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• Staff recommends approval with conditions.
• The Applicant proposes to:

o Revise the Forest Conservation Table and utilize landscape canopy coverage credits.
o Plant 3.19 acres on-site for tree canopy coverage.
o Purchase 1.24 acres of credits in an off-site forest bank.
o Remove 6 and impact 18 specimen trees that require a variance, per Section 22A 12(b)(3).
o Establish a Category II Conservation Easement.

• No public correspondence has been received on this Application.
• Pursuant to Chapter 22A, the Forest Conservation Law, the Planning Board’s actions on Forest

Conservation Plans are regulatory and binding.

Summary 

MCPB 
Item No. 
Date: 4/8/21 

Northwood High School - Amended Preliminary/Final Forest Conservation Plan, MR2021009 

Description Completed:  3/29/21 

Tamika Graham, Senior Planner, Mid-County Planning, tamika.graham@montgomeryplanning.org, 301.495.4551 
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Amend Preliminary/Final Forest Conservation Plan 
associated with the reconstruction of the existing 
Northwood High School building to allow for an 
increased enrollment capacity of students and associated 
site improvements. 

Location: 919 University Boulevard West in Silver 
Spring. 
Zone: R-60. 
Master Plan: 2001 Kemp Mill Master Plan area. 
Size: 29.5 acres. 
Application Accepted: December 1, 2020. 
Applicant: Montgomery County Public Schools (MCPS).  
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RECOMMENDATION AND CONDITIONS 
 
Staff recommends approval of the amended Preliminary/Final Forest Conservation Plan No. 
MR2021009, subject to the following regulatory and binding conditions: 
 

1. The Applicant must schedule the required site inspections by M-NCPPC Forest Conservation 
Inspection Staff per Section 22A.00.01.10 of the Forest Conservation Regulations. 

2. The Applicant must comply with all tree protection and tree save measures shown on the 
approved Final Forest Conservation Plan. Tree save measures not specified on the Final Forest 
Conservation Plan may be required by the M-NCPPC Forest Conservation Inspection Staff. 

3. Prior to the start of any demolition, clearing, grading, or construction for this development 
Application, the Applicant must record a Category II Conservation Easement over all areas of 
forest retention, forest planting and environmental buffers as specified on the approved Forest 
Conservation Plan. The Category II Conservation Easement must be in a form approved by the 
M-NCPPC Office of the General Counsel and must be recorded in the Montgomery County Land 
Records by deed. The Book/Page for the easement must be referenced on the record plat. 

4. Prior to the start of any demolition, clearing, grading or construction for this development 
Application, the Applicant must purchase credits for 1.24 acres from a forest mitigation bank or, 
if forest mitigation bank credits are not available, submit the forest conservation fee-in-lieu 
payment to the M-NCPPC Planning Department for the remaining 1.24 acres of afforestation 
requirement.  

5. All trees credited towards variance mitigation must be at least five (5) feet away from any 
structures, stormwater management facilities, PIEs, PUEs, ROWs, utility lines, and/or their 
associated easements, as shown on the Certified Preliminary Forest Conservation Plan.  

6. Prior to any demolition, clearing, grading or construction for this development Application, the 
Applicant must submit financial surety, in a form approved by the M-NCPPC Office of General 
Counsel, to the M-NCPPC Planning Department for the 3.19 acres of new native plantings for the 
landscape trees credited toward meeting the requirements of the Forest Conservation Plan 
(“FCP”). 

7. Prior to any demolition, clearing, grading or construction for this development Application, the 
Applicant must record an M-NCPPC approved Certificate of Compliance in an M-NCPPC 
approved off-site forest bank within the Sligo Creek and Northwest Branch watersheds to satisfy 
the reforestation requirement for a total of 1.24 acres of mitigation credit. The off-site 
requirement may be met by purchasing credits from a mitigation bank elsewhere in the County, 
subject to Staff approval, if forest mitigation bank credits are not available for purchase within 
the Sligo Creek and Northwest Branch watershed.  If mitigation bank credits are not available, 
the Applicant is subject to the forest conservation fee-in-lieu payment to the M-NCPPC Planning 
Department. 

8. Prior to the initial planting acceptance inspection by the M-NCPPC Forest Conservation 
Inspection Staff, the Applicant must install permanent conservation easement signage and 
fencing along the perimeter of the conservation easements as shown on the FCP or as 
determined by the Forest Conservation Inspection Staff. 

9. Prior to any demolition, clearing, grading or construction for this development Application, the 
Applicant must submit a Maintenance and Management Agreement (“MMA”) approved by the 
M-NCPPC Office of General Counsel. The MMA is required for all forest planting areas and 
landscape plantings credited toward meeting the requirements of the FCP. The time period for 
the MMA will adhere to the requirements in place when the MMA is approved by the M-NCPPC 
Office of General Counsel. 
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10. The Applicant must provide invasive species management control measures within the proposed 
Category II Conservation Easement(s) at the direction of the M-NCPPC Forest Conservation 
Inspection Staff. The cost to control non-native invasive species must be incorporated into the 
forest conservation financial surety. 

