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Description

A. Sandy Spring Village, Preliminary Plan Amendment No.
11987066A

Application to convert two existing office buildings from
commercial to age-restricted, affordable multi-family
residential, with a total of 56 dwelling units including 12.5%
MPDUs.

B. Sandy Spring Village, Site Plan Amendment No.
81988060A

Application to convert two existing office buildings from
commercial to age-restricted, affordable multi-family
residential, with a total of 56 dwelling units including 12.5%
MPDUs.

Location: 17810 Meeting House Road & 900 Olney Sandy
Spring Road (MD 108); in the southwest quadrant of the
intersection of Olney Sandy Spring Road and Meeting House
Road

Zone: CRN-0.75, C-0.75, R-0.5, H-45

Size: 2.67 acres

Master Plan: 2015 Sandy Spring Rural Village Plan
Applicant: KCG Companies

Submittal Date: May 5, 2021

Review Basis: Chapter 50, Chapter 59, Chapter 22A

Summary

e Application for the adaptive reuse of two existing office buildings in the Sandy Spring Historic District to provide
100% affordable age-restricted housing that will serve senior households earning up to 60 percent of the Area
Median Income (AMI).

e Staff, the Rustic Roads Advisory Committee, and the Historic Preservation support the Applicant’s request for a
waiver of dedication on Meetinghouse Road to preserve the rustic character of the road and surrounding historic
district. The Applicant will be dedicating between 36 feet and 40 feet from the proposed centerline along MD 108.

o Staff supports the Applicant’s request to modify the Build-To-Area and Transparency requirements of the CRN zone.

e The Rustic Roads Advisory Committee and the Historic Preservative Commission do not support MCDOT’s request
to add a sidewalk on Meeting House Road, which is an exceptionally rustic road, when pedestrian circulation is
already accommodated via a private sidewalk parallel to Meeting House Road.
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SECTION 1 - RECOMMENDATION AND CONDITIONS

PRELIMINARY PLAN AMENDMENT NO. 11987066A: Staff recommends approval with conditions of
the Preliminary Plan Amendment to change the approved use. The development must comply with
the conditions of approval as set forth herein, which supersede and replace in their entirety the prior
conditions set forth for in Preliminary Plan No. 119870660, by MCPB Opinion mailed on December 1,
1987. All site development elements shown on the latest electronic version as of the date of this Staff
Report submitted via ePlans to the M-NCPPC are required except as modified by the following
conditions:

Density

1. The Preliminary Plan is limited to one (1) lot for up to 56,565 square feet of residential uses,
including 12.5 percent MPDU’s.

Adequate Public Facilities and Outside Agencies

2. The Adequate Public Facilities (“APF”) review for the Preliminary Plan will remain valid for five (5)
years from the date of mailing of this Planning Board Resolution.

Plan Validity Period

3. The Preliminary Plan will remain valid for 36 months from its initiation date (as defined in
Montgomery County Code Section 50.4.2.G), and prior to the expiration date of this validity
period, a final record plat for all property delineated on the approved Preliminary Plan must be
recorded in the Montgomery County Land Records or a request for an extension filed.

Outside Agencies

4. The Planning Board has reviewed and accepts the recommendations of the Montgomery County
Department of Transportation (“MCDOT”) in its letter dated July 8, 2021, and incorporates them
as conditions of the Preliminary Plan approval, except for: (i) Conditions 2 and 3 under “Significant
Preliminary Plan Comments,” and Condition 5.a of “Standard Plan Review Comments,” and (ii) a
modification to Condition 5.b under “Significant Preliminary Plan Comments” to only require ADA
improvements at the intersection of Olney Sandy Spring Road & Meeting House Road. The
Applicant must comply with each of the other recommendations as set forth in the letter (except
as noted above), which may be amended by MCDOT if the amendment does not conflict with any
other conditions of the Preliminary Plan approval.

5. Before the issuance of access permits, the Applicant must satisfy the Maryland State Highway
Administration’s requirements for access and improvements, which only includes ADA
improvements to the ramp at the intersection of Olney Sandy Spring Road and Meeting House
Road.

6. The Planning Board has reviewed and accepts the recommendations of the Montgomery County
Department of Permitting Services (“MCDPS”) — Water Resources Section in its stormwater
management concept letter, dated July 1, 2021, and incorporates them as conditions of the
Preliminary Plan approval. The Applicant must comply with each of the recommendations as set



forth in the letter, which may be amended by MCDPS — Water Resources Section if the
amendment does not conflict with any other conditions of the Preliminary Plan approval.

7. The Planning Board has reviewed and accepts the recommendations of the MCDPS, Fire
Department Access and Water Supply Section in its letter, dated March 29, 2021 and as amended
on June 1, 2021, and incorporates them as conditions of approval. The Applicant must comply
with each of the recommendations as set forth in the letter, which MCDPS may amend if the
amendment does not conflict with other conditions of Preliminary Plan approval.

8. The Planning Board has reviewed and accepts the recommendations of the Montgomery County
Department of Housing and Community Affairs (“DHCA”), in its letter dated August 25, 2021, and
incorporates them as conditions of approval. The Applicant must comply with each of the
recommendations as set forth in the letter, which DHCA may amend if the amendment does not
conflict with other conditions of Preliminary Plan approval.

Other Approvals

9. If an approved site plan amendment for the Subject Property substantially modifies the lot or
right-of-way configuration or quantities shown on this Preliminary Plan, the Applicant must obtain
approval of a Preliminary Plan amendment before certification of the site plan amendment.

Transportation

Existing Frontage Improvements
10. Prior to Issuance of Use and Occupancy for the first building, the Applicant must provide the
following dedications along the Subject Property frontage for Olney Sandy Spring Road (MD 108)
and show them on the record plat(s):
a) A tapered dedication, thirty-six (36) feet from the proposed centerline of MD 108 at the
western property line; and
b) Forty (40) feet from the proposed centerline of MD 108 at the eastern property line, as shown
on the Certified Preliminary Plan.

