
  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 A request for one lot to accommodate an approved special exception domiciliary care facility. 

 Approval of the Final Forest Conservation Plan is included as part of this Preliminary Plan. 

 Staff has not received any correspondence from citizens regarding this plan. 
  

 

Summary 

 
MONTGOMERY COUNTY PLANNING DEPARTMENT 

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

MCPB 
Item No.  
Date: 2-21-13 

Preliminary Plan, 120120300:  Alfred House 

 

Elsabett Tesfaye, Planner Coordinator elsabett.tesfaye@montgomeryplanning.org  301-495-1301 

Richard Weaver, Acting Supervisor  richard.weaver@montgomeryplanning.org  301-495-4544 

John Carter, Division Chief, Area 3 john.carter@montgomeryplanning.org  301-495-4575 

Preliminary Plan, 120120300: Alfred House 
One lot for the construction of a 34-bed domiciliary 
care facility (S-2815), on a 2.48 acre parcel, RE-1 Zone, 
located at 6020 Needwood Road, at the southwest 
corner of the intersection with Muncaster Mill Road, 
Derwood, in the Upper Rock Creek Master Plan area.  
 

Staff recommendation: Approval with conditions and 
adoption of the Resolution. 
 
Application Filing Date:  June 21, 2012 
Applicant:   Dr. Veena Alfred, Trustee  
Review Basis:   Chapter 50 and Chapter 22A 
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RECOMMENDATION:  Approval, subject to the following conditions: 
 

1) Approval under this Preliminary Plan is limited to one lot for an assisted living facility and a 
group home not to exceed 39 beds (34 in the assisted living facility and 5 in the existing 
group home) with 12 employees on site.  

2) The Applicant must comply with conditions of the Montgomery County Board of Appeals 
approval for Special Exception S-2815.  

3) The Applicant must comply with the conditions of approval for the final forest conservation 
plan approved as part of this Preliminary Plan, including the following: 
a) The Final Sediment Control Plan must be consistent with the final limits of disturbance 

shown on the approved final forest conservation plan.  
b) The Applicant must comply with all tree protection and tree save measures shown on 

the approved final forest conservation plan, including recommendations specified in the 
arborist’s report dated December 3, 2012. Tree save measures not specified on the final 
forest conservation plan may be required by the M-NCPPC forest conservation inspector 
at the pre-construction meeting. 

c) The Applicant must plant a quantity and size of trees that total ninety-five caliper inches 
for mitigation of the Protected Tree Variance within the later of i) one year, or ii) two 
growing seasons after issuance of the Use and Occupancy Permit for the new building. 
Trees must be native, canopy species and should be a minimum of 3-inch DBH. Size, 
species and specific location of trees planted must be approved by M-NCPPC forest 
conservation inspector prior to planting. 

d) Prior to recordation of the plat, the Applicant must obtain Staff approval of a Certificate 
of Compliance Agreement for use of an approved M-NCPPC offsite forest mitigation 
bank to satisfy the forest planting requirements. 

4) Prior to issuance of building permits, a revised landscape plan that comports with the 
certified Preliminary Plan must be submitted for review and approved by Staff.  

5) The Planning Board has accepted the recommendations of the Montgomery County 
Department of Transportation (“MCDOT”) in its letter dated November 30, 2012, and does 
hereby incorporate them as conditions of the Preliminary Plan approval. Therefore, the 
Applicant must comply with each of the recommendations as set forth in the letter, which 
may be amended by MCDOT provided that the amendments do not conflict with other 
conditions of the Preliminary Plan approval. 

6) Prior to recordation of plat(s), the Applicant must satisfy the provisions for access and 
improvements as required by MCDOT.  

7) The Planning Board has accepted the recommendations of the Montgomery County 
Department of Permitting Service (“MCDPS”) – Water Resources Section in its stormwater 
management concept letter dated November 30, 2012, and does hereby incorporate them 
as conditions of the Preliminary Plan approval. Therefore, the Applicant must comply with 
each of the recommendations as set forth in the letter, which may be amended by MCDPS – 
Water Resources Section provided that the amendments do not conflict with other 
conditions of the Preliminary Plan approval. 

