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RECOMMENDATION:  Approval subject to the following conditions: 

1) Approval under this preliminary plan is limited to 2 lots for 2 dwelling units 
2) The record plat must note that the preliminary plan is exempt from Forest Conservation 

Requirements per Exemption #4201119E. 
3) The applicant must comply with the conditions of the Montgomery County Department of 

Transportation (MCDO) letter dated November 8, 2011. These conditions may be amended 
by MCDOT, provided the amendments do not conflict with other conditions of the 
preliminary plan approval.  

4) The record plat must show necessary easements. 
 
SITE DESCRIPTION 
 
The subject properties are identified as Lot 19, Block 6 and Lot 3 in the Glen Echo Heights and Tulip Hill 
subdivisions, respectively.  Lot 19 consists of approximately 11,360 square feet. Lot 3, a corner lot, 
contains approximately 30,995 square feet. Both properties are zoned R-90. Lot 3 is located at the 
southeast corner of the intersection of Bent Branch and Mohican Road approximately 450 feet south of 
its intersection with Massachusetts Avenue.  Lot 19 is located on the south side of Mohican Road 
approximately 200 feet from its intersection with Bent Branch Road. Lot 19 abuts the eastern property 
line of Lot 3.  Both lots are developed with one family detached dwelling units. Access to Lot 19 is from 
Mohican Road while access to Lot 3 is from Bent Branch Road. Both roadways are 50 foot public rights-
of-ways.  The surrounding properties are also zoned R-90 and developed with one family detached 
dwelling units.  See Vicinity and Development Map below.  

 
The properties are in the Minnehaha Branch watershed, a state designated Use 1- watershed. 

Both properties are developed with extensive vegetation, mature trees and moderate slopes. 
 
PROJECT DESCRIPTION 

 
The applicant owns both lots and is proposing to adjust the eastern lot line between Lot 19 and 

Lot 3.  Under this application, Lot 19 will become Lot A and  consist of approximately 20,249- square 
feet, while Lot 3 will become Lot B with approximately 21,879 square feet.  This application is a major lot 
line adjustment and does not qualify as a minor subdivision because the amount of square footage 
being resubdivided (8,889 square feet) is in excess of the 5,000 square foot limit permitted under the 
minor lot line adjustment provisions of Chapter 50-35(a) (1) of the Montgomery County Code, 
Subdivision Regulations. Both lots are developed with a one-family detached dwelling unit. Access 
points to each lot will remain unchanged under this application.  No new construction proposed by the 
subject application. The applicant has dedicated approximately 227 square feet of right of way at the 
intersection of Mohican and Bent Branch Roads. The proposed development plan is included as 
Attachment B. 
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Vicinity and Development Map 
 
ANALYSIS AND FINDINGS 
 
Conformance to the Master Plan 
 

The property is located in the Bethesda Chevy Chase Master Plan which does not specifically 
address the subject property.  The Sector Plan recommends retention of existing zoning throughout the 
Sector Plan area in the absence of a specific recommendation for change on a particular property.  In the 
case of the subject property, the Sector Plan calls for retention of the existing R-90 zoning.  The 
proposed subdivision complies with the recommendations adopted in the Sector Plan in that it proposes 
one-family residential development consistent with surrounding development patterns and the current 
zoning designation. The proposed residential lots will be similar to surrounding lots with respect to 
dimensions, orientation, and shape.  The proposed subdivision will not alter the existing pattern of 
development or land use and is in substantial conformance with the Sector Plan recommendation to 
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maintain the existing land use.  Finally, two historic resources, Kimmel House and Glen Echo Historic 
District, were identified within 2,000 feet or less of the proposed subdivision.  The subject application 
will have no direct impact on the identified historic resources.  
 
Public Facilities 
Roads and Transportation 

 
Under the proposed preliminary plan, the two existing homes on the subject site will remain and 

no new development is proposed. Since this preliminary plan is not proposing any new density on the 
site, the application is exempt from Adequate Public Facilities (APF) review.  The proposed resubdivision 
will not have an adverse effect on the transportation network in the immediate vicinity of the subject 
property  

 
MCDOT has reviewed the submitted preliminary plan. Access to Lots A and B lots will be 

provided by existing driveways via Mohican and Bent Branch Roads, respectively. Sidewalks do not exist 
on either Bent Branch or Mohican Roads but staff has determined that the roads can be safely used by 
pedestrians at this time. The applicant will be required to execute and record a Declaration of Covenants 
prior to approval of the record plat that will require him to provide sidewalks if it ever becomes 
necessary. Both lots are subdivided and developed with one-family houses. The low volumes of traffic 
on each roadway allow pedestrians to safely travel in the roadways.  Proposed vehicle and pedestrian 
access for the site will be safe and adequate.  
 
Other Public Facilities and Services  
 

Public facilities and services are available and will be adequate to serve the proposed 
development.  The property will be served by public water and sewer systems.  The application has been 
reviewed by the Montgomery County Fire and Rescue Service who has determined that the subject 
property has appropriate access for fire and rescue vehicles.  The property is located in the Whitman 
cluster, which is operating at over 105% of program capacity for its elementary and middle schools. 
Since both dwelling units exist under the subject preliminary plan, the property is not subject to the 
school facility payment. Other public facilities and services, such as police stations, firehouses and health 
services are available to serve the existing dwelling units. Electrical, gas, and telecommunications 
services are also available to serve the property. 
 