11. The Applicant must install the Afforestation/Reforestation plantings for Planting Areas A, B, and 
C (outside of the limits of disturbance (“LOD”)) as shown on the approved FCP, within the first 
planting season following the release of the first Sediment and Erosion Control Permit from the 
Montgomery County Department of Permitting Services for the Subject Property, or as directed 
by the M-NCPPC Forest Conservation Inspection Staff. 

12. The Applicant must install the Afforestation/Reforestation plantings for Planting Areas A, B and 
C (inside the LOD), as shown on the approved FCP, in the first planting season following 
stabilization of the applicable disturbed area. 

13. The Applicant must plant the variance tree mitigation plantings on the Subject Property with a 
minimum size of 3 caliper inches totaling 45 caliper inches as shown on the approved FCP. 
Adjustments to the planting locations of these trees is permitted with the approval of the M-
NCPPC Forest Conservation Inspection Staff. 

14.  Within the first planting season following the release of the first Sediment and Erosion Control 
Permit from the Montgomery County Department of Permitting Services for the Subject 
Property, or as directed by the M-NCPPC Forest Conservation Inspection Staff, the Applicant 
must install the variance tree mitigation plantings as shown on the FCP. 

15. The Limits of Disturbance (“LOD”) shown on the Final Sediment and Erosion Control Plan must 
be consistent with the LOD shown on the approved Final Forest Conservation Plan. 

16. Copies of the Final Forest Conservation Plan and recorded Category II Conservation Easement 
must be kept at Northwood High School and given to the school maintenance staff(s) to ensure 
compliance with conditions of the Final Forest Conservation Plan. 

17. At the time of certification, the Applicant must coordinate with M-NCPPC Staff on minor 
corrections and clarifications as necessary. 
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INTRODUCTION 
 
This report consists of staff review of the amended Preliminary/Final Forest Conservation Plan 
associated with the Mandatory Referral for the proposed construction of a building expansion of the 
Northwood High School, reconstructed athletic field, parking lot and bus loop. While the Planning Board 
action on a Mandatory Referral is advisory, the Forest Conservation Plan is regulatory and binding. 
 
Site Description and Proposed Project 
The amended Preliminary/Final Forest Conservation Plan is associated with the building expansion of 
the existing Northwood High School (“Property” or “Subject Property”) shown in Figure 1, which is 29.5 
acres, including 0.27 acres of off-site limit of disturbance (LOD) on Property that is owned by the 
Montgomery County Board of Education. Located within the 2001 Kemp Mill Master Plan area, the 
Subject Property currently consists of a high school building, athletic fields, basketball courts, tennis 
courts, a cellular tower, and associated parking. Vehicle access to the building is from three existing 
access points along University Boulevard West (MD 193). The Property is zoned R-60 and is surrounded 
immediately by predominately single-family detached residential uses, also within the R-60 zone. 
Generally, the Subject Property is near the Northwood Chesapeake Bay Trail and Arcola Health and 
Rehabilitation Center to the north, Forest Knolls Elementary School to the south, and Breewood Park to 
the northwest (opposite of University Boulevard).  
 

 

Subject  
Property 

 
 

Figure 1: Site Vicinity (Subject Property outlined in red) 
 
Generally, the Property has existing steep slopes (>25%) that will largely remain post-construction 
(Figure 2). The Property slopes over 22 feet from the high side along the northeastern property line, to 
the low sides along the residential homes on the southern side of the Property, and west from the 
school entrance to University Boulevard. 
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Figure 2: Existing Slopes on Subject Property (outlined in red) 
 
This Project is for the revitalization of the Northwood High School that includes the demolition of the 
existing school building and the construction of a new 158,671-square foot building with a central 
courtyard, recreational and soft/hardscape play areas, a relocated school bus parking lot, a reconfigured 
staff parking lot, visitor and drop-off area parking lot, walkways, ramps, two (2) basketball courts, four 
(4) tennis courts, baseball field, softball field, and a synthetic turf football/soccer field inset within the 
existing surrounding track with all associated utilities to support the building services and play areas. 
Due to the Property’s topography, several new terraced retaining walls are proposed at the front 
entrance along University Boulevard. The existing cell tower will remain along with the concession plaza 
and building located directly adjacent to the synthetic turf football field. The existing bleachers will also 
remain for the newly improved synthetic turf field. Overall, the expansion of approximately 1,200 seats 
at Northwood High School will increase the capacity to 2,700 students to accommodate projected 
student enrollment. 
 