8) The Planning Board has accepted the recommendations of the Maryland State Highway 
Administration (“MDSHA”) in its letter dated August 8, 2012, and does hereby incorporate 
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them as conditions of the Preliminary Plan approval. Therefore, the Applicant must comply 
with each of the recommendations as set forth in the letter, which may be amended by 
MDSHA provided that the amendments do not conflict with other conditions of the 
Preliminary Plan approval. 

9) Prior to issuance of access permits, the Applicant must satisfy the provisions for access and 
improvements as required by MDSHA.  

10) The Applicant must dedicate and show on the record plat(s) the following dedication: 
a) 35 feet from the existing pavement centerline along the Subject Property frontage with 

Needwood Road.  

b) 40 feet from the existing pavement centerline along the Subject Property frontage with 

Muncaster Mill Road. 

11) The Applicant must construct all road improvements within the rights-of-way shown on the 
approved Preliminary Plan to the full width mandated by the Master Plan and/or to the 
design standards imposed by all applicable road codes. Only those roads (or portions 
thereof) expressly designated on the Preliminary Plan, “To Be Constructed By _______” are 
excluded from this condition. 

12) The Applicant must construct and complete an 8-foot wide shared use path along the 
Needwood Road frontage prior to issuance of Use and Occupancy permits for the new 
structure.  

13) The record plat must show necessary easements. 
14) The Adequate Public Facility (APF) review for the Preliminary Plan will remain valid for 

eighty-five (85) months from the date of mailing of the Planning Board Resolution 
 

 

 
 
 
 
  



4 
 

SITE DESCRIPTION  
 

The subject property is located on the south side of Needwood Road at the southwestern corner of 
its intersection with Muncaster Mill Road (MD 115) in Rockville, Maryland. The site consists of 2.48 
acres of land, zoned RE-1 and identified as Parcel P927, on tax map HT122 (“Property” or “Subject 
Property”). The Property is improved with a one-story ranch style home that currently provides 
services (group home) for five elderly persons. The Property has approximately 435 feet of frontage 
along Needwood Road and approximately 200 feet of frontage along Muncaster Mill Road. Existing 
access to the site is from Needwood Road. 

 
 
The Property is generally flat and consists of mature trees within its interior as well as along the 
southern, western, and eastern boundaries. The Property is not located in a Special Protection Area 
(SPA). It is in water category W-1 and sewer category S-1.  
 
The surrounding area, within which the Subject Property is located, is generally bounded by 
Muncaster Mill Road to the north, Bowie Mill Road to the northeast, and Rock Creek Regional Park 
to the south and west. Adjacent to the Subject Property to the west (rear) is a single-family 
detached home. A single-family dwelling is located across the street from the Property (northwest) 
and the Inter-County Connector (ICC/MD Rt. 200) lies farther to the west. The Montgomery 
Hospice at Casey House is located on Muncaster Mill Road, to the northeast and Colonel Zadok 
Magruder High School lies to the southeast of the Property. 
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PROJECT DESCRIPTION  
 
Preliminary Plan No. 120120300 (“Application” or “Preliminary Plan”) is a request to create one lot 
to accommodate an approved special exception use for a 2-story, 21,576 square-feet, 34-bed 
assisted living facility (Special Exception S-2815) and an existing group home for five people that 
operates from a converted single family home. The assisted living facility will be dedicated to 
provide daily support for frail and elderly residents. The facility does not provide Alzheimer’s care. 
Dr. Veena Alfred “Applicant” and owner of the facility, also plans to continue the existing group 
home use on the Property and which was approved as part of the special exception. 
 
      PRELIMINARY PLAN 

 
 
The new building will be built in the center of the Property and setback approximately 51.5 feet 
from Needwood Road and approximately 142 feet from Muncaster Mill Road. The setback from the 
rear (southeast) property line is approximately 40 feet. The existing group home, with five 
residents and two non-resident staff will continue to operate within the converted single family 
dwelling on the Property. The group home is currently setback approximately 79.5 feet from 
Needwood Road and approximately 18 feet from the adjoining (west) side lot line and will remain 
in that location.  
 



