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Summary 

 
MONTGOMERY COUNTY PLANNING DEPARTMENT 

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

MCPB 
Item No. 5      
Date: 2-7-13 

Glen Echo Heights, Preliminary Plan, 120120100 

  

Marco Fuster, Senior Planner, Area 1, Marco.Fuster@montgomeryplanning.org 301.495.4521 

Robert Kronenberg, Acting Chief Area 1, Robert.Kronenberg@montgomeryplanning.org  301.495.2187 

 

 
 6209 Dahlonega  Road, Bethesda MD, 20816 
 0.58 acres in the R-90 zone, within the Bethesda 

Chevy Chase master plan area. 
 Proposed two-lot resubdivision of one existing 

lot. 
 Application submitted  on 11/30/2011 
 Applicant: Alan Giese- Resident of 6209     

Dahlonega Road 
 
 
 

 

 

 
 Staff Recommendation: Approval with conditions 
 The application is a re-subdivision of one existing lot into two lots, and a finding that the proposed lots are of 

the same character as existing lots in the neighborhood is necessary for approval.  
 The proposed subdivision will essentially restore the original property lines of the nearly identical subdivision 

which was platted in 1954 for the same property (a preliminary plan of subdivision # 119901230 consolidated 
the two original properties into the one lot which currently exists). 

 

 
 

 

Description 

Staff Report Date: 1-25-13 

 

 

 

http://www.daicsearch.org/imageENABLE/Search.asp?Keyword=120120100
mailto:Marco.Fuster@montgomeryplanning.org
mailto:Robert.Kronenberg@montgomeryplanning.org
Robert.Kronenberg
New Stamp



2 

 

RECOMMENDATION:  Approval of the Preliminary Plan of Subdivision, subject to the following 

conditions: 

1) This Preliminary Plan is limited to two lots for one-family detached dwelling units on each 
lot. 

2) The Planning Board has accepted the recommendations of the Montgomery County 
Department of Transportation (MCDOT) in its letter dated October 22, 2012, and does 
hereby incorporate them as conditions of the Preliminary Plan approval.  Therefore, the 
applicant must comply with each of the recommendations as set forth in the letter, which 
may be amended by MCDOT provided that the amendments do not conflict with other 
conditions of the Preliminary Plan approval. 

3) The certified Preliminary Plan must contain the following note:  
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).  
Please refer to the zoning data table for development standards such as setbacks, building 
restriction lines, building height, and lot coverage for each lot.  Other limitations for site 
development may also be included in the conditions of the Planning Board’s approval. 

4) Prior to recordation of plat(s), the applicant must satisfy the provisions for access and 
improvements as required by MCDOT.  

5) The Planning Board has accepted the recommendations of the Montgomery County 
Department of Permitting Service (“MCDPS”) – Water Resources Section in its stormwater 
management concept approval letter dated May 21, 2012, and does hereby incorporate 
them as conditions of the Preliminary Plan approval.  Therefore, the applicant must comply 
with each of the recommendations as set forth in the letter, which may be amended by 
MCDPS – Stormwater Section provided that the amendments do not conflict with other 
conditions of the Preliminary Plan approval. 

6) The Subject Property is within the Whitman School cluster area.  The Applicant must make a 
School Facilities Payment to MCDPS at the middle and high school level, at the single-family 
detached unit rate for the unit for which a building permit is issued and a School Facilities 
Payment is applicable.  The timing and amount of the payment will be in accordance with 
Chapter 52 of the Montgomery County Code. 

7) Any changes to the Limits of Disturbance (LOD) shown, or activity on proposed lot 33 subject 
to sediment control permit requires the submission of new tree save plan. 

8) Record Plat must show necessary easements. 
9) The Adequate Public Facility (APF) review for the preliminary plan will remain valid for 

eighty-five (85) months from the date of mailing of the Planning Board resolution. 
 