To maximize on-site vehicle stacking and minimize the overflow of traffic onto University Boulevard, 
substantial changes are envisioned for the school’s circulation including an access road leading to the 
north and south of the school with centrally located terraced retaining walls to support the bus loop at 
the school main entrance.  The school’s new student drop-off area with the associated parking lot is 
located on the north side of the school building with an additional parking lot on the south side of the 
school building.  An additional parking lot is located to the east of the school building.  The loading area 
is located mid-way on the south side of the school building. In total, there are approximately 390 
parking spaces which includes 22 bus parking spaces available with the revised parking lot configuration.  
 

Subject  

Property 
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Figure 3: Proposed Site Improvements 
 
 
The Montgomery County Department of Permitting Services (MCDPS) has approved the stormwater 
management concept plan. Previous infrastructure investments in areas of utilities and stormwater 
management will be preserved to the maximum extent practicable. Stormwater management will be 
implemented through an environmental site design (ESD) plan that includes permeable pavement, 
bioretention, and a vegetative roof along with structural practices of underground sand filters as 
required by the State of Maryland and Montgomery County. Additional improvements to the property 
include control of erosion and outfall stabilization.  Further, the proposed school building expansion 
project will be designed in compliance with MCPS’s 2014 Environmental Sustainability Management 
Plan and will be implementing the International Green Construction Code (IgCC). 
 
 
ANALYSIS  
 
Environmental Guidelines 
Staff approved a Natural Resource Inventory/Forest Stand Delineation (NRI/FSD #420080600) for the 
Property on November 11, 2007. In preparation of this Application, recent field work was conducted by 
the Applicant to revise pertinent plan details such as the diameter and greater at breast height (DBH) of 
existing trees. The Subject Property is affected by steep slopes (≥25%) found along the edges of the 
Property near the athletic fields to the rear of the Site, abutting the adjacent residences located on 
Caddington Avenue, and at the front driveway between the school’s entrance and University Boulevard. 
The Property contains no forest, streams or stream buffers, wetlands or wetland buffers, 100-year 
floodplains, known habitats of rare, threatened, and endangered species, historic resources, or erodible 
soils. The Property is located within the Sligo Creek and Northwest Branch watersheds. Most of the 
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existing trees are located along the perimeter of the Site and function as screening between the 
abutting residential uses. The Property contains approximately 165 significant and specimen trees that 
measure ≥24” DBH. The school building reconstruction has been designed to minimize environmental 
impacts and avoid impacts to individual specimen trees to the greatest extent feasible. Therefore, the 
proposed Project follows the Environmental Guidelines, because the Applicant is avoiding impact to the 
existing natural resources as much as possible and will mitigate for the proposed removal of several 
trees. 
 
Forest Conservation 
The Property is subject to the Montgomery County Forest Conservation Law and the Applicant has 
submitted an amended Preliminary/Final Forest Conservation Plan shown in Attachment 1, in 
conjunction with Mandatory Referral No. 2021009. As previously noted, there is no forest on-site, but 
there are several specimen trees present that are each considered a priority for retention. The Property 
is an institutional development which gives the Property an afforestation requirement of 15 percent of 
the net tract and a conservation threshold of 20 percent. 
 
Preliminary/Final Forest Conservation Plan 
This amendment to the Forest Conservation Plan proposes an update to the forest conservation 
worksheet, landscape forest conservation credits, and a Category II Conservation Easement. The Site has 
a 4.43-acre requirement for afforestation and is subject to Section 22A-12.D.2 which states: 
“Afforestation should be accomplished by the planting of forest cover. However, if the applicant 
demonstrates to the satisfaction of the Planning Board or Planning Director, as the case may be, that 
afforestation using forest cover is inappropriate for a site because of its location in an urban setting, 
redevelopment context, high-density residential, commercial, industrial, planned unit development, or 
institutional area (as defined in Section 22A-3), or similar reason, afforestation requirements may be 
satisfied by tree cover.”  Staff recommends that the Planning Board find that using tree cover is 
appropriate in this instance due to the Property’s location in an urban setting, its redevelopment 
context, and on land occupied by a school use.  Additionally, this finding would be consistent with the 
original Forest Conservation Plan approval that permitted tree cover instead of forest cover on the Site. 
 
The Applicant proposes to satisfy the 4.43-acre afforestation requirement with a combination of 
landscape forest conservation credits via 3.19 acres of on-site plantings to provide additional tree 
canopy coverage and 1.24-acre forest bank credits. The 3.19 acres of landscape credit areas are shown 
in three separate delineations on the Property and are proposed for preservation in a Category II 
Conservation Easement (shown as overlapping areas in subsequent map Figures 4-6.) The proposed 
plantings have been intentionally placed to address the lack of canopy in the parking area to the 
greatest extent feasible and along the Site’s southern property line to address and reduce headlight 
glare from the new parking spaces onto existing homes.  Plantings in this area include native evergreen 
trees that can provide a sufficient year-round buffer. Additional on-site plantings for tree cover within 
the Site are constrained by a new site circulation and parking arrangement and stormwater 
management facilities in various places strategically near existing parking on the Property. The Applicant 
proposes to satisfy the remaining 1.24-acre planting requirement by the purchase of credits in an off-
site forest bank within the same watershed, or if unavailable, somewhere else in the County.  If forest 
bank credits are unavailable, the Applicant will make a forest conservation fee-in-lieu payment to the M-
NCPPC Planning Department. 
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The amended Preliminary/Final Forest Conservation Plan also requests a tree variance for the proposal 
to disturb the root zones of 24 specimen trees, which includes six (6) trees that will be removed and five 
(5) trees that require mitigation.  
 