Easements
11. The record plat must show necessary easements.

12. Before Issuance of any Use and Occupancy Certificate, the Applicant must record a subdivision
record plat.

Developments with MPDU’s

13. The final number of MPDUs as required by Chapter 25A will be determined at the time of site plan
approval.

Certified Preliminary Plan

14. The certified Preliminary Plan must contain the following note:



15.

Unless specifically noted on this plan drawing or in the Planning Board conditions of approval, the
building footprints, building heights, on-site parking, site circulation, and sidewalks shown on the
Preliminary Plan are illustrative. The final locations of buildings, structures and hardscape will be
determined at the time of issuance of building permit(s) site plan approval. Please refer to the
zoning data table for development standards such as setbacks, building restriction lines, building
height, and lot coverage for each lot.

Prior to submittal of the Certified Preliminary Plan, the Applicant must make the following
changes:

a) Include Planning Board Resolutions and Agency approval letters on the certified set.

b) Update the data table to match what is approved by the Planning Board.

SITE PLAN AMENDMENT NO. 81988060A: Staff recommends approval of Site Plan Amendment No.
81988060A. The development must comply with the conditions of approval as set forth herein, which
supersede and replace in their entirety the prior conditions set forth for in Site Plan No. 819880600,
by MCPB Opinion mailed on June 23, 1989.

All site development elements shown on the latest electronic version as of the date of this Staff Report
submitted via ePlans to the M-NCPPC are required except as modified by the following conditions.!

Density, Height & Housing

1.

Density
The Site Plan is limited to a maximum of 56,656 square feet of residential uses on the Subject

Property, including 12.5 percent MPDU's.

Height

a) The development of the Stabler Building is limited to the existing, maximum height of 31 feet,
as measured from the building height measuring point, as illustrated on the Certified Site Plan.

b) The development of the Mutual Building is limited to the existing, maximum height of 41 feet,
as measured from the building height measuring point, as illustrated on the Certified Site Plan.

Moderately Priced Dwelling Units (MPDUs)

The Planning Board has reviewed and accepts the recommendations of Montgomery County

Department of Housing and Community Affairs (“DHCA”) in its letter dated August 25, 2021, and

incorporates them as conditions of the Site Plan approval. The Applicant must comply with each

of the recommendations as set forth in the letter, which DHCA may amend provided that the

amendments do not conflict with other conditions of the Site Plan approval.

a) The development must provide 12.5 percent MPDUs, or DHCA-approved equivalent,
consistent with the requirements of Chapter 25A and the applicable Master Plan.

b) Before issuance of any building permit for any residential unit(s), or at such other time as may
be agreed to by DHCA, the MPDU agreement to build between the Applicant and the DHCA
must be executed.

! For the purposes of these conditions, the term “Applicant” shall also mean the developer, the owner or any
successor (s) in interest to the terms of this approval.



Occupancy Provisions

a) Allresidential units must be Age-Restricted (restricted to persons who are sixty-two (62) years
of age or older), as required by the State of Maryland.
b) Prior to Recording of the Plat:
i.  The Applicant must enter into a covenant or other agreement with the Planning Board
reflecting the age restriction in a form approved by the M-NCPPC Office of General
Counsel;
ii.  The covenant must be recorded in and among the Land Records of Montgomery
County; and
iii.  The Book/Page reference must be included on the Record Plat and an updated page
of the Certified Site Plan;
iv.  The covenant shall be extinguished or otherwise released when the Land Use
Restriction Agreement has been recorded.

Open Space, Facilities and Amenities

5.

Public Open Space, Facilities

a) The Applicant must provide a minimum of 23,278 square feet of public open space (20% of
net lot area) on-site.

b) Before the issuance of use and occupancy certificates for the first building in the residential
development, all public open space areas on the Subject Property must be completed.

Recreation Facilities

a) Before Certified Site Plan approval, the Applicant must meet the square footage requirements
for all of the applicable recreational elements and demonstrate to M-NCPPC Staff that each
element meets M-NCPPC Recreation Guidelines.

b) The Applicant must provide the minimum required recreation facilities as shown on the
Certified Site Plan.

Environment

7.

Forest Conservation & Tree Save

a) 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.

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

c) Prior to any demolition, clearing, grading or exterior 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 Northwest Branch watershed to satisfy the
afforestation requirement for a total of 0.52 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 Northwest Branch watershed or by making a fee-in-lieu payment if
mitigation credits are not available at any bank.

d) The Applicant must plant the variance tree mitigation plantings on the Subject Property with
a minimum size of 3 caliper inches totaling 15 caliper inches as shown on the approved FFCP.
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Adjustments to the planting locations of these trees is permitted with the approval of the M-
NCPPC Forest Conservation Inspection Staff.

e) Prior to any demolition, clearing, grading or exterior construction for this development
Application, the Applicant must submit financial surety, in a form approved by the M-NCPPC
Office of the General Counsel, to the M-NCPPC Planning Department for the mitigation trees
as shown on the FFCP.

f)  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 FFCP.

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

Historic Preservation

The Planning Board has reviewed and accepts the recommendations of the Historic Preservation
Commission (HPC) in its letter dated July 27, 2021, and incorporates them as conditions of Site
Plan approval. The Applicant must comply with each of the recommendations as set forth in the
letter.

Transportation & Circulation

9. Transportation

The Planning Board has reviewed and accepts the recommendations of the Montgomery County

Department of Permitting Services Right-of-Way Section (“MCDPS-ROW”) in its memo dated June

11, 2021 and incorporates them as conditions of approval. The Applicant must comply with each

of the recommendations as set forth in their memo, which MCDPS-ROW may amend if the

amendments do not conflict with other conditions of Site Plan approval.
10. Pedestrian & Bicycle Circulation

a) The Applicant must provide at least fourteen (14) long-term and fourteen (14) short-term
bicycle parking spaces.

b) The long-term spaces must be in a secured, well-lit bicycle room, and the short-term spaces
must be inverted-U racks (or approved equal) installed in a location convenient to a building
entrance (weather protected preferred). The specific location(s) of the short-term bicycle
rack(s) must be identified on the Certified Site Plan.

