Additionally, Staff stated that the
Master Plan identifies Stringtown Road (A-260) as a four-lane divided arterial highway, and
that there are currently only two-lanes constructed. Further, Staff reminded the Board that
it is the Board's policy to require applicants to construct frontage roads in accordance with
the relevant master plan's recommendations. ~Fin'ally, Staff informed the Board that all
subdivision approvals for property along Stringtown Road will require applicants to
construct the additional two lanes along the frontage of their property, and that, in fact, the
properties on the other side of Md 355 already have the requirement to construct these
additional lanes as a condition of their subdivision approval.

PLANNING BOARD CONSIDERATIONS

In accordance with Section 59-D-2.43 of the Zoning Ordinance, in reaching. its
determination on the Application, and in making the required findings in Section 59-D-2.42,
the Planning Board considers the following:

(a) The nature of the proposed site and development, including its size and
shape, and the proposed size, shape, height, arrangement and design of
structures.

The Planning Board finds that the configuration of the lot, a square, creates a
useable site with which to arrange the variety of land uses as proposed. The
topography within the site and its relation to the adjoining roads presents more of

Staffs proposed Proiect Plan Condition No. 3 states that Applicant must dedicate and
construct the northern two lanes and the median and associated landscaping of
Stringtown Road along the frontage of the subject property.
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(b) Whether the open spaces, including developed open space, are of such size
and location as to serve as convenient areas for recreation, relaxation and
social activities for the residents and patrons of the development and are so
planned, designed and situated as to function as necessary physical and
aesthetic open areas among and between individual structures and groups of
structures, and whether the setbacks, yards and related walkways are so
located and of sufficient dimensions to provide for adequate light, air,
pedestrian circulation and necessary vehicular access.

iFrtr tif~cipitt~spa'cei 'sen#ra11yM-9iwiiave
pie fornmg~resi fiiMNI-a1'r'd-commerciatwses alike. The

Board finds that the proposed layout for the project includes sufficient area for
sidewalks located within the public right-of-way and within the Commons or the
commercial areas. The buildings, although located to provide great efficiency in
density, also provide for adequate space for vehicular access to each unit and
sufficient front and rear yards. -

(c) Whether the vehicular circulation system, including access and off-street
parking and loading, is so designed as to provide an efficient, safe and
convenient transportation system.

TA~ 9rmsyatem*ispat#emed~irr~-algdd-whichLprovider,fo~quick direct~acpess
t~ndivWual i s;and:_comme cial,erea. The entry from MD Route 355 requires
reducing the height of an existing hill where the entry to this project is located. The
proposed entry to Stringtown Road will align with the entry to the proposed Ruddin
property on the north side. Parking is provided for the retail/office portion of the site
at grade at each level and within the residential areas on each lot and within on
street parking areas.

Regarding Applicant's objection to the requirement to construct two additional lanes
of Stringtown Road, the Planning Board further finds that the requirement to
construct the road and associated improvements is necessary for the Planning
Board to make this finding.
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The Board finds that the Clarksburg Master Plan designates Stringtown Road as an
four-lane divided arterial highway which is to be constructed from 1-270 (west of the
Subject Property) to A-305 (east of the Subject Property). The Board further finds
that only two lanes of Stringtown Road are currently constructed along the frontage
of the Subject Property. If Applicant is not required to construct these two
additional lanes, the vehicular circulation system within that area would be
incompatible and fragmented, especially given that properties on the other side of
Md 355 already have the requirement to construct these additional lanes as a
condition of their subdivision approval.

(d) Whether the pedestrian circulation system is so located, designed and of
sufficient size as to conveniently handle pedestrian traffic efficiently and
without congestion; the extent to which the pedestrian circulation system is
separated from vehicular roadways so as to be safe, pleasing and efficient for
movement of pedestrians; and whether the pedestrian circulation system
provides efficient, convenient and adequate linkages among residential. areas,
open spaces, recreational areas, commercial and employment areas and
public facilities.

T NMfi dg`-tfaa h"Oestd syste wiil~o~"dewaiKii along
-- ItTl dOVa~ea-T!i j -ir,h street=within~therprojeet, and that

t1~1}#eator~iint~ous`pzi~tn~ ai system, sized to allow residonnections
to thessern, m- ercial areas on and.•off--site:`L'argO pedesfeianareas aye proposed
with merdi—i5PAarea—to—accommodate3-the` high&r'd6isity' bf"-users.
CooAa&QWPAQ tf o mrreptio:nal.-area and.the Commons; are also provided.

(e) The adequacy of landscaping, screening, parking and loading areas, service
areas, lighting and signs, with relation to the type of use and neighborhood.

Tfae~$i __ . e.,, ,~ . f~..n~+~ ##ew f ~ + Mce to
~4i''pe~~nifewa~# a fl1i~'~1dfs°~f'af~`lcing

arAs,J I~t r$ oa~lelir~3mediately~ next tbtl~"e
properties Vie.. ,Parking-,spaces;.an-generai;-a-re-ditbufi§td~eveniy throughout
the projeptJoi~-be#veornmerciai-andqesidentiafrare Suffering views of the proj_ect
is ac y dist e, and plantings along the southern and Baste boundI f e+s,

(f) The adequacy of the provisions for the construction of moderately priced
dwelling units in accordance with chapter 25A of this Code if applicable.

The project tentatively proposes 12.5% MPDUs of the total 75 units proposed. The
final number of MPDUs are approved by the Planning Board at the time of site plan
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approval. The MPDUs are multi-family units located above the commercial uses and
will be close to the services, future transit connections and amenities proposed for
the site.

(g) The staging program and schedule of development.

The applicant proposes to build the residential portion of the project when traffic
capacity is available and complete the commercial portions when there is a demand
in the real estate market. Amenities will be phased in with the site development.

(h) The adequacy of forest conservation measures proposed to meet any
requirements under Chapter 22A.

The proposed Forest Conservation Plan is under review and will be finalized with
the future site plan. At this time, the applicant's obligation is to plant 3.1 acres of
off-site reforestation.

(i) The adequacy of water resource protection measures proposed to meet any
requirements under Chapter 19."

The proposed project plan is within the Clarksburg Special Protection Area and will
require the Planning Board's approval of a Final Water Quality Plan at the time of
Site Plan review. The Applicant has received a waiver from MCDPS from the
requirement to use the open section roads and is permitted to use closed section
streets on site due to the density of the site. MCDPS, when it issued the waiver,
indicated that open section streets will be required for Stringtown Road.

PLANNING BOARD FINDINGS

In accordance with Section 59-D-2.42 of the Zoning Ordinance, in reaching its
determination on the Application, and after consideration of the foregoing basis, the
Planning Board makes the following findings:

(a) It would comply with all of the intents and requirements of the zone.

Section 59-C-10.3.1 of the Zoning Ordinance identifies the intent of the optional
method of development in residential mixed-use zones, and states, in part, the
following:

This optional method of development accommodates mixed use
development comprised of planned retail centers and residential uses
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at appropriate locations in the County. This method of development
is a means to encourage development in accordance with the
recommendations and guidelines of approved and adopted master
plans.

Approval of this optional method of development is dependent upon
the provision of certain public facilities and amenities by the
developer. The requirement for public facilities and amenities is
essential to support the mixture of uses at the increased densities of
development allowed in this zone.

of iiial Uses gi~anrn.Bp,end MD
35~ with tie-approved--99iarksburg
MIMMM i. The proposed development for Highlands at Clarksburg conforms with
this recommendation and with the recommendations concerning character, open
space, use, and density.

The Planning Board also finds that this development would provide public facilities
and amenities in accordance with the Master Plan. Theyar e~acisted-iaclude
a grans --~~--witha- rural_t_heme,—green-.space_ -setbac allow
buil8 jApA h_e exterior::-streets,_-and,.a-:mixed„-use _c ter that creates an

~ap~ialgatEvva~r to #he. _Glafksburg~Histori . • str~pt.

Additionally, the Planning Board finds that the proposed plan for Highlands at
Clarksburg is in conformance with the standards of the RMX-2 Zone. The
development standards are found both in the Zoning Ordinance and the Master
Plan. Below is reproduced the Development Table from the Staff Report displaying
the plans conformance with the development standards, which the Planning Board
approved and adopts herein.
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DEVELOPMENT DATA TABLE FOR THE RMX-2 ZONE

Required/Permitted

Offices (59-C-10.3.2):
- Professional, and Business: 20,000 s.f. max.
- General: 20,000 s.f. max.

Green Area or Outside Amenity Area (59-C-10.3.3):
- (a) Win commercial portion

(2.718 ac.): 15% min.
- (b) Win residential portion

(12.155 ac.): 50% min.

Commercial Density (59-C-10.3.4):

Gross Leasable Area (59-C-10.3.5):

Number of Dwelling Units (59-C-10.3.6):

Residential Density (59-C-10.3.7):

Building Setbacks (59-C-10.3.8):
- from adj. R-200 properties:

Commercial buildings:
Residential buildings:

0.5 FAR max.

600,000 s.f. max.

NA min. (<30 ac.)

30 d.u./ac. max.(Code)
5 to 7 d.u./ac. (M.P.)4

100 ft. min.
100 ft. min.

Provided 

0 s.f.
18,590 s.f.

49%

'70%

0.3 FAR
(31,460 s.f. GFA)

31,460 s.f.

75 d.u.'s

6.0 d.u./aC.3

100 ft.
50 ft.5

2 Amounts indicated as provided reflect the development as graphically shown on the Preliminary
Subdivision Plan and Project Plan. Final amounts will be determined at Site Plan (59-D-3) and will
not exceed the amounts required/permitted.

3 Excluding M.P.D.U.s as permitted in Section 59-C-10.3,7(b) of the Zoning Ordinance.

4 The abbreviation M.P. refers to standards recommended in the 1994 Clarksburg Master Plan.

5 Section 59-13-10.3.8 of the Zoning Ordinance established the minimum setbacks for development
in residential mixed use zones. However, that section provides that "[t]he Planning Board may
reduce the minimum setbacks shown ..., no greater than 50 percent, upon a finding that trees or
other features on the site permit a lesser setback without adversely affecting development on an
abutting property."
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DEVELOPMENT DATA TABLE (CONTINUED)

- from Frederick & Stringtown Roads:
Commercial buildings: 0 ft. min. (Code) 25 ft.

0 ft. min. (M.P.)
Residential buildings: 0 ft. min. (Code) 70 ft.

0 ft. min. (M.P.)

(b) It would conform to the approved and adopted sector plan or an urban
renewal plan approved under Chapter 56.

The Planning Board finds that the plan is in conformance with the Approved and
Adopted Clarksburg Master Plan. The prime objective of the plan is to create a
transit- and pedestrian-oriented community compatible with the character of the
surrounding area. Through the use of innovative planning techniques and the
optional method of development, Highlands at Clarksburg is a transit- and
pedestrian-oriented community clustered-among similar communities surrounded
by open space.

The subject property is located in the Clarksburg. Town Center District. At the time
of the adoption of the 1994 Master Plan, ~~~_ density
apartmeenn~t~. -e~ci aft d are Based on the Master Plan
recommen atiions, the zoning was changed at the time of Sectional Map
Amendment to RMX to promote an integrated mix of uses at a lower density.

The Master Plan contains policy points, each a critical planning issue for the.
development of Clarksburg, and land use recommendations...forfhe Property. The
Highlands at Clarksburg addresses and conforms with each of the policy points, and
land use recommendations, as follows:

1. - Master Plan Policy Statements

Town Scale of Development - "This plan envisions Clarksburg as a town, at
a largeiale then proposed in 1968 Clarksburg Master Plan but smaller
than a corridor city such a§.Germantown.

The project is seeking a reduction in the minimum setback for one-family residential zoning from
one hundred feet to fifty feet for a small portion of the common property line. Most (88%)of the
boundary adjoining R-200 zoned property meets or exceeds the standard 100 foot setback with an
average setback of 200 feet. The effects of the reduced setback will be minimized by the planting
of and protection of trees along the property lines. The Planing Board therefore approves a
reduction in the setback as detailed in the Application.
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;iaarQe~se eitof_7ulac. The plan includes residential,
commercial and office uses. There are three types of housing planned for
the Property - single family detached, single family attached, and multifamily
- assuring a mix of households and incomes.