Forest Conservation Variance 
Section 22A-12(b)(3) of the Forest Conservation Law provides criteria that identify certain individual 
trees as high priority for retention and protection. The law requires a variance to impact trees that: 
measure 30 inches or greater diameter at breast height (DBH); are part of a historic site or designated 
with a historic structure; are designated as national, State, or County champion trees; are at least 75 
percent of the diameter of the current State champion tree of that species; or trees, shrubs, or plants 
that are designated as Federal or State rare, threatened, or endangered species. Any impact to these 
trees, including removal or disturbance within the tree’s critical root zone (CRZ), requires a variance. An 
applicant for a variance must provide certain written information in support of the required findings in 
accordance with Section 22A-21 of the County Forest Conservation Law. 
 
The Applicant submitted a variance request dated October 27, 2020, and revised January 4, 2021, for 
the removal and impact to trees (Attachment 2). As shown below in Table 1, the proposed layout will 
remove 6 trees and impact 18 trees that are considered high priority for retention under Section 22A-12 
(b) (3) of the County Forest Conservation Law. 
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Table 1: Specimen Tree Summary and Variance Request 
 

Line 
No.

Tree ID Species D.B.H. % of CRZ 
Impact

Status CRZ Impact Description

1 3 Sawtooth Oak 40" 100% Remove Proposed sidewalk

2 6 Cherry 42" 100% Remove Grading and proposed 
parking lot

3 C17 Willow Oak 32" 100% Remove Proposed school building
4 C19 Willow Oak 30" 100% Remove Proposed school building
5 C20 Willow Oak 32" 100% Remove Proposed school building

6 201 Elm 30" 2% Impact/Save Proposed sidewalk on 
University Blvd.

7 203 Red Maple 40" 14% Impact/Save Proposed parking lot
8 210 Maple 40" 4% Impact/Save Proposed parking lot
9 212 Maple 30" 17% Impact/Save Proposed parking lot

10 213 Maple 30" 24% Impact/Save Grading and proposed 
parking lot

11 214 Willow Oak 40" 24% Impact/Save Proposed parking lot
12 216 Willow Oak 36" 6% Impact/Save Proposed parking lot
13 217 Silver Maple 42" 1% Impact/Save Grading

14 244 Silver Maple 40" 10% Impact/Save Proposed utilities and 
baseball field

15 278 Tulip Poplar 30" 7% Impact/Save Grading
16 282 Red Oak 32" 6% Impact/Save Grading
17 287 Red Oak 36" 8% Impact/Save Grading

18 292 Red Oak 30" 10% Impact/Save Stormwater management 
facility

19 293 White Oak 33" 37%
Remove with 

adjacent owner's 
permission

Grading

20 319 Tulip Poplar 30" 9% Impact/Save Proposed parking lot
21 324 Tulip Poplar 41" 17% Impact/Save Proposed parking lot
22 330 Tulip Poplar 36" 2% Impact/Save Grading
23 331 Tulip Poplar 36" 8% Impact/Save Grading
24 352 Red Oak 30" 4% Impact/Save Proposed baseball field

  Light grey shading indicates Required Tree Mitigation
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Figure 4: Proposed Tree for Removal and Landscape Credit Area/ 
Category II Forest Conservation Easement – Northeast Section of Subject Property 

 
 
Due to the reconstruction of the school, substantial changes to site circulation, and proposed site 
improvements are not generally confined to particular areas but rather, the construction impacts are 
widespread throughout the Site.  Proposed trees for removal are identified with an “X” across several 
map figures (Figure 4, Figure 5, and Figure 6), which includes specimen and non-specimen trees.  
Corresponding with Table 1, the 24 proposed variance trees are located mostly within the center of the 
Subject Property where the new building will replace the existing courtyard area and along the property 
line abutting the residential homes on the southwestern side of the Property, and within the vehicle 
circulation areas.  
 
Leaving the requested variance trees in an undisturbed state would result in an unwarranted hardship 
because the Applicant could not apply an alternative site arrangement that will effectively address the 
expansion for needed student capacity, parking, bus parking and circulation, and stormwater 
management improvements.  As discussed in the associated Mandatory Referral review an alternative 
site layout was explored, but due to the site topography and circulation needs, the proposed site layout 
was necessary.  