Site Plan
11. Lighting

a) Prior to certified Site Plan, the Applicant must provide certification to Staff from a qualified
professional that the exterior lighting in this Site Plan conforms to the latest llluminating
Engineering Society of North America (IESNA) recommendations (Model Lighting Ordinance-
MLO: June 15, 2011, or as superseded) for a development of this type. All onsite exterior area
lighting must be in accordance with the latest IESNA outdoor lighting recommendations
(Model Lighting Ordinance-MLO: June 15, 2011, or as superseded).

b) All onsite down-lights must have full cut-off or BUG-equivalent fixtures.

c) Deflectors will be installed on all proposed fixtures to prevent excess illumination and glare.



12.

13.

14.

d) lllumination levels generated from on-site lighting must not exceed 0.5 footcandles (fc) at the
lot line, excluding areas impacted by street lights within the right-of-way.

e) Streetlights and other pole-mounted lights must not exceed the height illustrated on the
Certified Site Plan.

Site Plan Surety and Maintenance Agreement

Prior to issuance of any exterior building permit, sediment control permit, or Use and Occupancy

Certificate, the Applicant must enter into a Site Plan Surety and Maintenance Agreement with the

Planning Board in a form approved by the M-NCPPC Office of General Counsel that outlines the

responsibilities of the Applicant. The Agreement must include a performance bond(s) or other

form of surety in accordance with Section 59.7.3.4.K.4 of the Montgomery County Zoning

Ordinance, with the following provisions:

a) A cost estimate of the materials and facilities, which, upon Staff approval, will establish the
surety amount.

b) The cost estimate must include applicable Site Plan elements, including, but not limited to
plant material, on-site lighting, outdoor recreational facilities, site furniture, trash enclosures,
and sidewalks, paths and associated improvements of the development. The surety must be
posted before issuance of any exterior building permit of development and will be tied to the
development program.

c) The bond or surety must be tied to the development program, and completion of all
improvements covered by the surety for each phase of development will be followed by a site
plan completion inspection. The surety may be reduced based upon inspector
recommendation and provided that the remaining surety is sufficient to cover completion of
the remaining work.

Development Program
The Applicant must construct the development in accordance with a development program table
that will be reviewed and approved prior to the approval of the Certified Site Plan.

Certified Site Plan

Before approval of the Certified Site Plan the following revisions must be made and/or

information provided subject to Staff review and approval:

a) Include the stormwater management concept approval letter, development program, and
Site Plan resolution and other applicable resolutions on the approval or cover sheet(s).

b) Add a note to the Site Plan stating that “M-NCPPC Staff must inspect all tree-save areas and
protection devices before clearing and grading.”

¢) Add a note stating that “Minor modifications to the limits of disturbance shown on the site
plan within the public right-of-way for utility connections may be done during the review of
the right-of-way permit drawings by the Department of Permitting Services.”

d) Modify data table to reflect development standards approved by the Planning Board.

e) Ensure consistency of all details and layout between Site and Landscape plans.




SECTION 2 - SITE DESCRIPTION

Site Location and Vicinity

The 2.67-acre Subject Property is located at 17810 Meeting House Road (“Mutual Building”) and 900
Olney Sandy Spring Road (“Stabler Building”); in the southwest quadrant of the intersection of Olney
Sandy Spring Road (MD 108) and Meeting House Road and is identified as Parcel A, on Record Plat
17648 (“Property” or “Subject Property”). The Property is zoned CRN-0.75, C-0.75, R-0.5, H-45.

The Subject Property is located in the Village Core area identified in the 2015 Sandy Spring Rural
Village Plan (“Master Plan”). The Property is also within the Sandy Spring Historic District (#28/11)
identified in the 1988 Amendment to the Master Plan for Historic Preservation (Figure 1).
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Figure 1 — Vicinity Map

All four quadrants of the intersection of MD 108 and Meeting House Road (south) and Brooke Road
(north) are occupied by existing commercial retail and office uses such as the USPS, barber and the
former firehouse (converted to retail, see Figure 3 below). The Property immediately west of the
Stabler Building is the Sandy Spring Bank and drive-thru. West of the bank and slightly south is the
Thomas Village townhouse development (Earnshaw Property). The western half of the Subject
Property abuts another townhouse development (Sandy Spring Village Condominium), zoned RT-10
which is in the Sandy Spring/Ashton Rural Village Overlay Zone (“SSRVO”). On the east side of
Meetinghouse Road is residential property zoned R-200 which is partially within the SSRVO zone. One
of Sandy Springs most well know landmarks, the historic Sandy Spring Friends Meeting House
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(“Meeting House”) is southeast of the Subject Property. Vacant land associated with the Meeting
House abuts the southern Property line. These two properties are zoned RE-2 and are part of the

Sandy Spring Historic District.
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Site Description

Figure 2 — Zoning Map

The 2.67-acre Subject Property has frontage on Olney Sandy Spring Road, an arterial road and Meeting
House Road, which is designated as an Exceptional Rustic Road. The Property is improved with two
commercial buildings totaling approximately 56,565 square feet, and associated parking.
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Figure 3 — Aerial Map

The first building, the Stabler Building, is located at the southwest corner of MD 108 and Meeting
House Road. The 6,669 square foot Stabler Building is two and a half story Colonial Revival building
constructed in 1904 (Figure 4) as commercial office space for the Montgomery Fire Insurance
Company.
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Figure 4 — View of Stabler Building the northwest/Sandy Spring Bank parking lot (www.loopnet.com)

The second building, the Mutual Insurance building (“Mutual Building”), located at 17810 Meeting
House Road (Figure 5 and 6) was also constructed for the Mutual Fire Insurance Company. The 49,866
square foot Mutual Building is centrally located on the southern portion of the Property and consists
of two separate wings connected by a “bridge”. The southern wing, known as the Bentley Building
(aka The Computer Center) was constructed in 1977 and the northern wing, Moore Building was
constructed in 1991.