SITE DESCRIPTION 
 

The subject property, shown below in Image #1, is a platted lot measuring 0.58 acres (25,256 
square feet) in area.  The property is located on the north side of Dahlonega Road and is located 
approximately 300’ south of Massachusetts Avenue.  The property is currently occupied with a one-
family dwelling along with a large shed, and is located in the R-90 zone.  The surrounding properties are 
also developed with one-family detached dwellings in the R-90 zone.  Most of the nearby residences, 
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including the subject dwelling were constructed in the 1950’s. However a number of the original houses 
in the general area have been demolished and rebuilt within recent years.  

 
The property is located in the Potomac Direct Watershed a use I-P watershed1. The neighborhood has 
many mature trees which characterize the community.  Approximately nine specimen trees (measuring 
≥ 30” DBH) are located on or near the site boundary. A number of significant and minor size trees are 
also associated with the property. The southern edge of the site overlaps with the adjacent highly 
erodible soils which are generally located towards the west of the property and more extensively on the 
south side of Dahlonega Road. 

 

 
Image #1 Subject property and vicinity 

 
 

                                                           
1 Use I-P:  

WATER CONTACT RECREATION, PROTECTION OF AQUATIC LIFE, AND PUBLIC WATER SUPPLY 

Waters that are suitable for: water contact sports: play and leisure time activities where the human body may 

come in direct contact with the surface water; fishing; the growth and propagation of fish (other than trout); other 

aquatic life, and wildlife; agricultural water supply; industrial water supply; and public water supply. 
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PROJECT DESCRIPTION 
The applicant proposes to re-subdivide the existing lot into two lots; each of the lots would 

accommodate a one-family detached dwelling unit. The existing dwelling will remain on one of the lots, 
however a minor portion (an approximately 9’ x 18’ section) of the existing residential structure will be 
demolished to meet the setback requirements of the proposed lots.  The eastern lot which contains the 
existing home is proposed to be approximately 13,991.9 square feet in size. The western lot which will 
accommodate a new home will be approximately 11,212.6 square feet in size.  The respective lot layouts 
and sizes are essentially identical to the layouts which had been previously platted in 1954 (refer to the 
plat shown in Attachment 5). The currently proposed lot sizes are within a few square feet of the 
original sizes; the percentage of difference is minuscule and is believed to stem from subtle differences 
in the survey information. 

 
Vehicular access will be provided by 2 individual driveways from Dahlonega Road.  The existing 

driveway will remain to serve the existing residence and a new driveway will be constructed to access 
the new western lot and residence.  There are no sidewalks in the vicinity, however a new sidewalk 
along the Dahlonega Road frontage is required by Chapter 50-24(b) regarding public improvements 
(unless waived by DPS). 

 
Image #2– Proposed Plan                                                                                                                       NORTH 
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ANALYSIS AND FINDINGS 
 
Conformance to the Master Plan 
 

The application substantially conforms to the Bethesda/Chevy Chase Master Plan and the 
associated Palisades subsection.  The Master Plan does not specifically address the subject property.  
The Master Plan recommends retention of existing R-90 zoning throughout the Master Plan area in the 
absence of a specific recommendation for change on a particular property.    The 1,000-foot scale Land 
Use Plan and Zoning Maps from the Master Plan identify the property and surrounding areas within the 
Palisades as low density residential within the R-90 Zone.  The proposed subdivision complies with the 
recommendations adopted in the Bethesda/Chevy Chase Master Plan in that it proposes one-family 
detached housing consistent with the current density of the neighborhood and the current zoning 
designation.   

 
Furthermore the Master Plan has references regarding the retention of mature tree stands and 

protection of the high quality of life, the residential character, and the natural environment throughout 
the area. Since the LOD for the proposed subdivision has been minimized to reduce impacts/removals of 
the associated trees, the Preliminary Plan is consistent with the Master Plan. 

 
The proposed lots will be similar to surrounding existing lots with respect to dimensions, 

orientation, and shape, and the proposed residences will have a similar relationship to the public street 
and surrounding residences as do existing residences in the area.  The proposed subdivision will not 
alter the existing pattern of development or land use, which is in substantial conformance with the 
Master Plan recommendation to maintain the existing residential land use. 

