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Summary 
 

 Staff recommends approval of the Preliminary Plan Amendment to revise the certified Tree Save Plan 
and associated Limits of Disturbance. 

 The Planning Board previously approved Preliminary Plan No. 120080330 by Resolution No. 10-173 on 
January 19, 2011. 

 

MONTGOMERY COUNTY PLANNING DEPARTMENT 

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 
MCPB 
Item No. 1      
Date: 10/09/14 
Consent Item 
 

Preliminary Plan Amendment No. 12008033A, Country Club Village (6214 Verne Street) 

Staff Report Date: 9.26.14  

 Request: Amend approved Tree Save Plan; 
address changes to Limits of Disturbance 

 Address: 6214 Verne Street 
 Size: 0.67 acres 
 Zone: R-60 
 Master Plan: Bethesda Chevy Chase  
 Applicant: Hossein Rad 
 Filing Date: May 12, 2014 

 
 

 

Kathleen A. Reilly, AICP, Coordinator, Area 1, Kathy.Reilly@mongtomeryplanning.org, (301) 495-4614 

Marco Fuster, Senior Planner, Area 1, Marco.Fuster@montgomeryplanning.org, (301) 495-4521 

Elza Hisel-McCoy, Supervisor, Area 1, Elza.Hisel-McCoy@montgomeryplanning.org, (301)495.2115  

Robert Kronenberg, Chief, Area 1, Robert.Kronenberg@montgomeryplanning.org, (301)495-2187 

 

 

 

 

 

mailto:Kathy.Reilly@mongtomeryplanning.org
mailto:Marco.Fuster@montgomeryplanning.org
mailto:Elza.Hisel-McCoy@montgomeryplanning.org
mailto:Robert.Kronenberg@montgomeryplanning.org
Elza.Hisel-McCoy
My Initials

Robert.Kronenberg
New Stamp



2 
 

RECOMMENDATION  
Staff recommends approval, with a revised condition, of Preliminary Plan No. 12008033A, Country Club 

Village (6214 Verne Street).  The revised Condition No. 2 clarifies that the Applicant must comply with 

the certified Tree Save Plan as modified by this amendment, as opposed to the Tree Save Plan approved 

with the original Preliminary Plan.  All site development elements shown on the latest electronic version 

submitted via ePlans to the M-NCPPC as of the date of this Staff Report are required.  Except as noted 

above, no prior conditions need to be modified by this amendment and all previous approvals remain 

binding on the Applicant.   

 

Site Description 
The subject property covers 29,226 square feet (0.67 acres) of land and is zoned R-60. It is located on 
the south side of Verne Street, approximately 600 feet west of River Road (MD 190).  The property has 
frontage on Verne Street to the north and on the terminus of Redwing Road to the south (there is no 
vehicular access to Redwing Road from the subject property). The one-family detached dwelling 
previously on the site has been removed.   Surrounding properties to the north, south, east, and west 
are developed with one-family detached dwellings in the R-60 zone. 

 

 
Aerial Site View 

 
The subject property is located within the Potomac River watershed.  There are no streams, wetlands, 
floodplains, or other significant environmental features and no environmental buffers on the site.  The 
subject property contains 0.11 acres of forest along the western property boundary.  The onsite forest is 
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connected to a larger offsite forest area. Steep slopes and highly erodible soils are associated with the 
offsite forest but are not located on the subject property. There are a number of significant and 
specimen tree that occur on and near the property. 

 
PROJECT DESCRIPTION 
 

Previous Approval 
The Planning Board approved Preliminary Plan 120080330, with conditions, on December 9, 2010, (by 
resolution 10-173, dated January 19, 2011) for the creation of two lots on 0.67 acres of land in the R-60 
zone. (Appendix A) 
 

 
LOD comparison exhibit; Highlighted areas on the original plan show proposed LOD expansion 

 
Proposal 
The Applicant proposes to amend the certified Tree Save Plan, which was approved by the Planning 
Board as part of the original Preliminary Plan, to: 
 

 remove two on-site trees: an 11”hickory (Tree #1) and a 23”red oak (Tree #2); and 

 modify the Limits of Disturbance (LOD) as follows:  
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o remove an asphalt driveway and concrete decking around an abandoned pool (not 
shown on the previously approved Preliminary Plan); and 

o revise the location of the proposed building footprints and associated storm water 
management facilities. 

 
While these relatively minor changes to a Tree Save Plan might generally be addressed at the staff level, 
to address community and other concerns, the Planning Board conditioned their approval of the original 
Preliminary Plan on compliance with the associated specific Tree Save Plan (Preliminary Plan Condition 
2: see Appendix A).  Staff determined that the Preliminary Plan must be amended to address that 
change to the condition related to the Tree Save Plan. 
 

