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 Staff recommends Approval of Special Exception S-2874 for a non-residential professional office subject 

to the conditions contained on page 2 of the staff report.    

 Staff is also recommending approval of the requested waiver from Section E-2.83 (b) of the Zoning 

Ordinance for front and side yard setbacks of parking facility located in a residential zone.   
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RECOMMENDATION 
 
Staff recommends approval of Special Exception S-2875, subject to the following conditions: 

1. The special exception use is limited to 2,200 square feet of non-residential professional 
office space as shown on the site plan. 

2. The special exception use is limited to the hours of 9:00 AM – 6:00 PM, Monday – Friday, with a 
maximum of eleven employees. 

3. Prior to issuance of a use and occupancy permit, the applicant will need to submit a signage plan 
to the County’s Sign Review Board for review and approval. 

4. Prior to issuance of use and occupancy permit for the non-residential professional office, the 
applicant must extinguish the existing special exception (CBA 1749) on the subject site with the 
Board of Appeals.  

5. Prior to the Hearing Examiner’s hearing, the applicant must revise the submitted  landscape plan 
to show the onsite bamboo removal area beginning from the southern lot line along MD 187 
and extending approximately 100 feet into the site along this lot line. The revised landscape plan 
must be reviewed and approved by Planning Staff prior to approval of the subject special 
exception application by the Hearing Examiner.   

6. The applicant must remove the onsite bamboo every three months, as needed, to allow 
appropriate room for the proposed landscape plantings to mature and continue to thrive in 
perpetuity without interference or excessive shading from the bamboo. 

7. The plantings shown on the submitted landscape plans must be installed by the applicant within 
the first spring planting season after approval of Special Exception (S-2875) by the Hearing 
Examiner. 
 

History of Special Exception on Property  
 
On April 22, 1965 the Board of Appeals approved Special Exception (CBA 1749) for a non-residential 
medical practitioner’s office on the subject site. This approval allowed no more than two doctors on site 
and required that 50% of the building be devoted to residential use and parking for eight cars. A copy of 
the Board of Appeals resolution is included as Attachment A. 
 
According to the submitted statement from the applicant’s attorney, the property was purchased 14 
years ago by the applicant who began operating the non-residential professional office (his architectural 
practice).  In 2013, a Department of Permitting Services (DPS) inspector informed the applicant that 
special exception CBA 1749 needed to be updated to comply with the existing use on the property. DPS 
did not issue a violation to the applicant. 
 
In March 2014, the applicant filed a modification to CBA 1749 requesting an architect’s office on the 
subject site.  On April 2, 2014, the Hearing Examiner stated that the applicant could not file an 
amendment to the existing special exception as the provisions for an architect’s office are quite 
different than those granted for the non-residential medical practitioner’s office. Furthermore, the 
Hearing Examiner stated the applicant could withdraw their previously submitted application or 
resubmit a new special exception under Section 59-G-2.38 for a non-residential professional office use.   
A copy of the Hearing Examiner’s email referring this information is included in Attachment B.  
 
On May 30, 2014, the applicant submitted the subject application under Sect. 59-G-2.38 of the Zoning 
Ordinance requesting a non-residential professional office on the site. A recommended condition of 
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approval is included for the applicant to extinguish the existing special exception CBA 1749, if the 
subject application is approved by the Hearing Examiner.   
 
Project Description 
 
The applicant, an architect, is requesting a special exception for an, non-residential professional office, 
to be located in the existing one family detached dwelling unit located on Old Georgetown Road (MD 
187).  The existing two-story structure comprises 5,300 square feet. The proposed use will consist of 
2,200 square feet of office space on the ground floor; 1,900 square feet in the basement for storage of 
files including a break/lunch room consisting of 400 square feet.  The remaining 1,200 square feet on the 
second floor is devoted to a two bedroom residential use, which is not part of this application but is 
noted for informational purposes.  
 
There will be 11 eleven employees associated with this use and the hours of operation are Monday 
through Friday, 9:00 a.m. to 6:00 p.m.  According to the applicant’s statement, there are no more than 9 
cars parked on site at any one time and several employees use public transportation. Most client 
meetings are held off site. Trash is picked up once a week and package deliveries are made roughly 
twice a week to the site.  
 
On-site parking for this use will be provided in the existing parking area adjacent to the driveway in front 
of the house and in the parking pad located on Singleton Drive. The front parking area can 
accommodate 6 vehicles and the parking pad can accommodate 1 vehicle.  
 
The applicant is proposing to plant one eastern red cedar tree along the northern property line and 8 
American holly trees along the a portion of the southern property line. The applicant is proposing to 
locate a free standing sign along the site’s frontage on MD 187, near the existing driveway. Details of the 
sign were not provided in the submission.   However, the applicant has noted his intention to submit a 
signage plan to the County Sign Board for approval. Finally, the applicant has requested a waiver of 
Section E-2.83 (b) of the Zoning Ordinance for front and side yard setbacks of a parking facility for 
special exception uses located in residential zones. 
 



4 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Proposed Site Plan 

 

 

Proposed 
Floor 
Plans 



5 
 

Site Description  
 
The site is located on the west side of MD 187 at its intersection with Spruce Tree Lane. The property is 
zoned R-60, rectangular in shape and contains approximately 18,400 square feet of land.  The site is a 
through lot, and has 80 feet of frontage on MD 187 and 80 feet of frontage on Singleton Drive.  
According to Section 59-A-2.1 of the Zoning Ordinance, a through lot is defined as an interior lot, 
fronting on 2 parallel or approximately parallel streets. Because of its unique location between two 
parallel roadways, the subject site is deemed a through lot; thus the site has two front yards and no rear 
yard. 
 
The site is developed with a one family detached dwelling unit and an attached two car carport. The 
dwelling contains approximately 5,300 square feet in all, and is approximately 25 feet in height. An 
existing residential use consisting of 1,200 square feet is located in the second floor of the one family 
structure and is not included in this special exception application, but is noted for reference purposes.  
 
The property slopes up gradually from MD 187 and then levels out across the site. The property contains 
extensive trees and shrubs. A 6 foot high board-on-board wooden fence is located along portions of the 
northern and southern property lines, and a 4 foot high wire fence located along a portion of the 
southern property line. The property also contains extensive bamboo plantings in excess of 20 feet high 
located adjacent to all on-site fences along both the northern and southern property lines.  
 
