THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION
Montgormery County Department of Park and Pianning

August 31, 2005

MEMORANDUM:

TO: Elsabett Tesfaye )
Community-Based Planning Division

VIA: Daniel K. Hardy, Superviso H
Transportation Planmng KV\L D E @ E DM IE

FROM: Ki H. Kim, Planner / (H< SEp | s Il
Transportation P]an‘m ‘

SUBJECT:  Special Exception Application No. §-2648 i s I
Senior Housing Facility at 14124 Seneca Road - .
Germantown

This memorandum is Transportation Planning staff's Adequate Public Facilities (APF) review
of the subject special exception petition. The subject special exception is for establishing and
operating a residential housing facility (assisted living) for 35 senior adults and persons with
disabilities on a site located at 14124 Seneca Road (MD 112), Germantown.

RECOMMENDATION

Based on our review of the submitted site development plan, staff recommends the following
conditions as part of the APF test related to approval of the subject special exception application.

1. The development under this special exception is limited to operating a residential housing
facility (assisted living) for 35 senior adults and persons with disabilities as shown on the site
development plan.

2. At time of subdivision, the applicant shall dedicate 40 feet from the centerline to provide for
an 80-foot right-of-way required for Seneca Road (MD 112), an arterial road according to the
Potomac Master Plan.

3. The applicant shall coordinate with the State Highway Administration regardmg the
proposed access to Seneca Road (MD 112).

MONTFGOMERY-COUNTY DEPARTMENT OF PARK AND PLANNING. 8787 GEORGIA AVENUE, SILVER SPRING, IMARYLAND 20910
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DISCUSSION

Based on the trip generation rates for the assisted-living facility contained in the Local Area
Transportation Review Guidelines submitted traffic statement, the proposed assisted-living facility
for 35 senior adults would generate fewer than 30 peak-hour trips during the weekday moming
(6:30 a.m. to 9:30 a.m.) and evening (4:00 p.m. to 7:00 p.m.) peak periods. Therefore, no traffic
study is required to satisfy the Local Area Transportation Review test.

Access to the site is proposed from Seneca Road (MD 112). Seneca Road (MD 112) is a
two-lane undivided arterial street without any sidewalks. Staff supports the State Highway
Administration’s requirement for providing appropriate accel/decel lane on MD 112 at the entrance.
Staff finds that the site access and pedestrian and vehicular circulation system shown on the site
development plan are safe and adequate to accommodate the vehicular movements in and out of the
proposed facility.

Staff finds that the approval of the subject special exception petition will not adversely
affect the surrounding roadway system.

KHK:gw

Mmo to Tesfaye re 5 2648 14124 seneca Rd
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THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

Memorandum September 8, 2005
To: Elsabett Tesfaye, Development Review Division
CC: Karl Moritz, Chief, Research & Technology Center
From: Sharon K. Suarez, AICP, Housing Coordinator éé?
Research and Technology Center
Subject: S-2648 - Alpha House
BACKGROUND

The applicant is requesting approval of a Special Exception to construct 35 affordable

senior assisted living units at 14124 Seneca Road. The property is not served by public sewer.

RECOMMENDATION

Housing staff recommends approval of this application for a special exception to provide

35 units of assisted living units for seniors, of which between 15 and 30 percent will meet the
affordability requirements of 59-G-2.35(a)(1)A through D.

DISCUSSION

MPDUs are not required for this site, because the area is not planned to receive public
sewer. Ordinance No. 15-38 (attached) became effective on April 1, 2005 and amended 59-
C-1.329 to require MPDUs in the RE-2 zone only where “that development is served by
public sewer service and where designated for sewer service in the applicable master plan...”
Housing staff verified that the site of the proposed Alpha House is not planned for public
sewer through (1) review of the County’s Comprehensive Water Supply and Sewerage Plan,
(2) review of the 2002 Potomac Subregion Master Plan, and (3) conversation with
Community-Based Planner Callum Murray. Mr. Murray confirmed that the master plan
proposes no public sewer for the subject site or its surrounds.