The Subject Property is accessible from MD 108 via Thomas Village Lane and a driveway off of Meeting
House Road that connects through to Thomas Village via an interior drive aisle, which is within an
existing ingress-egress easement (Book 52804/Page 431).
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There are 94 existing parking spaces on the Subject Property. There are nine head-in spaces off of the
driveway/fire access turn around in front of the Mutual Building. Thirty-five double-loaded spaces
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area located along the drive-aisle between Meeting House Road and Thomas Village Lane; the
remaining parking spaces are located behind (west) of the Mutual Building.

The Property is located within the Northwest Branch watershed; this portion of the watershed is
classified by the State of Maryland as Use Class IV waters. There are no streams, steep slopes, highly
erodible soils or other environmental features located on the Subject Property. However, there is a
perennial stream located on the adjacent property to the south of Parcel A. The stream begins at the
adjoining property line between Parcel A and Parcel 553 and flows to the south. The resulting 125-ft
stream buffer extends onto the Subject Property creating 0.6 acres of stream buffer on the Subject
Property (See Figure 13).

Previous Approvals

Preliminary Plan 119870660

The Original Preliminary Plan was approved on November 25, 1987 by Planning Board Opinion mailed
on December 1, 1987 to create one lot on 3.22 acres? of land to accommodate 52,1002 square feet of
office in the C-T zone (Attachment A). Condition 1 of the Planning Board’s Opinion required the
Applicant to submit an agreement (Attachment B) with the Planning Board limiting development on
the Subject Property to 52,100 square feet of office space with reference on the record plat.

Local Map Amendment G-627

On April 25, 1989, the Montgomery County Council rezoned the Subject Property by Local Map
Amendment from C-T, C-1, and C-2 to O-M, subject to the specifications and requirements of the
approved Schematic Development Plan (SDP) and declaration of covenants. The SDP was
subsequently amended by DPA 08-2, which was focused on the development of a Montessori School
associated with Preliminary Plan No. 120090230. However, the Property has since been rezoned CRN-
0.75, C-0.75, R-0.5, H-45. Therefore, the SDP and binding elements no longer apply.

Site Plan 819880600

The Original Site Plan was approved on June 22, 1989 by Planning Board Opinion dated June 23, 1989
for construction of an additional 22,005 square feet of commercial-office uses on the Property
(Attachment B). This was in addition to the then existing 3-story brick office building known as the
Bentley Building built in 1977). This addition, known as the Moore Building, was constructed in 1991,
creating the Mutual Insurance Building as it exists today.

Preliminary Plan 120090230

Subsequently, on January 12, 2010, the Planning Board approved Preliminary Plan 120090230, Sandy
Spring Parcel B, by Resolution No. 10-02 for the creation of one lot (consolidation of Lot 1, Parcel 426
and Parcel A) on 4.71 acres of land in the O-M and Sandy Spring Rural Village Overlay zone, for 72,121
square feet of office use, 12,238 square feet of child care use (Montessori School) and 1,718 square
feet of retail, subject to site plan approval. A site plan was never filed, and Lot 1 and Parcel 426 have

2 The Planning Board Opinion references 3.22 acres of land, which was the gross tract area. The Record Plat
identified Parcel A as being 2.67 acres.

3 According to the Applicant’s SOJ (Attachment C), the Preliminary Plan approved 52,100 square feet of office
space. However, the recent ALTA Survey indicates that the existing gross floor area on-site totals approximately
56,565 square feet. Given the age of the original approvals, it is unclear where this discrepancy in square footage
comes from. While these Amendments do not propose to build any additional floor area, the data table has
been updated to reflect the existing site conditions.
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subsequently been developed with a townhouse development (Thomas Village). Therefore, this
application is no longer valid.
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SECTION 3 — PROPOSAL

Proposal
Preliminary Plan Application No. 11987066A, Sandy Spring Village (“Preliminary Plan”) was submitted

on May 5, 2021, by KCG Companies to amend condition No. 1 of Preliminary Plan No. 119870660 and
void the agreement with the Planning Board limiting the use to office on the Property. The Applicant
also requests an increase in square footage (4,465 SF) from the approved 52,100 square feet to 56,565
square feet, which reflects the existing conditions. The Application does not propose any expansion
of the existing building footprints.

Site Plan Application No. 81988060A, Sandy Spring Village (“Site Plan”) was submitted on May 5, 2021,
by KCG Companies to convert two existing office buildings from commercial to age-restricted,

affordable multi-unit residential, with a total of 56 dwelling units including 12.5% MPDUs.

Collectively, the Preliminary Plan Amendment and Site Plan Amendment are referred to as the
Application or Amendment (“Application” or “Amendment”) throughout this report.
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The Application will provide affordable housing that will serve senior households earning up to 60
percent of the Area Median Income (AMI). All units will be affordable, with rents achieving a range of
affordability (40-60% AMI), with units at income levels substantially below what is required by the
Moderately Price Dwelling Unit (MPDU) Program. The Applicant is meeting their MPDU requirement
of 12.5% by providing 7 units as MPDUs. The development will provide a mix of units, including 10
studios, 38 one-bedroom units, and 8 two-bedroom units. The age-restriction and affordability
restrictions (other than MPDU’s) will be implemented via a private covenant to be replaced by a Land
Use Restriction Agreement (LURA) which is recorded against the Property in the same manner as a
covenant related to obtaining Low Income Tax Credits. The LURA lasts for the duration of the tax credit
financing affordability period. The units subjected to the County’s MPDU program will follow DHCA's
standard requirements and the Applicant will record a covenant with a 99-year duration.