6 
 

Access to the facility will continue to be from Needwood Road via an asphalt driveway. The 
driveway will be widened to accommodate vehicular circulation and traffic generated by the two 
uses. A total of 17 spaces are provided (3 spaces for the existing use and 14 spaces for the 
proposed use) to serve parking requirements of staff as well as visitors. The single parking area is 
located between the two facilities and consolidated to minimize impervious areas on-site and allow 
for open space. The Applicant will also be required to construct certain frontage improvements 
including a shared use bike path and storm drain systems.  
 

FRONT ELEVATION (NEEDWOOD ROAD) 

 
COMPLIANCE WITH PRIOR APPROVALS 
 

The Montgomery County Board of Appeals granted approval of Special Exception S-2815, with 
conditions, pursuant to Section 59-G-2.27 of the Zoning Ordinance, to build and operate an assisted 
living facility. Landscape and Lighting plans were approved as part of the special exception 
application. The Application remains substantially unchanged from that which was approved by the 
Board of Appeals for the special exception.  Compliance with the conditions of the special 
exception approval will also be a condition of approval for the Preliminary Plan Application. 
 
ANALYSIS AND FINDINGS – Chapter 50 
 

Conformance to the Master Plan  
 
The findings for Special Exception S-2815 included a finding of substantial conformance with the 
Upper Rock Creek Master Plan (“Master Plan”) by the Board. This proposed Preliminary Plan does 
not include any substantial changes from the layout, lot configuration and statement of operations 
that were included in the record of the special exception application, therefore; this Application is 
also in substantial conformance with the Upper Rock Creek Master Plan.  
 
At the time of the special exception review, the Board considered the Housing chapter of the 
Master Plan which recommends a balance between the achieving countywide policies for 
encouraging the broadest possible range of housing choices for the full range of residents’ ages and 
incomes with equally important policies for preservation of a low-density housing resource and 
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protection of sensitive resources. The Housing chapter recognizes that adequate housing for the 
elderly is an important element of the overall goal. As such, the project will contribute to increased 
housing choices in this part of Montgomery County and will further both county policies for the 
provision of housing and overall land use goals to protect sensitive resources in the Upper Rock 
Creek Area Master Plan. 
 
Needwood Road is identified as a primary residential street with a 70-foot-wide right-of-way and 
Muncaster Mill Road (MD 115) is identified as an arterial highway with an 80-foot-wide right-of-
way. The Preliminary Plan shows the necessary dedication for the future widening of Needwood 
Road and Muncaster Mill Road in accordance with the Master Plan.  
 
The Countywide Bikeways Functional Master Plan (“Bikeways Plan”) recommends two bikeway 
facilities that abut the Subject Property. The first is on Muncaster Mill Road which is projected to 
have on-road bike lanes from Georgia Avenue to Woodfield Road (BL-35). The Bikeways Plan 
identifies BL-35 as an important cross-county connection to be implemented as part of future 
roadway improvements to Muncaster Mill Road by MDSHA. The Applicant will be required to 
dedicate land along Muncaster Mill Road to allow for the eventual MDSHA improvements but since 
no design has been approved for Muncaster Mill Road, MDSHA does not require any frontage 
improvements by the Applicant.  
 
The Bikeways Plan also recommends a dual bikeway, to include a shared use path and bike lanes, 
along Needwood Road between Redland and Muncaster Mill Roads (DB-14). The Applicant will 
dedicate the necessary right-of-way to provide for these improvements but cannot build the bike 
lanes because the design of Needwood Road is tied to the MDSHA capital project for Muncaster 
Mill Road. However, the Preliminary Plan shows an eight-foot shared use path that will be 
constructed by the Applicant along the Property’s frontage in a manner recommended by the 
Bikeways Plan and in accordance with MCDOT standards. The shared use is designed in such a way 
at the edge of the right-of-way, so that it will not need to be replaced or relocated when any future 
intersection improvements are constructed within the Needwood Road right-of-way by others.  
 
The Preliminary Plan is in substantial conformance with the Upper Rock Creek Master Plan and the 
Countywide Bikeways Functional Master Plan. 
 