Landscape  
Credit Area “C”/  

Proposed 
Conservation  

Easement 

X 

  

Tree to be 
 Removed 
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Figure 5: Proposed Trees for Removal – Southwest Section of Subject Property 
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Figure 6: Proposed Landscape Credits Areas/Category II Forest 
Conservation Easement – Southeast Section of Subject Property 

 
 
Unwarranted Hardship for Variance Tree Impacts 
Per Section 22A-21, a variance may only be granted if the Planning Board finds that leaving the 
requested trees in an undisturbed state will result in unwarranted hardship. The Applicant is seeking to 
fulfill a significant public need while generally maintaining a similar building footprint when constructing 
the new school building on the Subject Property. As a result, the goal to address the existing school 
capacity issue within the framework of the existing building footprint will inevitably encroach upon the 
critical root zones of some specimen trees, most especially those located within the existing courtyard 
and along the perimeter of the Subject Property adjacent to existing residential dwellings.  
 
While the Subject Property is substantial in acreage, the most challenging aspects of redeveloping the 
Site are passenger vehicle and school bus circulation, temporary bus parking, long-term parking, and 
steep grading.  The school reconstruction seeks to balance the programmatic needs with a new building 
and access to the main building and other amenities on-site, which will generally remain located in their 
existing locations. Therefore, proposed on-site traffic circulation is prioritized and designed to provide 
safe access to the school for pedestrians and to maximize on-site vehicle stacking to minimize the 
overflow traffic onto University Boulevard. To provide the new square footage of a reconstructed 
building, reconfigured parking lots and access roads, stormwater management facilities, athletic fields, 
and upgraded pedestrian facilities, to the extent of fully meeting the capacity and circulation needs, 
would not be feasible without the granting of a variance to impact trees.  
 
Proposed site landscaping of 3.41 acres will provide additional canopy coverage and will create greater 
ecological quality while establishing further buffering of adjacent residential uses. Additionally, tree 

Landscape 
Credit Areas 

“A” & “B” 
/ Proposed 

Conservation 
Easement 
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impacts and tree removal have been minimized by the Applicant proposing a building layout that is 
substantially similar to the existing building footprint, with the exception of the existing courtyard that is 
subsumed within the new building and increased drive aisle widths for improved circulation.  This 
approach ensures the preservation of as many specimen trees as possible and limits of disturbance has 
been re-evaluated to maximize tree survival. 
 
Section 22A-21 of the County Forest Conservation Law sets forth the findings that must be made by the 
Planning Board or Planning Director, as appropriate, for a variance to be granted. Staff has made the 
following determinations in the review of the variance request and the proposed Preliminary and Final 
Forest Conservation Plan: 
 
Variance Findings 
The following findings are required for the Planning Board to approve the variance request: 
 

1. Granting the variance will not confer on the applicant a special privilege that would be denied to 
other applicants. 
 
Removal of and disturbance to the trees is due to the need for the demolition and 
reconstruction of an outdated institutional structure that meets all the necessary and current 
State and County development standards. Granting this variance will not confer a special 
privilege on the Applicant as disturbance of the specified trees is a result of the need to 
reconfigure the Property and provide safe and efficient access while minimizing impacts to 
specimen trees. Redevelopment of the Subject Property is a continuation of an existing 
permitted use. 
 

2. The need for the variance is not based on conditions or circumstances which are the result of the 
actions by the applicant. 
 
The requested variance is not based on conditions or circumstances that are the result of 
actions by the Applicant. The Applicant has minimized disturbance and designed the new Site 
layout, including recreation amenities and parking improvements to maximize specimen tree 
retention as permitted by the new building footprint.  
 

3. The need for the variance is not based on a condition relating to land or building use, either 
permitted or non-conforming, on a neighboring property. 
 
The requested variance is a result of the location of specimen trees present near the parking 
areas on the Subject Property and the impacts associated with the new school building, and not 
a result of characteristics or conditions of land or building use on a neighboring property. 
 

4. Granting the variance will not violate State water quality standards or cause measurable 
degradation in water quality.  
 
The Forest Conservation Law requires mitigation for the proposed variance trees in the form of 
tree planting or preservation. Staff generally recommends that the Planning Board approve 
variance requests with mitigation to replace the form and function of the trees proposed for 
removal, outside of areas of forest removal. The Applicant will plant the required trees with a 
minimum 3” caliper native shade trees as required mitigation to replace the form and function 
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of the variance trees proposed for removal. Water quality will improve with the proposed 
development and State water quality standards will not result in measurable degradation in 
water quality. 
 

Mitigation for Trees Subject to the Variance Provisions 
The Applicant is requesting a variance to impact 24 specimen trees, of which 6 trees will be removed. 
Trees #3 (40” D.B.H.), #6 (42” D.B.H.), #C17 (32” D.B.H.), #C19 (30” D.B.H.), and #C20 (32” D.B.H.), are 
designated for removal and will be mitigated at a rate of 1” caliper per 4” DBH removed, using a 
minimum 3” caliper native shade tree. For mitigation, the Applicant will plant fifteen (15), 3-inch caliper 
trees, or a minimum of 45 caliper inches, which are shown on the amended Preliminary/Final Forest 
Conservation Plan. No mitigation is required for one (1) tree that will be removed (Tree #293) and is 
located off-site. 
 