Figure 8 — Proposal

The Application was reviewed under the standard method of development of the CRN Zone for Multi-
Unit Living in Apartment Building. This Application is located within the Sandy Spring Historic District
and therefore subject to HPC review.

The Application proposes the adaptive reuse of the existing building on the Property with minimal
exterior changes to the Property and building itself. The existing building footprint, massing and
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square footage are not increasing. The proposed Amendments include, but are not limited to the
following:

e Conversion of the existing office buildings into a 56-unit, age-restricted, affordable residential
development, including 12.5% MPDUs

e Removal of the nine parking spaces east (front) of the Mutual Building

e Modifications to the existing hardscape to provide pedestrian connectivity, ADA access, Fire
Department vehicle access and outdoor amenities

e Associated modifications to landscape and lighting

e Minor adjustments to the internal parking area

e Addition of raised planting beds, a pedestrian loop and game/seating area

e Replacement of an existing water line serving the Stabler Building

e Refurbishing the historic building elements

However, the existing buildings do not meet some of the existing CRN zone development standards
and to achieve adaptive reuse of the buildings, without significant alterations to the buildings, the
Applicant is requesting relief from the Build-To-Area dimensions and Transparency requirements as
part of the Site Plan process.

As part of the Preliminary Plan, the Applicant is requesting that the Planning Board reduce the right-
of-way required for Meeting House Road from 80 feet to 60 feet to eliminate the need to remove
existing features along the Property frontage.

Parking will be accommodated in 78 of the existing surface parking spaces, located in a double-loaded
parking lot west of the Mutual Building and along the internal drive aisle connecting Meeting House

Road and Thomas Village Lane.

The Application will meet stormwater management goals by reducing imperviousness and utilizing
the existing structural stormwater management facilities.

16



SECTION 4 — PRELIMINARY PLAN ANALYSIS AND FINDINGS, 50.4.2.D

This Amendment and the following findings supersede all previous Planning Board findings for
Preliminary Plan No. 119870660.

The layout of the subdivision, including size, width, shape, orientation and density of lots, and location
and design of roads is appropriate for the subdivision given its location and the type of development
or use contemplated and the applicable requirements of Chapter 59

The Subject Property is a recorded lot/parcel, Parcel A on Record Plat 17648. The existing lot is subject
to the conditions of Preliminary Plan No. 119870660. As part of this Preliminary Plan, the Applicant is
changing the land use from office to Multi-Unit Living, which is a permitted use in the CRN zone. As
discussed in finding 2, the Application is also dedicating 36 feet of right-of-way, as much additional
right-of-way as feasible for MD 108 according to the 2015 Sandy Spring Rural Village Plan and
providing a new public utility easement along the Property frontage. As discussed below, no additional
right-of-way dedication is proposed for Meeting House Road, an Exceptional Rustic Road.

The Lot(s) and Use comply with the basic requirements of Chapter 59

The lot was reviewed for compliance with the dimensional requirements for the CRN zone as specified
in the Zoning Ordinance. The lot will meet all the dimensional requirements for area, frontage, width,
and setbacks in that zone, taking into account the location of the existing buildings, historic
designation and recommendations of the Applicable Master Plans. A summary of this review is
included in Table 2 (See Site Pan).

The Preliminary Plan substantially conforms to the Master Plan or Urban Renewal Plan

The Preliminary Plan substantially forms to the recommendations in the 2015 Sandy Spring Rural
Village Plan (the Master Plan), the 1996 Rustic Roads Functional Master Plan and 1988 Amendment
to the Master Plan for Historic Preservation: Sandy Spring Historic District.

2015 Sandy Spring Rural Village Plan and 1996 Rustic Roads Functional Master Plan
The Subject Property is within the Village Core area identified in the 2015 Sandy Spring Rural Village
Plan and the Sandy Spring Historic District (#28/11).

The Village Core

The Subject Property is identified on page 28 of the Master Plan, which recognizes that there are some
limitations to how the Stabler and Mutual Buildings are modified because they are within the Sandy
Spring Historic District. The Master Plan specifically recommends “adaptive reuse of the buildings to
residential and small-scale commercial uses.” As recommended, both the Montgomery Mutual
Insurance Company buildings are being adaptively repurposed as age-restrictive housing, with only
limited exterior modifications proposed to the buildings. The Master Plan also recommends to
“Provide access to commercial and residential properties from a driveway off MD 108 and Meeting
House Road”. The Applications retain said access as recommended by the Master Plan.

Olney Sandy-Spring Road (MD 108)
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Olney Sandy Spring Road is identified by the Master Plan as a two-lane arterial road with an 80-foot
wide master planned right-of-way.

There is an existing 4-foot wide sidewalk along the Property’s frontage on MD 108 that provides
pedestrian access to an existing bus stop at the northwest corner of the Property and the properties
to the east and west. The sidewalk also continues south along Meetinghouse Road and terminates on
the north side of the drive aisle that connects to Thomas Village Lane.

The Master Plan, on page 26, recommends an ADA- compliant, shared use path along the north side
of MD 108 (adjacent to the Stabler Building) and specifically states that “the existing sidewalk on the
south side of MD 108 will remain” (pg. 48). As a result, no changes to the existing sidewalk are
proposed as part of this Application, however, the Applicant is improving the existing bus stop and
pad.

In addition, the Applicant is dedicating 36 feet (thirty-six) of right-of-way from the centerline of MD
108, which is the maximum amount possible. Based on the location of the Stabler Building, the
Applicant cannot dedicate 40 feet of right-of-way and provide the required ten-foot-wide public utility
easement without reducing the right-of-way or removing the front porch of the building. While the
Applicant is not dedicating the full 40 feet to the centerline, the proposed dedication is sufficient to
accommodate the existing public improvements, such as the sidewalk and relocated bus stop.
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Figure 9 — Preliminary Plan Drawing Showing Dedication for MD 108
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1996 Rustic Road Functional Master Plan
Meeting House Road

The Stabler Building and the Mutual Building both have frontage on Meeting House Road. Meeting
House Road was designated as a Rustic Road with a 70-foot right-of-way in the 1996 Rustic Roads
Functional Master Plan. The 2015 Sandy Spring Rural Village Plan updated the classification of
Meeting House Road to an Exceptional Rustic Road with an 80-foot right-of-way with two travel lanes.