Primary vehicular access to the site is provided by an existing asphalt driveway along MD 187 and 
secondary vehicular access is provided by a driveway located off of Singleton Drive. The driveway 
located off of MD 187 widens once on site and expands to a width of 34 feet to serve as the onsite 
parking area. This parking area can accommodate 6 vehicles. A path of brick pavers leads from the 
parking area to the front of the property.  The attached carport can accommodate 2 vehicles.   
 
A parking pad for one vehicle is located off of Singleton Drive, the secondary vehicular access point.  A 
gravel path leads from this parking pad along the northern lot line to the front yard parking area. The 
path also leads to a rear set of stairs that leads up one flight to the second floor residential unit. There 
are sidewalks along both MD 187 and Singleton Drive adjacent to the site, which connect to the 
surrounding neighborhood. 

 
Lighting onsite includes three fixtures:  a soffit-mounted flood light above the carport entrance, a low-
volt pathway light, approximately 24 inches high, adjacent to the gravel pathway in the rear yard, and a 
60 watt modern style globe light approximately 5 feet high located adjacent to the MD 187 access point 
to the site.  
 
Neighborhood Description  
 
The neighborhood in which the subject property is located is defined by Beech Avenue to the north, 
Alta Vista Road to the south, properties along Singleton Drive on the west, and on the east properties 
along MD 187.  The surrounding properties are zoned R-60 and many are developed as one-family 
residential uses. Attachment C contains a Zoning Map. However, there are several approved special 
exceptions in the area which include the following:  

 BAS 92, for an eleemosynary and philanthropic institution use (the YMCA of Greater 
Metropolitan Washington) approved on 6/7/62;  

 S 1282 for a non-residential professional office use approved on 7/3/66;  
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 S-529 for a medical and dental clinic approved on 8/4/77;  

 CBA 2202 approved for a medical office building on 6/6/87; and  

 BAS 1446 for non-residential professional office use approved on 11/25/87. 
 

Neighborhood Map 
(Neighborhood outlined in blue, site outlined in red) 

 

 
 
 
Master Plan 
 
The subject application for a non-residential professional office is located on along MD 187 on a 18,400 
square foot lot that is zoned R-60. The R-60 Zone is a residential zone devoted to one-family dwelling 
units. MD 187 is described within the Bethesda-Chevy Master Plan (1990) as an important major 
highway, and acts as a link for commuters and as a gateway to various residential communities including 
downtown Bethesda.  
 
MD 187 also hosts a number of existing special exceptions which have allowed for the introduction of 
commercial and service uses within this residential area. As many of these uses are located within 
former dwelling units, the corridor appears to be residential in nature. However the abundance and 
concentration of institutional and professional offices (i.e. special exception uses) has led to a loss of the 
residential character desired by the Plan along MD 187. To prevent further loss, the Plan recommended 
that many types of additional special exceptions be discouraged and that future requests for these uses 
be evaluated by the Board of Appeals.  
 
The Plan, however, acknowledged and reconfirmed the subject property, in addition to several other 
sites, as being suitable for non-residential professional offices (page. 59).  The Plan recognized that the 



7 
 

previously approved non-residential medical practitioner office (CBA-1749) was community serving in 
nature and therefore desirable. The applicant is requesting, a different type of special exception use, 
non-residential professional office, for this site. The applicant has been operating non-residential 
professional office on this site, since 2000 and has had no adverse impact to the surrounding area.  The 
application is not proposing any physical and operational changes to the property which would further 
alter the one-family character and feel along the MD 187 roadway. 
 
Additionally, the Plan recommended a number of design and landscape guidelines in an effort to 
maintain quality of character, appearance and to address traffic concerns along the corridor. These 
included a number of strategies for special exceptions which addressed physical appearance of the 
structure, business hours and access. The applicant has successfully addressed these concerns by 
maintaining the overall residential appearance of the proposed use, by no increase in existing access 
points or adding or altering the existing one-family structure, by increasing supplemental screening on 
site and by limiting weekday hours of operation. 
 
Staff notes that the Plan reconfirmed the R-60 Zone on this site and recommended the appropriateness 
of a “community-serving” special exception use in this location.  The applicant provides architectural 
services for residential and commercial property owners in the Bethesda community and will continue 
to offer these services under this subject special exception. Staff believes that the proposed use is in line 
with the vision and overall theme of community services uses noted within the Master Plan as it 
continues to be an appropriate use for this site and therefore, recommends approval of the subject 
application.  
 
Transportation 
 
Vehicular Access and Parking 
 
The site is located on the west side of MD 187 between Beech Avenue and Spruce Tree Avenue, with 
primary access provided via a curb cut along MD 187. A secondary access point is provided on Singleton 
Drive.  This secondary access point consists of a residential driveway apron and concrete parking area 
that can accommodate one vehicle. MD 187 is classified as a Major Highway with a 100 foot right-of-
way, with three travel lanes in each direction.  Singleton Drive is classified as a primary roadway a 60 
foot right-of-way, with one travel lane in each direction.  The application proposes maintaining the 
following existing parking spaces that will be associated with the proposed use, the six on-site parking 
spaces accessed via MD 187 and the one parking space accessed via Singleton Drive.  On-street parking 
is prohibited along MD 187.  Based on the existing on-site parking, no adverse impacts will result from 
the proposed non-residential professional office.  
 
Pedestrian and Transit Service 
 
Sidewalks exist along both MD 187 and Singleton Drive with widths that vary from four to five feet. 
These sidewalks are part of a continuous network that connects the site with the surrounding 
neighborhood and the greater region via MD 187. Transit service is available from a bus shelter along 
the site’s frontage on MD 187 and is located approximately 600 feet north of the site (in the southbound 
direction) and directly opposite the site’s frontage (in the northbound direction). Specific transit routes 
within walking distance to the site include: 

1. Metrobus routes: J2 and J3 
2. Ride-On route: 70 
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Master-Planned Roads and Bikeways  
 
The Approved and Adopted 1990 Bethesda Chevy Chase Master Plan and 2005 Countywide Bikeway 
Functional Master Plan makes the following recommendations: 

1. MD 187 is designated as Major Highway M-4, with an ultimate right-of-way of 120-feet, 
between the Capital Beltway (I-495) and Bethesda Central Business District sector plan 
boundary. There are no specific bikeway recommendations for either MD 187 or Singleton 
Drive. 