 
ANALYSIS AND FINDINGS 
 

Master Plan  
The proposed amendment maintains conformance with the Bethesda-Chevy Chase Master Plan 
recommendations for the Subject Property as described in the original Preliminary Plan approval. 
 

Public Facilities 
The proposed amendment continues to meet the findings for public facilities made under the original 
approved Preliminary Plan. 
 

Environment     
Despite the onsite and offsite LOD expansions the project continues to qualify for the Forest 
Conservation Plan exemption granted under section 22A-5(s)(2) of the Montgomery County Forest 
Conservation Law, as an activity occurring on a tract of land less than 1 acre that will not result in the 
clearing of more than a total of 20,000 square feet of existing forest, or any existing specimen or 
champion tree, and the reforestation requirements would not exceed 10,000 square feet.  
 
However, since both the original and amended Preliminary Plans include the removal of specimen trees, 
the site is subject to Section 22A-6(b) Tree Save Plan provision.  Staff supports the revised Tree Save Plan 
for the following reasons: 
 

 Mitigation for the removal of the two additional trees is provided by the newly proposed onsite 
native plantings of 4 red oaks (2.5”caliper in size) and a flowering dogwood tree (8’ tall). 
 

 A considerable percentage of the LOD expansion was included to address an oversight on the 
previous plan. The existing driveway was not appropriately reflected on the approved tree save 
plan; therefore portions of the dilapidated driveway remained outside of the LOD. The revised 
plans include provisions for the careful removal of the existing driveway under the direction of 
an arborist. The areas of the LOD expansion associated with driveway removal will be carefully 
backfilled with topsoil and restored into a lawn/landscape area, thereby improving the condition 
for the adjacent saved trees. 

 

 Overall the revised plans include enhanced tree preservation and stress reduction measures 
that will ultimately provide equivalent levels of protection, and in some instances improved 
levels of protection, despite the increases in the LOD.  A key component of the enhanced 
measures includes the use of trenchless sediment control devices (coordinated with DPS) in 
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combination with temporary root protection matting. The combined measures will allow roots 
that would have been otherwise severed to be preserved and protected while also allowing 
temporary construction access. The proposed system will allow an approximately equal, and in 
some instances, greater percentage of root preservation of the applicable save trees.  
 

 

 
Proposed Tree Save Plan 

 
Subdivision Regulations and Zoning Ordinance 
The proposed amendment maintains conformance with the Subdivision Regulations and the Zoning 
Ordinance. 

 
Previous Conditions of Approval 
The proposed amendment maintains conformance with the conditions of approved Preliminary Plan No. 
120080330.  For clarity, staff recommends updating Condition 2 as follows: 
 

2. The Applicant must comply with the certified tree save plan, as modified by this Amendment. 
 

 
COMMUNITY OUTREACH 
The Applicant sent a notice regarding this application to all parties of record, giving all parties of record 
15 days to review and comment on the Preliminary Plan Amendment.  To date, staff has not received 
any correspondence on the proposed amendment.  
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However, Staff received a phone call from a nearby resident expressing concerns over the unsightly and 
unsafe conditions on the subject site associated with the debris, exposed soil, and construction 
equipment that has remained onsite. Staff referred the resident to the Department of Permitting 
Services (DPS) who have purview over the present conditions of the site, and advised the Applicant of 
the issue. 
 

 
CONCLUSION  
 
The proposed Preliminary Plan Amendment continues to meet the Subdivision Regulations and the 
Zoning Ordinance and substantially conforms to the recommendations in the Bethesda-Chevy Chase 
Master Plan.  Access and public facilities will be adequate to serve the two approved lots. All previous 
approvals remain in full force and effect, as modified by this Amendment.   Staff recommends approval 
of the proposed amendment, with the modification to Condition 2 noted above. 

 
APPENDIX  
A. Preliminary Plan Resolution No. 10-173  
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MCPB No.  10-173
Preliminary Plan No. 120080330
6214 Verne Street
Date of Hearing: December 9, 2010

Mol l tcoMnRy CouNTy PLANNTNG BoARD
f H I ]  M A i { Y I  A N  i ]  N  A ' T ] O  N  A  I  C A P I T A  I -  P A I T K  A N T ]  P L A N N I N ( ]  C 0  N , I  \ { I S S I O N

lAu t s 26tr1

MONTGOMERY COUNTY PLANNING BOARD

RESOLUTION

WHEREAS, pursuant to Montgomery County Code Chapter 50, the Montgomery
County Planning Board ("Planning Board" or "Board'') is vested with the authority to
review preliminary plan applications; and