Natural Environment - "This plan recommends that Clarksburg's natural
fe :tunes, particularly stream valleys, be protected and recommends that Ten
Mile Creek and Little Seneca Creek be afforded special protection as
development proceeds. "

Although no stream valleys, springs, seeps or wetlands exist otxzk=p ial

The use of vegetation in the stormvrater management facilities in addition to
the requirements is also proposed.

Greenway- Network - "This plan recommends a multi-purpose greenway
system along stream valleys. "

A +d igt erlt~fiKiiit ta91e 1-a o Tn thiYW rthet 9tle
6T-&rMgt6W foa The trail will be integral to connecting the area around
the intersection of MD Route 355 and Stringtown Road with the proposed
greenways. The project will connect to the hiker/biker trail along Stringtown.
Road. g the earsti -de-"13

sd-wa1J raeEt into .the. above -mentionedT-hiker/bikartra

Transit System - "This plan proposes a comprehensive transit system that
will reduce dependence on the automobile. "

The master plan identifies bus routes and bikeways along highways as two
alternative transit systems which will service the site. sstlLbikeiR0'ath
pa~Q-fihe`sW-s hour anes-a -dng ~eno N ide-,of-Stringtown-,Rebd
andAA~e 355.-shall_be-implemented as partjq js project.. According
to the Master Plan, bus routes shall service both Stringtown Road and MD
Route 355, and shall connect to the through-transit systems. Thus allowing
residents of Highlands at Clarksburg access via public transportation to the
Clarksburg Town Center and to more distant destinations such as the District
of Columbia, Silver Spring, Frederick, etc.
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Hierarchy of Roads & Streets - "This plan proposes a street network which
clearly differentiates between highways needed to accommodate regional
through traffic and roads which provide sub-regional and local access."

The hierarchy of streets on-site are established through the use of street
trees, sidewalks widths, and building setbacks. The greater the building set-

,:"'..,,backs. and wider the sidewalks, the higher the classification of street.
1nerconnecting streets with sidewalks paralleling the street on both sides will

ova increase pedestrian mobility within the community._Street Jr e .and on street
parallel parking will buffer the pedestrian from vehicular traffic.

Transit- and pedestrian-oriented _ neighborhoods_ -s~" hiS,, plan clusters
development into' a series of transit- and pedestrian-oriented
neighborhoods."

Td a-mix ofetait„ffe.,single fames and multi-family uses-:.,„._
I cviti`ftfifteerr-acremse_ _The proximity and density of the`
various use encourages pedestrian tray I and increases the potential for
nearby employment. Retail and multi-family uses will occupy the same
building providing residents easy access to goods and services. Streets
interconnect to create a network of sidewalks which will aid pedestrian
mobility throughout the community. The proposed network of sidewalks will
also connect into off-site sidewalks and trails providing access to the town
center future transit areas and other off-site amenities.

Employment - "Additional limited employment uses are recommended at
transit stops, at the town center and in neighborhoods as part of a mixed-use
land use pattem... ”

al pay ter tea,a 47r-et i w~# twa bloc cs # aj ppsed
M91911 -1gTMmk

Staging - "This plan recommends that development be staged to address
fiscal concerns and to be .responsive to community building and
environmental protection objectives."
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2. Master Plan Land Use Recommendations

The site falls along the northern boundary of the transit corridor district (990
acres). Th - u ac ich the

mPP_tR with n The Master Plan also recommends
maintaining a residential character and a sense of communi for this
property. _ 

- 
- - 

- 
these

- o r_ . 5, thus
cL ii 

In-- 
--- - _ burg.

Ad dit. j1—i ca i «Topose§ ~_fac ~~ih~-~commercial--b-uilding
stersectior~ ute 355 create a

tra e&aQAW wn center.

(A) Construction of Stringtown Road

Regarding Applicant's objection to the requiremeri~~d` onstruct two
additional lanes of Stringtown-Road, the Planning Board further finds
that the requirement to construct the road and associated
improvements is necessary to. meet. the requirements of the Zoning
Ordinance.

As part of project plan approval, this section requires the Planing
Board to find that a project plan "conform[s] to the approved and
adopted [master] plan" prior to approving the plan. The 1994
Approved and Adopted Master Plan for Clarksburg is a guide to
development of highways, transit routes, and bikeways/pathways to
support future development. The intent of the Plan is to provide an
extensive network of interconnected streets to provide local access
within neighborhoods. It -is.r,also...designed ,,IQ,.,. develop an
interconnected highway network in coordination withthe existing and
planned regional network that provides convenient access throughout
Clarksburg and to the regional highway system.

The Board finds that the Clarksburg Master Plan designates
Stringtown Road as an four-lane divided arterial highway which is to
be constructed from 1-270 (west of the Subject Prtsp~rty) to A-305
(east of the Subject Property). The Board ̀further finds that only two
lanes of Stringtown Road are currently constructed along the frontage
of the Subject Property.
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In order to be in compliance with the above cited section of the Zoning
Ordinance, the Planning Board finds that it is authorized, and in fact
required, to condition Applicant's Project Plan approval on the
construction of the two additional lanes of Stringtown Road. If
Applicant is not so required, the street patterns within that area would
be incompatible and fragmented, especially given that properties on
the other side of Md 355 already have the requirement to construct
these additional lanes as a condition of their subdivision approval.

Bedause of its location, size, intensity, design, operational characteristics and
staging,- it would be compatible with and not detrimental to existing or
potential development in the general neighborhood.

The Planning Board finds that this project is compatible with and not detrimental to
existing or potential development. The proposed development's location at the
intersection of the edge of the Clarksburg Historic District and at the crossroads of
two major routes-within the area are afi appropriate location for the density as
proposed. TAB otctareuxaercial developmet'and:~tJaetwo--and,

vo--i,,Aigh of-.t~he-bef#ers=-established=-by=-separation and
lan~and~ree~pre~ervatio

Additionally, the proposed design will connect well with existing development
patterns within the Clarksburg Historic district by keeping commercial uses at the
street edge and maintaining residential uses alongside. T d ct
pl a=side afral ose #~uitd rays Ito alL xterior streets{, :aga
c stenf,yvjlh—o her.;developmen# inAtTe5tirea.` The buffers established towards
adjacent property with setbacks and screen planting will create compatible
situations with any future adjoining development. The service areas associated with
the retail/commercial areas will be separated from residential uses on site by
internal streets and parking areas. The retail/commercial area by Stringtown Road
will also be separated by level for increased efficiency and compatibility. The
location of the entry points to the site connect to planned off-site streets and to
advantageous vistas. T - ufeQi'etibt+rS #ropenies
dkii l fo the-east

Thr~di~e`~~-°wiIrbe~iltanitfa~actr~~f~i 
-a. The The amenities around the

commercial /retail area will be built with those buildings; the Commons and related
residentially used amenities will be phased to coincide with the residential areas.



MCPB Opinion 9-98001
Highlands at Clarksburg
Page Sixteen

The roads, sidewalks, stormwater management facilities will be built to adequately
serve each phase.

(d) It would not overburden existing public services nor those programmed for
availability. concurrently with each stage of construction and, if located within
a transportation management district designated under chapter 42A, article
lla is subject to 

1. 
'a traffic mitigation agreement that meets the requirements of

that article.

The FY99 Annual Growth Policy provides guidelines for the determination of
adequacy for public facilities.

Transportation: There is currently no staging ceiling capacity available in the
Clarksburg Transportation Policy Area_for either housing or jobs. A transportation
statement has been provided, and is in the record, which indicates the number of
trips generated by the proposed development. The proposed development must
satisfy both Policy Area Transportation"R_ eview. and Local Area Transportation
Review prior to Planning Board approval of the Preliminary Plan of Subdivision.
Based on the evidence contained in the staff report, and the testimony of Staff and
the Applicant, the Planning Board concludes that the_ A~3p~'cation satisfies the APFO
requirements since all nearby intersections are anticipated to operate within
acceptable critical lane volumes with the identified improvements. Additionally, the
Planning Board finds that the Applicant is satisfying policy area review by paying the
EDA excise tax under the FY 99 Annual Growth Policy staging ceiling capacity.

'Public Schools Thetounty Council has declared that school capacity is adequate
for all school clusters at all grade levels. -

Water and Sewer: Service is considered adequate if designated in Categories 1,2
or 3. As stated earlier, the subject property is in water category 1 and sewer
category 4 with administrative advancement to category 3 upon the approval of a
Preliminary Plan of Subdivision.

Police, Fire and Health Services: The FY99 AGP indicates that these services are
considered adequate county-wide.

(e) It would be more effidIent`and desirable than could be accomplished by the
use of the standard method of development."

The Planning Board finds that the optional method is more efficient and desirable
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than could be accomplished by the use of the standard method of development.
The standard method of development would promote suburban sprawl in a special
protection area. The average density for R-200 is 1.5 du/ac., verses the 5-7 du/ac.
recommended in the Master Plan. Additionally, the Master Plan objective is to
conserve the rural and the natural environment of the area. The standard method
would not conserve open or natural spaces, and would be out of character with the
adjacent historic district. Lots of a minimum of 20,000 square feet are mandated
under the R-200 zone. This puts more of the land into the hands of individual
private landowners and reduces the area of publicly accessible open space. The
larger lots and reduced density may increase the green area but will reduce and
segment the productive open areas and wildlife habitats.

The optional method also permits compliance with the Master Plan. The -R-200
zone requires a 40' building setback from any existing or proposed street. This is
in direct conflict with the Clarksburg Master Plan recommendation to pull the
buildings closer to MD Route 355 in order to mimic the existing character along that
road. The side yard minimum setbacks'd 12' on one side and the sum of both
sides equal to 25' reduces the proximity of neighbors. These setbacks are a
hindrance to developing what the Master Plan calls "community". Also, the Master
Plan encourages mixed-use development in this location. Single-family detached
housing would be the only housing type allowed in the R-200 zone, creating a
modicum of diversity within the development. Additionally, the standard method
density of 1.5 du/ac. is insufficient to reach the critical mass required to create a
transit-oriented community. Transit use is one of the key elements promoted by the
Clarksburg Master Plan.

Finally, the Zoning Ordinance requires that an optional method project provide
public facilities and amenities. The amenities are required to negate the effects of
the increased densities on existing public facilities. Although there are three
regional parks ithin five miles of the site and closer local parks, the--progjept
pr e: - "t%=- NA 

a:—J 

i+ onfines f. the

a ndscapfe_ptures. Public amenities are not required by the R-200 zone.
PublE amenifie-  s such as community gathering areas would not be provided, thus
losing an opportunity to create a forum that could enhance intra-community
relations.

(f) It would include moderately priced dwelling units in accordance with Chapter
25A of this Code, if the requirements of that chapter apply."
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The Board finds that the Project meets the requirements of Chapter 25A of the
Code. The proposed development includes moderately priced dwelling units
(MPDUs) as required by Chapter 25A.

(g) When a project plan includes more than one lot under common ownership, or
is a single lot containing two or more CBD zones, and is shown to transfer
public open space or development density from one lot to another or transfer
densities within a .lot with two or more CBD zones, pursuant to the special
standards of either section 59-C-6.2351 or 59-C-6.2352 (whichever is
applicable), the project plan may be approved by the planning board based on
the following findings:

(1) The project will preserve an historic site, building, structure or area as
shown on the Location Atlas and Index of Historic Sites or the Master
Plan for Historic Preservation.; and/or

(2) The project will implement an urban renewal plan adopted pursuant to
Chapter 56 of the Montgomery County Code; and/or

(3) The project will result in an overall land use configuration that is
significantly superior to that which could otherwise be achieved.

Under the RMK-2 Zone. Therefore,
e to this Application.

(h) Any applicable requirements for forest conservation under Chapter 22A."

The Planning Board finds that the requirements for forest conservation and water
quality resource protection are met by this plan. The forest conservation plan was
prepared in accordance with - Chapter 22A of the Montgomery County code

.-minimizing forest removal and maximizing on-site reforestation /afforestation.