 
Local Area Transportation Review (LATR) 

 
The requested special exception proposes a maximum staff of eleven employees operating during the 
hours of 9:00 AM – 6:00 PM, Monday through Friday. The proposed use will generate vehicular trips 
during the weekday morning (6:30 to 9:30 a.m.) and evening (4:00 to 7:00 p.m.) peak periods.  The 
subject special exception petition is not required to submit a full LATR traffic study because the site will 
generate fewer than 30 vehicular trips. As a result of this exemption, the petitioner submitted a traffic 
statement that summarized his petition for a 2,200 square foot non-residential professional office and 
one residential apartment. Based on the LATR trip generation rate, the proposed use would generate 
two fewer morning peak-hour trips and three fewer evening peak-hour trips than the previously 
approved medial office use (Table 1). As a result of the minimal increase in site generated traffic during 
the morning peak-hour, staff finds that the traffic generated by the proposed special exception use 
would not adversely impact the existing traffic conditions.  
 

TABLE 1 
SUMMARY OF SITE TRIP GENERATION 

PROPOSED NON-RESIDENTIAL PROFESSIONAL OFFICE 
 

 AM Peak Hour PM Peak Hour 

 In Out Total In Out Total 

            Previous Special Exception 
Residential Apartment

1
      (1 DU) 

Medical Office
2 

                 (2,200 SF) 
                                                      Total Existing 

 
0 
4 
4 

 
1 
1 
2 

 
1 
5 
6 

 
1 
2 
3 

 
0 
6 
6 

 
1 
8 
9 

       

             Subject Special Exception 
Residential Apartment

1
       (1 DU) 

Professional Office
1    

        (2,200 SF) 
                                                   Total Proposed 

 
0 
3 
3 

 
1 
0 
1 

 
1 
3 
4 

 
1 
1 
2 

 
0 
4 
4 

 
1 
5 
6 

       

Net Increase/ Decrease -1 -1 -2 -1 -2 -3 
1
 January 2013 LATR/ TPAR Guidelines

 

2 
ITE Trip Generation Manual, 9

th
 Edition: Land Use Code: 720 (Medical-Dental Office Building)  

 
Transportation Policy Area Review (TPAR) 
 
New developments within the Bethesda Chevy Chase Policy Area must satisfy the TPAR test by making a 
one-time payment equal to 25% of the general district impact tax. The proposed special exception use is 
not subject to the TPAR payment because it will not increase the building square footage and will 
generate fewer trips than the previously approved medical office use on the site. As a result, the 
proposed development satisfies Adequate Public Facility (APF) requirements and does not necessitate 
further transportation analysis.  
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Environment 
 
Forest Conservation 
 
The Forest Conservation Law does not apply to the special exception, since it is on a property less than 
40,000 square feet; it is not subject to a previously approved forest conservation plan; and there are no 
champion trees on or near the subject property. The forest conservation non-applicability confirmation 
from was approved on April 11, 2014 and is included in Attachment C. 
 
Landscape Plan 
 
The property contains a number of significant and specimen sized trees. A landscape plan was submitted 
which showed the largest tree onsite as a 39” white pine located at the rear of the property. This tree 
has an area of substantial decay at its base. Staff expressed concerns to the applicant that the tree may 
be hazardous. In response to staff, the applicant obtained the services of an arborist to evaluate the 
tree. The arborist submitted a report which recommended removal of the 39” tree and also removal of 
the adjacent, leaning 26” white pine tree. A note has been added to the landscape plan noting the 
removal of the two trees. 
 
The site also has stands of invasive bamboo along the northern and southern property lines that extend 
into the neighboring properties. Removal of the bamboo was also discussed with the applicant. The 
applicant was concerned over the removal of screening that the bamboo provides and stated that 
neighbors would prefer that the existing bamboo screening remain. 
 
Staff acknowledges that removal of bamboo along any property line has a limited effect if the bamboo is 
not also removed from the neighboring property. Due to the aggressive growth of bamboo, sprouting 
and regrowth will continue to occur within a notable radius of an existing bamboo colony. Furthermore, 
as stated by the applicant, there is often a general reluctance to completely remove bamboo as there 
would be typically little or no screening remaining on the property as bamboo usually overruns and 
displaces other types of vegetation, and it may take years for new evergreen tree plantings to be 
established. 
 
After discussions with staff, the applicant agreed to remove portions of the bamboo along the southern 
property line and to supplement the landscaping in this location. The applicant submitted a revised 
landscape plan which shows the installation of at least eight American Holly evergreen trees along the 
southern property line and one Virginia Cedar tree another evergreen tree, along the northern property 
line near the carport.  The species of American Holly and Virginia Cedar are native trees which produce 
berries that are a significant food source for birds, while bamboo does not provide any food source for 
native wildlife.  The revised Landscape Plan is shown on the next page. 
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The applicant also agreed to perform regular maintenance for the new plantings that will focus on 
removal of bamboo growing in the general areas within and surrounding the new plantings. The revised 
landscape plan also noted the removal of the bamboo along a small portion of the southern property 
line. However, the area depicted for bamboo removal on the landscape plan does not accurately 
encompass the needed maintenance area.  Staff recommends that the area for the bamboo removal 
begin at the property’s southern line along MD 187 and continue into the site for at least 100 feet along 
this lot line.  
Under the maintenance program proposed by the applicant, new plantings will mature and will replace 
the bamboo while the screening effect between the adjacent properties is preserved. To ensure that the 
proposed native screen planting areas do not become re-invaded by the bamboo, the maintenance will 
need to continue in perpetuity unless the bamboo is independently removed from the neighboring 
property to the south.  Staff has recommended conditions of approval to ensure that the required 
plantings and ongoing maintenance are performed.  Additionally, the submitted landscape plan will 
need to be revised to include show the initial onsite bamboo removal area increased from the southern 
lot line along MD 187 and extending approximately 100 feet into the site along this lot line.  
 
A stormwater management concept plan is not required for the proposed use as there will be no 
disturbance to the site under this application.  
 

 

Proposed Landscape Plan  
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Community Concerns 
 
Staff has not received any comments regarding the proposed non-residential professional use.  
 