Assisted living, especially “affordable” assisted living is in demand. The trend for
seniors is to age-in-place and to move when they need assistance. Both the Need for
Housing for Older Adults in Montgomery County (M-NCPPC, April 2001) and the 55+
Housing Preference Survey (2005) indicate that Montgomery County’s independent seniors
choose to stay in their own homes as long as possible and that they tend to move when they
need assistance. In addition, the Need for Housing for Older Adults reported that affordable
assisted living units would be needed for years to come.

The applicant’s proposal will require the construction of a significant portion of
affordable units. According to the applicant’s representative, Jody Kline (Sept. 7, 2005)
the number of affordable units will meet the requirements of the ordinance, which stipulates
between 15 and 30 percent of the total be affordable, depending upon the income levels
served (See 59-G-2.35(a)(1)A through D).



Ordinance No: 15-38

Zoning Text Amendment No: 03-09
Conceming: MPDUs in RE-1, RE-2, RE-2C
& RNC Zones

Draft No. & Date: 2 -11/30/04

Introduced: May 13, 2003

Public Hearing: June 17, 2003; 7:30 PM
Adopted. November 30, 2004

Effective: April 1, 2005

COUNTY COUNCIL FOR MONTGOMERY COUNTY, MARYLAND
SITTING AS THE DISTRICT COUNCIL FOR THAT PORTION OF
THE MARYLAND-WASHINGTON REGIONAL DISTRICT WITHIN
MONTGOMERY COUNTY, MARYLAND

By: District Council at the request of the Planning Board

AN AMENDMENT to the Montgomery County Zoning Ordinance for the purpose of:

- establishing Moderately Priced Dwelling Unit (MPDU) requirements and optional
development standards for the RE-1, [[RE-2,]] RE-2C, and RNC Zones based on
Master Plan recommendation for public sewer service,

By amending the following section of the Montgomery County Zoning
Ordinance, Chapter 59 of the Montgomery County Code:

DIVISION 59-C-1 “RESIDENTIAL ZONES, ONE-FAMILY "

Section 59-C-1.32 “Development standards™

Section 59-C-1.6 “Development including moderately priced dwelling units”

DIVISION 59-C-9 “AGRICULTURAL ZONES”

Section 59-C-9.3 “Land uses”

Section 59-C-9.4 “Development Standards™

Section 59-C-9.57 Special regulations for development in the Rural
Neighborhood Cluster zone.”

EXPLANATION: Boldface indicates a heading or a defined rerm.
Underlining indicates text that is added to existing laws
by the original 1ext amendment.
[Single boldface brackets] indicate text that is deleted from
existing law by the original text amendment.
Double underlining indicates text that is added to the text
amendment by amendment.
[[Double boldface brackets]] indicate text that is deleted
Jrom the text amendment by amendment.
* * * indicates existing law unaffected by the text amendment.




OPINION

Zoning Text Amendment No. 03-09 was introduced on May 13, 2003. Under ZTA, the
Moderately Priced Dwelling Unit (MPDU) program would be extended to the large lot zones and certain
agricultural zones (RE-1, RE-2, RE-2C and RNC). MPDUs would be required only for development in
these zones if served by public sewer. The unit types would generally be limited to one-family detached
and duplex units. Optional method development standards for the construction of MPDUs would be
available, except in the RE-2 zone.

The Montgomery County Planning Board in its report to the Council recommended that the text
amendment be approved as introduced.

The County Council held a public hearing on June 17, 2003, to receive testimony concerning the
proposed text amendment. The text amendment was referred to the Planmng, Housing, and Economic
Development Committee for review and recommendation.