Adequate Public Facilities  
 
Transportation 
The project will generate a maximum of 11 peak-hour trips during the weekday peak periods. The 
Local Area Transportation Review (LATR) guidelines exempt projects generating fewer than 30 
peak-hour trips. Therefore, this project meets the LATR requirements. The Property is located in 
the Rural East Policy Area where there is no Policy Area Mobility Review trip mitigation 
requirement according to the current Subdivision Staging Policy.  
 
The existing single vehicular access point on Needwood Road will be widened to commercial 
driveway standards to accommodate the additional vehicular traffic and circulation. The Applicant 
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must construct the eight-foot wide shared use path along the Needwood Road frontage, interim 
curb and gutter to direct runoff into a new enclosed storm drain system and a four-foot wide grass 
lawn panel. All improvements within the right-of-way will be built in such a way so they will not 
need to be relocated or rebuilt when the final improvements are made to Needwood Road and 
Muncaster Mill Road.   
 
The internal parking lot has been accepted by the Montgomery County Department of Fire and 
Rescue Services. The Applicant will be required to dedicate and construct certain frontage 
improvements that are reasonable to support the lot and use. Staff finds that the proposed access 
point and on-site vehicular and pedestrian circulation system shown on the Preliminary Plan are 
adequate.   
 
Other Public Facilities 
Public facilities and services are available and will be adequate to serve the proposed development. 
The Property is in water category W-1 and sewer category S-1 and will be served by public water 
and sewer. Other public facilities and services, such as police stations, firehouses, and health 
services, are operating according to the Subdivision Staging Policy resolution currently in effect and 
will be adequate to serve the Property. Electrical, gas, and telecommunications services are also 
available to serve the Property. No School Facility Payment is required since the use does not 
generate any students. 
 
Environment  
 
Environmental Guidelines 
A Natural Resource Inventory/Forest Stand Delineation (NRI/FSD) was approved for the Property 
on February 16, 2010. The NRI/FSD identified all of the required environmental features on and 
adjacent to the Property, as further described in the Environmental Guidelines for Environmental 
Management of Development in Montgomery County. The topography on the Property is gently 
sloping to the west. There are no streams, wetlands, 100-year floodplains, stream buffers, highly 
erodible soils, or steep slopes.  This Property is not located within a Special Protection Area (SPA) or 
the Patuxent River Primary Management Area (PMA). 
 
Forest Conservation 
The Application meets the requirements of Chapter 22A of the Montgomery County Forest 
Conservation Law. A Preliminary Forest Conservation Plan, including a variance request for the 
removal of nine (9) specimen trees, and impacts to the critical root zones of seven (7) specimen 
trees, was approved by the Planning Board at a public hearing on January 19, 2012 as part of a 
Special Exception Application S-2815.  
 
This Application included a Final Forest Conservation Plan. The amount of forest clearing has not 
changed on the Final Forest Conservation Plan; however, the net tract area for the project 
increased from 2.34 acres to 2.52 acres. The increase is due to updated calculations of the area of 
dedication that the Application proposes (less area deducted from net tract area) and the inclusion 
of additional offsite area that will be disturbed for the construction of the shared use path along 
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Needwood Road. The increase in net tract area results in an increase in the planting requirement 
from 1.06 acres to 1.12 acres. The forest planting requirement will be satisfied at an approved off 
site forest mitigation bank. 
 
Variance Request  
Section 22A-12(b) (3) of Montgomery County Forest Conservation Law provides criteria that 
identify certain individual trees as high priority for retention and protection (“Protected Trees”). 
Any impact to these trees, including removal of the subject tree or disturbance within the tree’s 
critical root zone (CRZ) requires a variance.  An application for a variance must provide certain 
written information in support of the required findings in accordance with Section 22A-21 of the 
County Forest Conservation Law.  The law requires no impact to trees that: measure 30 inches or 
greater, Diameter at Breast Height (DBH); are part of an historic site or designated with an historic 
structure; are designated as national, State, or County champion trees; are at least 75 percent of 
the diameter of the current State champion tree of that species; or trees, shrubs, or plants that are 
designated as Federal or State rare, threatened, or endangered species. 
 