(i) Any applicable requirements for water quality resource protection under
Chapter 19."

The water quality resource protection utilizes redundant water quality management
practices as demonstrated by the Stormwater Management Concept Plan and the
Preliminary Water Quality Plan to be reviewed and approved by Montgomery
County.
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CONCLUSION

Therefore, having considered all the testimony and evidence received into the
Record, the Board finds the Project Plan to be in accordance with the requirements of the
Zoning Ordinance, the applicable recommendations of the Master Plan, and the provisions
of the Maryland Code Ann., Art. 28, and APPROVES Project Plan No. 9-98001, which
consists of 12,870 square feet of retail, 18,590 square feet of office, 75 residential dwelling
units, and associated public amenities, subject to the following conditions:

1. Development Ceiling

Limit Project Plan # 9-98001 to the following uses and density:

75 residential dwelling units; and
Approximately 18,590 square feet of office space, and approximately 12,870
square feet of retail space, for a total, of 31,460 square feet of commercial retail
and office.

2. Transportation Improvements

This Application shall satisfy Adequate Public Facilities Review by paying:

(1) the Expedited Development Approval Excise Tax (EDAET), as required by
the alternative review procedures of the FY 99 Annual Growth Policy, for the
commercial component; and

(2) the Development Approval Payment (DAP), as required by the Alternative
Review Procedure for Limited Residential Development provision of the FY 99
Annual Growth Policy, for the residential component.

3. Dedication and construction of A- 260 (Stringtown Road)

A-260 (Stringtown Road) must be dedicated as shown to create a right-of-way of
110 feet and construction shall include improvements (two of four lanes with center
median and associated landscaping) from the centerline to the edge of right-of-way
for the frontage of the property.

4. Construction of improvements to MD 355 (Frederick Road)

Improvements to MD Route 355 as required by the May 11, 1999 Maryland State



Highway Administration's memorandum, and any revisions thereto, including, but not
limited to, the requirements of reducing the over-vertical within the road, constructing
a left turn storage lane and taper at the access drive, construction of the site
entrance, widening MD Route 355 along the site frontage, and creating an exclusive
westbound right turn lane for the MD 121 and MD 355 intersection.

5. Provision of Amenities and Facilities

The future site plans shall include the following amenities and facilities:

Rural/ Historic Architecture .
The design of the commercial buildings shall be designed to conform to the
rural/ historic architectural themes as indicated in the sketches included within
the Project Plan Staff Report. The buildings shall include a corner focal point.

The Commons
A central open space (+/- 25,000 square feet) suitable for pedestrian
recreation, enjoyment and circulation shall be provided. Amenities shall
include tree lined sidewalks with special paving, historically appropriate site
furniture and lighting, a lawn panel, a pavilion, a plaza with special paving,
special landscape features and terracing.

Commercial Area Plaza
Open space amenities to include outdoor seating areas, special paving, wide
sidewalks, special landscape planting areas, historically appropriate. site
furniture and lighting, and possible outdoor eating areas.

Site Features
Throughout the site, the amenities proposed include the historically
appropriate light fixtures, special landscape areas, and the dedication of
Stringtown Road so to preserve historic district and the orientation of the units
to the surrounding streets.

6. Staging of Amenities

All street related amenities shown will be included with the adjoining phase of
development. The Commons shall be constructed concurrently with the first 50 %
of the residential units. The amenities associated with the commercial building shall
be built concurrently with that structure. The project anticipates that the residential
units will be built first.

7. Maintenance

The Site Plan Enforcement Agreement shall provide that maintenance of the private
open space areas, stormwater management areas, civic spaces and all other
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amenities on private land or within the public right-of-way, if applicable, shall be
maintained by the entire development. Maintenance for all amenities shall be
provided as they are installed.

8. Validity Period

An approved Project Plan will remain valid for up to 25 months from the initiation
date, provided the Applicant has filed a complete site plan application, as determined
by the Planning Board Staff, within 18 months of the initiation date; and, in the
absence of governmental delay, received site plan approval within 6 months of the
assigned complete application date. The timely approval of a Site Plan validates a
Project Plan.

g:\opinions\9-98001.opn
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I. AN INTRODUCTION

A. Projection Description

Highlands at Clarksburg is a 75 unit planned community adjacent to historic Clarksburg
and the proposed Clarksburg Town Center. A commercial component consisting of
18,590 square feet of professional offices and 12,870 square feet of retail space is
integrated into the community to provide goods, service, and employment to its residence.
A commons area, age-specific play areas, preserved natural habitats, greenway system
access, and an entrance feature are some of the public amenities provided. The prime
objective of the plan is to create a transit- and pedestrian-oriented community compatible
with the character of the surrounding area.

1. Executive Summary

Through the use of innovative planning techniques and the optional method of
development, Highlands at Clarksburg is a transit- and pedestrian-oriented
community clustered among similar communities surrounded by open space.
Highlands at Clarksburg meets the criteria set forth in the approved and adopted
Clarksburg Master Plan (1994), and will be an integral part of the town setting
that will one day be Clarksburg Town Center. (See Exhibit B, Appendix A)

The project consists of 75 dwelling units of three varieties: 29 single family
detached, 38 single family attached, and 8 condominiums. All the single family
dwelling units have a one car attached garage. The residential component (12.5
Ac.) has a density of 6.0 du/ac and a green area of 70%.

The commercial component (2.5 Ac.) has a FAR of 0.3 (31,460 GFA) and a green
area of 49%. Building use will consist of general office (18,590 S.F.), retail
(12,870 S.F.), and 8 residential condominiums (S.F. not considered in above
calculations).

The project includes several public amenities including a commons area with a
pavilion gazebo and gathering space, a play area, several seating areas, a bosque,
and an upgraded streetscape. Stormwater management and forest conservation are
also provided on-site.

II. THE PHYSICAL ENVIRONMENT

A. Property Location and Surrounding Features

The Highlands at Clarksburg is a 16 acre site in Northern Montgomery County located
on the southeast corner of the intersection of Frederick Road (MD Route 355) and
Stringtown Road (Route A-260) across from the Clarksburg Historic District and the

3
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proposed Clarksburg Town Center Property (See Exhibit 1). The proximity of the
property to both the historic district and the Clarksburg Town Center dictates a more
urban framework. Stringtown Road is scheduled to be upgraded to a 4 lane divide road,
which will connect with I-270 about one mile away. In addition to its location to major
thoroughfares and the town center, the site is located within five miles of Little Bennett
Regional Park, Blackhill Regional Park, and Ovid Hazen Wells Park.

B. Natural Resources

A former farmstead is centrally located on the property. It consists of what appears to
be the scattered remnants of a masonry cistem and foundations of a silo, large barn, and
outbuilding. Quartz rock is the main building material in the foundation and probably
came from on-site. The adjacent fields contain a very high amount of channery material
primarily consisting of quartz along with some schist and phyllite. The farmstead is not
listed in the Maryland National Capital Park & Planning Commission (M-NCPPC) Master
Plan for Historic Preservation or Locational Atlas. It is also absent from the 1879 Atlas
of Montgomery County by G.M. Hopkins. Approximate locations of these foundations
are shown on the Natural Resource Inventory/Forest Stand Delineation Map.

1. Soils and Geology

Hard phyllite bedrock is typically encountered below the Brinklow-Blocktown
channery silt loams at depths varying between 21 inches and 35 inches. The large
amount of milky quartz present both in the fields and in the bam foundation
suggests that a major vein or veins of quartz is/are present under the site. Mica
schist and phyllite are also present, but in lesser abundance than the quartz. No
massive rock outcrops were observed on-site.

2. Watershed and Hydrology

There are no springs, seeps, streams, or wetlands present on-site. The site is
elevated between 620 and 680 feet above mean sea level in most places. Drainage
is generally to the east or northeast towards an unnamed tributary of Little Seneca
Creek. This portion of the Potomac River Watershed has been designated as Class
IV Waters by the State of Maryland.

The swale passing through the eastern corner of the property is the lowest land
topographically present on-site. The site investigation included examination of
vegetation, soils, and hydrologic condition of the swale extending to the forest
edge off-site. No wetlands, seeps, or stream areas were observed within 300 feet
of the property to confirm the absence of stream valley buffer area on-site.

R
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3. Ecology and Vegetation

The forested area on-site is 1.54 acres. Three areas were sampled and characterize
the respective forest stand. No mature forest is present on-site nor are any
specimen trees present (See Exhibit A, Appendix A). Stand Number 1 is a 0.46
acre abandoned farmstead area that is overgrown primarily with invasive
vegetation. Tree of Heaven (Ailanthus altissima) dominates most of the area with
Rose of Sharon (Hibiscus syriacus) and Amur Honeysuckle (Lonicera maackii)
dominating the understory. Although the forest structure value is good (10) for
Stand Number 1, well over 40 percent of the land is covered with exotic invasive
species in the canopy. Therefore the stand is a Priority Area 4 (Disturbed) making
it the lowest ranked wooded area on-site in terms of its worthiness for retention
consideration.

Stand Number 2 is located along the northern and north-eastern fringe of the site.
This 0.82 acre stand is dominated by Red Maple (Acer rubrum) canopy estimated
at 60 feet above the ground. Black Cherry, Tulip Poplar (Liriodendron tulipifera),
and Sycamore (Platanus occidentalis) are also present as are old field and edge
species such as Red Cedar (Juniperus virginiana), Mulberry (Morus sp.) and Tree
of Heaven (Ailanthus altissima). The forest structure value is good for Stand
Number 2. A moderate consideration for retention is justified for this area
(Priority Area 2) due to the good forest structural diversity and the larger
adjoining forested area off-site.

Forest Stand Number 3 is a 0.26 acre sparsely wooded pioneer Black Locust
(Robinia pseudoacacia) community. Located at the eastern most comer of the
property, this woodland also adjoins the larger off-site woodland to the east.
Forest Structure Value is poor in this area and a Priority Area 3 (Low) status is
recommended. The woodland is too sparse and young to warrant more than a low
consideration for retention.

There are no forested areas on-site of high priority value and no specimen trees.
The site's only resource is the high amount of quartz rock present in spite of the
lack of any massive outcrops.

C. Historic Context

This site is located just outside the southern boundary of the Clarksburg Historic District
and across Route 355 from Dowden's Ordinary site and marker (See Exhibit 2).
Dowden's Ordinary's history is rich in events, relating to the founding of our country.
It also served as a gathering place for the citizens of Clarksburg. Clarksburg's historic
district has a rich history of having been a flourishing trading, transportation, and
industrial center for Montgomery County (See Exhibit 3). The project intends to respond

7



pr



Ile Townhouse - TYpE 01

, Site Key: VJ/tJ • WAL4e-- LF

O Lot Size: I r7vv S F TY0 4, L_

Lot Dimensions: 20I,,76 
1 
 Tye  4 kL

~• Unit Size: 2 ~j F✓ 2. ~~

Finished Space: 1-7W — ~40 50 ̀5f

-'3

nfl ', —

Levels:

Floor Dimensi 2ons: D I,c ~'
t

Bedroom Count: 3

Bathroom Count: 2V4-

Garage: j GPcfZ

Exterior Material: S Itpl t v,/ I~IZI~-4L

0

U,Iyrt-,.6.

FL,~

HIGHLANDS
CiarksburG

Sr--~rlaN

LAYOUT AS SHOWN ON THIS PLAN IS FOR REFERENCE
PURPOSES ONLY AND IS SUIUECr TO CHANGE.