 

 

The Master Plan states: 

Page 3 

“The major goal of the Master Plan is to protect the high quality of life, the residential 

character, and the natural environment throughout the area. 

        Page 19  

2.12 Land Use and Zoning Goals and Objectives 

4. Protect the high quality residential communities throughout the Planning Area, as well 

as the services and environmental qualities that enhance the area. 

d. Protect the environment, character, and cultural resources throughout the Planning 

Area.” 
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Public Facilities 
 
Roads and Transportation Facilities 

 
 The proposed lots do not generate 30 or more vehicle trips during the morning or evening peak-
hours.  Therefore, the application is not subject to Local Area Transportation Review. 
  

Proposed vehicle and pedestrian access for the subdivision will be safe and adequate because 
the existing circulation pattern is not being changed, the additional driveway will not overburden the 
existing street, and new sidewalk will be provided along the roadway frontage improving the pedestrian 
circulation.   
 
 
Other Public Facilities and Services 
 

Public facilities and services are available and will be adequate to serve the proposed 
development.  The property is proposed to be served by public water and public sewer.  The application 
has been reviewed by the Montgomery County Fire and Rescue Service who has determined that the 
property will have appropriate access for fire and rescue vehicles.  Other public facilities and services, 
such as police stations, firehouses, and health services are operating according to the Subdivision 
Staging Policy resolution currently in effect and will be adequate to serve the property.  The application 
is within the Whitman School cluster area which is currently operating at 109% of capacity at the high 
school level, and 116% at the middle school level. Therefore, school facilities payments are required for 
both levels.  Electrical, telecommunications, and gas services are also available to serve the property.  

 
 
Environment 
 

Environmental Guidelines 
 
No forests, streams, wetlands or associated buffers exist on or adjacent to the subject property. 

A minor portion of the site fronting the roadway includes graded areas of ≥ 15% slopes that also 
coincide with mapped areas of highly erodible soils. Such slopes would typically receive special 
consideration if associated with a stream or wetland, and would potentially expand an associated 
buffer. However, since the relatively minor feature is man-made and not associated with an 
environmentally sensitive area, staff does not believe the feature warrants special consideration.  The 
tree save plan, stormwater management plan, and the sediment and erosion control plans will 
appropriately address the area. 
 

Forest Conservation 

The subject property was granted an exemption from submitting a forest conservation plan 
under Chapter 22A-5(s)(2) for an activity on a tract of land less than 1-acre that will not result in 
afforestation requirements  in excess of 10,000 square feet, and will not result in the clearing of more 
than a total of 20,000 square feet of forest.  Exemption 42012064E was confirmed on November 17, 
2011 (refer to Attachment 3). However, the exemption is subject to a tree save plan at the time 
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preliminary plan review. Subsequently a tree save plan (Attachment 4) was submitted and conditionally 
approved by Staff on June 1, 20122  

 
 
The property contains six specimen trees (≥ 30”DBH), five significant trees (≥ 24” DBH) and a 

number of minor/understory trees.  Off-site, there are additional trees of various size classes nearby.  
The proposed plan includes the removal of one specimen tree and two significant trees along with the 
removal of a number of minor trees. Note that future redevelopment of the existing home would be 
subject to a new tree save plan. The review of that plan would likely occur at the Staff level. 

 
Removal of the specimen tree would typically require approval of a forest conservation 

variance.  However, in this case, a variance is not required because the subdivision was granted an 
exemption from submitting a forest conservation plan.   

 
Stormwater Management 

 
The MCDPS Stormwater Management Section approved the stormwater management concept 

for the project on May 21, 2012. The stormwater management concept consists of environmental site 
design through the use of drywells and non-rooftop disconnect. 
 
 
 

Compliance with the Subdivision Regulations and Zoning Ordinance 
 

This application has been reviewed for compliance with the Montgomery County Code, Chapter 
50, of the Subdivision Regulations.  The application meets all applicable sections, including the 
requirements for resubdivision as discussed below.  The size, width, shape, and orientation of the 
proposed lots 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.  The application has also been reviewed by other 
applicable county agencies, all of whom have recommended approval of the plan. 
 