The Planning, Housing, and Economic Development Committee held worksessions on July 23,
2003 and October 20, 2004 to review the amendment. It is the Committee position after reviewing the
ZTA and the public hearing record that MPDUs generally should be generally required throughout the
County and that public sewer is the critical element for deciding where MPDUs should be required in the
large lot zones and RNC zone. The Committee recommended that ZTA 03-09 be approved with a
revision to allow townhouses as an alternative dwelling unit type to accommodate the construction of
MPDUs in the large lot zones and the RNC zone. The Committee did not agree with the Planning Board
that townhouses were an incompatible alternative dwelling unit type for MPDU construction in the large
lot zones and the RNC zone, The Committee also recommended that any residential development for
which a preliminary plan of subdivision was approved before the effective date of this ZTA that does not
meet the MPDU requirements be grandfathered and allowed to continue in accordance with the standards
in effect before this ZT A becomes effective.

Optional method standards and alternative housing types are recommended for the large Jot
zones, except the RE-2 zone. MPDUs were not seen by the Committee as a reasonable development
option in the RE-2 zone. The Commitiee recommended that MPDUs not be required in the RE-2 zone,
since based on information provided by Planning Board staff there are only very few parcels of 50 acres
or more zoned RE-2 in sewer service S-1. Sewer service is not generally available in the large lot zones
and the MPDU yield would be modest in any event.

The District Council reviewed Zoning Text Amendment No.03-09 at a worksession held on
November 30, 2004, and accepted the recommendations of the Planning, Housing, and Economic
Development Committee with a revision to clarify further that a link between MPDUs and sewer service
does not imply that simply offering to build MPDUs will justify sewer service extensions. The Council
agreed to include language indicating that MPDUs are required for development in the large lot and RNC
zones that is served by public sewer and where designated for sewer service in the applicable master plan.

For these reasons and because to approve this amendment will assist in the coordinated,

comprehensive, adjusted and systematic development of the Maryland-Washington Regional District
located in Montgomery County, Zoning Text Amendment No. 03-09 will be approved as revised.

ORDINANCE



The County Council for Montgomery County, Maryland, sitting as the District Council for that portion of

the Maryland-Washington Regional District in Monigomery County, Maryland, approves the following
ordinance:



Ordinance No.: 15-38.

1 Sec. 1. Division 59-C-1 is amended as follows:
2
3 DIVISION 59-C-1. RESIDENTIAL ZONES, ONE-FAMILY.
4 * ¥ *
5 5§59-C-1.32. Development standards.
6
7 In addition to the following, the regulations in sections 59-C-1.34, 59-C-1.35 and 59-C-
8 1.36 shall apply:
9
RE- | RE- | RE- | R- R- R- | R- | R- R4 | RMH
2! j2¢ |1 200 | 150° [90 |60 | 40° | plex | 200
* % %
59-C-1.329. Additional
Development Requirements
* * *
(b) In the zones indicated thus
(*), moderately priced dwelling
units are required in accordance
with [[the provisions of J]chapter .
25A andSsection 59-C-1.6. 8] | %8 %8 * * * * * * *
* k% = =
10

11 8 Required only for development that is served by public sewer service and where
12 . . : . .

13
14
15
16 April 1, 2005,
17

18 * ¥  k

19 §9-C-1.6. Development including moderately priced dwelling units.
20 * * *
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59-C-1.62. Development standards. [[In the case of an RE-2 Zone served by public

Ordinance No.: 15-38

sewer service, moderately priced dwelling units must be included in the development in

accordance with Chapter 25A of the County Code, as amended. The number of

moderately priced dwelling units must be at least 12.5 percent of the total number of

dwelling units in accordance with Chapter 25A. The standard method of development

requirements of subsections 59-C-1.31 and 59-C-1.32 apply. In all other applicable
zones, the following development standards apply.]]

RE-2C

RE-1°

R-200

R-150

R-60

R-40

59-C-1.621. Uses Permitted. No uses are permitted except as
indicated by the letter "P" in the following schedule. Special
exceptions may be authorized as indicated in section 59-C-
1.31, title "Land Uses," subject to the provisions of article
5[8]2-G.

Dwelling unit, one-family attached.'

1 Dwelling unit, one-family detached.

o~}

Dwelling unit, one-family semidetached.’