Inherent and Non-Inherent Adverse Effects 
 
The Zoning Ordinance specifies a standard of review for evaluating compliance with general and specific 
conditions that requires an analysis of inherent and non-inherent adverse effects. The first step in 
analyzing the inherent and non-inherent adverse effects of a special exception or modification is to 
define the boundaries of the surrounding neighborhood.  Analysis of inherent and non-inherent adverse 
effects considers size, scale, scope, light, noise, traffic and environment.  Every special exception has 
some or all of these effects in varying degrees.  What must be determined during the course of review is 
whether these effects are acceptable or would create adverse impacts sufficient to result in denial.  To 
that end, inherent adverse effects associated with the use must be determined.  In addition, non-
inherent effects must be determined as these effects may, by themselves, or in conjunction with 
inherent effects, form a sufficient basis to deny a special exception. 
 
The inherent, generic physical and operational characteristics necessarily associated with a non-
residential profession or include:  (1) vehicular trips to and from the site; (2) noise from additional 
vehicles onsite; (3) illumination associated with the use; and (4) deliveries of mail and small parcels to 
the site. Staff finds that the size, scale, and scope of the proposed use is minimal and is not likely to 
result in any unacceptable noise, traffic, illumination or environmental impacts. Vehicular trips to and 
from the site as well deliveries would less than those activities associated with the approved special 
exception, a medical office, for the site. There are no non-inherent adverse effects associated with this 
use.  
 
General and Specific Special Exception Provisions 
 
The application, as conditioned by staff, satisfies all of the general and specific requirements for a non- 
residential professional office use found in Sections 59-G-1.21 and 59-G-2.38 of the Zoning Ordinance. 
 
59-G-1.21. General Conditions. 
 

(a) A special exception may be granted when the Board, the Hearing Examiner, or the District 
Council, as the case may be, finds from a preponderance of the evidence of record that the 
proposed use: 
 
(1) Is a permissible special exception in the zone. 

 
The subject property is zoned R-60. A non-residential office is allowed by special 
exception in the R-60 Zone. The Bethesda Chevy Chase Master plan recommends such a 
use in the R-60 Zone on this property.  
 

(2) Complies with the standards and requirements set forth for the use in Division 59-G-2.  
The fact that a proposed use complies with all specific standards and requirements to 
grant a special exception does not create a presumption that the use is compatible with 
nearby properties and, in itself, is not sufficient to require a special exception to be 
granted. 
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The requested use satisfies the standards and requirements prescribed in Section 59-G-
2.38 of the Zoning Ordinance.  
 

(3) Will be consistent with the general plan for the physical development of the District, 
including any master plan adopted by the Commission.  Any decision to grant or deny a 
special exception must be consistent with any recommendation in a master plan 
regarding the appropriateness of a special exception at a particular location.  If the 
Planning Board or the Board's technical staff in its report on a special exception 
concludes that granting a particular special exception at a particular location would be 
inconsistent with the land use objectives of the applicable master plan, a decision to 
grant the special exception must include specific findings as to master plan consistency. 
 
The use will be consistent with the recommendations of the Approved and Adopted 
Bethesda-Chevy Chase Master Plan (1990) which recommended the site for a non-
residential professional office use. 
 

(4) Will be in harmony with the general character of the neighborhood considering 
population density, design, scale and bulk of any proposed new structures, intensity and 
character of activity, traffic and parking conditions and number of similar uses. 
 
Under the subject application, there is no increase in density, design, scale, bulk, parking 
conditions, or intensity and character of activity. Nor are any new structures proposed.  
Traffic generated by this use will be less than the previously approved special exception 
(a non-residential medical practitioner’s office) in this location. The proposed use will be 
in general harmony with the character of the surrounding neighborhood when 
considering the above cited factors. 
 

(5) Will not be detrimental to the use, peaceful enjoyment, economic value or development 
of surrounding properties or the general neighborhood at the subject site, irrespective 
of any adverse effects the use might have if established elsewhere in the zone. 

 
A special exception has existed on the subject property since 1965 without adverse 
effects to the surrounding properties. Although CBA 1749 is non-operational, the 
proposed use, a non-residential professional office will be less intense use than the 
previous approval in terms of activity and operations. Thus the proposed use will not be 
detrimental to the use, peaceful enjoyment, economic value or development of 
surrounding properties or the general neighborhood. 
 

(6)   Will cause no objectionable noise, vibrations, fumes, odors, dust, illumination, glare, or 
physical activity at the subject site, irrespective of any adverse effects the use might 
have if established elsewhere in the zone. 

 
The proposed use will not cause objectionable noise, vibrations, fumes, odors, or dust at 
the subject site. Physical activities will be limited to the internal building with routine 
office deliveries for mail or packages, the existing illumination will not be increased 
under this application and is designed to minimize glare.  
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(7) Will not, when evaluated in conjunction with existing and approved special exceptions 
in any neighboring one-family residential area, increase the number, intensity, or scope 
of special exception uses sufficiently to affect the area adversely or alter the 
predominantly residential nature of the area. Special exception uses that are consistent 
with the recommendations of a master or sector plan do not alter the nature of an area. 

 
The special exception will not increase the number, intensity or scope of special 
exception uses sufficiently to affect the area adversely. The requested special exception 
replaces an approved but non-operational special exception. Thus it is not increasing the 
number of special exceptions in the area. It appears that the site will not be converted to 
residential use in the near future, given its history as a special exception site. However, 
under this application, the site will maintain its residential appearance through the 
existing and supplemental onsite landscaping. When evaluated with the number of 
special exceptions, the decrease of intensity of the proposed use over the previously 
approved special exception, and continued residential appearance of the subject site, the 
predominately residential nature of the surrounding area will not be adversely affected if 
the requested use is approved.  
 

(8) Will not adversely affect the health, safety, security, morals or general welfare of 
residents, visitors or workers in the area at the subject site, irrespective of any adverse 
effects the use might have if established elsewhere in the zone. 

 
There is no evidence to support a finding that the non-residential professional office use 
would have an adverse effect on residents, visitors, or workers in the area.  
 

(9) Will be served by adequate public services and facilities including schools, police and fire 
protection, water, sanitary sewer, public roads, storm drainage and other public 
facilities. 

 
(i) If the special exception use requires approval of a preliminary plan of 

subdivision the adequacy of public facilities must be determined by the 
Planning Board at the time of subdivision review. In that case, subdivision 
approval must be included as a condition of the special exception. If the special 
exception does not require approval of a preliminary plan of subdivision, the 
adequacy of public facilities must be determined by the Board of Appeals when 
the special exception is considered.  The adequacy of public facilities review 
must include the Local Area Transportation Review and the Policy Area 
Transportation Review, as required in the applicable Annual Growth Policy. 
 