County Arborist’s Recommendation on the Variance  
In accordance with Montgomery County Code Section 22A-21(c), the Planning Department is required to 
refer a copy of the variance request to the County Arborist in the Montgomery County Department of 
Environmental Protection for a recommendation prior to acting on the request. As of the date of this 
Staff Report, the County Arborist has not submitted correspondence regarding the variance request with 
mitigation. 
 
Variance Recommendation 
Staff recommends that the variance be granted. 
 
 
CONCLUSION 
 
The proposed Preliminary/Final Forest Conservation Plan meets the requirements of Chapter 22A Forest 
Conservation Law. Therefore, Staff recommends that the Planning Board approve the amended 
Preliminary/Final Forest Conservation Plan and associated variance, with the conditions listed in this 
Staff Report. 
 
 
Attachments 
1. Amended Preliminary/Final Forest Conservation Plan 
2. Variance Tree request 
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AMENDED FINAL

FOREST

CONSERVATION PLAN

- LANDSCAPE CREDIT

Montgomery County Department of Parks

DECIDUOUS PLANTS - (2" Caliper or Larger)

SEPTEMBER 2008

Detail No.

The Maryland-National Capital Park and Planning Commission

EXISTING GRADE / UNDISTURBED SOIL

NOTES:

1. PLANTING HOLE SHALL BE DUG BY A BACKHOE OR OTHER MACHINE AND FINISHED BY HAND.

2. IF SURROUNDING SOIL IS COMPACTED AS DETERMINED BY M-NCPPC PLANNING DEPT INSPECTOR OR 

PARKS DEPT FOREST ECOLOGIST, AN AREA UP TO 5 TIMES THE DIA. OF THE ROOT MASS SHALL BE 

EXCAVATED OR ROTOTILLED TO A 1' DEPTH AND THE SOIL SHALL BE AMENDED.

3. DO NOT DAMAGE OR CUT LEADER.

4. ROOT FLAIR EVEN WITH LEVEL OF UNDISTURBED GROUND.

NATIVE SOIL WITH INOCULANT

SURVEYORS FLAGGING (WHITE)

CUT BURLAP, ROPE AND WIREBASKET

FROM TOP 1/2 OF BALL

3" SHREDDED MULCH TAPERED TO 0" AT

THE TRUNK

PRUNE ONLY DEAD, DECAYED, BROKEN,

CROSSING AND INWARD GROWING

BRANCHES (NEVER PRUNE LEADER)

OR CONTAINER DIA.

Montgomery County Department of Parks

LANDSCAPE SHRUB

SEPTEMBER 2008

Detail No.

The Maryland-National Capital Park and Planning Commission

PRUNE ONLY DEAD, DECAYED, BROKEN,

CROSSING, AND INWARD GROWING BRANCHES

ROOT COLLAR LEVEL WITH FINISHED GRADE

CREATE 3" SAUCER ON OUTSIDE EDGE OF PIT

3" SHREDDED MULCH, TAPERED TO 0"  AT THE

TRUNK

GENTLY COMPACTED NATIVE SOIL

UNDISTURBED SOIL

NOTES:

1.  REMOVE ALL POTS AND WIRE AND CUT CONTAINER CLEANLY WAY FROM ROOTS.

2.  REMOVE BURLAP FROM TOP HALF OF ROOT BALL.

3.  CONTAINER PLANTINGS MAKE 4 TO 5 VERTICAL CUTS TO THE ROOT BALL BEFORE SETTING IN PLACE.

4.  PRUNE ALL DAMAGED, DISEASED, OR WEAK LIMBS AND ROOTS.

5.  CLEANLY PRUNE ALL DAMAGED ROOT ENDS TEASE ROOTS OF CONTAINER GROWN STOCK.

6.  DO NOT ALLOW ROOTS TO DRY OUT DURING INSTALLLATION PROCESS.

7.  DEEP WATER AFTER PLANTING.

OR CONTAINER DIA. MIN.

SECTION

N.T.S.