Townhouse.'

Mobile home, double-wide.*

gl luwllaelfael oo}

Registered living unit.>”

Accessory apartment.”

1

2]

34}

m

Bed-and-breakfast lodging with one or 2 guest rooms. ™

Bed-and-breakfast lodging with 3, 4 or 5 guest rooms.>?

e}

m

tr3

™

Accessory buildings and uses.
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$9-C-1.622. Density of development. The maximum number
of dwelling units per acre of usable area, as defined in section
59-C-1.628(a), is

0.48

4.39

6.10

10.12

$9-C-1.623. Setbacks from street (in feet).

No detached dwelling must be nearer to any public street than: |

25

25"

235’

20

20

59-C-1.624. Yard requirements (in feet). For a side or rear
yard that abuts a Jot that is not developed under the provisions
of this section 59-C-1.6, the setback must be at least equal to
that required for the abutting lot, provided that no rear yard is
less than

20

120

20

15

$9-C-1.625. Lot area and width.

a) Minimum net lot area (in sq.f.):

(1) For a one-family detached dwelling unit

15,000

10.000

6,000

6.000"

5.000’

4,000

4,000

{2) For each one-family semidetached dwelling unit

| 7.500

5,000

3,500

3,500

3,500

3,500

3,500

(3) For a townhouse, unless a smaller lot size is approved
by the planning board.’

1,500

1,500

1,500

1,500

1,500

(4) Where an individual lot for each dwelling unit is
deemed to be infeasible because of the manner in which
individual units are attached to each other the board may
approve a site plan depicting more than one dwelling uniton a
lot.

(b) Minimum lot width for a one-family detached dwelling unit v

at existing or proposed street line (in feet):’

25

25

25

25

25

59-C-1.626. Maximum Building Height (in Feet).

(a) For a main bwmlding. The height must not exceed 3 stories
or 40 feet. If the abutting lot is not developed under the
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Ordinance No.: 15-38

provisions of this section 59-C-1.6, the yard abutting that lot
must be increased by one foot for each 2 feet of height above
35 feet

(b) For an accessory building. The height must not exceed 2
stories or 25 feet.

§9-C-1.627. Green area. Green arca must be provided for
each townhouse or one-family attached dwelling unit erected
in the subdivision, at the rate, in square feet per unit, of

2,000

2,000

2,000

2,000

1,500

1 The maximum percentage of one-family attached or semidetached dwelling units,

townhouses, or a combination thereof, in a subdivision is:

RE-2C and RE-1zones: 30%;
R-200 and R-150 Zones: 40%:;
R-90 Zone: 50%;

R-60 Zone: 60%.

The balance must be one-family detached dwelling units. Except in the RE-1 and

RE-2C Zones. [T]the [p]Planning [b]Board may{[, however,]] approve a

development in which up to 100 percent of the total number of units consists of one-

family attached dwelling units, one-family semidetached dwelling units,

townhouses, or a combination thereof, upon a finding that a proposed development

is (1) more desirable from an environmental perspective than development that

would result from adherence to these percentage limits, and (2) compatible with

adjacent existing and approved development.

8 Required only for development that is served by public sewer service and where

Sec. 2. DIVISION 59-C-9 is amended as follows:
DIVISION 59-C-9. AGRICULTURAL ZONES.

* * *

59-C-9.3. Land uses.
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No use is allowed except as indicated in the following table:

15-38

- Permitted uses. Uses designated by the letter "P" are permitted on any lot in

the zones indicated, subject to all applicable regulations.

- Special exception uses. Uses designated by the letters "SE" may be

authorized as special exceptions, in accordance with the provisions of

Article 59-G.
, Rural | RC LDRC | RDT |RS RNC
* ok ok
(e) Residential:”
Dwelling, one-family detached |P P P P P P
Dwelling_one-family semidetached P
* %k ok
Townhouse P
* ¥ &
* Permitted only as part of a moderately-priced dwelling unit development. The

maximum percentage of one-family semi-detached dwelling units in a subdivision

1s 30%.