 The subject property will not proceed through the subdivision process as it is 
subdivided lot recorded in the county lands.  Staff has indicated that there is no 
adverse impact on utilities or other public facilities, particularly traffic. 

 
(ii) With regard to findings relating to public roads, the Board, the Hearing 

Examiner, or the District Council, as the case may be, must further determine 
that the proposal will not reduce the safety of vehicular or pedestrian traffic. 
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The proposed use will not have an adverse effect on the transportation network 
within the immediate local area. The site will be served by public water and 
sewer, and the necessary police and fire rescue services are adequate. 

 
59-G-1.23 General Development Standards 
 

(a) Development Standards.  The special exception is subject to the development standards of 
the applicable zone where the special exception is located, except when the standard is 
specified in Section G-1.23 or in Section G-2.   
 
The proposed special exception use satisfies the development standards of the R-60 Zone as 
shown in the following table: 
 

 
Development Standards for the R-60 Zone 

Development Standards  Min/Max Required  Proposed  

Lot Area  6,000 sq ft 18,400 sq ft  

Lot width at street line 25 ft 80 ft  

Minimum lot width at front 

building line 

60 ft  80ft 

Building Setbacks   

- front 
    MD 187 
    Singleton Drive 

 
25 ft  
25 ft  

 
88 ft 
72 ft  
 

- side 8/18 ft  8/18 ft 

- rear 20 ft NA*  

Maximum Building Height  35 ft 25+ ft 

Maximum Building coverage 35% 28 %  

Maximum Green Area  10%  (600 square feet) 65% (12,050 square feet) 

* The subject site has two front yards; no rear yard. 

 
(b)  Parking requirements.  Special exceptions are subject to all relevant requirements of 
Section 59-E.   
 
Section 59-E-3.7 of the Zoning Ordinance, entitled Schedule of Requirements, states that 
“….2.5 parking spaces for each 1,000 square feet of gross floor area used by all  other 
professionals” is required for a non-residential professional office.  The gross floor area 
calculation shall exclude storage area, and the attic, and cellar areas of the building if not 
occupied by professional personnel.”  
 
The non-residential professional office will consist of 2,600 gross square feet, which includes 
2,200 square feet for office uses and 400 square feet for a break room. Based on this parking 
requirement the proposed use will need 7 parking spaces. The submitted site plan shows 6 
parking spaces in a parking area adjacent to the driveway and one parking space at the rear 
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of the site along Singleton Drive; for a total of 7 parking spaces.  Thus, the proposed special 
exception satisfies the parking requirement of Section 59-E-3.7 for a non-residential 
professional office.  
 
Additionally, the site contains a residential rental apartment, which is not part of the 
submitted application. This residential unit requires 2 parking spaces. The existing carport 
contains 2 parking spaces which can satisfy the residential parking requirement for the rental 
unit.  
 
Waiver of Parking Facility Setbacks 
 
Section 59-E.2.83 (b) of the Zoning Ordinance entitled Parking and Loading Facilities for 
special exceptions uses in residential zones states that any off street parking facility in a 
residential zone must satisfy the following setback standard:   

 
(b) Setbacks. Each parking and loading facility, including each entrance and exit 
driveway, must be set back a distance not less than the applicable building front and 
rear yard and twice the building side yard required in the zone.  

 
The front yard setback for the existing parking facility along MD 187 is approximately 13 
feet from this roadway.  A front yard setback of 25 feet is required in the R-60 Zone. This 
side yard setback for this parking facility is approximately 8 feet and 38 feet from the 
northern and southern property lines, respectively.  The side yard setback in the R-60 
Zone is a minimum of 8 feet for one side yard and a minimum of 18 feet combined for 
both side yards. The applicant has requested a twofold waiver from the front yard 
setback standard and from the side yard setback, along the northern property line, 
setback standard.   
 
Section 59-E-4.5 of the Zoning Ordinance, states that “when approving an application, 
the Director, Planning Board, Board of Appeals, or Hearing Examiner may waive any 
requirement in this Article not necessary to accomplish the objectives in Sect. 59-E-
4.2.entitled “Parking Facilities Plan Objectives”. 
 
The parking facility has been in existence since the approval of CBA 1749, in 1965. Over 
time, trees and shrubs have grown along the front yard and both side yards to 
sufficiently screen the view of this parking facility from MD 187 and from adjacent uses. 
The property to the south is developed as a special exception use with a parking facility 
abutting the landscaped front and side yards of the subject site.  
 
The residentially zoned property abutting the site’s northern line appears to be 
developed as residential use as its driveway shares a curb cut with the subject site.  
However, that driveway leads to a rear yard that is completed paved for parking and 
there is minimal landscaping on the abutting property. To require removal of the 
subject’s site parking facility to accommodate the front and side yard building setbacks 
of the R-60 zone would significantly change the residential appearance this use has 
maintained over 35+ years as well as the residential appearance and character of the 
MD 187 roadway.  Removal of the parking facility would also eliminate existing mature 
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and healthy landscaping on site that serve as screening and contributes to the site’s 
green area. 
 
The objectives of Section 59-E-4.2 are:  

(a) The protection of the health, safety and welfare of those who use any adjoining 
land or public road that abuts a parking facility. Such protection shall include, but shall 
not be limited to, the reasonable control of noise, glare or reflection from 
automobiles, automobile lights, parking lot lighting and automobile fumes by use of 
perimeter landscaping, planting, walls, fences or other natural features or 
improvements. 
(b) The safety of pedestrians and motorists within a parking facility. 
(c) The optimum safe circulation of traffic within the parking facility and the proper 
location of entrances and exits to public roads so as to reduce or prevent traffic 
congestion. 

(d) The provision of appropriate lighting, if the parking is to be used after dark. 
 
The submitted application including the requested waiver meet the objectives of Section 
59-E-4.2 through the provision of additional landscaping, limited hours of operations for 
the proposed use by controlling automobile noise and glare and parking lot lighting, 
ensuring safety of pedestrian and motorists through defined parking spaces and 
walkways, location of entrances and exits that are sited to reduce traffic congestion and 
provide safe circulation and lighting levels that provide appropriate lighting after dark 
within the parking area. Thus, based on the above stated reasons, a waiver of the front 
and side yard setbacks for the parking facility is warranted.  