A variance request for the removal of nine (9) Protected Trees that are 30 inches and greater, DBH, 
and impacts to seven (7) Protected Trees was approved as part of the Preliminary Forest 
Conservation Plan approval; however, the Final Forest Conservation Plan includes revisions to the 
approved variance request. The revisions are due to the addition of the shared use path along 
Needwood Road (additional tree removal), relocation of the proposed sewer connection (reduction 
in number of trees impacted), and recommendations by a certified arborist to remove one 
additional Protected Trees. The variance approval had included impacts to tree #14, but this tree 
will no longer be disturbed. Because of certain modifications to the limits of disturbance brought 
about during the Application review, the Applicant submitted a revised variance request (dated 
December 19, 2012) on January 3, 2013 (Attachment--E). The Final Forest Conservation Plan now 
proposes to remove eleven (11) Protected Trees that are subject to the variance provision, and to 
impact, but not remove, four (4) others that are considered high priority for retention under 
Section 22A-12(b) (3) of the County Forest Conservation Law. 
 
 The Final Forest Conservation Plan includes a request for a variance for the removal of two 
additional Protected Trees. Tree #2, a 28” DBH loblolly pine in fair condition, was previously 
granted a variance for impacts only. Due to the required construction of the shared use path along 
Needwood Road, this tree will experience additional impact that now requires that it be removed. 
Tree #30, a 31” DBH tuliptree that is in fair condition was also previously granted a variance for 
impacts only. Tree protection measures will be employed to attempt to save the tree, but based on 
the arborist’s conclusion that the tree is in declining health, the variance request was amended to 
show removal of the tree.. Mitigation for the removal of these two additional Protected Trees has 
been added to the mitigation requirement for the previously approved variance and the additional 
tree plantings have been included in the Final Forest Conservation Plan.  The other change to the 
variance granted with the Preliminary Forest Conservation Plan is to show that no impact will now 
occur to Tree #14, a 32” DBH Norway maple. An adjustment to the proposed limits of disturbance 
for the building’s water and sewer line connections dictate that disturbance to the tree’s critical 
root zone is no longer necessary. The following table summarizes the revised variance request. 
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Protected Trees to be removed 

 
Tree 

Number 
Species DBH  

Inches 
Status 

2 Loblolly Pine 28* Fair condition: Shared use path; entrance; previously approved for 
impact only 

3 Silver Maple 30 Fair condition; Needwood Rd. right of way; drainage swale  

4 Silver Maple 58 Poor condition; Needwood Rd. right of way; drainage swale 

5 Red Maple 34 Fair/Poor condition; Needwood Rd. right of way; drainage swale 

6 Red Maple 33 Poor condition; Needwood Rd. right of way; drainage swale 

7 Red Maple 30 Fair condition; storm drain outfall improvement as required by MCDPS 

9 Silver Maple 33 Good condition; building and stormwater facility 

24 E. Red Cedar 30 Good condition; grading, storm drain construction 

28 Red Maple 30 Good condition; parking lot and storm drain construction 

29 Tuliptree 41 Good condition; grading for parking lot, drainage 

30 Red Maple 31 Fair condition; parking lot, drainage; previously approved for impact 
only 

*This tree is subject to the variance requirement because it has a DBH greater than the current County champion 

 

Protected Trees to be affected but retained 
 

Tree 
Number 

Species DBH  
Inches 

CRZ 
Impact 

Status 

11 Silver Maple 40 30% Good condition; grading for drainage; water and 
sewer connections 

15 Black Cherry 31 29% Good condition; water and sewer connections 

19 Silver Maple 46 7% Fair condition; storm drain construction 

31 Tuliptree 34 20% Good condition; grading for parking lot and drainage 

 

Unwarranted Hardship  
As per Section 22A-21, a variance may only be considered if the Planning Board finds that leaving 
the requested trees in an undisturbed state would result in an unwarranted hardship. Development 
on the Property is constrained by the existing conditions on the site. The Property contains an 
existing house to remain in its current use as an assisted living residence, and a driveway and 
parking lot will be constructed  for the existing and proposed buildings. Of the eleven Protected 
Trees proposed for removal, five are located within the proposed  dedication for Needwood Road, 
and will be impacted by the construction of the required shared use path, storm drain and 
stormwater management measures. The condition of these trees has already been impacted by 
pruning for overhead wires. An additional tree located offsite, at the outfall of an existing storm 
drain across Needwood Road will be removed due to required upgrades to the storm drain 
structure. The remaining five Protected Trees that are proposed for removal and the additional 
four Protected Trees that will be impacted are scattered throughout the Property. The layout of the 
development was designed to cluster the new building near the existing building to minimize 
impacts due to necessary infrastructure. Staff has reviewed this Application and based on the 
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number and size of the Protected Trees found on the Property and the proximity of these  trees to 
the existing development on the site, finds that there would be an unwarranted hardship if a 
variance were not considered. 
 