N
A
D
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January 4, 2021  
 
Maryland National Capital Park and Planning Commission (M-NCPPC) 
2425 Reedie Drive, 2nd Floor 
Wheaton, Maryland 20902 
 

Re:    Northwood High School 
                Request for Specimen Tree Variance  
        Norton# 19-046 
 
Dear Intake Division,  
 
 
On behalf of the Montgomery County Public Schools and pursuant to Section 22A-21 Variance 
provisions of the Montgomery County Forest Conservation Ordinance and recent revisions to the 
State Forest Conservation Law enacted by S.B. 666, we are writing to request a variance(s) to allow 
impacts to or the removal of the following trees identified on the approved Natural Resource 
Inventory/Forest Stand Delineation for the above-named County construction project: 
 
Project Description: 
 
The proposed school is going to replace an existing school onsite, located at 919 University Blvd W, 
in Silver Spring, Montgomery County, Maryland.  This is a 29.43-acre site that owned by the 
Montgomery County Board of Education.  The site currently hosts an existing school, associated 
parking, and athletic fields.  The site is bordered by residential properties on east, west and south 
sides, and property owned by the State of Maryland on the north side.  The site has vehicle access 
from University Blvd W.   
 
Proposed construction consists of a new building to replace the existing, new parking circulation, 
new athletic fields and stormwater management.  
 
Requirements for Justification of Variance: 
 
Section 22A-21(b) Application requirements states that the applicant must: 
 
(1) Describe the special conditions peculiar to the property which would cause the 

unwarranted hardship; 
(2) Describe how enforcement of these rules will deprive the landowner of rights commonly 

enjoyed by others in similar areas; 

ATTACHMENT 2



 

(3) Verify that State water quality standards will not be violated or that a measurable 
degradation in water quality will not occur as a result of the granting of the variance; and 

(4) Provide any other information appropriate to support the request. 
 
Justification of Variance: 
 
(1) Describe the special conditions peculiar to the property which would cause the 

unwarranted hardship; 
 

Response:  As part of the program, the task is to provide the community with an updated 
school facility that includes safe access to school by way of updated vehicle circulation. 
The school must be large enough to handle growing student capacity. Stormwater 
management is designed to ensure environmental quality following the construction of 
the new building and parking areas. 
 
This work will require disturbance of the root zones of a total of twenty-four (24) 
specimen trees. Six (6) of the impacted trees will be required to be removed. Impact 
justification for each variance tree is provided in the “Tree Variance Table” below. The 
limits of disturbance has been re-evaluated to maximize tree survival. 
 
If MCPS is not allowed to impact the trees, the school will not be able to be constructed 
due to the close proximity of specimen trees to the proposed school, parking, amenities, 
site grading, and updated stormwater utilities.  As such, this would cause an unwarranted 
hardship to the community that it serves. 

 
(2) Describe how enforcement of these rules will deprive the landowner of rights commonly 

enjoyed by others in similar areas; 
 

Response:  If the County were required to keep all improvements outside the root zones 
of the specimen trees, the building, safe access drive aisles, stormwater facilities, and 
parking would fail to be built due to the close proximity of specimen trees. 
 

(3) Verify that State water quality standards will not be violated or that a measurable 
 degradation in water quality will not occur as a result of the granting of the variance; 
 

Response:  Tree removals have been minimized by compact design of the layout ensuring 
the preservation of as many specimen trees as possible.  In addition, this property will be 
developed in accordance with the latest Maryland Department of the Environment 
criteria for stormwater management.  This includes Environmental Site Design to provide 
for protecting the natural resources to the Maximum Extent Practicable. This includes 
limiting the impervious areas and providing on-site stormwater management systems. A 
Stormwater Management Concept is currently under review by the Montgomery County 
Department of Permitting Services to ensure that this criterion is enforced.  Additional 
improvements to the property include control of erosion and outfall stabilization.  



 

Therefore, the proposed activity will not degrade the water quality of the downstream 
areas and will not result in measurable degradation in water quality.   

 
(4)     Provide any other information appropriate to support the request. 
 

Response:  Site landscaping of 3.41 acres will provide additional canopy coverage and will 
create greater ecological quality while establishing further buffering of adjacent land uses 
(residential).   
 

As further basis for its variance request, the applicant can demonstrate that it meets the Section 
22A-21(d) Minimum criteria, which states that a variance must not be granted if granting the 
request: 
 
(1) Will confer on the applicant a special privilege that would be denied to other applicants; 
 

Response:  The proposed school is in conformance with the County’s General plan.  As 
such, this is not a special privilege to be conferred on the applicant. 

 
(2) Is based on conditions or circumstances which are the result of the actions by the applicant; 
 

Response:  Montgomery County Public Schools has taken no actions leading to the 
conditions or circumstances that are the subject of this variance request.  

 
(3) Arises from a condition relating to land or building use, either permitted or 
 nonconforming, on a neighboring property; or 
 

Response:  The surrounding land uses (residences) do not have any inherent 
characteristics or conditions that have created or contributed to this particular need for a 
variance. 
 

(4) Will violate State water quality standards or cause measurable degradation in water quality. 
 
Response:  Granting this variance request will not violate State water quality standards or 
cause measurable degradation in water quality. 