 
(c ) Minimum frontage.   
 

The subject site has frontage on two streets MD 187 and Singleton Drive.  The minimum 
frontage in the R - 60 Zone is 60 feet. The subject site will have frontage of approximately 
80 feet along both MD 187-and Singleton Drive; thus satisfying this requirement.  

 
(d) Forest conservation.  If a special exception is subject to Chapter 22A, the Board must 

consider the preliminary forest conservation plan required by that Chapter when 
approving the special exception application and must not approve a special exception 
that conflicts with the preliminary forest conservation plan. 
 
The proposed special exception is not subject to Chapter 22A Forest Conservation Law as 
the application is located on property less than 40,000 square feet in size, is not subject to 
a previously approved forest conservation plan and there are no champion trees near or on 
the site.  

(e ) Water quality plan. 
 

A water quality plan is not required for the proposed special exception. 
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(f) Signs.   The display of a sign must comply with Article 59-F. 
 

Prior to obtaining a use and occupancy permit for the special exception, the applicant will 
need to provide a signage plan to the County’s Sign Review Board for review and approval. 
A condition of approval is recommended to satisfy this requirement. 

 
(g) Building compatibility in residential zones. Any structure that is constructed, 
reconstructed or altered under a special exception in a residential zone must be well related 
to the surrounding area in its siting, landscaping, scale, bulk, height, materials, and textures, 
and must have a residential appearance where appropriate. Large building elevations must 
be divided into distinct planes by wall offsets or architectural articulation to achieve 
compatible scale and massing. 

 
The proposed use will not alter the existing single-family residential structure. This structure 
will continue to have a residential appearance and there is no change proposed in relation to 
scale, bulk, height, and building materials. The applicant has proposed additional landscaping 
in the form of native trees along portion of both the northern and southern lot lines. This 
additional landscaping will supplement the existing landscaping and will continue to provide a 
residential appearance for the proposed special exception use.  
 
(h) Lighting in residential zones. All outdoor lighting must be located, shielded, landscaped, 
or otherwise buffered so that no direct light intrudes into an adjacent residential property. 
The following lighting standards must be met unless the Board requires different standards 
for a recreational facility or to improve public safety: 

 
(1) Luminaires must incorporate a glare and spill light control device to minimize glare 
and light trespass. 

 
(2) Lighting levels along the side and rear lot lines must not exceed 0.1 foot candles. 

 
The property is located in a residential zone. Currently, the following three outdoor light 
sources are found on the property: a soffit-mounted flood light above the carport 
entrance, a pathway light adjacent to the rear gravel pathway, and a 60 watt modern 
style globe lighting standard located adjacent to the MD 187 access point to the site.  The 
applicant provided a lighting plan for the proposed use.  The lighting plan depicts a few 
spots along both side lot lines that exceed 0.1 foot candles. However, those higher foot 
candles of 0.2 and 0.3 are the result of spill over light levels from lighting standards on 
the adjacent properties. As submitted, the lighting plan demonstrates that the onsite 
existing lighting fixtures are located so as to not create direct light intrusions into the 
adjacent properties. Thus, the existing lighting achieves the required standards and does 
not exceed this standard.  
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Sec. 59-G-2.38 - Offices, professional, nonresidential. 
 
(a) An existing single-family structure may be used for professional office purposes by any 
member or members of a recognized profession, such as a doctor, lawyer, architect, accountant, 
engineer, or veterinarian, but not including the following: 

(1) a medical, dental, or veterinarian clinic; 
(2) an in-patient treatment facility; or 
(3) a general business office, such as an insurance company office, a trade association, a 
manufacturing company, an investment company, a bank, or a real estate company. 

 
The applicant, an architect, has satisfied criterion (a) as he will be operating his professional 
practice within an existing single family structure.  
 
(b) The property must satisfy one of the following criteria: 

 
(1) be located in a central business district that is designated as being suitable for the 
transit station-residential (TS-R) zone on an approved and adopted sector plan;  

 
(2) be designated as suitable for a nonresidential professional office in the R-60 zone on 
an approved and adopted master or sector plan and located along a highway with an 
existing right-of-way width of at least 90 feet or along a portion of an arterial road 
designated as a boundary of a Central Business District;  
 
(3) be located in the R-90 zone and: 

(A) designated as historic in the Master Plan for Historic Preservation; 
(B) located along a highway with an existing right-of-way of at least 120 feet; and 
(C) contain a structure formerly used for nonresidential purposes; or 

 
(4) be located in the R-200 zone and abut a fire station, police station, ambulance squad, 
or rescue squad on more than 1 lot line. 

 
The property satisfies criteria (b)(2). According to the Bethesda Chevy Chase Master Plan 
(1990), this property is zoned R-60 and is designated as suitable for a non-residential 
professional office, it is located along a highway MD 187, which has an ultimate right-of-
way of 120 feet in width.  

 
(c) The Board must find that the property: 
 

(1) will not constitute a nuisance because of traffic or physical activity; 
(2) will not affect adversely the use and development of adjacent property; 
(3) will have at least 25 percent of the lot area devoted to green area. 
 
Based on the applicant’s submitted traffic statement, vehicular trips to and from this site 
will be less than trips generated by the previously approved non-residential medical 
practitioner’s office. Thus, the property will not constitute a nuisance due to traffic or 
physical activity associated with the proposed special exception use.  The adjacent 
properties north and south of the site are zoned R-60 but are developed as special exception 
uses.  The subject site has operated under an approved special exception (CBA 1749) since 
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1965 without adversely affecting the use or development of these adjacent properties 
which were approved after CBA 1749. The proposed use will be less intensity in terms of the 
activity and hours of operation than the previously approved special exception and as a 
result will not adversely impact the existing or future development of the adjacent 
properties.  The proposed use can satisfy the minimum 25% green area requirement as 65% 
or approximately 12,050 square feet of the lot will be devoted to green area.   

 
(d) The Board may allow for other than a building designated as historic in the Master Plan of 
Historic Preservation, the exterior of the premises to be changed, altered, or modified, provided 
the single-family character and the basic residential appearance of the building are retained. A 
historic area work permit must be obtained before any work may be done to alter the exterior 
features of a historic structure. 

 
Not applicable. The existing one family dwelling unit is not designated as an historic building in 
the Master Plan of Historic Preservation. 

 
Conclusion 
 
Based on the foregoing analysis, staff recommends approval of the application subject to the conditions 
found at the beginning of the technical staff report. 
 