N---r Ta scat-~

EXHIBIT 4 - Residential Architecture

Montgomery County, Maryland

Ileerr. soeartdw & Creeook. FL Crabow/o mas Ar.eO.wa sear Se rlswat Udty Corp.
/!7!O f{ptmea teed. 1dte r00 12SO 110etm• Ori. aWY 400 174 ~IlaooA We
6eltderNurt, w lo1f0 CHtMraMtry. w mi Cart f4W. VA 0!000
(301) 470~(w ) Mix (M) 707-U=



Ap-M
Rmr- FPIIM
V~21 ES

I ~ I

/ t=1

I 
1

- rr--:_l-p_v o.T1 ory

I. Single Family Detached
WOO • WA'X • cur

Site Key: • it.1-GtCouwP

Lot Size: 3225 SF Mi14•

Lot Dimensions: 43 x -76, Mthl•

Unit size: 304_f3-3 33 S~

Finished Space: 18 0- oto35 SF

Levels:

Floor Dimensions:
I ~

Bedroom Count:

Bathroom Count: 2 rk

Garage: ( GP"iZ

Ll

~ -g

—— LAYOUT AS SHOWN ON THIS PLAN IS FOR REFERENCE
`F T's PURPOSES ONLY AND IS SUBJECT TO CHANGE.

[N-H -o s

EXHIBIT 5 - Residential Architecture

HIGHLANDS

C Montgomery County, Maryland
larks~ur~

Yonb. astrialm ! OWeost , PA. Cerwr/Olhi o YoNWtr. - , Lwomte"nt Sway Gey.
sm fyrt... A"d. a.a. ta0 =10 wwbmm a..a. auto 400 ns =I"" 1W
rwAhwebuo. W son" G.1um"b a. W Rows Gr t Pau.. VA si000
4301) 670-011140 (301) su-NM (703) "V-na

Exterior Material: 15  r2t t445- l oil I Gl`

I '1



to the historic context of its surroundings by reflecting the same sense of pride and
involvement in community while adding new commerce and skilled professions to
continue the area's history as a center of trade, industry, and transportation.

III. THE PLAN PROPOSAL - A SENSE OF COMMUNITY

A. Architecture

The architecture of the commercial and residential buildings will be complimentary to the
vernacular architecture and landscape of the adjacent historic district while reflecting the
current trends in the community.

The architecture of the commercial buildings pulls from the vernacular landscape of barns,
sheds, and out buildings. The material will consist of wood, metal, stone, and iron.
Elements of the architecture will consist of standing seam metal roofs, outbuildings, silos,
copulas, and stone foundations with wood sided upper floors, all with a modem
interpretation of its vernacular roots. Building will be stepped to modulate mass and
create unique spaces between buildings. A signature building, at the corner of Stringtown
Road and Maryland Route 355, will be used to create a gateway into the Clarksburg area.
The signature building resembles an old school house (See Exhibit 8) that visually acts
as a manor house to the other commercial buildings. The emphasis of the streetscape on
both levels of the commercial area will be on trees, plants, and lawn areas in an effort to
capture the more rural nature of the area. The hardscape will consist of stone walls,
special paving, street lights, benches, and other site furniture. The outdoor commercial
spaces will respond to the demands of the user, while maintaining a cohesive design
throughout. Outdoor dining, display areas, etc. will be more clearly defined as users
come on board.

Though office and retail will make up the bulk of the three commercial buildings, eight
MPDU's will occupy the 2nd and 3rd floors of one of the three large retail buildings.
This will create a dynamic mix of residential, retail, and office use, while creating a link
between the residential neighborhood and the commercial center (See Exhibits 6 and 7).

The architecture of the residential buildings is more in keeping with the proposed town
center, creating a blend of the vernacular (commercial) and the new (residential). The
building masses will be low and dense, allowing the facades to define the edges of the
streetscape. The majority of residential housing will be comprised of single family
detached and attached homes. The single family units will all have attached garages with
street access. A variety of in-ground, walk-up, and walk-out units will be used to take
full advantage of the topography of the site and to minimize on-site grading (See Exhibits
4&5).

The architecture will also help define the various space throughout the community. The
close-knit spacing of the units will help create a sense of community by creating
opportunities for planned and unplanned interaction of residents, and will create corridors
that link the streetscapes with the public areas, the private areas, and the environmental

11
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areas. A sense of spatial definition will be created by massing the architecture. The
facades of the buildings will function as the edges of the streetscape achieving a sense of
pedestrian-scaled enclosure. Commercial and residential units will face out toward the
commons creating a link between the uses, while defining the edge of the common space.

B. Circulation

1. Vehicular

Access to the community will be via separate entrances on Stringtown Road and
Maryland Route 355. (See Exhibit D, Appendix A) These two entrances meet
in the center of the community. The street layout is a series of through streets and
alleys to recreate the feel of a small town while allowing for topography and
program restraints.
In order to maintain the existing character along Maryland Route 355, the fronts
of residence have been oriented to address the road. However, sight visibility
along Maryland Route 355 is insufficient to allow for individual access to the
proposed residential units, thus a frontage road parallel to Maryland Route 355 is
utilized to make the residential units orientation viable. The frontage raod will be
one-way, south.

The hierarchy of the roads is enhanced and reinforced by the proximity of the
buildings to the roadway. The closer the buildings the more intimate the scale,
the lower the volume of traffic. Narrow drive lanes, tight radii, parallel parking,
and driveways are integrated into the streetscape to reduce vehicular speeds and
make the street a more pedestrian friendly environment.

2. Pedestrian

Creating a human scale streetscape to encourage pedestrian movement was a
primary objective of the planning process. To achieve a safe inviting pedestrian
environment, several techniques were used. Tree lined streets with the trees
placed between the pedestrian and the vehicle to afford protection and a sense of
scale. The locating of buildings forward along the front of the property line,
closer to the road, creates an intimate scale that allows for interaction between
pedestrians. Roads are laid out with on-street parking and tight radii to reduce
vehicle speeds. All amenities will be accessible via sidewalks from all commercial
and residential buildings (See Exhibits 10 & 11).

The street scape will have upgraded amenities: Trees will be spaced 35' O.C.,
light fixtures will be in scale and compatible with the architecture, sidewalks will
have special paving, benches will be provided at nodes and mailbox clusters, and
plant material will be used to delineate differing uses.
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Project: Highlands at Clarksburg

Recreational Facility Guidelines Computations

Macris, Hendricks and Glascock, P.A.

MHG File No.: 95-307 /RECCALC

28-Apr-98
sassasazzzszassssss

Data
z:aaa

date
oscszcoo acooaaoc aaaaccaa saaooca~ aaacooc:saa=ocac

DEMAND POINTS Population Categories

Tots Children Teens Adults Seniors

Unit Type

-------------------

D.U.s

----- 

0-4

-------- 

5-11

-------- 

12-17

-------- 

18-64

-------- 

65+

-------- 

Total

--------

S.F.Detached I 29 2.90 5.80 6.38 24.65 2.32 42.05

S.F.Detached II 0 0.00 0.00 0.00 0.00 0.00 0.00
S.F.Detached III 0 0.00 0.00 0.00 0.00 0.00 0.00

Townhouse 38 6.46 8.36 6.84 49.02 3.42 74.10

Garden Apartment 8 0.88 1.12 0.96 9.44 1.28 13.68
Hi-rise Apartment 0 0.00 0.00 0.00 0.00 0.00 0.00
Other 0

=aaao

0.00

Demand Totals 75

csasaaa=

10.24

aaaaasaa

15.28

smasaaaa

14.18

aaaaaaav

83.11

av==acaa

7.02

aa.a=a==

129.83

Run date: 4/28/98

EXHIBIT 9 - RECREATIONAL FACILITY GUIDELINES COMPUTATIONS



I..
SUPPLY POINTS

On-site Rec. Fac. Qty. Tots Children Teens Adults Seniors Total

-------------------

Tot Lot (0 to 6)

-----

0

--------

0.00

--------

0.00

--------

0.00

--------

0.00

--------

0.00

--------

0.00

Play Lot (5 to 14) 0 0.00 0.00 0.00 0.00 0.00 0.00

Multi-age Playgrnd. 1 9.00 11.00 3.00 7.00 1.00 31.00

Picnic/Sitting Area 6 6.00 6.00 9.00 30.00 12.00 63.00

Open Play Area I 0 0.00 0.00 0.00 0.00 0.00 0.00

Open Play Area II 1 3.00 4.00 4.00 10.00 1.00 22.00

Volleyball Court 0 0.00 0.00 0.00 0.00 0.00 0.00

Multipurpose Court 0 0.00 0.00 0.00 0.00 0.00 0.00

Half MP Court I 0 0.00 0.00 0.00 0.00 0.00 0.00

Half MP Court II 0 0.00 0.00 0.00 0.00 0.00 0.00
Tennis Court 0 0.00 0.00 0.00 0.00 0.00 0.00

Handball Court 0 0.00 0.00 0.00 0.00 0.00 0.00

Indoor Racquetball 0 0.00 0.00 0.00 0.00 0.00 0.00
Horseshoes 0 0.00 0.00 0.00 0.00 0.00 0.00
Soccer, Regulation 0 0.00 0.00 0.00 0.00 0.00 0.00

Soccer, Junior 0 0.00 0.00 0.00 0.00 0.00 0.00
Softball, Regulatn. 0 0.00 0.00 0.00 0.00 0.00 0.00
Softball, Junior 0 0.00 0.00 0.00 0.00 0.00 0.00
Baseball, Regulatn. 0 0.00 0.00 0.00 0.00 0.00 0.00
Baseball, Junior 0 0.00 0.00 0.00 0.00 0.00 0.00
Football, Regulatn. 0 0.00 0.00 0.00 0.00 0.00 0.00
Football, Junior 0 0.00 0.00 0.00 0.00 0.00 0.00
Bike System 0 0.00 0.00 0.00 0.00 0.00 0.00
Pedestrian System 1 1.02 3.06 2.84 37.40 3.16 47.47
Nature Trails 0 0.00 0.00 0.00 0.00 0.00 0.00
Natural Areas 0 0.00 0.00 0.00 0.00 0.00 0.00
Swimming Pool 0 0.00 0.00 0.00 0.00 0.00 0.00
Wading Pool 0 0.00 0.00 0.00 0.00 0.00 0.00
Indoor Swim. Pool 0 0.00 0.00 0.00 0.00 0.00 0.00
Indoor Comm. Space 0 0.00 0.00 0.00 0.00 0.00 0.00
Indoor Exercise Rm. 0 0.00 0.00 0.00 0.00 0.00 0.00
Indoor Fitness Fac. 0 0.00 0.00 0.00 0.00 0.00 0.00
Community Garden 0 0.00 0.00 0.00 0.00 0.00 0.00
Vita Course 0 0.00 0.00 0.00 0.00 0.00 0.00
other 0

----- 

-------- 

0.00

On-site Totals 19.02

-------- -------- 

24.06

-------- 

18.84 84.40

-------- 

17.16

--------

163.47
8 of Demand 1868 1578 1338 102% 244% 126%

Run date: 4/28/98



Supply Points (cont.)

