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MORRIS & RITCHIE ASSOCIATES, INC.   

ARCHITECTS, ENGINEERS, PLANNERS, SURVEYORS, 
AND LANDSCAPE ARCHITECTS 
 

 
Morris & Ritchie Associates – Laurel Office   *   14280 Park Center Drive, Suite A   *   Laurel MD 20707 

March 20, 2025 
 
 
Montgomery County Planning Department 
M-NCPPC 
8787 Georgian Avenue 
Silver Spring, MD  20910 
 
Re:  Primrose at 16650 Georgia Avenue 

Preliminary Forest Conservation Plan – F20240890 
Tree Variance Request      

 
 
On behalf of the owner, Little Steps, LLC and their agent, Prospera-U.S., Inc, we are submitting 
this Tree Variance Request to remove or impact any tree greater than 30” in diameter at breast 
height (dbh) or any tree with a dbh equal to or greater than 75% of the current state champion as 
outlined below.  This Tree Variance Request is being submitted in conjunction with the Preliminary 
Forest Conservation Plan, F20240890, for the Primrose at 16650 Georgia Avenue project.  
 
The Primrose at 16650 Georgia Avenue project, which is shown on Tax Map HS53, Parcel 110, 
is located at 16650 Georgia Avenue and totals 2.117 acres.  The site is zoned R-200.  The site is 
located within the North Branch Rock Creek watershed.  The site is not located in the Chesapeake 
Bay Critical Area or a Special Protection Area.  The site is currently improved with multiple 
buildings and accessory sheds as well as a gravel parking lot.  The remainder of the site is 
predominantly lawn with areas of individual trees.  A Simplified Natural Resources 
Inventory/Forest Stand Delineation (SNRI/SFSD), 02-SNRI-420240770-001, was approved by M-
NCPPC on January 2, 2024.  The SNRI/SFSD shows that there are offsite wetlands and streams 
that project a stream/wetland buffer onto the northern and western edges of the property.  The 
portion of this buffer that projects onto the subject property is approximately 0.19 acres.  The 
approved SNRI/SFSD shows a total of 0.09 acres of existing forested area along the western 
edge of the property.  However, based on more accurate property boundary information, there is 
a total of 0.075 acres of forested area within the property.  A portion of the existing forest is located 
within the stream/wetland buffer.  There are 15 significant and/or specimen trees on or in the 
vicinity of the Property, including three along or near the northern property line, five along or near 
the western property line, four along the southern property (two of which are located adjacent to 
the Hyatt-Jones House), and one within the interior of the site, near the existing rural antique 
shop.  Of the 15 total, there are five (5) that are specimen trees with diameters over 30”. 
 
The proposed development concept includes demolishing two (2) of the existing buildings as well 
as all the existing accessory sheds on the property.  The existing rural antique shop and 
associated building shall be retained along with portions of the gravel parking areas to the north 
and south of the antique building.  The existing structures on site are subject to a non-conforming 
use certificate for a rural antique shop, #238733.  The western portion of the site will then be 
developed with a 12,000 square foot day care center with a 6,756 square foot outdoor play area 
and a new asphalt parking lot with 32 passenger vehicle parking spaces.  In addition, 17 existing 
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gravel parking spaces will be retained for a total of 49 passenger vehicle parking spaces.  The 
proposed day care center is a Conditional Use within the R200 zone (Day Care Center Over 30 
Persons).  The owner is in the process of submitting a Conditional Use application to allow the 
Day Care Center. 

The following Specimen Trees require a variance: 

Tree # Common Name Scientific Name DBH % 
Impact 

Cond. Comments Disposition 

ST-3 Red maple Acer rubrum 33 61.7% Good Trunk within 
LOD 

Removal 

ST-4 Pin oak Quercus palustris 39 87.1% Good Trunk within 
LOD 

Removal 

ST-5 Northern red oak Quercus rubra 30 23.8% Good  Impacts 
Only 

ST-7 Red maple Acer rubrum 34 33.65% Good  Impacts 
Only 

ST-8 Red maple Acer rubrum 30 63.9% Good Trunk within 
LOD 

Removal 

 
 
Justification for Variance (in accordance with Section 22A-21(b): 

1) Describe the special conditions peculiar to the property which would cause 
unwarranted hardship.  The site is atypically L-shaped with the front portion of the site 
developed with a rural antique shop.  The majority of the specimen and/or significant trees 
are located along the perimeter of the site with a couple of the trees being located more 
internally to the site.  While every effort has been made to reduce the footprint of the 
development and to focus the development footprint as close to the center of the site as 
possible, it is not feasible to retain all of specimen and/or significant trees nor avoid 
impacts to any of the existing specimen and/or significant trees and reasonably develop 
the site with the proposed day care center use.   
 
Existing access into the site is provided via two entrances located to the north and south 
of the existing rural antique shop.  There is insufficient room along the property frontage 
to relocate these access points therefore, the proposed parking lot expansion must tie into 
the existing access drive locations.  This significantly reduces the options for how and 
where the proposed parking lot can be configured.  The owner has made every effort to 
reduce the footprint of the proposed parking lot area including preparation of a shared 
parking study which demonstrates that 49 parking spaces is sufficient for the proposed 
Primrose Day Care Center and existing rural antique shop to remain.  This is almost half 
of the total 89 space parking requirement outlined in the code for a day care center and a 
rural antique shop. In addition, a drive aisle loop will be proposed between these two 
access points that will serve as the main fire department access which is critical to the 
health and safety of visitors to the site.   
 