WHEREAS, on July 16, 2008, the estate of Elizabeth S. Goodwin ("Applicant"),
filed an application for approval of a preliminary plan of subdivision of property that
would create three lots on 0.67 acres of land in the R-60 zone, located on the south side
of Verne Street, 600 feet west of River Road (MD 190) ("Property" or "subject
Property"), in the Bethesda/Chevy Chase Master Plan area ("Master Plan"); and

WHEREAS, Applicant's preliminary plan application was designated preliminary
Plan No. 120080330, 6214 Verne Street ("Preliminary Plan" or "Application"); and

WHEREAS, Planning Board staff ("Staff') issued a memorandum to the planning
Board, dated September 18, 2009, setting forth its analysis, and recommendation for
denial, of the Application ("Staff Report"); and

WHEREAS, following review and analysis of the Application by Staff and the staff
of other governmental agencies, on October 1, 2009, the Planning Board held a public
hearing on the Application (the "Hearing"); and

WHEREAS, at the Hearing, the Planning Board heard testimony and received
evidence submitted for the record on the Application; and

WHEREAS, on October 1, 2009, upon Applicant's request, the planning Board
deferred taking any action on the Application and scheduled it to be heard a[ a later
date; and

WHEREAS, on January 19, 2010, Applicant filed a revision to the Application for
approval of a Preliminary Plan of subdivision of property that would create two lots on
0.67 acres of land in the R-60 zone on the Subject Property; and

\ Oflice: J01.2195.4605 Fax: 101,495.1320

Approved as to

E-Mail: mcp-chairman@mncppc.org

kathy.reilly
Text Box
ATTACHMENT A 
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WHEREAS, Staff issued a memorandum to the Planning Board, dated November
24, 2010, setting forth its analysls, and recommendation for approval, of the Application
subject to certain conditions ("Revised Staff Report'); and

WHEREAS, following review and analysis of the Application by Staff and the stafl
of other governmental agencies, on December 9, 2010, the Planning Board held a
public hearing on the Application (the "Second Hearing"); and

WHEREAS, at the Second Hearing, the Planning Board heard testimony and
received evidence submitted lor the record on the Application; and

WHEREAS, on December 9, 2010, the Planning Board approved the Application
subject to certain conditions, on motion of Commissioner Presley; seconded by
Commissioner Alfandre; with a vote of 4-0, Commissioners Alfandre, Carrier, Presley,
and Wells-Harley voting in favor, Commissioner Dreyfuss absent.

NOW, THEREFORE, BE lT RESOLVED, that, pursuant to the relevant
provisions of Montgomery County Code Chapter 50, the Planning Board approved
Preliminary Plan No. 120080330 to create two lots on 0.67 acres of land in the R-60
zone, located on the south side ol Verne Slreet, 600 feet west of River Road (MD 190),
in the Bethesda/Chevy Chase Master Plan area, subject to the lollowing conditions:

Approval under this Preliminary Plan is limited to two lots for two one-family
detached dwelling units.
The Applicant must comply with the certified tree save plan.
The Applicant must dedicate and the record plat must show dedication of
approximately 2,454 square feet of right-of-way along the Property frontage, as
shown on the Preliminary Plan, for the cul-de-sac of Verne Street.
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 to the design standards imposed by all applicable road codes.
The Applicant must comply with the conditions of the Montgomery County
Department of Permitting Services (MCDPS) stormwater management approval
dated March 12, 2010. These conditions may be amended by MCDPS, provided
the amendments do not conflict with other conditions of the Preliminary Plan
approval.
The Applicant must comply with the conditions of the Montgomery
Department of Transportation (MCDOT) letter dated May 26, 2009.
conditions may be amended by MCDOT, provided the amendments
conflict with other conditions of the Preliminary Plan approval.
The Applicant must satisfy provisions for access and improvements as
by MCDOT prior to recordation of plat(s).

1)

z',)
3)

4)

5)

o,

7)

County
These
do not

required
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Before any building permit is issued, the Applicant must make the applicable
school facilities payment at the middle school level to MCDPS.
The certified Preliminary Plan must contain the following note: "Unless
specifically noted on this plan drawing or in the Planning Board conditions of
approval, the building footprints, building heights, on-site parking, site circulation.
and sidewalks shown on the Preliminary Plan are illustrative. The final locations
of buildings, structures and hardscape will be determined during the building
permit process. Please refer to the zoning data table for development standards
such as setbacks, building restriction lines, building height, and lot coverage for
each lot. Other limitations for site development may also be included in the
conditions of the Planning Board's approval."
The record plat must show necessary easements.
The Adequate Public Facility (APF) review lor the Preliminary Plan will remain
valid for eighty-five (85) months from the date of mailing of the Planning Board
resolution.

