
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 Staff Recommendation: Approval with conditions of the Site Plan, and Final Forest Conservation Plan.  
 The Applicant will construct an infill development under the R-60/MPDU optional method of 

development for (29) one family detached lots, (2) one family semidetached lots, (3) townhouse lots with 
(5) MPDU (located within the semi-detached and town house lots).   

 A preliminary plan for this development was approved by the Planning Board at a public hearing on July 
16, 2012 creating 34 lots. 

 The homes will be arranged along both sides of the extension of Camberley Avenue, the Camberley 
Mews, Alta Vista Road, Old Georgetown Road, and two private drives. There will be a five (5) foot wide 
sidewalk along Camberley Avenue and Alta Vista Road, and a ten (10) foot wide shared use bike path 
along Old Georgetown Road.  Camberley Avenue will have parallel parking along its western edge.   
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 9111 Old Georgetown Road, Bethesda, Md. 
 R-60 Zone: Optional Method 
 Bethesda/Chevy Chase Master Plan 

 9.87 Acres 

 American College of Cardiology  

 34 dwelling units, including 5 MPDUs and three 

forest conservation parcels on 9.87 acres of land 

in the R-60 zone.     
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SITE DESCRIPTION 

Vicinity 
 
The subject site is located along the eastern side of Old Georgetown Road between West Cedar Lane 
and Alta Vista Road.  Surrounding properties to the north, east, and west are developed with one-family 
detached dwellings in the R-60 zone.  One property to the west, just north of Alta Vista Road, is 
developed with a townhouse-style office park.  Properties to the south include a townhouse-style office 
park and a WSSC water tank in the R-60 zone and two institutional uses in the R-60/TDR zone. 
 

 
Vicinity Map 

 
Site Analysis 
 
 Currently the property is the campus of the American College of Cardiology, an institutional use made 
up of one three-story building and an associated parking lot.  None of the buildings or surfaces will be 
retained after the redevelopment of this property.   

 
The property is located in the Lower Rock Creek watershed and has 2.37 acres of forest with mature 
specimen trees (trees greater than 30” in diameter at breast height DBH) scattered throughout the site. 
There are no streams, floodplains, or other sensitive environmental features on the site.   
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Aerial Photo (looking north) 

 
PROJECT DESCRIPTION 
 
Previous Approvals 
On July 16, 2012 a preliminary plan (120070750) was approved by the Planning Board to create 34 lots 
including 12.5 percent MPDUs under the provisions of the R-60/MPDU option. These provisions allow 
duplexes and townhouses, and smaller lot and yard areas as compared to the standard method 
development in the R-60 zone. 
 
The subdivision will extend Camberley Avenue from its current terminus to the south of the property to 
Alta Vista Road on the northern end of the property.  Vehicular access to the proposed lots will be via 
Camberley Avenue with individual and shared driveways and three private drives branching from 
Camberley Avenue. Pedestrian access will be provided via existing and proposed sidewalks on Old 
Georgetown Road, Alta Vista Road, and along the western side of Camberley Avenue extended. 
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Proposal 
The proposed development will create 34 lots and 5 (five) parcels.   Twenty-nine (29) lots will contain 
one-family detached dwellings, three (3) lots will contain townhouses, and two (2) lots will contain one-
family duplex.  The two duplex units and three townhouses will be moderately priced dwelling units 
(MPDUs).  The subdivision also creates open-space parcels:  Parcel A, a Category I Forest Conservation 
Easement, and a combined stormwater management, recreation, and educational activity area; Parcel B, 
another smaller Category I Forest Conservation Easement area; Parcel C a pedestrian access to the 
recreation area on Parcel A; and Parcels D & E parking and open space for the three MPDU townhouse 
units and the two semidetached duplex units. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Parcel Map 
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Access to the Property will be via an extension of Camberley Avenue connecting to Alta Vista Road. The 
existing entrance on Old Georgetown Road will be closed to eliminate conflicts with through traffic and 
to implement the Bethesda-Chevy Chase Master Plan (Master Plan) recommendation for a green 
corridor along Old Georgetown Road.  
 
The Master Plan states on page 35 that proposed development along Georgetown Road maintain a 
campus-like setting. To achieve this, a thirty (30) foot wide Category II Conservation Easement (FCE) will 
be placed on the properties fronting Old Georgetown Road. Additional plantings will augment the 
Category II easement.  
 
The townhouses and duplex units are designed to look like individual large Colonial homes (see image 
below) consistent with the Bethesda-Chevy Chase Master Plan recommendation for single-family 
detached uses. The-units front the conservation easement along Old Georgetown Road. To the west of 
the easement will be a 2 foot-tall decorative wall that separates the site from the ten (10) foot wide bike 
path. There will be a new bench adjacent to the existing bus stop to the west of lot seven.  
 
The pedestrian system includes a five (5)-foot wide sidewalk along Camberley Avenue and Alta Vista 
Road, and a ten (10)-foot wide bike and pedestrian sidewalk along Old Georgetown Road.  The Applicant 
has submitted a waiver for a modified tertiary street with a sidewalk on one side of the public road in 
order to allow for a modified tertiary street. There will be natural surface paths along Parcel C and 
around the combined stormwater management and educational activities area. Additionally, 
pedestrians will be able to walk safely along the Bethesda Mews and three internal private drives.   
 