 
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 

                                                           
2
 The tree save plan may stand as approved assuming no changes in the LOD or tree preservation measures are 

triggered by conditions of approval or other design changes. 
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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 35 lots (Attachment 7).  The 
neighborhood includes platted lots in the R-90 zone in the vicinity of the property. The designated 
neighborhood provides an adequate sample of the lot and development pattern of the area.  Tabular 
summaries of the area based on the resubdivision criteria are included within Attachment 7. 
 
 
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:   
In a neighborhood of 35 lots, lot frontages range from 49 feet to 142 feet.  Twenty eight of the 
lots have frontages between 65 and 100 feet.  One lot has less than 65 feet and the remaining 
six lots have frontages of over 100 feet.  The proposed lots have frontages of 93 feet and 75 
feet. The proposed lot will be of the same character as existing lots in the neighborhood with 
respect to lot frontage. 
 
Alignment:   
Thirty-two of the 35 existing lots in the neighborhood are perpendicular in alignment, one lot is 
a through-lot and the remaining two properties are corner lots.  Each of the two proposed lots 
are perpendicular in alignment.  The proposed perpendicular lots are of the same character as 
existing lots with respect to the alignment criterion. 
 
Size:  
The lots in the neighborhood range from 7,074 square feet to 15,917 square feet.  Six of the lots 
are smaller than 11,000 square feet, 24 are between 11,000 and 14,000 square feet, and five are 
larger than 14,000 square feet.  One of the proposed lots will be 11,212 square feet in size; the 
other will be 13,991 square feet in size.  The proposed lot sizes are in character with the size of 
existing lots in the neighborhood.  
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Shape:  
Thirty of the 35 lots in the neighborhood are rectangular, two lots are pie shaped and three are 
irregular. Each of the two proposed lots are rectangular in shape.  The rectangular shapes of the 
proposed lots will be in character with shapes of the existing lots. 
 
Width:   
The lots in the neighborhood range from 49 feet to 126 feet in width.  Seventeen of the lots 
have widths of less than 75 feet, 14 lots have widths between 75 and 100 feet, and the 
remaining four lots have widths of more than 100 feet.  One of the proposed lots has a width of 
75 feet; the other will be 93 feet wide.  The proposed lots will be in character with existing lots 
in the neighborhood with respect to width.   
 
Buildable Area:  
The lots in the neighborhood range from 1,048 square feet to 6,952 square feet of buildable 
area.  Eleven of the lots have a buildable area less than 4,700 square feet, 22 range from 4,700 
to 6,500 square feet. Two are larger than 6,500 square feet.  One of the proposed lots has a 
buildable area of 4,725 square feet, and the other proposed lot has a buildable area of 6,480 
square feet.  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 and the 
land is suitable for residential use. 

 
Compliance with Prior Approvals 
 

The application seeks to undo preliminary plan of subdivision # 119901230, which had 
consolidated the two original properties into the one lot which currently exists. The subdivision had 
been approved with the one condition that necessary easements be provided (See Opinion-Attachment 
8). The plat which was previously recorded (shown on Attachment 6) had dedicated a 10’ P.U.E. which 
will remain. 

 
Citizen Correspondence  
 

The applicant conducted a pre-submission community meeting on October 19, 2011.  No 
member of the public attended the meeting.  In addition, written notice of the plan submittal and the 
public hearing dates was given by the applicant and staff.  As of the date of this report, no citizen 
correspondence has been received. 
 