Off-site Rec. Fac. Qty. Tots Children Teens Adults Seniors Total

-------------------

Tot Lot (0 to 6)

-----

0

--------

0.00

--------

0.00

--------

0.00

--------

0.00

--------

0.00

--------

0.00
Play Lot (5 to 14) 0 0.00 0.00 0.00 0.00 0.00 0.00

Multi-age Playgrnd. 1 9.00 11.00 3.00 7.00 1.00 31.00

Picnic/Sitting Area 1 1.00 1.00 1.50 5.00 2.00 10.50
Open Play Area I 0 0.00 0.00 0.00 0.00 0.00 0.00

Open Play Area II 0 0.00 0.00 0.00 0.00 0.00 0.00

Volleyball Court 0 0.00 0.00 0.00 0.00 0.00 0.00
Multipurpose Court 0 0.00 0.00 0.00 0.00 0.00 0.00

Half MP Court I 0 0.00 0.00 0.00 0.00 0.00 0.00
Half MP Court II 0 0.00 0.00 0.00 0.00 0.00 0.00
Tennis Court 0 0.00 0.00 0.00 0.00 0.00 0.00
Handball Court 0 0.00 0.00 0.00 0.00 0.00 0.00
Indoor Racquetball 0 0.00 0.00 0.00 0.00 0.00 0.00
Horseshoes 0 0.00 0.00 0.00 0.00 0.00 0.00
Soccer, Regulation 0 0.00 0.00 0.00 0.00 0.00 0.00
Soccer, Junior 0 0.00 0.00 0.00 0.00 0.00 0.00
Softball, Regulatn. 1 2.00 15.00 20.00 40.00 2.00 79.00
Softball, Junior 0 0.00 0.00 0.00 0.00 0.00 0.00
Baseball, Regulatn. 0 0.00 0.00 0.00 0.00 0.00 0.00
Baseball, Junior 0 0.00 0.00 0.00 0.00 0.00 0.00
Football, Regulatn. 1 2.00 15.00 20.00 40.00 2.00 79.00
Football, Junior 0 0.00 0.00 0.00 0.00 0.00 0.00
Bike System 0 0.00 0.00 0.00 0.00 0.00 0.00
Pedestrian System 0 0.00 0.00 0.00 0.00 0.00 0.00
Nature Trails 0 0.00 0.00 0.00 0.00 0.00 0.00
Natural Areas 1 0.00 0.76 1.42 8.31 0.35 10.84
Swimming Pool 0 0.00 0.00 0.00 0.00 0.00 0.00
Wading Pool 0 0.00 0.00 0.00 0.00 0.00 0.00
Indoor Swim. Pool 0 0.00 0.00 0.00 0.00 0.00 0.00
Indoor Comm. Space 0 0.00 0.00 0.00 0.00 0.00 0.00
Indoor Exercise Rm. 0 0.00 0.00 0.00 0.00 0.00 0.00
Indoor Fitness Fac. 0 0.00 0.00 0.00 0.00 0.00 0.00
Community Garden 0 0.00 0.00 0.00 0.00 0.00 0.00
Vita Course 0 0.00 0.00 0.00 0.00 0.00 0.00
Other 0

----- -------- 
0.00

ff-site Supply Tot. 14.00

-------- 

42.76

-------- 

45.92

-------- 

100.31

-------- 

7.35
--------

210.34
of Demand (358 max.)

s====

358
========

358 358 358 358 358

Supply Totals 33.02

======s=

66.82

==ass===

64.75

====ass=

184.71

a=====__

24.51

========

373.82
8 of Demand 2218 192% 1688 1378 2798 1618

Run date: 4/28/98
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Connection points to the hiker/biker trail from Highlands at Clarksburg will be
provided at the intersection of MD 355 and Stringtown Road, and Public Stree B
and Stringtown Road. The hiker/biker trail will provide access to off-site
amenities such as area parks and the proposed greenway. The hiker/biker trail
shall parallel Stringtown Road on the northern side (See Exhibit D, Appendix A).
In addition to providing residents with access to the surrounding Clarksburg area,
off-site area residents can gain access to the public amenities, shops, and services
offered at Highlands of Clarksburg via the hiker/biker trail. Further reducing auto
dependency for the local area.

C. Community Common Areas

A variety of active and passive recreational amenities will be provided for in the common
areas, while also enhancing and screening the surrounding uses from one another. All
common areas will be pedestrian accessible from the residences, the commercial areas and
the greater surrounding community.

The focal point of the project is The Commons located between the commercial and
residential buildings to act as a visual buffer while providing a linkage for similar uses
(See Exhibit 12). The Commons will provide a forum for civic functions and passive and
active recreation. The boundary of the commons will be defined by a tree-lined walk
with trees spaced 35' on-center along an S' wide sidewalk with special paving. Small,
intimate scale seating areas spaced along the walk will provide for passive recreation.
The trees and walk will define the edges of the lawn panel that can be used for
recreational uses such as soccer, kite flying or frisbee, and can be used for civic functions
such as festivals, picnics or fairs. A pavilion for concerts, sitting, or other activities will
be sited on The Commons and act as a unifying element.

Topography is a defining factor in the layout of the project. To allow for a level area for
large scale activities, (The Commons) grade must be made up to the south of The
Commons. A terraced bosque (See Exhibit 13) will compensate for the terrain while
providing a functional space. Flowering trees will be used to provide shade and
accentuate the terraces. The bosque will provide a more intimate area in contrast to the
commons and may function as a passive recreation area for reading, sitting, resting or
eating.

A network of walks linking residential, commercial, and common areas has been planned.
In addition to providing access, amenities in the form of landscaping and seating will be
provided along the walks.

1. Recreational Facilities

The recreational facilities for this project were designed to take full advantage of
existing off-site recreational facilities while providing on-site amenities that met
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the everyday recreational needs of the residents. An all-ages play area, separate
from but adjacent to the Commons will focus on activities for tots and adolescent
children (See Exhibit 14). Multiple play structures appropriate for a variety of age
groups will provide for muscular and coordination type activities. A horticultural
play area designed to stimulate the senses will provide for less structured play.
In addition to these major play themes, seating, a picnic area, an open lawn and
shade will be planned.

The site is located between three regional parks (Little Bennett, Black Hill, Ovid
Hazen Wells) and two local parks (Kings, Clarksburg) is accessible to the
proposed greenway via the proposed hiker/biker trail, and is adjacent to the
Clarksburg Town Center with its elementary school, various playgrounds, and
pond.

The oft-site amenities are varied and numerous and supplement the on-site
amenities. The Recreational Facility Guidelines Computations (see Exhibit 9)
shows that more than adequate on-site and off-site amenities exist to support the
development's recreational needs and quality of life issues.

D. Environmental Protection and Enhancement

1. Forest Conservation Planning

As identified in Section Il, the existing forest is of marginal value, it is overrun
with invasive exotics and is dominated by inferior tree species. The site lies
within a special protection area and is tributary to a Class IV stream. Given these
facts and the land needs required to create a density capable of sustaining a
healthy sense of community, only existing forest along the perimeter of the
property is to remain (See Exhibit F, Appendix A). The most beneficial plan is
to place proposed reforestation along the lower elevations of the Northeast and
Southeast property lines where contiguous forest exists, overland water naturally
flows, and screening of off-site/on-site uses can be achieved. In addition, the
proposed forest would help control soil erosion on the steeper slopes that exist
along thc:.;e boundaries and the stormwater management facility. Trees will also
be planted to shade the stormwater management pond to reduce thermal heating.

2. Stormwater Management

The site lies within the Clarksburg special protection area. The reduction of the
thermal heating of all water leaving the site and thus minimizing impacts to the
environment is the primary goal of the stormwater management practice:
employed on-site. Management practices that will be employed to reduce thermal
heating are detention and topsoil and seeded rip rap. Redundant quality
management in the form of surface sand filter(s), stormceptor(s), and vegetative
filtering will be implemented to exceed County standards. Quantity requirements
will be met (See Exhibit E, Appendix A).
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3. Public Water and Sewer

The site is currently designated in water services category 1 and sewer service
category 4 with advancement to S-3 pending Preliminary Plan of Subdivision
approval (Amendment 94G-CKB-01).

Water service will be connected to the existing water line in the MD Route 355
right-of-way and the existing water line in the Stringtown Road right-of-way.

Sanitary sewer service will be provided by the proposed outfall on the north side
of Stringtown Road. The proposed sewer will exit at the northeast corner of the
property and connect to the sewer lines within the Stringtown Road right-of-way.

E. Transportation Summary

A staging ceiling capacity is not available for the Clarksburg Transportation Policy Area
according to the FY98 Annual Growth Policy. The site can expect 101 am peak-hour
trips and 204 pm peak-hour trips as stated in the revised Transportation Statement in
Appendix B. A traffic study is being prepared for the Preliminary Plan of Subdivision
application.

IV. Compliance Evaluation

A. Master Plan Conformance

The master plan is divided into 10 policy points, each a critical planning issue for the
development of Clarksburg. The Highlands at Clarksburg addresses and conforms with
each of the policy points as follows:

1. Policy Statements

Town Scale of Development - "This plan envisions Clarksburg as a town, at a
larger scale then proposed in 1968 Clarksburg Master Plan but smaller than a
corridor city such as Germantown."

The Highlands at Clarksburg has a density of 6.0 du/ac which is within the
master plan proposed density of 5-7 du/ac. The use of neighborhood
planning techniques, such as zero lot lines has allowed for the conservation
of open space through the massing of buildings.

The plan includes three types of housing, single family detached, single
family attached, and multifamily assuring a mix of households and
incomes.

The project abuts the Historic District and the Town Center. The
architecture is complementary to the historic district while the density is
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consistent with the Town Center. The integration of these aspects into the
project creates a continuity among the three areas.

The commercial portions of the project front Stringtown Road and provide
a link between the general public requiring goods and services and the
residential community of Highlands at Clarksburg.

Natural Environment - "This plan recommends that Clarksburg's natural features,
particularly stream valleys, be protected and recommends that Ten Mile Creek and
Little Seneca Creek be afforded special protection as development proceeds."

Although no stream valleys, springs, seeps or wetlands exist on site, special
considerations in the development and planning of the stormwater
management facilities was taken. The facility will meet the stringent
requirements for water quality that are afforded to special protection areas.
The use of vegetation in the stormwater management facilities in addition
to the requirements is also proposed.

Greenway- Network - "This plan recommends a multi-purpose greenway system
along stream valleys."

An eight foot wide higher/biker trail will be installed along the northern
side of Stringtown Road. The trail will be integral to connecting the area
around the intersection of MD Route 355 and Stringtown Road with the
proposed greenways. The project will connect to the hiker/biker trail along
Stringtown Road.

A Class III Bikeway will also be provided along the eastern side of MD
355 and will connect into the above mentioned hiker/biker trail.

Transit System - "This plan proposes a comprehensive transit system that will
reduce dependence on the automobile."

The master plan identifies bus routes and bikeways along highways as two
alternative transit systems which will service the site. A Class III bike
path parallelling the site's boundaries along the northern side of Stringtown
Road and MD Route 355 shall be implemented as part of this project.
According to the Master Plan, bus routes shall service both Stringtown
Road and MD Route 355, and shall connect to the through-transit systems.
Thus allowing residents of Highlands at Clarksburg access via public
transportation to the Clarksburg Town Center and to more distant
destinations such as the District of Columbia, Silver Spring, Frederick, etc.

Hierarchy of Roads & Streets - "This plan proposes a street network which clearly
differentiates between highways needed to accommodate regional through traffic
and roads which provide sub-regional and local access."
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The hierarchy of streets on-site are established through the use of street
trees, sidewalks widths, and building setbacks. The greater the building
set-backs and wider the sidewalks, the higher the classification of street.

Imerconnecting streets with sidewalks paralleling the street on both sides
will increase pedestrian mobility within the community. Street trees and
on street parallel parking will buffer the pedestrian from vehicular traffic.

The building frontage along MD Route 355 will enhance and continue the
"town scale" theme, especially with the proposed re-classification of MD
Route 355 to Business.

Town Center - "This plan proposes a transit-oriented multi-use Town Center which
is compatible with the scale and character of the Clarksburg Historic District."

The neo-traditional layout of the community compliments the character of
the historic district, thus acting as a buffer against potential inappropriate
development.

An extensive sidewalk system connecting to off-site pedestrian systems
promotes the use of alternative transportation in the town center.

The orientation of buildings outward toward the surrounding streets,
especially the commercial buildings, will promote pedestrian access and
reduce dependency on the automobile.

Transit- and pedestrian-oriented neighborhoods - "This plan clusters development
into a series of transit- and pedestrian-oriented neighborhoods."

The project includes a mix of retail, office, single family and multi-family
uses all clustered within a fifteen acre site. The proximity and density of
the various use encourages pedestrian travel and increases the potential for
nearby employment. Retail and multi-family uses will occupy the same
building providing residents easy access to goods and services.

Streets interconnect to create a network of sidewalks which will aid
pedestrian mobility throughout the community. The proposed network of
sidewalks will also connect into off-site sidewalks and trails providing
access to the town center and other off-site amenities.

A diverse mix of housing units is provided to foster a sense of community
through a variety of incomes and households. The ratio of the various
types of residences was designed to create a viable community while
offering an economically feasible project.
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A pedestrian friendly environment is achieved by creating human scale
streetscapes. To provide a pedestrian-oriented community. Buildings are
clustered with their facades pushed toward the street.

Employment - "Additional limited employment uses are recommended at transit
stops, at the town center and in neighborhoods as part of a mixed-use land use
pattern..."