The 2015 Sandy Spring Rural Village Plan states: “Meeting House Road is one of the oldest roads in
the County. It is a narrow road intended for local use with low traffic volume and low accident history
consistent with the rustic designation. The road has outstanding historic value, natural features and
farm views. The unusual features include narrow pavement, mature trees and the historic Meeting
House” (p.46).

The Master Plan also notes that: “...the section of Meeting House Road from MD 108 to the south
Meeting House property line is located within the Sandy Spring Historic District. The inclusion of this
portion of the road within the district is also intended to preserve the rural character of the road
including its width, design and landscaping” (p.46) and later states “the character of the road would
be negatively affected by making improvements to it” (p.46).

The MCDOT has reviewed the Preliminary Plan, and in a letter dated July 8, 2021 (Attachment D),
concurred with Staff that no additional dedication is required on Meeting House Road along the
frontage of the Stabler Building, however, Condition 3 of their letter strongly recommends installation
of a 5-foot sidewalk on Meeting House Road. Installation of the aforementioned sidewalk would also
require additional dedication. As discussed below, Staff disagrees with MCDOT'’s position regarding
frontage improvements on Meeting House Road in front of the Mutual Building.

The existing right-of-way is 60 feet (30 feet from the centerline) and dedicating an additional 10 feet
of right-of-way would cause existing features along the Property frontage, such as the brick wall and
fountain/patio to be within the right-of-way. These features are integral to the character of the road
and in order to keep them at the current location, additional right-of-way dedication is not being
required. According to MCDOT's letter, if dedication is required by the Planning Board, the
encroaching features would need to be removed.

Section 4.3.E.5.c of the Subdivision regulations provide the Planning board the following guidance
when reviewing rustic roads:

In approving a preliminary plan, the Board must not require improvements that are contrary
to Chapter 49, Article 8 or Executive Regulations governing rustic roads. The Board may waive any
requirement of Sections 4.3.E.2.b and 4.3.E.3.b that is incompatible with the rustic road or
substitute any alternative requirement that is consistent with the goals of the rustic roads law.
The Board may only require those improvements that retain the significant features of the road
identified by the Council for preservation. If the Board is otherwise directed by this Section to
require improvements that are contrary to the rustic roads law or Executive Regulations, the Board
must consider the recommendations of the Rustic Roads Advisory Committee and evaluate the
feasibility of trip reduction and alternative road improvements to the local roadway network. If
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the Board determines that no feasible alternative exists, it may require improvements that are
necessary for traffic safety or operational requirements.

While safety is of utmost importance, Staff, the Rustic Roads Advisory Committee and the Historic
Preservative Commission do not support MCDOT’s recommendation to install of a 5-foot sidewalk on
Meeting House Road due to the historic nature and character of this Exceptional Rustic Road, the
existing road configuration, the incredibly low existing and projected traffic volumes as it terminates
just south of the Property, and the nature and limited, rural nature of development of the surrounding
area to the south. The existing road, with it’s historic nature and character, in addition to the low
traffic volumes, is suitable for vehicles and pedestrians and pedestrian circulation is already
accommodated via a private sidewalk parallel to Meeting House Road. Additionally, the
recommendation to install a sidewalk along this Exceptional Rustic Road, is contrary to the
recommendations of the 2015 Sandy Spring Rural Village Plan, the 1996 Rustic Roads Functional
Master Plan and 1988 Amendment to the Master Plan for Historic Preservation: Sandy Spring Historic
District. Section 50.4.3.E.5.c of the Subdivision Regulations permits the Planning Board to waive the
installation of sidewalks as requested by MCDOT.

Consequently, sidewalks should not be added within the right-of-way of Meeting House Road, nor
should dedication to the full 80-foot Master Planned right-of-way width be required since it would
negatively affect the significant features on the Property.

The Rustic Roads Advisory Committee (“RRAC”) has reviewed the Application and in a letter dated
July 13, 2021, (Attachment E), and the RRAC strongly supported the Application as proposed. As
previously stated, the RRAC does not support the recommendations to install sidewalks along Meeting
House Road and to dedicate additional right-of-way, since the sidewalk would negatively impact the
road and the dedication would create the potential to negatively affect the Subject Property and the
road in the future.

To satisfy Condition 3 of MCDOT's letter, the Applicant is removing the existing U-shaped lead walk
between the existing fountain (proposed patio) and Meeting House Road pavement. However, this
solution is predicated on the Planning Board allowing a narrower right-of-way than recommended in
the Master Plan.

As conditioned, no additional right-of-way dedication or frontage improvements are requested on
Meetinghouse Road due to the constraints and recommendations outlined above.
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Figure 10 — View from Sandy Spring Road south; Meetinghouse Road (left) and 900 Olney Sandy

Spring Road (center)

Approved & Adopted Amendment to the Master Plan for Historic Preservation: Sandy Spring Historic
District

The Sandy Spring Historic District (#28/11) is identified in the Master Plan for Historic Preservation
Sites in Montgomery County, Maryland. The Application is subject to historic preservation review
pursuant to Chapter 24A-8 of the Montgomery County Code. The Historic Preservation Commission
(HPC) reviewed the Application at a Preliminary Consultations on June 23, 2021 (Attachment F) and
recommended approval. The HPC also weighed in on how Meeting House Road should be treated,
concluding that “a sidewalk along Meeting House Road would negatively impact the character of the
road and would be contrary to the road and surrounding district.”