Environment 
 

The proposed subdivision is exempt from the forest conservation requirements since no forest 
clearing, tree cutting, or land disturbance activity is proposed. An exemption letter (4201119E) was 
issued on May 23, 2011 for the subject property and it remains valid for the submitted preliminary plan. 
 
 The MCDPS Stormwater Management Section has reviewed the subject application and 
determined it is exempt from the County’s stormwater management requirements as no new 
construction is proposed under this subdivision.  
 
Compliance with the Subdivision Regulations and Zoning Ordinance 
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This application has been reviewed for compliance with the Montgomery County Code, Chapter 
50, the Subdivision Regulations.  The application meets all applicable sections, including the 
requirements for resubdivision as discussed in the subsequent sections.  The proposed lot sizes, width, 
shape and orientation are appropriate for the location of the subdivision. 

 
The lots were reviewed for compliance with the dimensional requirements for the R-90 zone as 

specified in the Zoning Ordinance.  The lots as proposed will meet all the dimensional requirements for 
area, frontage, width, and setbacks in that zone.  A summary of this review is included in attached Table 
1. The application has been reviewed by other applicable county agencies, all of whom have 
recommended approval of the plan. 
 
Conformance with Section 50-29(b)(2) 
A.  Statutory Review Criteria 
 
 In order to approve an application for resubdivision, the Planning Board must find that each of 
the proposed lots complies with all seven of the resubdivision criteria, set forth in Section 50-29(b)(2) of 
the Subdivision Regulations, which states: 
 

Resubdivision.  Lots on a plat for the Resubdivision of any lot, tract or other parcel of 
land that is part of an existing subdivision previously recorded in a plat book shall be 
of the same character as to street frontage, alignment, size, shape, width, area and 
suitability for residential use as other lots within the existing block, neighborhood or 
subdivision. 

 
B. Neighborhood Delineation 
 
 In administering Section 50-29(b)(2) of the Subdivision Regulations, the Planning Board must 
determine the appropriate “neighborhood” for evaluating the application.  In this instance, the 
Neighborhood selected by the applicant, and agreed to by staff, consists of 17 lots (See Attachment C).  
The neighborhood includes platted lots in the R-90 and in the vicinity of Bent Branch and Mohican 
Roads. The lots share several access points on Mohican Road, Bent Branch Road, Wiscasset Road, Bay 
Tree Lane, and Buttonwood Lane, Massachusetts Avenue. The designated neighborhood provides an 
adequate sample of lots and development pattern in the area.  A tabular summary of the area based on 
the resubdivision criteria is included in Attachment D. 
 
C.  Analysis 
 
Comparison of the Character of Proposed Lots to Existing 
 
 In performing the analysis, the above-noted resubdivision criteria were applied to the 
delineated neighborhood.  The proposed lots are of the same character with respect to the 
resubdivision criteria as other lots within the defined neighborhood.  Therefore, the proposed 
resubdivision complies with the criteria of Section 50-29(b)(2).  As set forth below, the attached tabular 
summary and graphical documentation support this conclusion: 
 

Frontage:  The delineated neighborhood contains 17 lots, with lot frontages ranging from 68 
feet to 243 feet. Frontage for nine lots ranges from 68 feet to 100 feet, six lots have frontage 
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between 100 feet and 200 feet. The remaining three lots have frontage in excess of 200 feet. 
The two lots proposed by this subdivision will have frontages of 168 feet and 174 feet. The 
proposed lot will be of the same character as existing lots in the neighborhood with respect to 
lot frontage. 
 
Alignment:  Of the 17 lots in the neighborhood, ten lots are perpendicular, six are corner lots 
and one lot is angular. Proposed Lot A will be perpendicular and proposed Lot B will be a corner 
lot.  The proposed lots are of the same character as existing lots with respect to the alignment 
criterion. 
 
Size: Lot sizes in this neighborhood of 17 lots ranges from 10,740 square feet to 37,278 
square feet. Eleven lots fall within the 10,000 square feet to 20,000 square feet range. Three lots 
are between 25,000 and 30,000 square feet with the remaining three lots ranging from 30,000 
to 37,278 square feet.  Lot A will be 20,249 square feet and Lot B will be 22,106 square feet.   As 
noted above the delineated neighborhood does not contain any lots within the 20,000 square 
feet to 25,000 square feet range. The proposed lots offer an opportunity to fill the gap of lots 
absent in this size range. The proposed lot size is in character with the size of existing lots in 
the neighborhood. 
 
Shape:  The 17 lots in the neighborhood consist of the following shapes: nine lots are 
rectangular, seven lots are trapezoidal and one lot is irregular. Lot A will be irregular in shape 
while Lot B will be trapezoidal.  The shapes of the proposed lots will be in character with 
shapes of the existing lots. 
 