The project incorporates office and retail within two blocks of all proposed
housing.

Farmland Preservation - "This plan supports and reinforces county policies which
seek to preserve a critical mass of farmland."

Although this project is not directly related to the preservation of farmland,
the development standards proposed makes efficient use of land thus
helping reduce the sprawl that so frequently destroys farmland.

Staging - "This plan recommends 'that development be staged to address fiscal
concerns and to be responsive to community building and environmental protection
objectives."

The project will address its development responses to the transportation
staging ceiling capacity when a capacity has been developed for the Policy
Area.

The proposed development will be serviced by public sewer and water.

2. Land Use Recommendations

The site falls along the northern boundary of the transit corridor district (990
acres) (See Exhibit C, Appendix A). The land use plan recommends a density of
5-7 du/ac which the project meets with 6.0 du/ac. Maintaining a residential
character and a sense of community are key plan objectives.

The location of the site along the cusp of the transit corridor and the town center
affords unique opportunities to implement a mixed-use neighborhood plan.
Residential facades fronting MD Route 355 continue the residential character of
the approach to Historic Clarksburg while the commercial buildings facing
Stringtown Road and it's intersection with MD Route 355 create a transition to the
greater densities of the town center. As a property within the transit corridor, the
promotion of transit use and access is an integral part of the plan.. The increased
density allowed by the optional method provides the critical mass necessary to
support mass transit, while providing set-backs, facades, and amenities that
maintain the character of the area.
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B. RMX-2 Zone Purposes and Conformance

The purpose of the RMX-2 zone optional method is to allow for the design of a mixed-
used development controlled through a rigorous review process. The zone provides
flexibility in regards to housing mix, setbacks, and more. Flexibility combined with
creative planning allows the developer to design a project with a sense of character, place
and community. The Highlands of Clarksburg achieves this dynamic mix of character,
place and community by capitalizing on the flexibility of the RMX-2 zone.

The RMX-2 zone is recommended by the 1994 Clarksburg Master Plan for the three lots
that make up Highlands at Clarksburg (See Exhibit 15). The proposed development for
Highlands at Clarksburg conforms with this recommendation and with the
recommendations concerning character, open space, use, and density.

A density of 6.0 du/ac. consisting of single family attached and detached residential and
multi-family residential is inter-mingled with 18,590 square feet of office and 12,870
square feet of retail space. The master plan calls for a residential density of 5-7 du/ac.
and a maximum commercial density of 0.5 FAR.

Buildings with architecture complimentary to the existing structures along MD Route 355
are sited close to the street through the use of zero setbacks creating building/road
relationships characteristic of Clarksburg. One of the major objectives of the master plan,
a pedestrian friendly environment, can be realized by emulating this relationship.

The RMX-2 zone requires a minimum of 15% and 50% commercial and residential green
areas respectively. Through the use of zero lot lines, modified rights-of-way, and smaller
lots a total of 49% commercial and 70% residential green area was obtained. The green
area provides amenities to the residents and public at large in the form of a commons
area, two play areas, a forest conservation area, an entrance feature, and landscaping.

The relationship of the site to the adjoining properties is governed by the minimum
setbacks set forth in section 59-C-10.3.8 (see below).

Offices (59-C-10.3.2):
- Professional, and Business:
- General:

Required/PermittedProvided'

20,000 s.f. max.0 s.f.
20,000 s.f. max.18,590 s.f.

Green Area or Outside Amenity Area (59-C-10.3.3):
- (a) w/in commercial portion

- (b) w/in residential portion
(2.718 ac.): 15% min.49%

(12.155 ac.): 50% min.70%
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Commercial Density (59-C-10.3.4):
(31,460 s.f. GFA)

Gross Leasable Area (59-C-10.3.5):

Required/Permitted Provided'
0.5 FAR max.0.3 FAR

600,000 s.f. max.31,460 s.f.

Number of Dwelling Units (59-C-10.3.6): NA min. (<30 ac.)75 d.u.'s

Residential Density (59-C-10.3.7):

Building Setbacks (59-C-10.3.8):
- from adj. R-200 properties:

Commercial buildings:
Residential buildings:

Building Setbacks (59-C-10.3.8):
- from Frederick & Stringtown Roads:

Commercial buildings:

Residential buildings:

30 d.u./ac. max.(Code)6.0 d.u./ac.3
5 to 7 d.u./ac. (M.P.)'

100 ft. min.4100 ft.
100 ft. min.450 ft.

0 ft. min. (Code)25 ft.
0 ft. min. (M.P.)
0 ft. min. (Code)70 ft.
0 ft. min. (M.P.)

' Amounts indicated as provided reflect the development as graphically shown on the
Preliminary Subdivision Plan and Project Plan. Final amounts will be determined at Site
Plan (59-D-3) not to exceed the amounts required/permitted.

Z The abbreviation M.P. refers to standards recommended in the 1994 Clarksburg Master
Plan

3 Excluding M.P.D.U.'s (59-C-10.3.7(b)).

° The Planning Board may reduce the minimum setbacks no greater than 50% of 100'

The project will be seeking a reduction in the minimum setback for one-family residential
zoning from one hundred feet to fifty feet for a small portion of the common property
line. 88% of the boundary adjoining R-200 zoned property meets or exceeds the standard
100 foot setback with an average setback of 200 feet. The effects of the reduced setback
will be minimized by the planting of and protection of trees along the property lines.

The property conforms to the optional method of development for the RMX-2 zone and
provides for a higher quality of living then conformance with the standard method would
allow.
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C. Development Benefit Statement

1. Standard Method Alternative

The standard method for RMX-2 zones must comply with the standards and
requirements of the R-200 zone. The standard method requires lower density,
greater setbacks, larger lots, no public amenities or open space, and a single
housing type, all in stark contract to the recommendations of the Master Plan.

The average density for R-200 is 1.5 du/ac. verses the 5-7 du/ac. recommended
in the master plan. A density of 1.5 du/ac. is insufficient to reach the critical mass
required to create a transit-oriented community. Transit use is one of the key
elements promoted by the Clarksburg Master Plan.

The R-200 zone requires a 40' building setback from any existing or proposed
street. This is in direct conflict with the Clarksburg Master Plan recommendation
to pull the buildings closer to MD Route 355 in order to mimic the existing
character along that road. The side yard minimum setbacks of 12' on one side
and the sum of both sides equal to 25' reduces the proximity of neighbors. These
setbacks are a hinderance to developing what the Master Plan calls "community".

Lots of a minimum of 20,000 square feet are mandated under the R-200 zone.
This puts more of the land into the hands of individual private landowners and
reduces the area of publicly accessible open space. The larger lots and reduced
density may increase the green area but will reduce and segment the productive
open areas and wildlife habitats.

Open space to maintain the rural character of the area is one of the important
components to the Clarksburg Master Plan. The R-200 zone limits coverage to
25% of the lot, but does not mandate accessible open space. Coverage refers
strictly to the building footprint and does not encourage a layout that provides for
massing of building to maximize land use efficiency. Public amenities are not
required by the R-200 zone. Public amenities such as community gathering areas
would not be provided, thus losing an opportunity to create a forum that could
enhance intra-community relations.

Single-family detached housing would be the only housing type allowed in the R-
200 zone, creating a modicum of diversity within the development.

2. Optional Method Alternative

The optional method is the preferred method of development according to the
recommendations and guidelines of the 1994 Clarksburg Master Plan. It
encourages mixed-use development in approved areas of the county. The optional
method allows and/or requires increased densities, modifies right-of-ways, reduced
setbacks, mixed uses, public amenities, open space, and multi-modal access.

33



The master plan calls for a residential density of 5-7 du/ac. The proposed plan for
Highlands of Clarksburg has a density of 6.0 du/ac based on the net tract area of
the site with -the commercial component subtracted. The higher densities will
sustain public transportation to a greater degree than the standard method
maximum density of 2.0 du/ac. Higher densities produce greater levels of activity
within the community which translates into a vitality not found in standard
subdivisions. The commercial density must not exceed 0.5 FAR. The proposed
plan has a commercial FAR of 0.3. FAR was determined by dividing the gross
floor area of the commercial buildings, excluding the condominiums, by the gross
tract area of the commercial component.

Modification of the right-of-ways to create a streetscape that encourages pedestrian
movement is allowed by the master plan. Right-of-ways on this plan have been
modified to transform the roads from an automobile oriented transportation system
to a multi-modal transportation system conducive to pedestrian and bicycle
movement. On-street parallel parking, spacious sidewalks, street trees and site
amenities are related to the human scale, and are elements of the modified right-
of-way. Building setbacks along the fronts of lots are reduced to zero under the
optional method. Facades can be moved forward to closely front a street helping
to foster a sense of enclosure, scale and protection which in turn promotes
pedestrian use of the streetscape. Side lot setbacks are also reduced to zero
allowing for closer grouping of residences. This provides two opportunities to
enhance development: conservation of open space and promotion of a close knit
neighborhood.

Highlands at Clarksburg integrates commercial and residential land uses to
promote pedestrian mobility, resident convenience, and reduce automobile use.
The commercial component will support retail and office space as well as provide
employment and goods and services to the surrounding community. The master
plan advocates a "mix of unit types at the neighborhood level" that "avoids large
concentrations of any single type of housing..." (Clarksburg Master Plan &
Hyattstown Special Study Area, page 28). Three types of housing units are
proposed for Highlands at Clarksburg: single-family detached, single-family
attached, and multi-family. The single-family detached and attached are split
43%/57% respectively with the multi-family reflecting 12.5% minimum of the
total housing units.

In order to obtain approval for the optional method of development, the project
must provide public facilities and amenities. The amenities are required to negate
the effects of the increased densities on existing public facilities. Although there
are three regional parks within five miles of the site and closer local parks, the
project proposes passive and active recreation facilities within the confines of the
community that will support the everyday activities of the community. Three
structured activity areas are proposed for the site: a commons area, a play area,
and a bosque.
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The commons is designed to replicate the commons of the northeast, a large tree-
lined grassy area surrounded by streets. The commons will provide an area for
planned and spontaneous civic and recreational functions. A pavilion, sidewalks,
seating, lawn panel, and landscaping will provide the structure for the space.

The all-ages play areas will be designed for two different age groups: toddlers
and all-ages. The toddler area will be designed to accommodate the needs of
small children requiring intense parental supervision and the all-ages area will
provide for less supervised play between more self-sufficient children. Play
structures, a horticultural interest area, seating, and a picnic area are the planned
components of the play areas.

In addition to these amenities more passive amenities will be provided in the form
of forest conservation, a stormwater management pond, an entrance feature, and
attractive landscaping of the community areas. A minimum green area or outside
amenity area of 15% and 50% is required for the commercial and residential
portions respectively, of RMX-2 zone. The plan exceeds these requirements by
at least 40% for each component. The commercial green area is 49%, while the
residential green area is 70%.

A transit- and pedestrian-oriented neighborhood is a re-occurring theme of the
Clarksburg Master Plan. . The proposed project incorporates the elements of
mixed-uses, interconnected streets, diverse housing types and street-oriented
buildings to establish a multi-model neighborhood connected via trails, walks and
transit with similar neighborhoods within Clarksburg.

D. Development Program Sequence

The development of Highlands at Clarksburg is subject to the staging recommendations
laid out in the Clarksburg Master Plan. Development of the residential portion along with
the Commons of the project will begin as transportation ceiling capacity is available. The
development of the tot lot and play lot will accompany the construction of the residential
component adjacent to their designated area. The commercial component will follow the
residential portion and the market demand for office/retail in the area.

E. Findings Required for Approval of Project Plan

Montgomery County Code 59-D 2.42 requires an application for development be approved
or approved with modifications only if specific requirements are met by the development.
The proposed plan meets all applicable requirements as defined in section 59-D-2.42.(a)-
(f),(h)(i)
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"(a) It would comply with all the intents and requirements of the zone"

As stated in section N, the intents and requirements of the optional method of the RMX-2
zone have been met. _The plan provides for mixed-use development, public facilities and
amenities, generous green area, allowable commercial FAR and gross leasable floor area,
appropriate residential density and minimum building setbacks.