* % %

59-C-9.4. Development standards.

The following requirements apply in all cases, except as specified in the optional

standards for cluster development set forth in sections 59-C-9.5 and 59-C-9.57 and the

exemption provisions of section 59-C-9.7.

* % %k

Rural

RC

| LDRC

RDT

RS

¥ ¥ ¥

§9-C-9.48. Additional
Development Requirements

In the zones indicated thus

(*), moderately priced dwelling units are required in

accordance with the provisions of Chapter 25A and Section
59-C-9.57. :
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Ordinance No.: 15-38

Apnl 1, 2005,

59-C-9.5. Cluster development--Option in Rural Cluster zone and Low Density

Rural Cluster zone.

* * ok

59-C-9.57. Special regulations for development in the Rural Neighborhood Cluster
zone.
59-C-9.571. Purpose.
The cluster method of development required in this zone is intended to preserve
large areas of rural open spéce consistent with the recommendations of the
applicable master or sector plan. Cluster development is required under either the
standard method of development or the optional method. Under the optional

method of development the maximum development unit density allowed may be

increased to accommodate the construction of Moderately Priced Dwelling Units
in accordance with Chapter 25A.

The following classes of uses are not permitted in the rural open space area. The
exceptions noted in subsections (d) and (f) are not excluded from this area; they are

permitted by right or special exception, as stated in section 59-C-9.3:

* ¥k %
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Ordinance No.: 15-38

(d) Residential, with the following exceptions:

a one-family detached dwelling;

accessory apartment;

a farm tenant dwelling in existence prior to application of the
Rural Neighborhood Cluster zone, or a structure converted to a
farm tenant dwelling included as part of a historic site

designated in the Historic Master Plan;

a one family semidetached dwelling and townhouse as part of a
moderately-priced dwelling unit development:

59-C-9.573. Optional method of development,

The density of development, including the provision of Moderately Dwelling Units in

accordance with Chapter 25A, [under the optional method] must not exceed [one] 1.22

dwelling units per gross acre. The density must conform to the recommendations and

guidelines of the applicable master or sector plan. In such cases, the following

development standards apply:

(@) Minimum area of development: 10 acres, except that the Planning Board may

waive this requirement where the property abuts an existing property developed

under the provisions of this section, and the resulting development is a logical

extension of the existing development.

(b)  Diversity of Lot Sizes: Under the optional method, a diversity of ot sizes is

required for developments of 70 acres or more. Diversity of lot sizes is also
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Ordinance No.: 15-38

encouraged in developments of less than 70 acres in order to provide for a range

of housing opportunities. Where diversity of lots is provided, the Planning Board

must consider the éompatibility of the proposed development with existing

development on adjoining properties.

Development standards: The standard method requirements of section 59-C-9.4[2]

do not apply:

i)

(i)

(iii)

(iv)

(v)

(vi)

Minimum lot area-4,000 sq. ft. for one-family detached units: 3,500 sq. fi.
for one-family semi-detached units.

Minimum setback from the street-15 feet.

Yard requirements (in feet). A side yard, if provided, must be at least 8 feet.
For a side or rear yard that abuts a lot that is not developed under the
optional method of this section, the setback must be at least equal to that

required for the abutting lot, provided that no rear yard is less than 30 feet.

Minimum lot width for a one family detached dwelling unit at the existing or
proposed street line-25 feet.

Maximum building height-35 feet.

Maximum lot coverage for a one family detached dwelling unit-35 percent.

10
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Ordinance No.: 15-38

(vii) The rear and side yard setbacks for accessory structures [should] must be
consistent with the requirements in the R-60 Zone, 5 feet for rear and side
yard setbacks and 60 feet from the street.

Sec. 3. Effective date. This ordinance becomes effective April 1, 2005.

This is a correct copy of Council action.

Mary A. Edgar, CMC
Clerk of the Council

11



	
	
	
	
	
	
	
	
	
	
	
	
	
	
	