BE lT FURTHER BESOLVED, that having given full consideration to the
recommendations and findings of its Statf as presented at the Hearing and Second
Hearing and as set forth in the Staff Report and Revised Staff Report, which the Board
hereby adopts and incorporates by reference, and upon consideration of the entire
record, the Montgomery County Planning Board FINDS, with the conditions ol approval,
that:

1. The Preliminary Plan substantially conf orms to the Master Plan.

The Bethesda/Chevy Chase Master Plan does not specifically address the
Subject Property. The Master Plan recommends retention of existing zoning
throughout the Master Plan area in the absence of a specific recommendation for
change on a particular property. Thus, in the case of the Subject Property, the
Master Plan calls for retention of the existing R-60 zoning. ln the Land Use and
Zoning section of the plan, the Property and surrounding development is
identified as suitable for one{amily detached housing. The Application complies
with the recommendations of the Bethesda/Chevy Chase Master Plan in that it
proposes one{amily detached housing consislent with the current density of the
neighborhood and the current zoning designation. The proposed lots will be
similar to surrounding lots with respect to dimensions, orientation, and shape,
and the proposed residences will have a similar relationship to the public street
and surrounding residences as existing residences in the area. The proposed
subdivision will not alier the existing pattern of development or land use, which is
in substantial conlormance with the Master Plan recommendation to maintain the
existing land use.
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Public facilities will be adequate to suppott and seruice the arca of the proposed
subdivision.

RoadsandTransportationFacil i t ies

Access to the proposed lots is proposed via individual driveways from
Verne Street. The cul-de-sac at the terminus of Verne Street is proposed to be
expanded in order to provide a turnaround that meets the standards of
Montgomery County Fire and Rescue Service (MCFRS) and MCDOT.

The proposed subdivision does not generate 30 or more vehicle trips
during the morning or evening peak hours. Therefore, the Application is not
subiect to Local Area Transportation Review. In addition, the proposed
subdivision does not generate more than three new vehicle trips in the morning
or evening peak hours. Therefore, the Application is also not subject to Policy
Area Mobility Review.

OtherPublicFacil i t iesandServices

Public facilities and services are available and will be adequate to serve
the proposed development. The Property is proposed to be served by public
water and public sewer. The Application has been reviewed by the Montgomery
County Fire and Rescue Service who has determined that the Property will have
appropriate access for fire and rescue vehicles. Other public facilities and
services, such as police stations, firehouses, and health services are operating
according to the Growth Policy resolution currently in etfect and will be adequate
to serve the Property. The Application is within the Whitman High School cluster
area which is currently operating between 105-120% of capacity at the middle
school level. A school facilities payment is required at the middle school level,
but only for one dwelling unit since the second proposed dwelling will replace an
existing unit. Electrical, telecommunications, and gas services are also available
to serve the Propefi.

The size, width, shape, and orientation of the proposed lots are appropriate for
the location of the subdivision.

This Application has been reviewed for compliance with the Montgomery
County Code, Chapter 50, the Subdivision Regulations. The Application meets
all applicable sections, including the requirements for resubdivision as discussed
below.

The lots were reviewed for compliance with lhe dimensional requirements
for the R-60 zone as specified in the Zoning Ordinance. The lots as proposed
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will meet all of the dimensional requirements for area, frontage, width, and
setbacks in thal zone. The Application has been reviewed by other applicable
county agencies, all of whom have recommended approval of the plan.

4. The Application satisfies all the applicable requirements ot the Forest
Conseruation Law, Montgomery Counu Code, Chapter22A.

The Property contains 0.1 acres of forest, Iocated along the western
propefi boundary. In addition, there are six specimen trees (30 inches or
greater in diameter for most common species) and two significant trees (24-inch
or greater diameter) onsite. The proposed plan shows that approximately half of
the 0.1-acre forest would be cleared by the development.

Staff approved a request for an exemption from submitting a forest
conservation plan on September 28, 2O1O under Section 22A-5(sX2) (small
property).

As the Applicant does propose to remove specimen trees, the Application
is subject to the Section 22A-6(b) tree save plan provision. A tree save plan with
detailed and specilic tree protection measures was prepared by an lsA-certified
arborist and submitted with the Preliminary Plan. The plan shows the removal of
one specimen (30" white oak) and one significant (24,' white oak) tree. The other
significant and specimen trees will be protected through a combination of
restricted LoD and tree protection measures. Because the Application is exempt
from forest conservation requirements, removal of the specimen trees does nor
require approval ol a forest conservation variance.