A survey of the district prepared for the Locational Atlas states: “Sandy Spring, settled in 1727 by the
Quaker James Brooke, is one of the oldest settlements in the County with a fine collection of religious,
financial and educational buildings.”

The document also says that the inclusion of the Montgomery Mutual Insurance Company property
was not intended to preclude new development on the site or restrict the allowable density of
development. Rather, the intention was and continues to be, to assure that the high standards of
sensitive design which have been established by the 1977 Montgomery Mutual building be carried on
in the construction of other new buildings on the site. The inclusion of a portion of Meeting House
Road within the District is intended to preserve the rural character of the roadway including its width,
design and landscaping.
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As discussed in the attached HPC staff report, the proposed change in use and associated architectural
alterations and improvements are consistent with the goals and recommendations of the Sandy
Spring Historic District. At the time of building permit, the Applicant with return to the HPC for a
Historic Area Work Permit (Attachment G).

As proposed, the Preliminary Plan substantially forms to the recommendations in the 2015 Sandy
Spring Rural Village Plan, the 1996 Rustic Roads Functional Master Plan and Amendment to the
Master Plan for Historic Preservation: Sandy Spring Historic District.

3. Public Facilities will be adequate to support and service the area of the subdivision

a.

b.

Public Facilities such as roads, sidewalks, intersections and public services will be adequate to
support the Application.

Roads and Other Transportation Facilities

Transportation access is adequate to serve the proposed development by this Preliminary Plan.

ii.

fi.

Existing Facilities

Olney-Sandy Spring Road (MD 108) is a 2-lane arterial road. Meeting House Road is identified
as an Exceptional Rustic Road. Additionally, the Applicant has verified that the existing
crosswalk and ADA access ramps on Meeting House Road (east/west) currently meet ADA
standards (Attachment H).

Proposed public transportation infrastructure
As conditioned, all existing public infrastructure such as sidewalks will be included in the
proposed public right-of-way.

Proposed private transportation infrastructure

Private infrastructure is limited to the existing parking facilities located to the north and west
of the larger residential structures. Internal walkways with ADA ramps will connect all
buildings. An additional paved recreation walkway extends to the south of the property,
ringing an existing stormwater facility.

Local Area Transportation Review (LATR)

The Applicant submitted a transportation statement within the Statement of Justification for the
Preliminary Plan application for a 56 dwelling unit independent senior living (age-restricted)
facility which will replace the existing office use on the site. According to the Institute of
Transportation Engineer’s (ITE) 10th Edition Trip Generation Manual and adjusted for the Rural
East Policy Area, this Application will result in a net reduction of 34 AM and 22 PM vehicular trips
and 35 AM and 18 PM peak-hour person trips, a significant reduction due to the replacement of
the existing higher trip generating office use with a residential use. The Applicant is not required
to submit a traffic study to satisfy the LATR test because the proposed land use generates fewer
than 50 peak-hour net new person trips within the weekday morning and evening peak periods.
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Table 1 — Trip Generation

Use Development | AM Peak Hour PM Peak Hour

In Out | Total | In Out Total
Existing (Credit)
Office (ITE-710) 56,565 sqg. ft. | 69 11 80 11 56 67
Proposed:
Age Restricted Senior 56 Units 24 22 46 21 24 45

Living (ITE-252)

Net New Vehicle Trips

(reduction)

Total Peak Hour Person

Trips (reduction)
*Institute of Transportation Engineer’s (ITE) 10th Edition Trip Generation Manual. Numbers are
vehicle trips except for person trips in final row. Person trips are adjusted according to 2017 LATR
guidelines.

@s)| 11 | 38 | 10 | 32 | (22)

(35) (18)

c. Other Public Facilities and Services
The Subject Property is currently served by existing water and sewer lines that will remain, except
the existing 2-inch waterline serving the Stabler Building which is being upgraded to a new 6-inch
water line. The new water line will tie-in to the existing 12-inch main in the MD 108 right-of-way,
which is adequate to serve the Subject Property.

The Application has been reviewed by the MCDPS, Fire Department Access and Water Supply
Section, who determined that the new fire department access driveway parallel to the Mutual
Building is adequate for fire and rescue vehicles to access the Property. The Application has
received an approved Fire Access Plan dated March 29, 2021 and amended on June 1, 2021
(Attachment I).

A 10-foot public utility easement is being provided parallel to the MD 108 right-of-way which will
be sufficient to accommodate future utility installation. All other public facilities and services
including electric, telecommunication, police and health services are available and adequate to
support and serve the proposed lots according to the 2020-2024 Growth and Infrastructure Policy.
Since this Application is for an age-restricted development, a school adequacy test is not
applicable.

All Forest Conservation Law, Chapter 22A requirements are satisfied

As discussed on the Site Plan Findings, on page 32, of this Staff Report, the Application satisfies all of
the applicable requirements of the Forest Conservation Law, Montgomery County Code, Chapter 22A
and is in compliance with the Montgomery County Planning Department’s Environmental Guidelines.
The Site Plan includes the Final Forest Conservation Plan No. 81988060A, which Staff recommends
conditional approval.

All stormwater management, water quality plan, and floodplain requirements of Chapter 19 are
satisfied
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6.

The Preliminary Plan Application meets the stormwater management requirements of Chapter 19 of
the County Code. The Applicant received a stormwater concept approval from MCDPS, Water
Resources Section on July 1, 2021 (Attachment J). The Application will meet stormwater management
goals by reducing imperviousness and utilizing the existing structural stormwater management
facilities.

Any burial site of which the applicant has actual notice or constructive notice or that is included in the
Montgomery County Inventory and located within the subdivision boundary is approved under

Subsection 50-4.3.

There are no burial sites located on the Subject Property. The closest burial site is located south of the
Sandy Spring Friend’s Meeting House and will not be affected by this Application.