Width:  Lots in the neighborhood range from approximately 75 feet to 221 feet in width.  One 
lot is 74 feet in width. Ten lots are between 75 feet and 125 feet in width, three lots range from 
125 feet to 175 feet in width, and the remaining three lots in excess of 175 feet in width. Lot A 
will be 154 feet in width while Lot B will be 165 feet in width. The proposed lots will be in 
character with existing lots in the neighborhood with respect to width.   
 
Area: The lots in the delineated neighborhood range from 3,777 square feet to 18,619 square 
feet. Four lots have buildable areas less than 5,000 square feet. Seven lots have buildable areas 
between 5,000 square feet and 10,000 square feet with five lots ranging from 10,000 square 
feet to 15,000 square feet. The remaining one lot has a buildable area in excess of 15,000 square 
feet. Buildable areas for proposed lots A and B will be 9,343 square feet and 10,661 square feet, 
respectively. The proposed lots will be of the same character as other lots in the neighborhood 
with respect to buildable area.  
 
Suitability for Residential Use:  The existing and the proposed lots are zoned residential. 
Currently, a one family detached house is contained on each property and the land suitable for 
residential use. 

 
Citizen Correspondence and Issues 
 

The applicant conducted a pre-submission meeting on June 2, 2011 with the adjoining property 
owners and surrounding homeowner’s associations.  Written notice of the public hearing was given by 
the applicant and staff.  To date, no resident letters have been received.  
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CONCLUSION 
 

Section 50-29(b)(2) of the Subdivision Regulations specifies seven criteria with which 
resubdivided lots must comply.  They are street frontage, alignment, size, shape, width, area and 
suitability for residential use within the existing block, neighborhood or subdivision.  As set forth above, 
the two proposed lots are of the same character as the existing lots in the defined neighborhood with 
respect to each of the resubdivision criteria, and therefore, comply with Section 50-29(b)(2) of the 
Subdivision Regulations.  The proposed lots meet all requirements established in the Subdivision 
Regulations and the Zoning Ordinance and substantially conform to the recommendations of the 
Bethesda –Chevy Chase Master Plan.  

 
Access and public facilities will be adequate to serve the proposed lots, and the application has 

been reviewed by other applicable county agencies, all of whom have recommended approval of the 
plan. Therefore, approval of the application with the conditions specified above is recommended.   

 
 

Attachments 
 
Attachment A – Proposed Development Plan 
Attachment B – Resubdivision Neighborhood Map  
Attachment C –Resubdivision Data Table  
Attachment D –MCDOT memo dated 11/8/11 
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Table 1:  Preliminary Plan Data Table and Checklist 
Plan Name:  Greenway Property   

Plan Number:  120120050 

Zoning: R-90  

# of Lots: 2 

# of Outlots:  NA   

Dev. Type:  Preliminary Plan  

PLAN DATA Zoning Ordinance 
Development 

Standard 

Proposed for 
Approval by the 
Preliminary Plan 

Verified Date 

Minimum Lot Area 9,000 sq. ft. 
20,249 sq. ft. 

minimum 
KAR 11/18/11 

Lot Width 75 ft. 154 ft. minimum KAR 11/18/11 

Lot Frontage 25 ft. 168  ft. minimum KAR 11/18/11 

Setbacks     

Front 30 ft. Min.  Must meet minimum
 

KAR 11/18/11 

Side 8 ft. Min./25 ft. total  Must meet minimum KAR 11/18/11 

Rear 25 ft. Min.  Must meet minimum KAR 11/18/11 

Height 35 ft. Max. 
May not exceed 

maximum 
KAR  11/18/11 

 

Max Resid’l d.u. or  
Comm’l s.f. per 
Zoning  

4.7 2 
KAR 11/18/11 

 

MPDUs N/a  KAR  11/18/11 

TDRs N/a  KAR 11/18/11 

Site Plan Req’d? No   KAR 11/18/11 

FINDINGS 

SUBDIVISION 

Lot frontage on Public Street Yes  KAR 11/18/11 

Road dedication and frontage improvements Yes  Agency letter 11/8/11 

Environmental Guidelines N/a Staff memo 10/17/11 

Forest Conservation  Exempt Staff memo  10/17/11 

Master Plan Compliance Yes Staff memo 10/17/11 

Other (i.e., parks, historic preservation) No Staff memo 10/17/11 

ADEQUATE PUBLIC FACILITIES 

Stormwater Management Exempt 
Agency 

comments  
10/17/11 

Water and Sewer (WSSC)  N/a 
Agency 

comments 
10/17/11 

10-yr Water and Sewer Plan Compliance N/a 
Agency 

comments 
10/17/11 

Well and Septic  N/a 
Agency 

comments 
10/17/11 

Local Area Traffic Review N/a Staff memo  11/2/11 

Policy Area Mobility Review N/a Staff Memo  11/2/11 

Transportation Management Agreement No Staff Memo  11/2/11 

School Cluster in Moratorium? No  KAR 11/18/11 

School Facilities Payment  No KAR  11/18/11 

Fire and Rescue Yes Agency letter 11/1/11 
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