Attachments 
 

A. Board of Appeals Opinion CBA 1749 
B. Hearing Examiner’s email  
C. Zoning Map  
D. Staff memos 
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MEMORANDUM       
 
DATE: August 27, 2014 
TO: Kathy Reilly  
VIA:   
  
FROM: Melissa Williams, Area One Division  
REVIEW TYPE: Special Exception for  
CASE NUMBER: No. SE- 2875 
ZONE: R-60 
LOCATION: 9400 Old Georgetown Road     
MASTER PLAN: Bethesda-Chevy Chase Master Plan  

 
 
Master Plan Conformance 
 
9400 Old Georgetown Road is a .42 acre parcel that is zoned for R-60 development. This is a 

residential zone typically restricted to single-family dwelling units. Old Georgetown Road is 

described within the Bethesda-Chevy Master Plan as an important major highway, acts as a link 

for commuters and a gateway to various residential communities including downtown Bethesda. 

It is also host to a number of existing Special Exceptions which have allowed for the introduction 

of commercial and service uses within the residential area. As many of these uses are located 

within former dwelling units, the corridor appears to be residential in nature. However the 

abundance and concentration of institutional and professional offices (i.e. special exception uses) 

has led to a loss of the residential character desired by the Plan. To prevent further loss, the Plan 

recommended that many types of additional special exceptions be discouraged and that future 

request for these uses be evaluated by the Board of Appeals.  

 

The Plan, however, acknowledged and reconfirmed 9400 Old Georgetown Road, in addition to 

several other sites, as being suitable for non-residential professional offices (page. 59).  The Plan 

recognized that the original non-residential medical practitioner office was community serving in 

nature and therefore desirable. The applicant is recommending a different type of special 

exception for this site which has been home to a non-residential professional office since 2000 

and has had no adverse impact to the surrounding area.  The applicant is not proposing any 

physical and operational changes to the property which would further alter the single-character 

feel of Old Georgetown Road only asking for a different special exception, one better suited to 

the current services being provided.  

 

Staff supports the application and notes in its decision that the R-60 Zone allows for the type of 

Special Exception (59-C-1.31) requested by the applicant and that the Plan reconfirmed the 

appropriateness of a “community-serving” special exception in this location.  

 

Additionally, the Plan recommended a number of design and landscape guidelines in an effort to 

maintain quality of character, appearance and to address traffic concerns along the corridor. 

These included a number of strategies for special exceptions, most of which addressed physical 

appearance of the structure, business hours and access. The applicant has successfully addressed 

Kathy.Reilly
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ATTACHMENT D 



these issues including lighting, screening and buffering from adjacent properties and 

architectural compatibility.  

 

 

The applicant’s proposed non-residential professional office is permitted as a special exception 

within the R-60 zone and is a use not expressly restricted by the Master Plan. Staff believes that 

this use is in line with the vision and overall theme of community services uses noted within the 

Bethesda-Chevy Chase Master Plan.  

 

Recommendation 
 
Staff believes that the non-residential professional office is and continues to be an appropriate 

use for 9400 Old Georgetown Road and recommends approval of the application.   
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MEMORANDUM 

 

 

Date:  August 28, 2014 

 

To:  Kathy Reilly, Area One 

 

From:  Marco Fuster, Area One 

 

Subject: Board of Appeals Petition No. S-2875 

 

 

Environmental Review for Non-Residential Professional Office 

9400 Old Georgetown Road 

 

 

 

Forest Conservation 

 

The forest conservation law does not apply to the special exception, since it is on a 

property less than 40,000 square feet, that is not subject to a previously approved forest 

conservation plan, and there are no champion trees on or near the subject property. The 

non-applicability confirmation form was previously signed by Staff on April 11, 2014 

and was included in the submission packet as Exhibit “O”. 

 

 

Landscape Plan and Features 

 

The property contains a number of significant and specimen sized trees. The largest tree 

is a 39” white pine located at the rear of the property. However, the tree has an area of 

substantial decay at the base. Staff had expressed concerns to the applicant that the tree 

may be hazardous. In response, the applicant obtained the services of ISA Certified 

Arborist to evaluate the tree; refer the arborist’s tree risk analysis report (Exhibit “W”). 

The arborist recommends the removal of the 39” tree and also the removal of the 

adjacent, leaning 26” white pine tree. A note was subsequently added to the landscape 

plans calling for the removal of the two trees. 

 

The site also has stands of invasive bamboo along the sides that extend into the 

neighboring properties. Staff had discussed removal of the bamboo with the applicant. 

The applicant was concerned over the removal of the screening that the bamboo provides, 

and stated that neighbors would prefer that the existing screening remain. 

 

MONTGOMERY  COUNTY  PLANNING  DEPARTMENT 
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Staff acknowledges that removal of bamboo on one side of a property line has a limited 

effect if the bamboo is not also removed from the neighboring property. Due to the 

aggressive growth of bamboo, sprouting and regrowth will continue to occur within a 

notable radius of an existing bamboo colony. Furthermore, as in this case there is often a 

general reluctance to completely remove bamboo since there would typically be little or 

no screening remaining (since bamboo usually overruns and displaces other types of 

vegetation) and it may take some years for new evergreen tree plantings to establish.   

 

After discussion with staff, the applicant agreed to remove portions of the bamboo on 

their side of the property and install at least nine evergreen trees that include American 

holly and Virginia cedar (both are native trees producing berries that are a significant 

food source for birds, while bamboo does not provide a food source for our native 

wildlife). The applicant agreed to perform regular maintenance for the new plantings that 

will focus on removal of bamboo growing in the general areas within and surrounding the 

new plantings. Under the active maintenance program the new plantings will mature, and 

replace the bamboo while preserving the screening effect between the adjacent properties. 

 

To ensure that the native screen planting areas do not become re-invaded by the bamboo, 

the maintenance will need to continue in perpetuity (assuming the bamboo is not 

independently removed from the neighboring property).  A condition of approval is 

recommended to ensure that the required plantings and ongoing maintenance is 

performed. Refer also to the landscape plans Exhibit “V” (which need further revision to 

address the conditions). 
 

 

Recommended Conditions: 

 

 

1. The initial onsite bamboo removal and planting installations as specified on the landscape 

plans must be performed within the first spring planting season after approval of the 

Special Exception. 