The site is required to meet the stormwater management requirements which prioritizes 
surface micro-stormwater management facilities with small drainage areas.  These 
facilities have been located within and around the site to meet the drainage area 
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requirements.  The proposed site outfall has been located at the lowest point on the site, 
adjacent to an HOA open space area.  The existing storm drain in Georgia Avenue is too 
high to serve the property and there is no alternative location suitable on site to locate the 
outfall.  The stormwater management concept for the project, SWM #290087, was 
approved on January 24, 2025. 
 
In addition to the required parking for the day care center, an outdoor play area is required 
to support the day care center.  This play area needs to be level (less than 5%) and shaped 
in a way to accommodate play equipment for the children enrolled in the day care center.  
The outdoor play area has been located to efficiently utilize the triangular corner of the 
site that is unusable for parking.  The play area proposed is only slightly larger (6,756 SF) 
than the minimum play area required by the State based on the maximum capacity for the 
day care center (6,225 SF). 
 
All of the features outlined above are required for the development of a day care center, 
which is permitted as a conditional use.   
 

2) Describe how enforcement of these rules will deprive the landowner of rights 
commonly enjoyed by others in similar areas.  The proposed day care center use is a 
permitted, conditional use within the R200 zone (Day Care Center – Over 30 Persons).  
The development meets all the conditional use standard for required for this use.  In 
addition, the existing rural antique buildings are subject to a non-conforming use certificate 
for a rural antique shop, #238733.  Strict enforcement of the rules would deprive the 
landowner the right to develop their property in accordance with the zoning regulations 
and the approved non-conforming use certificate. 
 

3) Verify that State water quality standards will not be violated or that measurable 
degradation in water quality will not occur as a result of granting the variance.  There 
are no existing stormwater management facilities on the Property and stormwater runoff 
is currently unmanaged.  The site is proposed to be improved with stormwater 
management in accordance with Montgomery County’s stormwater management 
requirements as outlined in Chapter 19 of the Montgomery County Code.  By providing 
stormwater management on the Property, the proposed development will provide a 
significant improvement to the quality of the water flowing over and from the Property as 
compared to the existing unmanaged condition.  This will be a benefit to the surrounding 
environment and downstream properties and water bodies.  Therefore, State water quality 
standards will not be violated and measurable degradation in water quality will not occur 
as a result of grading this variance request.  The stormwater management concept for the 
project, SWM #290087, was approved on January 24, 2025. 
 

4) Provide any other information appropriate to support the request.  During 
construction, the existing forested areas and significant and/or specimen trees to be 
retained will be protected with tree protection fencing.  For significant and/or specimen 
trees whose critical root zone will be impacted during construction, root pruning techniques 
will be utilized.  In addition, care will be given to minimize the degree of impacts, where 
possible.  All off-site significant and/or specimen trees and on-site significant and/or 
specimen trees located within forested areas have been retained.  In addition, priority was 
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given to save the existing significant and/or specimen along the southern property line, 
closest to the adjacent residences.  Mitigation for removal of the three (3) specimen trees 
totaling 102” dbh will be addressed through onsite plantings of nine (9) 3” caliper major 
deciduous trees. 
 
 

Minimum Criteria (in accordance with Section 22A-21(d).  Variance must not be granted if 
grading the request: 

1) Will confer on the applicant a special privilege that would be denied to other 
applicants.  As previously stated, the proposed day care center use is a permitted, 
conditional use within the R200 zone (Day Care Center – Over 30 Persons) and the 
development meets all the conditional use standard for required for this use.  In addition, 
the existing rural antique buildings are subject to a non-conforming use certificate for a 
rural antique shop, #238733.  As outlined above, the requested impacts/removals meet 
the standards for approval of the variance request.  Therefore, approval of this variance 
would not confer a special privilege that would be denied to other applicants. 
 

2) Is based on conditions or circumstances which are the result of the actions by the 
applicant.  The owner had no control over where the specimen and/or significant trees 
are located, and they have taken steps to avoid and minimize impacts/removal of the 
specimen and/or significant trees. In addition, mitigation for removal of the three (3) 
specimen trees totaling 102” dbh will be addressed through onsite plantings of nine (9) 3” 
caliper major deciduous trees. 
 

3) Arises from a condition relating to land or building use, either permitted or 
nonconforming, on a neighboring property.  There are no conditions on the 
neighboring properties that impact this variance request. 
 

4) Will violate State water quality standards or cause measurable degradation in water 
quality.  As outlined above, the proposed development will not violate State water quality 
standards or cause measurable degradation in water quality.  In addition, mitigation for 
removal of the three (3) specimen trees totaling 102” dbh will be addressed through onsite 
plantings of nine (9) 3” caliper major deciduous trees.  These trees are planting in addition 
to other required landscaping and will aid in improving the quality of any runoff from the 
site.  Furthermore, the stormwater management concept for the project, SWM #290087, 
was approved on January 24, 2025. 
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This concludes the explanation of the Tree Variance Request requirements for the Primrose at 
16650 Georgia Avenue project.  For the reasons outlined above, the applicant respectfully 
requests that this Tree Variance Request to remove three (3) specimen trees be approved.  Thank 
you for your consideration. 

 
Sincerely, , 
MORRIS & RITCHIE ASSOCIATES, INC. 
 
 
 
Courtney Galiber, PLA 
Associate 

 
 
cc: Peter Chew, Prosper-US 
 Beenish Bhatia, Little Steps, LLC 
 Chris Ruhlen, Lerch, Early & Brewer 
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