"(b) It would conform to the approved and adopted sector plan"

The project conforms to the approved and adopted 1994 Clarksburg Master plan and
Hyattstown Special Study Area. The recommendations of the master plan were
incorporated into the proposed plan for Highland of Clarksburg, including increased
densities, mixed-use development, pedestrian- and transit-oriented neighborhood, hierarchy
of streets, access to green-way system, employment opportunities and staging.

"(c) Because of its location, size, intensity, design, operational characteristics and
staging, it would be compatible with and not detrimental to existing or
potential development in the general neighborhood."

The Master Plan has identified the site as an area appropriate for mixed-use development.
The proximity to the town center, transit, and major access roads justify the required
intensity of the plan. The site falls within the proposed staging area for Clarksburg. The
design, size, and characteristic are complimentary to the surrounding area, especially the
adjacent historic district.

"(d) It would not overburden existing public services nor those programmed for
availability concurrently with each stage of construction..."

The FY98 Annual Growth Policy provides guidelines for the determination of
adequacy for public facilities.

Transportation: There is currently no staging ceiling capacity available in the
Clarksburg Transportation Policy Area for either housing or jobs. A transportation
statement has been provided (Appendix B) indicating the number of trips
generated by the proposed development. A traffic study will be prepared once
staging ceiling capacity becomes available. The traffic study will be reviewed by
the Planning Board in its administration of Local Area Transportation Review.
The proposed development must satisfy both Policy Area Transportation Review
and Local Area Transportation Review prior to Planning Board approval of the
Preliminary Plan of Subdivision.

Public Schools: The County Council has declared that school capacity is adequate
for all school clusters at all grade levels.
Water and Sewer: Service is considered adequate if designated in Categories 1,2
or 3. As stated earlier, the subject property is in water category 1 and sewer
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category 4 with administrative advancement to category 3 upon the approval of a
Preliminary Plan of Subdivision.

Police, Fire and Health Services: The FY98 A.G.P. indicates that these services
are considered adequate county-wide.

•'(e) It would be more efficient and desirable than could be accomplished by the
use of the standard method of development."

The standard method of development would promote suburban sprawl in a special
protection area with a master plan whose objective is to conserve the rural and the
natural environment of the area. The standard method would not conserve open
or natural spaces, and would be out of character with the adjacent historic district.
The optional method would be in compliance with the approved and accepted
master plan. The plan makes efficient use of land providing 29% more green
space then required. The layout for Highlands at Clarksburg is in character with
the adjacent historic district and the proposed town center.

"(f) It would include moderately priced dwelling units in accordance with Chapter
25A of this code, if the requirements of that chapter apply."

Eight moderately priced dwelling units are provided in accordance with Chapter
25A of the Montgomery County code.

"(g) Not Applicable."

"(h) Any applicable requirements for forest conservation under Chapter 22A."

Requirements for forest conservation and water quality resource protection are met
by this plan. The forest conservation plan was prepared in accordance with
Chapter 22A of the Montgomery County code minimizing forest removal and
maximizing on-site reforestation /afforestation.

"(i) Any applicable requirements for water quality resource protection under
Chapter 19."

The water quality resource protection utilizes redundant water quality management
practices as demonstrated by the Stormwater Management Concept Plan and the
Preliminary Water Quality Plan to be reviewed and approved by Montgomery
County.
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: Macris, Hendricks and Glascock, P.A.
Engineers - Planners - Surveyors

"_

April 23, 1998

REVISED TRANSPORTATION STATEMENT

Mr. Joe Davis
Development Review Division
M-NCPPC/Silver Spring
8787 Georgia Avenue
Silver Spring, MD 20910

Re: Highlands at Clarksburg
MHG Project No. 95-307

Dear Mr. Davis:

We have revised the Preliminary Plan of Subdivision appli-
cation for the referenced property in response to discussion with
M-NCPPC staff. We provide the following revised Transportation
Statement which reflects the plan revisions for your use.

Policy Area Transportation Review:

The site is located in the Clarksburg Transportation Policy
Area. There is no staging ceiling capacity available for this
policy area according to the FY98 Annual Growth Policy.

Local Area Transportation Review:

The proposed mixed-use community will generate 101 AM peak-
hour trips and 204 PM peak hour trips based on the formulas and
rates contained in the 1996 Local Area Transportation Review
Guidelines.

General Office Use:
AM: 18,590 S.F. GFA ® 1.38 trips per 1,000 S.F. = 26 Trips
PM: 18,590 S.F. GFA ® 2.24 trips per 1,000 S.F. = 42 Trips

Retail Use (Without Major Food Chain Store):
AM: 93 P.M. peak-hour trips ® 25% - 24 Trips
PM: 12,870 S.F. GLA ® 12.36 trips per 1,00 S.F.

(0.05 +(0.002*(200-(12,870 S.F.11,000)))) - 93 Trips

9220 Wightman Road • Suite 120 • Gaithersburg, Maryland 20879-1226
Metro Area (301) 670-0840 • Frederick (301) 253-4113 - Fax (301) 948-0693 • email: mhgpa®aol.com



I

Mr. Joe Davis
Development Review Division
M-NCPPC/Silver Spring
April 23, 1998
Page 2

Residential Use:
• Single Family Detached:

AM: 29 D.U.'s @ 0.95 trips per unit = 28 Trips
PM: 29 D.U.'s @ 1.11 trips per unit = 33 Trips

• Townhouses:
AM: 38 D.U.'s @ 0.48 trips per unit = 19 Trips
PM: 38 D.U.'s @ 0.83 trips per unit = 32 Trips

• Garden Apartments (Condominiums):
AM: 8 D.U.'s @ 0.44 trips per unit = 4 Trips
PM: 8 D.U.'s @ 0.48 trips per unit = 4 Trips

Total AM: 101 Trips
Total PM: 204 Trips

We understand that once staging ceiling becomes available
for this policy area, a traffic study must be submitted within
six months.

If you have any questions or need any additional information,
please feel free to call.

CC: Mr. Hank Bowis
Ms. Cindy Bar, Esq.
Mr. Steve Peterson

L014J&S.DM
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PROJECT PLANNING AND DESIGN TEAM DIRECTORY

Owner/Applicant:

F & H Investments, L.P.
c/o Bowis Investment Realty Corporation
974 Millwood Lane
Great Falls, Virginia 22066
Phone: (703) 757-2242
Fax: (703) 757-2243
Contact: Mr. Henry Bowis

Legal Council:
Lerch, Early and Brewer, Chartered
3 Bethesda Metro Center, Suite 380
Bethesda, Maryland 20814-5367
Phone: (301) 986-1300
Fax: (301) 986-0332
Contact: Mr. Harry W. Lerch, Esq.

Ms. Cynthia M. Bar, Esq.

Land Planner/Civil Engineer/Landscape Architect/Surveyor:
Macris, Hendricks and Glascock, P.A.
9220 Wightman Road, Suite 120
Gaithersburg, Maryland 20879-1226
Phone: (301) 670-0840
Fax: (301) 948-0693
Contact: Mr. John Sekerak, Jr., ASLA, AICP

Mr. James Glascock, P.E.
Mr. Douglass Riggs, III, Professional Land Surveyor

Architect:
Creaser/O'Brien Architects
9210 Wightman Road, Suite 400
Gaithersburg, Maryland 20879
Phone: (301) 948-8380
Fax: (301) 948-2180
Contact: Mr. Randall J. Creaser, AIA

Transportation Planner:
Street Traffic Studies, Limited
16626 South Westland Drive
Gaithersburg, Maryland 20877
Phone: (301) 948-1754
Fax: (301) 258-0558
Contact: Mr. Steve Petersen

Geotechnical Engineer:
Schnable Engineer
10215 Fernwood Road, Suite 250
Bethesda, Maryland 20817
Phone: (301) 564-9355
Fax: (301) 530-6376
Contact: Jean Marie Stangert

PPDTD.VB/95-307
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MONTGOMERY COUNTY DEPARTWNT (1P PARK AND PLANNING

-flirt MARYLAND-NATIONAL CAPITAL

PARK AND PLANNING COMMISSION

8787 Georgia Avenue
Silver Sprfng, Maryland 20910-3760

TO: Wynn Witthans: Site Plan Coordinator, M-NCPPC

FROM: Jaines D. Sorensen, Ph-D., Archueologist, M-NCCPC

SUBJECT: Route 355 Road Alignment

Having consulted with the people at our Historic Preservation C
was Michele Nam.), we feel that the best alternative to the road.
front of the site of Dowden's Ordinary would be the one that ht
situ, itself Michele Naru reminded me that the historic D.A.R.
earliest one in the County (1915), and its current location shoulc
in its own right.

If adjustments to the road alignment, so as not to impact the
feasible, we would suggest that the present bank edge be coi
disturbance and all work impact be kept to the east of that ei
wall along the current bank edge is the next best altentative.

nmissign (The contact
ideniing and, loveling in
the least impact to the
arker on the site is the
)e considered historical

-nt bank, are not
red as the limits of
Perhaps, a retaining
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THE MARYLAND-NATIONAL CAPITAL PARK AND

[~ Department of Pe

f ~~ ~~ 9500 Brunett Aver

TO: Gwen Marcus Wright, Historic. Preservation Co-ordinator

FROM: James D. Sorensen, Ph.D., Archaeologis(, County-wide

SUBJF.,CT: St►ingtown Road Extension

CANNING COMMISSION
ks, Montgomery County, Maryland
e • Silver Spring, Maryland 20901

ng

Because the extension of Stringtown Road aeross Rt. 355 adjoins arcel N 396, the location of
Dowden's OTdivary, which was used as an encanrtpment by Britis General Edward Braddock
during the French and Indian War in 1755, the right of way is de ed to have archaeological
potential as a military campsite. Parcel 396 is scheduled to be ac irr d by the Park and Planning
Commission.

in the absence of Federal or State financing or perniitting, whicl
survey of the area, Phase 1, discovery-oriented site investigation
retrieve camp-related artifacts or map related features should be

perhaps conducted through or by our office.

uires an archaeological
ng the right-of--way to
ed out prior to construction,

MONTGOMERY COINTY PARKS





Macris, Hendricks and Glascock, P.A.
-Engineers Planners Surveyors

May 13, 1999

Mr. Malcolm Shaneman 
D.Ms. Wynn Witthans

Maryland National Capital Park and MAY .~ ~~'~~
Planning Commission ,~ 

U U 
T~

Development Review Division DevelOPRent 1R9V.:,v Div:-ion
8787 Georgia Avenue
Silver Spring, MD 20910

- _ - Re:_ Highlands at Clarksburg
MNCPPC File Nos.: 1-98009 and 9-98001
MHG File No. 95-307

Dear Mr. Shaneman and Ms. Witthans:

As requested, enclosed are 50 additional copies each of the Preliminary Plan of Sub-
division and the Land Use Plan. The plans incorporate the revisions requested by,- and
previously provided to,-Ms. Brooke Farquhar. 'In summary the revisions include:

• Oriented townhomes along Stringtown Road toward Stringtown Road and the
surrounding community.

• Created buffer area between rear of townhomes on eastern property line. and
neighboring lot.

• Removed traffic circle
• Enlarged commons area
• Provided alley for townhomes facing commons area. ,

A traffic study has also been previously provided by Mr. Steve Peterson and is under -
review by the Transportation Planning Department.

Thank you for your time and efforts concerning this plan.

Sincerely,

Jo eker r. ASLA,

enclosures: a/s
cc: Mr. Hank Bowis

Ms. Cindy Bar
Mr. Steve Peterson L018JEs.DOC

9220 Wightman Road • Suite 120 • Montgomery Village, Maryland 20886-1279
Metro Area (301) 670-0840 • Frederick (301) 253-4113 • Fax (301) 948-0693 • email: mhgpa@aol.com



MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

8787 Georgia Avenue, Silver Spring, Maryland 20910

Development Review Division Transmittal

DATE MAILED: S/.-( 
/

17 q

TO:

P/2o.TFC'T
Plan Review 4-61700 Preliminary Plan 41- q 8'n aq

Zone: RmJr - .Z

Project: J-{ l b- *1_ ,¢p/aS

Location: 
e- 

Lq KlLs z-6-

SCHEDULESCHEDULE

Development Review Committee: 7 9
i 

i

Tentative Planning Board Agenda: -7 1

ACTION

[ ] Information
[X] Review and Comments by
[ J Other

ENCLOSURES

Copy of: Supporting Material As Appropriate

RESPONSE

[ ] No Comment
[ ] Comments Attached/Separate Cover
[ ] Comments as follows:

For more information, contact: Ljyv.J w ii-z-j4.q„jat (301)495-4595,  ..  