 

2. The subsequent onsite bamboo removal must occur every three months, as needed to 

allow appropriate room for the landscape plantings to mature and continue to thrive in 

perpetuity without interference or excessive shading from the bamboo.  
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MEMORANDUM 
 
TO:  Kathy Reilly, Planner Coordinator 
  Area 1 Planning Division 
 
FROM:  Matthew Folden, Planner Coordinator 
  Area 1 Planning Division 
   
SUBJECT: Non-Residential Professional Office 

Board of Appeals Petition No. S-2875 
9400 Old Georgetown Road  
Bethesda Chevy Chase Policy Area 

 

 
This memorandum summarizes the Transportation Adequate Public Facilities (APF) review of the subject 
Board of Appeals petition. The Petitioner is requesting special exception approval to continue operating 
a non-residential professional office within an existing single family dwelling unit at 9400 Old 
Georgetown Road in Bethesda, a special exception use within the existing R-60 zone. The requested 
special exception proposes a maximum staff of eleven employees operating Monday through Friday 
9:00 AM – 6:00 PM. 
 
 
RECOMMENDATIONS 
 
Staff finds that the requested special exception satisfies the Local Area Transportation Review and 
Transportation Policy Area Review (LATR/ TPAR) tests and will have no adverse traffic impact on existing 
area roadway conditions or pedestrian facilities, as proposed. As a result, staff recommends approval of 
the special exception application and offers the following conditions and comments: 
 
1. The Petitioner must limit the special exception use to 2,200 square feet of non-residential 

professional office space and one residential apartment, as shown on the site plan and 
analyzed in the traffic statement.  

2. The special exception use is limited to the hours of 9:00 AM – 6:00 PM, Monday – Friday, 
with a maximum of eleven employees. 
 

DISCUSSION 
 
Vehicular Access and Parking 

 
The site is located on the west side of Old Georgetown Road (MD 187), between Beech Avenue and 
Spruce Tree Avenue, with primary access provided via a curb cut along Old Georgetown Road. A 
secondary access point is provided on Singleton Drive, the site’s rear frontage.  This secondary access 
point consists of a residential driveway apron and concrete parking area that can accommodate one 
vehicle. Old Georgetown Road is classified as a Major Highway (100’ right-of-way) along the site 
frontage that measures approximately 82-feet wide with three travel lanes in each direction.  Singleton 



Drive is classified as a Primary Roadway (60’ right-of-way) that measures approximately 36-feet wide 
with one travel lane in each direction.  The application proposes maintaining the existing eight on-site 
parking spaces accessed via the Old Georgetown Road entrance. For the record, on-street parking is 
prohibited along the site’s Old Georgetown Road. Based on the amount of on-site parking, staff finds 
that no adverse impacts will result from the proposed non-residential professional office.  
 
 
Pedestrian and Transit Service 
 
The site frontage on Old Georgetown Road and Singleton Drive both have existing sidewalks that vary in 
width from four-to-five feet. These sidewalks are part of a continuous network that connects the site 
with the surrounding neighborhood and the greater region via Old Georgetown Road. Transit service is 
available from a bus shelter along the site’s Old Georgetown Road frontage, located approximately 600-
feet feet north of the site (in the southbound direction) and directly opposite the site frontage (in the 
northbound direction).  Specific transit routes within walking distance to the site include: 

1. Metrobus routes: J2 and J3 
2. Ride-On route: 70 

 
 
Master-Planned Roads and Bikeways  
 
The Approved and Adopted 1990 Bethesda Chevy Chase Master Plan and 2005 Countywide Bikeway 
Functional Master Plan makes the following recommendations: 

1. Old Georgetown Road (MD 187) is designated as Major Highway M-4, with an ultimate right-of-
way of 120-feet, between the Capital Beltway (I-495) and Bethesda Central Business District 
sector plan boundary. There are no specific bikeway recommendations for either Old 
Georgetown Road or Singleton Drive. 

 
  
Local Area Transportation Review (LATR) 
 
The proposed use will generate vehicular trips during the weekday morning (6:30 to 9:30 a.m.) and 
evening (4:00 to 7:00 p.m.) peak periods.  The subject special exception petition is not required to 
submit a full LATR traffic study because the site will generate fewer than 30 vehicular trips. As a result of 
this exemption, the petitioner submitted a traffic statement that summarized his petition for a 2,200 
square foot non-residential professional office and one residential apartment. Based on the LATR trip 
generation rate, the proposed use would generate two fewer morning peak-hour trips and three fewer 
evening peak-hour trips than the previously approved medial office use (Table 1). As a result of the 
minimal increase in site generated traffic during the morning peak-hour, staff finds that the traffic 
generated by the proposed special exception use would not adversely impact the existing traffic 
conditions.  
 
 
  



TABLE 1 
SUMMARY OF SITE TRIP GENERATION 

PROPOSED NON-RESIDENTIAL PROFESSIONAL OFFICE 
 

 AM Peak Hour PM Peak Hour 

 In Out Total In Out Total 

            Previous Special Exception 
Residential Apartment1      (1 DU) 
Medical Office2                  (2,200 SF) 
                                                      Total Existing 

 
0 
4 
4 

 
1 
1 
2 

 
1 
5 
6 

 
1 
2 
3 

 
0 
6 
6 

 
1 
8 
9 

       

             Subject Special Exception 
Residential Apartment1       (1 DU) 
Professional Office1            (2,200 SF) 
                                                   Total Proposed 

 
0 
3 
3 

 
1 
0 
1 

 
1 
3 
4 

 
1 
1 
2 

 
0 
4 
4 

 
1 
5 
6 

       

Net Increase/ Decrease -1 -1 -2 -1 -2 -3 
1
 January 2013 LATR/ TPAR Guidelines

 

2 
ITE Trip Generation Manual, 9th Edition: Land Use Code: 720 (Medical-Dental Office Building)  

 
 
Transportation Policy Area Review (TPAR) 
 
New developments within the Bethesda Chevy Chase Policy Area must satisfy the Transportation Policy 
Area Review (TPAR) test by making a one-time payment equal to 25% of the general district impact tax. 
The proposed special exception use, however, is not subject to this TPAR payment because it will not 
increase the building square footage and will generate fewer trips than the previously approved medical 
office space (permitted by special exception in 1965). As a result, the proposed development satisfies 
Adequate Public Facility (APF) requirements and does not necessitate further transportation analysis.  
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