Section 22A-21 of the County Forest Conservation Law sets forth the findings that must be made by 
the Planning Board or Planning Director, as appropriate, in order for a variance to be granted. Staff 
has made the following determinations in the review of the variance request and the proposed 
forest conservation plan: 
 
Variance Findings  
Staff has made the following determination based on the required findings that granting of the 
requested variance: 
 
1. Will not confer on the applicant a special privilege that would be denied to other applicants. 
 
Granting the variance will not confer a special privilege on the Applicant as the removal and 
disturbance to the Protected Trees are due to the development of the Property. The 2.48-acre 
Property contains numerous Protected Trees located within the developable area of the site. 
Granting a variance request to allow land disturbance within the developable portion of the site is 
not unique to this Applicant. The development of the Property is dictated by the existing entrance 
driveway, building and storm drain outfall, and the need to provide utility connections out to 
Muncaster Mill Road. Staff believes that the granting of this variance is not a special privilege that 
would be denied to other applicants.  
 
2. Is not based on conditions or circumstances which are the result of the actions by the 

applicant. 
 
The need for the variance is not based on conditions or circumstances which are the result of 
actions by the Applicant. The requested variance is based upon existing site conditions, including 
the existing driveway and building, and the number and locations of the Protected Trees. 
 
3. Is not based on a condition relating to land or building use, either permitted or non-

conforming, on a neighboring property. 
 
The need for a variance is a result of the existing conditions and the proposed site design and 
layout on the Subject Property, and not a result of land or building use on a neighboring property. 
 
4. Will not violate State water quality standards or cause measurable degradation in water 

quality. 
 
The variance will not violate State water quality standards or cause measurable degradation in 
water quality. The Protected Trees being removed or disturbed are not located within a stream 
buffer, wetland, or special protection area. Mitigation for the removal of these trees will replace 
the functions currently provided by the Protected Trees. In addition, Montgomery County 
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Department of Permitting Services has found the stormwater management concept for the 
proposed project to be acceptable as stated in a letter dated November 30, 2011. The stormwater 
management concept incorporates Environmentally Sensitive Design. 
 
Mitigation for Trees Subject to the Variance Provision  
There are eleven (11) Protected Trees proposed for removal in this variance request. Mitigation for 
the removal of these trees is recommended. Mitigation should be at a rate that approximates the 
form and function of the trees removed. Therefore, Staff is recommending that replacement occur 
at a ratio of approximately 1” DBH for every 4” DBH removed, using trees that are a minimum of 3” 
DBH. For example, this means that for the 378 caliper inches of Protected Trees removed, they will 
be mitigated by the Applicant by planting 95 caliper inches of trees, with a minimum size of 3” DBH 
on the site. The Final Forest Conservation Plan as submitted for approval proposes to plant thirty-
two (32) native, canopy trees with a minimum size of 3” DBH on the site. The proposed conditions 
of approval allow for some flexibility in the size, number and specific location of the trees to be 
planted with M-NCPPC Staff approval. While the trees recommended for mitigation will not be as 
large as the trees lost, they will provide some immediate canopy and ultimately replace the canopy 
lost by the removal of these trees. There is some disturbance within the critical root zones of four 
trees; however, they will receive adequate tree protection measures and no mitigation is 
recommended for these four trees.  
 
County Arborist’s Recommendation on the Variance  
In accordance with Montgomery County Code Section 22A-21(c), the Planning Department is 
required to refer a copy of the variance request to the County Arborist in the Montgomery County 
Department of Environmental Protection for a recommendation prior to acting on the request. The 
request was forwarded to the County Arborist. On January 11, 2013, the County Arborist issued 
recommendations on the variance request and recommended the variance be approved with 
mitigation.  
 