SECTION 5 — SITE PLAN ANALYSIS AND FINDINGS - Chapter 59.7.3.4.E

This Amendment was reviewed under the standard method of development of the CRN Zone and the
following findings supersede all previous Planning Board findings for Site Plan No. 819880600.

1.

When reviewing an application, the approval findings apply only to the site covered by the application.

The Approval of the Site Plan findings will only apply to the Subject Property being reviewed as part
of this Application.

To approve a site plan, the Planning Board must find that the proposed development:
a. satisfies any previous approval that applies to the site;
This finding is not applicable to the Amendment.

b. satisfies under Section 7.7.1.B.5 the binding elements of any development plan or schematic
development plan in effect on October 29, 2014;

This finding is not applicable to the Amendment.

c. satisfies under Section 7.7.1.B.5 any green area requirement in effect on October 29, 2014 for a
property where the zoning classification on October 29, 2014 was the result of a Local Map
Amendment;

This finding is not applicable to the Amendment.

d. satisfies applicable use standards, development standards, and general requirements under this
Chapter;

The Lot is approximately 2.67 acres and zoned CRN-0.75, C-0.75, R-0.5, H-45. The Applicant is
proposing affordable age-restricted Multi-Unit Living, which is a permitted use in the CRN Zone.
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The following table, Table 2, shows the Application’s conformance to the development standards
of the CRN zone under the standard method of development. As identified in Table 2 and
discussed below, as part of this Site Plan, the Applicant requests that the Planning Board modify
several development standards because the buildings are existing and located in the Sandy Spring
Historic District.

Table -2

Development Standards — Section 4.5.3
Zone : CRN-0.75, C-0.75, R-0.5, H-45 (Standard Method of Development )

Building Type: Apartment Required Proposed
Site
Public Open space, tract > 10,000 SF | 10% (11,630.52 5F) | 20% (23,278 SF)
Lot
Lot (min) NA | 115,589 SF (2.65 AC)
Tract Area (Parcel A) 116,389 SF (2.67 AC)
MD 108 Dedication 800 SF (0.0183 AC)
Meeting House Road Dedication Modified/Waived
Site Area (Net Lot) 115,589 SF (2.65 AC)
Density
Commercial 0.75 FAR (87,291.75 SF) NA
Residential 0.50 FAR (58,194.5 SF) g:ﬁiIf?R (56,565 SF)
Total 0.75 FAR (87,291.75 SF) g:ﬁilffR (56,565 SF)
56 total units
. . 10 studios
Units Mix (Total) NA 38 one-bedroom
8 two-bedroom
Moderately Priced Dwelling Units 12.5% Min. 12.5%
7 units
. 1 studio
MPDU - Unit Mix 5 one-bedroom
1 two-bedroom

Placement

Stable Building - Principal Building Setbacks (min)

Front setback (MD 108) 0 ft. 11 ft.
Side Street Setback (Meeting House Rd) 0 ft. 1 ft.
Rear setback (Mutual Building) NA NA
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Mutual Building - Principal Building Setbacks (min)

Front setback (Meeting House Rd) 0 ft. 73 ft.
Rear setback, abutting Residential

Townhouse zone (West) 0 ft. (RT-10) 52 ft.
Side setback, abutting Residential (1.5x17 ft. (RE-2))

Detached zone (South) 25.5 total ft. 415 ft.

Build-to Area (BTA, max setback and min % of building facade)

Stabler Building (Apartment Building Type)

Front setback (MD 108) 30' max. o
— - 100% within 29 ft.

Building in front street BTA 70% min.

Side street setback (Meeting House Rd.) 30’ max. 100% within 25 ft.

Building in side street setback 35% min.

Mutual Building (Apartment Building Type)

Front setback (Meeting House Rd) 30' max o
100% within 85 ft.*

Building in front street BTA 70%

Specifications for Build-to Area

*The Build-to Area requirements may be modified by the Planning Board during site plan review
under Section 7.3.4. In approving a site plan submitted under this subsection, the Planning Board
must find that the plan: (1) deviates from the Build-to Area requirements only to the extent
necessary to accommodate the physical constraints of the site or the proposed land use; and (2)
incorporates design elements that engage the surrounding publicly accessible spaces such as
streets, sidewalks, and parks.

Height

Height (max)

Stabler Building 45 ft. 31 ft.
Mutual Building 41 ft.
5. Form

Building Orientation

Stabler Building

Entrance facing street or open space Required Provided
Entrance spacing (max) 100' Provided
Mutual Building

Entrance facing street or open space Required Provided
Entrance spacing (max) 100' Provided

Transparency, for Walls Facing a Street or Open Space

Stabler Building

Ground story, front (min) 20% 17%**
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Ground story, side (min) 20% 18%**

Upper story (min) 20% 17%**
Blank wall, front (max) 35' No blank walls
Blank wall, side/rear (max) 35' No blank walls

Mutual Building

Ground story, front (min) (Meeting House) | 20% 14%**
Upper story (min) 20% 14%**
Blank wall, front (max) 35' No blank walls
Blank wall, side/rear (max) 35! No blank walls

Specification for Building Orientation and Transparency

**Transparency requirements may be modified by the Planning Board in a site plan under Section
7.3.4. In approving a site plan submitted under this subsection, the Planning Board must find that
the plan: (1) deviates from the Building Orientation and Transparency requirements only to the
extent necessary to accommodate the physical constraints of the site or the proposed land use; and
(2) incorporates design elements that engage the surrounding publicly accessible spaces such as
streets, sidewalks, and parks.

Modifications to the Build-To Area and Transparency

In the CRN Zone, apartment buildings are required to locate buildings so at least 70 percent of the
facade is within the 30-foot maximum setback. The Applicant is seeking to increase the maximum
building setback from 30 feet to 85 feet because the building is existing and no increase in square
footage is proposed as part of this Application. The Application deviates from the Build-to Area
requirements only to the extent necessary to accommodate the existing building; and it incorporates
design elements that engage the surrounding publicly accessible