 
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 
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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 1 – MCDOT Memo -dated October 22, 2012  
Attachment 2 – SWM Concept Approval Memo -dated May 21, 2012 
Attachment 3 – Forest Conservation Exemption memo-dated November 17, 2011 
Attachment 4 – Tree Save Plan 
Attachment 5 –  Original Plat of subdivision (from 1954) 
Attachment 6 –  Plat for 1990 re-subdivision 
Attachment 7 –  Current Resubdivision Neighborhood Map (with Resubdivision Data Tables)  

Attachment 8 –  Previous Planning Board opinion (mailed September 20, 1990) 
Attachment 9 –  Current Preliminary Plan 
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Table 1:  Preliminary Plan Data Table  
 

PLAN DATA Zoning Ordinance 
Development 

Standard 

Proposed for 
Approval by the 
Preliminary Plan 

Minimum Lot Area 9,000 sq. ft. 
11,212.6 sq. ft. 

minimum 

Lot Width 75 ft. 75 ft. minimum 

Lot Frontage 25 ft. 75 ft. minimum 

Setbacks   

Front 
30 ft. Min. Must meet 

minimum
1 

Side 
8 ft. Min./ 25 ft. total Must meet 

minimum
1
 

Rear 
 30 ft. Min. Must meet 

minimum
1
 

Maximum Residential Dwelling 
Units 
  

2 2 

MPDUs N/a 0 

TDRs N/a 0 

Site Plan Required No N/a 
 

 

1
  As determined by MCDPS at the time of building permit. 
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MONTGOMERY COUNTY PI,ANNING DEPA-RTMENT
'I'HE N{AR\T"A,ND-NATI{)N,\I CAPII''\l- P;\RK '\ND PL'\hINTNC {IOMMISSI()N

November 17, Z0l1

Alan Giese
6209 Dahlonega Road
Bethesda, MD 20816

Re: Forest Conseruation Exemption# 420120648
Property Name: GIen Echo Heights
Action Taken: Confirmed I lll7l20l1 (Tree Save Plan Required)

Dear Alan Giese:

On November 16, 201 1 , the Development Activity and Regulatory Coordination staff of the Montgomery
County Planning Department received a revised request for an exemption from the Forest Conservation
Law for Glen Echo Heights. This forest conservation exemption request, a Chapter 22A-5(sX2)
exemption, is for an activity on a tract of land less than 1 acre that will not result in afforestation
requirements in excess of 10,000 square feet, will not result in the clearing of20,000 square feet of forest.
This exemption request has been assigned exemption plan # 4201.2064E. The exemption request is part
of a filed preliminary plan of subdivision application for the property. This preliminary plan of
subdivision application requires a Montgomery Corurty Planning Board approval decision.

The "Namative Statement and Exemption Request" note on the simplified Natural Resource and Forest
Stand Delineation plan describes how this Chapter 22A-5(sX2) exemption request is for an activity that
will result in the clearing of a specimen tree. Clearing of a specimen tree is not permitted with a Chapter
22A-5(sX2) exemption request . However, Chapter 22A-6(b) of the Forest Conservation Law allows this
exemption request to be confirmed with the tree save plan provision. The tree save plan provision
requires the approval of a tree save plan and tree preservation or mitigation for the loss of individual trees.

The forest conservation exemption request received by MNCPPC on ll/17/2011 is confirmed with
the tree save plan provision.

A tree save plan is required to be submitted and approved at the time of preliminary plan.

Any changes from the approved forest conseryation exemption plan may constitute grounds to rescind or
amend any approval actions taken and to take appropriate enforcement actions' Once submitted, the
proj ect's tree save plan will be reviewed by an Area 1 plan reviewer assigned to the preliminary plan
application and Montgomery County Planning Board plan presentation. If you have any questions
regarding this letter please contact me at 301-495-4564.

Sincerelv. A. "  d '  t ;  f \
r l - - u . t J  V , l
,i/ ,t4d,.n0".: I ilr./*
Stephen Peck
Planner and Inspector
Development Activity and Regulatory Coordination
MNCPPC - Montgomery County Plaming Deparlment

CC: Eric Tidd, CAS Engineering, 108 W. Ridgeville Blvd. Suite 101, Mount Airy, MD 21.771.

8787 Georgia Ar;enue Silver Spring, Maryland 20910 DARC 301-495-4500 Fax: 301-495-1310
www.MontgornetrrPlanning.ofg
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