 

 
 
 
 
 



 

Tree Species Species D.B.H CRZ IMPACT IMPACTS Tree Comments Status Variance Mitigation Impact Comments

# (Scientific Name) (Common Name) (inches) (SF) (SF) (%) Condition

3 QUERCUS ACUTISSIMA SAWTOOTH OAK 40 11310 11310 100 GOOD REMOVE YES YES PROPOSED SIDEWALK

6 PRUNUS SP. CHERRY 42 12469 12469 100 FAIR
HEAVY VINE. DEAD 

BRANCHES
REMOVE YES YES GRADING. PROPOSED PARKING LOT

C17 QUERCUS PHELLOS WILLOW OAK 32 7238 7238 100 GOOD REMOVE YES YES PROPOSED SCHOOL BUILDING

C19 QUERCUS PHELLOS WILLOW OAK 30 6362 6362 100 GOOD REMOVE YES YES PROPOSED SCHOOL BUILDING

C20 QUERCUS PHELLOS WILLOW OAK 32 7238 7238 100 GOOD REMOVE YES YES PROPOSED SCHOOL BUILDING

201 ULMUS SP. ELM 30 6362 108 2 FAIR SAVE/PROTECT YES NO PROPOSED SIDEWALK CONNECTION ON UNIVERSITY BLVD

203 ACER RUBRUM RED MAPLE 40 11310 1550 14 GOOD SAVE/PROTECT YES NO PROPOSED PARKING LOT

210 ACER SP. MAPLE 40 11310 469 4 GOOD SAVE/PROTECT YES NO PROPOSED PARKING LOT

212 ACER SP. MAPLE 30 6362 1109 17 GOOD SAVE/PROTECT YES NO PROPOSED PARKING LOT

213 ACER SP. MAPLE 30 6362 1532 24 GOOD SAVE/PROTECT YES NO GRADING. PROPOSED PARKING LOT

214 QUERCUS PHELLOS WILLOW OAK 40 11310 2671 24 GOOD SAVE/PROTECT YES NO PROPOSED PARKING LOT

216 QUERCUS PHELLOS WILLOW OAK 36 9161 548 6 GOOD SAVE/PROTECT YES NO PROPOSED PARKING LOT

217 ACER SACCHARINUM SILVER MAPLE 42 12469 137 1 GOOD SAVE/PROTECT YES NO GRADING 

244 ACER SACCHARINUM SILVER MAPLE 40 11310 1129 10 GOOD SAVE/PROTECT YES NO PROPOSED UTILITIES & BASEBALL FIELD

278 LIRIODENDRON TULIPIFERA TULIP POPLAR 30 6362 470 7 GOOD SAVE/PROTECT YES NO GRADING

282 QUERCUS RUBRA RED OAK 32 7238 454 6 GOOD SAVE/PROTECT YES NO GRADING

287 QUERCUS RUBRA RED OAK 36 9161 778 8 GOOD SAVE/PROTECT YES NO GRADING

292 QUERCUS RUBRA RED OAK 30 6362 626 10 GOOD SAVE/PROTECT YES NO SWM FACILITY

293 QUERCUS ALBA WHITE OAK 33 7698 2818 37 GOOD
REMOVE W/ ADJ OWNER'S 

PERMISSION
REMOVE YES NO GRADING

319 LIRIODENDRON TULIPIFERA TULIP POPLAR 30 6362 583 9 GOOD SAVE/PROTECT YES NO PROPOSED PARKING LOT

324 LIRIODENDRON TULIPIFERA TULIP POPLAR 41 11882 2038 17 GOOD SAVE/PROTECT YES NO PROPOSED PARKING LOT

330 LIRIODENDRON TULIPIFERA TULIP POPLAR 36 9161 190 2 GOOD SAVE/PROTECT YES NO GRADING

331 LIRIODENDRON TULIPIFERA TULIP POPLAR 36 9161 765 8 GOOD SAVE/PROTECT YES NO GRADING

352 QUERCUS RUBRA RED OAK 30 6362 240 4 GOOD SAVE/PROTECT YES NO PROPOSED BASEBALL FIELD

TREE VARIANCE TABLE

 
 
Conclusion:  
 
For the above reasons, the applicant respectfully requests that the Planning Board APPROVE its 
request for a variance from the provisions of Section 22A of the Montgomery County Forest 
Conservation Ordinance, and thereby, GRANTS permission to impact/remove the specimen trees in 
order to allow the construction of this vital project.  

The recommendations in this report are based on tree conditions noted at the time the NRI/FSD 
field work was conducted.  Tree condition can be influenced by many environmental factors, such 
as wind, ice and heavy snow, drought conditions, heavy rainfall, rapid or prolonged freezing 
temperatures, and insect/disease infestation. Therefore, tree conditions are subject to change 
without notice. 

The site plans and plotting of tree locations were furnished for the purpose of creating a detailed 
Tree Protection Plan.  All information is true and accurate to the best of my knowledge and 
experience.  All conclusions are based on professional opinion and were not influenced by any other 
party. 

Sincerely, 

 
Michael Norton 
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