✓ f

U~ 7 6a11P4 
~

T\

a 1,962j9 g~YV 
PRE-PRELININAeY 

p AN

PRELININAY

IN I,I _ 
IN IN

4
\ ̀

\ III I I I tV ~ I\ ~ `. ~ I 
t~ 

~,~ -- ~- - _ I 
~-IN

a
~~ 

sa 
pa g~Pf e~ 

od6

R
Bu~sry 90
Bus Ca 9~

m 
eD 

d

6, a~Z
6 : 9~ 

44

po a~

o 
-- 

—LIII II I v ~ h 
v 

1 1 y, VICINITY MAP v ~\
_ a I 

II r t r ~~~•-. _- ~..r+o+r ~• , A 1~\. v A s , A. O.A:' i
..,.~~\,\ LE " = 2,000

6ing 

NI- IN SCA
~ 

P
bill yn

BEVEECPNENi STAN7A9BS 
Aegmrud/Permllted Provided l

IN~L-" W _ ~/ '\fir Offie(59~1032)1
x x - Professional and Business 20,000 o f max O s l..~~✓ - V~}:~~. f

\ I General 2D;000 e i Max. 18 .9 l
RI 

'~ Is -~ AI Dui 
_urn fY 9~u~Forvin rGfi-f728BK~ ` 

A A ~`:n
R r l R tk -~~ ^tom 1 ~`~ Y Green Area or Outside 4raolty Area (Si

., --.4.w. ,"-'~y0'A OnIY` -'~ ` A v F y e e/In cmmedIal portion 2.7S cc. 4S% Air. 4
V IITGr r' - _ `^ -i-A Anti f ~~ '-lb~ v/In resldeotlAlPortloo (12135 ec 5~min . 7CA

O'„Me~ r ~_— 
 

^.. __ — T ` 
i m 5\\, ~G„ \ .~ . \v~ S 0.3 - ...,hhlib -I I~ f \ Connerclol. Den¢I to.(59{-70741'.0.54AR max FAA

1 L 

j

my.

SUR 05 ((ER0F ATE ~C

i 8

1 I I v 1

1I

= I

=PAM

7 I i 
w' ,

I )

III

/`

HOUSING TYPES AND QUANTITIES'

TYPE CIIANTITY

SINGLE FAMILY DETACHED
(3 Bedroom)

SINGLE FAMILY ATTACHED
(3 Bedroom)

CODOMINIUMS (NPDU)
(4-2 Bedroom N 4-3 Bedroom)

29 1

39

e

Greg 75

: 
\ 

Aunber of Dnel I ig Unite (69-019 3 B) NA min (AO ac) 15 d u s

\ \Residential Density IS4 G.3,7); Sop u /Ao max Code 6.0 d'u /aof
IN 
RM

\ Sloitlu/aa ~MP)2 
3

1 A~ B Cetaocb (soave 3 B)from a
V A\ V from

- 

   properties: 
4d ft.

CncMal 
hb s I  mlo 101

prstaa Sulldlng 
IN II 

m SGt
Aram 

Frederick 
k Shn Roads

\ \ \ Conaemlo buildings: :0 'ft nln Coda 25 It
vv vI ~AV~ 

B 
¢DmmMP

Residential bulldlnA Oft mio Ode 70 ft.
ANN, 0fb mn MP

IN \ 

1 4maunts Indlooted as provided reflect the development as Goal Flown
on the Preliminary Suddlvl0lon Plan and Project Plan Flool, amounts WI 

V I A V.. be determined Ft Site Plan 159x3) not to exceed the mopMe
3\N \\ \ \ required/permtled

e \\ g \ \ \\
V x q The abbreflation U P refers to standards rose maintled In the 1994

\ 
S 

r A A A Clarksburg Master Pion

v A 3 Excluding M P OIU s (51 1.7b)).

A \~ A .. V̀ r l 4 The Planning food my reduce the minimum setbacks no greater then 65
04100' 

I, o If S1 1 I T t NOTES ;

11 i 1 f Boundary from field survey by Al'Henodcka IsGleecock PIA (K
0~

F 1 'r r -~0 Topography hyphatogrammatrm mlMeda by 9412 fact contourolervolA

Property 19 zoned RA-2 (Besldentlal -Mixed the Davelapm¢ht;.9peclolly
Canter) by SMA.E-S7 @ E-5e

11bb V A Water and sent Fail W-1 If 3-4, respectively. Service Area
Category advancement to SD elmdiog preliminary pion oppraval per 9 (xi -

V ` V CID-M
ING f41 ¢ Area tabulatlom

Gross treat area - IB 097 ca
y 

AV
Area previously ellad to publle use (Indeterminable) =<0000 ad .

Residue 18097 ac
100 year flood ploln(A 30 ac) IF GAS cc 

\V Area to he dAmaled to public use z 1.019 4e

10 \ N Ne tract area 15 07e ae

This pion proposes the develo Ft of a mwxlwin of 31.460 s.d CFA end
f 75 dwllling unita The specific landuss(e) lot size and conflg etloo

r IN 4
and building site and oontlgurat loo Al l l be deters lned of the, Bite Pico stage

y E D 1 of revlew

ti development of he resident lal portion along with the Camxge of the helmet
(~ AIII begin as transportation Failing capacity Is ovaileble Ths development

of the tot lot and the cloy lot wlII aocompony the construct lob of the

~6d ) reeldsntlM Fewanests Ai to their designated area The c Mons rclal
6-6r , cgryonent wlll tollaw the residential portion And the market Mari
_-G , offla/retail m the arena
Phil 

I 1 11
A This File Is within the Clarksburg cod Vla nity planning area.

S 
/ t w This site la witMo the Clarksburg transportation pal lay urea 

7
yeg nIte 

5W 
site Is w tMn the It SBnA Crack ~tPrBhPd (Close V) and withinthe 

ePW' the Clcrkaaarg,. Scacla Pmtnectloo Arab.
P
94 ~A Natural Resources Invn MFln  Dellnealifn c has g been

q approved bYrMi Environmental planning DIv sop Reference 
No19S2SD

mE rr~J a SeIvloma utl!Rt epitaphic; are: Tenter and Spier: 0C
------ Electric Palo me Swoon

Telephone: Bell. Atlantic
Natural Cos: Amhingtoo Gas

- e The locations of Wading underground utilities ore shown IN{heir
opproxmate locations as Per ivollohie utility company records Theexoet
location of 0A underground utilities should be verified by'MI9e UtIIIYyB (i-n; r hGa237-777) prior to any emention. foals ill eddlGlaaceak
P.A. does not express or Moody on? guarantee or warronty as to the location
or exl5encs of any underground. utility,
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MONTGOMERY COUNTY DEPARTMENT OF PARK AND PLANNING

THE MARYLAND-NATIONAL CAPITAL
PARK AND PLANNING COMMISSION

8787 Georgia Avenue

Silver Spring, Maryland 20910-3760

June 1, 1998

MEMORANDUM

TO: Joe Davis
Malcolm Shaneman
Development Review Division

FROM: Gwen Wright, Historic Preservation Coordinator
,2,*t Robin D_ Ziek, Historic Preservation Planner
K Historic Preservation Section

SUBJECT: Review of Subdivision Plans

We have reviewed the following subdivision plans and found them not to involve any identified
historic resources:

#1-86182 Centerway Business Center
#1-98083 Peters Property
#1-98085 Byrd Property
#1-98087 SGLSC Otsuka American Pharmaceuticals
[8-98031]
#1-98090 Drumeldra Hills

#7-98033 Parcel J - North Germantown
#7-98034 Bradley Hills, Lot 40 & 41, Block 3A

#8-91019A Plantations
#8-98032 Bethesda Place II

The following zoning cases involve identified historic resources:

#1-980860 Solomon Simpson 1783 Plantation - The proposed new construction
involves Locational Atlas site #17/21 The W.T. Jones House. It is adjacent to Locational Atlas
Resource #17/22, the Hilliard/Hunter Farm. It was discussed in 1996 as a subdivision with a
somewhat different layout. The new proposal would have to go to the HPC for their review in
terms of the reduction of the environmental setting for the W.T. Jones House, and for
consideration of the impact on the Hilliard/Hunter Farm, and for the character of the entry drive
off of Beallsville Road which is a development of the original drive for the W. T. Jones House.



1`~Higlilanas at Clarksburg = the Prel minazI Plan of Subdivision indicates
#1-98009 right-of-way through one of the structures'in the Clarksburg Historic

District. This does not reflect previous discussions to maintain the right-
of-way with a setback from the historic district. The drawing should also
reflect discussions concerning the width of Stringtown Road, and the
proposed locations of public utilities and public facilities, such as the bike
path.

#1-98082 Fertile Meadows Lots 21 & 22 - The proposed subdivision may raise
concerns about the encroachment on the viewshed from/to the Master Plan
Site #14/59 which was laid out in the original subdivision in 1993.



MONTGOMERY COUNTY DEPARTMENT OF PARK AND PLANNING

THE MARYLAND-NATIONAL CAPITAL
PARK AND PLANNING ,COMMISSION

8787 Georgia Avenue

Silver Spring, Maryland ?0910-3760

FROM: Development Review Division; M-NCPPC

NAME: rl i e- NL.q.wl b s A r e c o ,i K.s 34jA &

FILE No.: I - 98 009

Enclosed please find the information checked below. This material will be discussed at
the Development Review Committee meeting of C. I I , 19'F (no meeting scheduled if
blank) .

New Preliminary Plan application with supporting material as appropriate

_Supporting material for previously reviewed Preliminary Plan

/
/

Revised Preliminary Plan drawing ~ :PR a Se c-r PLAAJ

New Pre-Preliminary Plan application

Request for Waiver

Discussion Item

Comments due by

Planning Board date (if available) (date subject to change)



Macris, Hendricks and Glascock, P.A.
Engineers •. Planners Surveyors

April 28, 1998 

'O E _ 
(~ ~~ 1.,

_L1. 

MAY 0 a

Ms. Brooke Farquhar
Mr. Joe Davis Development Review Division
Maryland-National Capital
Park and Planning Commission
.8787 Georgia Avenue
Silver Spring, MD 20910

Re: Highlands at Clarksburg
MHG Project No. 95-307-11

Dear Mr. Davis and Ms. Farquhar:

Please accept this revised submission of the Project Plan and Preliminary Plan of Sub-

division for review. The submission was revised in response to comments from the Develop-

ment Review Committee and to address road alignment issues. The most significant changes

are listed below.

• MD Route 355 entrance to the community has been moved to the southern most
corner of the property to allow for desired intersection separation.

• Revised dedication of right-of--way for Stringtown Road to reflect most current
centerline alignment and right-of-way widths.

• Revised interior roadway network to reflect the change in entrance location, and .

to address circulation issues raised by Development Review.

• Revised commercial layout  to provide a signature building at corner of Stringtown

Road and MD Route 355, to reduce the visual .impact of vehicles on the surrounding .
area and to modulate building masses.

• Revised dwelling unit layout in response to changes in roadway patterns. Resulted in
the lost of 6 single family attached units and an increase of 4 single family detached
units for an overall loss of 2 dwelling units.

• Revised Forest Conservation Plan, Road Profiles and Conceptual Stormwater
Management Plan to reflect above listed changes to layout.

9220 Wightman Road • Suite 120 • Gaithersburg, Maryland 20879-1226

Metro Area (301) 670-0840 • Frederick (301) 253-4113 • Fax (301) 948-0693 - email: mhgpa@aol.com