Staff recommends that the tree variance, as revised, be granted with mitigation. The Applicant 
must plant a quantity and size of trees that total ninety-five caliper inches on-site, using native 
canopy trees for the recommended variance mitigation within one year or two growing seasons 
after the issuance of Use and Occupancy permits for the new building are issued.   
 
Stormwater Management 
The MCDPS approved a stormwater management concept for the Application in a letter dated 
November 30, 2011 (Attachment D). The concept consists of Environmentally Sensitive Design by 
the use of micro-bioretention facilities. 
 
Landscape and Lighting Plan 
A landscape and lighting plan was approved as part of the Board of Appeals action on the special 
exception for this Property. Required elements of the Preliminary Plan, including storm water 
management facilities, water/sewer connections, building footprint adjustments and Final Forest 
Conservation Plan components conflict with some of the internal landscaping that was approved by 
the Board of Appeals with the special exception. Staff recommends that a revised landscape and 
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lighting plan that comports with the Certified Preliminary Plan be submitted for review and 
approval by the M-NCPPC staff prior to issuance of building permits. Staff advises that the Board of 
Appeals may also be required to  review any revised landscape and lighting plan as part of their 
authority over the approved special exception and the exhibits included in that approval.   
 
COMPLIANCE WITH THE SUBDIVISION REGULATIONS AND ZONING ORDINANCE   
 
This Application has been reviewed for compliance with Chapter 50, the Subdivision Regulations. 
The size, width, shape, and orientation of the proposed lot is appropriate for the location of the 
subdivision. The approved use of the Property for an assisted living facility, which includes two 
buildings and parking, requires a lot larger in size and width than the minimum dimensions 
established by the RE-1 zone and the dimensional characteristics of the lot are not out of character 
with the surrounding lots. The rectangular shape provides ample area in which to construct the 
facility. The Application also meets all other applicable requirements of the Subdivision Regulations 
including conformance with the Master Plan and for the provision of Adequate Public Facilities. 
 
The lot was reviewed for compliance with the dimensional requirements for the RE-1 zone as 
specified in the Zoning Ordinance. The lot meets the dimensional requirements for area, frontage, 
width, and the buildings can meet the setbacks in that zone. A summary of this review is included 
in Table 1 below.  
 
      Table 1 

 

 
PLAN DATA 

Zoning Ordinance 
Development Standard 

Proposed for Approval by 
the Preliminary Plan 

Minimum Lot Area 
RE-1 Zone 

40,000 sq. ft.  107915 sq. ft. (2.48 ac) 

Lot Width 
      at street line 
      at building line 
 

 
25 ft. 
125 ft. 
 

 
435 ft. (approx.) 
435 ft. (approx.) 
 

Minimum Setbacks: 
Front - Needwood Road       
Front - Muncaster Mill Road 
Side (corner lot)            
Minimum rear setback 

 
50 ft. 
50 ft. 
17 (one side) 
35 ft 

 
Must Meet Minimum* 
Must Meet Minimum* 
Must Meet Minimum* 
Must Meet Minimum* 
 

Maximum Building Height 50 ft.  Must Meet Maximum* 
 

 * To be determined at the time of building permit by MCDPS 
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CITIZEN CORRESPONDENCE AND ISSUES   
 
At the time of this writing, staff has not received any direct comments from the community either 
in support or in opposition to the Preliminary Plan Application.  
 
CONCLUSION  
 
The proposed lot meets all requirements established in the Subdivision Regulations and the Zoning 
Ordinance, and the proposed lot and use comply with the recommendations of the Upper Rock 
Creek Area Master Plan. Access and public facilities will be adequate to serve the proposed lot, and 
the Application has been reviewed by other applicable county agencies, all of whom have 
recommended approval of the Application. Therefore, Staff recommends approval of the 
Application with the conditions specified above. 
 
 
Attachments: 
 
A. Preliminary Plan 
B. Final Forest Conservation Plan 
C. Other Plans and Drawings 
D. Agency Approvals 
E. Tree Variance Request 
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