5. The Application meets all applicable stormwater management requirements and
will provide adequate control of stormwater runoft frcm the site. This finding is
based on the determination by MCDPS that the Stormwater Management
Concept Plan meets MCDPS standards.

The MCDPS Stormwater Management Section approved the stormwater
management concept on March 12, 2010. The stormwater management concept
includes water quality control and recharge via drywells for the roof areas and
non-rooftop disconnect for the driveways. channel protection is not required
because the one-year post-development peak discharge is less than 2 cubic feet
oersecond.

6. The proposed lots are of the same character as to street frontage, alignment,
size, shape, width, area and suitability for residential use as other lots wjthin the
existing neighborhood (as delineated by staff in the Revised staff Report)
("Neighborhood"), as analyzed below.
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Size: The lots in the delineated Neighborhood range from 6,447 square feet
to 15,213 square feet. Five of the lots are smaller than 7,000 square feet, 25
are between 7,000 and 10,000 square feet, and eight are between 10,000
and 15,300 square feet. Proposed Lot A is 13,390 square feet in size and
proposed Lot B is 13,382 square feet in size. The proposed lot sizes are in
character with the size of existing lots in the Neighborhood.

Width: The lots in the delineated Neighborhood range from50 feet to 106
feet in width. Three of the lots have widths of less than 60 feet, 28 lots have
widths between 60 and 80 feet, and the remaining seven lots have widths of
more than 80 feet. The two proposed lots have widths of 60 feet. The
proposed lots will be in character with existing lots in the Neighborhood with
respect to width.

Frontaoe: In a Neighborhood of 38 lots, lot frontages range from 40 feet to
129 leet. Six of the lots have frontages of less than 60 feet, 27 lots have
frontages between 60 and 100 feet, and the remaining five lots have
frontages of 100 feet or more. Proposed Lot A has a frontage of 50 feet and
proposed Lot B has a frontage of 71 leet. The proposed lots will be of the
same character as existing lots in the Neighborhood with respect lo lot
frontage.

Area: The lots in the delineated Neighborhood range from 2,207 square leet
Io 8,492 square feet in buildable area. Nine of the lots have a buildable area
less than 3,000 square feet, 19 are between 3,000 and 5,000 square feet,
and ten are between 5,000 and 8,500 square feet. Proposed Lot A has a
buildable area of 6,950 square feet and proposed Lot B has a buildable area
ot 5,816 square feet. The proposed lots will be of the same character as
olher lots in the Neighborhood with respect to buildable area.

Alionment: Thirty{ive of the 38 existing lots in the Neighborhood are
perpendicular in alignment, two are radial, and the remaining one is a corner
lot. The two proposed lots are radial in alignment. While there would be only
four radial lots in the Neighborhood with approval of this Application, the
radial alignment is a necessary consequence of the lots fronting onto a cul-
de-sac. The two existing radial lots are also located on the cul-de-sac, and
the proposed lots would be similar in character to those. The proposed lots
are of the same character as existing lots in the same circumstance with
respect to the alignment criterion.

Shape: Sixteen of the existing lots in the Neighborhood are rectangular,
fourteen are trapezoidal, and the remaining eight are inegularly shaped lots.
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The two proposed lots are irregularly shaped. The shapes of the proposed
lots will be in character with shapes of the existing lots.

Suitabilitv for Residential Use: The existing and the proposed lots are zoned
residential and the land is suitable for residential use.

BE lT FURTHER RESOLVED, that this Preliminary Plan will remain valid for 60
months from its Initiation Date (as defined in Montgomery County Code Section 50-
35(h), as amended) and that prior to the expiration of this validity period, a final record
plat for all property delineated on the approved Preliminary Plan must be recorded
among the Land Records of Montgomery County, Maryland or a request for an
extension must be filed; and

BE lT FURTHER RESOLVED, that this Resolution constitutes the written ooinion
of the Board in this matter, and the date of this Resolution is
(which is the date that this Resolution is mailed to all parties of record); and

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

CERTIFICATION

This is to certify that the foregoing is a true and correct copy of a resolution adopted by
The Montgomery County Planning Board of The Maryland-National Capital Park and
Planning Commission on motion of Commissioner Dreyfuss, seconded by Vice Chair
Wells-Harley, with Chair Carrier, Vice Chair Wells-Harley, and Commissioners Alfandre,
Dreyfuss, and Presley present and voting in favor of the motion, at its regular meeting
held on Thursday, January 6, 2011 , in Silver Spring, Maryland.
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