 
 

MPDU Townhouse elevations along the southwestern portion of the Project Area 
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MPDU: Southwest Corner Site 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Plan Illustration 
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Dedicated Area and Net Usable Area 
The net area for the development is 8.69 acres after dedication of 0.08 acres for Old Georgetown Road, 
and 1.10 acres for the Camberley Avenue extension.  Parcels A, B, C and D & E will be dedicated to the 
future homeowners association.   
 
Architecture & Building Layout 
The Colonial style architecture, formal landscaping and street orientation of the units create a character 
that blends into the orientation of homes in the surrounding neighborhood. To the east and south of 
Camberley Avenue fourteen homes are oriented along the street. Eight homes will be centrally located 
along the Mews, two will face an internal private drive, the townhouses and duplex units will face old 
Georgetown Road, and the remaining five homes will face Alta Vista Road.   
 
The MPDUs will be located in both the semi-detached and townhouse units fronting Old Georgetown 
Road and   the architecture lends single-family detached homes in conformance with the Master Plan 
recommendations. The units will be set back 52-feet from Old Georgetown Road behind a Category II 
Conservation Easement ‘green corridor’ buffer.   
 
Camberley Mews includes a seating area, passive recreation through a symmetrical garden with walks 
and a formal lawn, and provides primary access to and from Old Georgetown Road. The units fronting 
the Mews accentuate the public space and are accessed from a private drives via rear-loaded garages.  
 
The Camberley Road extension curves through the site to reduce travel speeds and discourage cut-
through travel from the neighboring residents.   
 
Landscape and Open Space 
There will be three conservation easements protecting the existing forest and the green corridor along 
Old Georgetown Road.  Tree planting augmentation to the green corridor along Old Georgetown Road 
will improve tree density, screening, and provide additional community aesthetics.  Street trees and 
foundation plantings with attention to lighting will soften the landscape to provide shade, habitat, and 
beauty. 
 
The open spaces along the mews and stormwater management facility will provide distinctive character 
and place setting. The mews flanks residential lots 8-15 and will serve as a formal entrance off Old 
Georgetown Road as well as a respite seating area. The mews will have a brick herringbone walkway, a 
stone column entry, a circular patio, and evergreen hedges. The combined stormwater management, 
play and education area will provide a place for integrating environmental learning components with 
climbing nets, a seating area, and play equipment.  A meandering path will provide access to the play 
area and around the interpreted stormwater management facility.  
 
Sidewalks along the perimeter of Old Georgetown Road, Alta Vista Road, and the propose Camberley 
Drive encourage pedestrian mobility and safety. Private easement parcels (B and C) conveyed to the 
homeowners association will have natural surface trails for access to the play and open space areas.  
 
The proposed development is compatible with the adjacent development with regard to density, 
orientation, and circulation patterns.   
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Open Space Map  
 
 
Master Plan 
The 1990 Bethesda-Chevy Chase Master Plan designates the site as within the Old Georgetown Road 
Plan and recommends that single family detached housing be preserved   and encouraged if 
redevelopment occurs. (pages 57-62)   The Plan also recommends a green corridor policy along Old 
Georgetown Road.  The proposed development supports the master plan recommendations by retaining 
a single family residential use and character and by maintaining and enhancing vegetation along Old 
Georgetown Road to maintain its green character.  
 
Transportation and Circulation 
This project met Adequate Public Facility (APF) requirements at the preliminary plan (120070750).  As a 

result, no further APF analysis is required for the site plan. Was tested at preliminary plan and was 

approved by Planning Board. The following briefly describes other transportation elements of the 

project pertinent to site plan review.  
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Transportation Network 

The property is bounded by Old Georgetown Road (MD 187) to the west, Alta Vista Road to the north, 

and Locust Avenue to the east. Old Georgetown Road is owned, maintained, and access permitted by 

the Maryland State Highway Administration (SHA) while the remaining roads are owned and maintained 

by the Montgomery County Department of Transportation (MCDOT).  Transit service, provided by 

RideOn Route 70 and Metrobus Routes J2 and J3, is available along Old Georgetown Road.   

 

The 1990 Approved and Adopted Bethesda/Chevy Chase Master Plan recommends a 120-foot right-of-

way for Old Georgetown Road.  The subject project will dedicate its property frontage within 60’ of the 

right-of-way center (half the ultimate right-of-way width). 

 

To provide access to the proposed units, Camberley Avenue will be extended through the site, 

connecting West Cedar Lane with Alta Vista Road. This roadway will be designed in accordance with 

MCDOT standards as a modified tertiary roadway and will measure between 20 and 28 feet wide with a 

5’ wide concrete sidewalk along the south side of the road.  

 

Pedestrian and Bicycle Accessibility 

The subject development will be served by a proposed 5’ wide public sidewalk, along the south side of 

Camberley Avenue extended as well as an existing 10’ wide bike path along the site’s Old Georgetown 

Road frontage. The Applicant will be required by SHA and MCDOT to upgrade the existing sidewalk 

ramps, on Old Georgetown Road and Alta Vista Road, to comply with the Americans with Disabilities Act 

standards.  

 
Planning Department staff concurs with MCDOT staff in their support for a Department of Permitting 
Services (DPS) waiver and fee-in-lieu payment for the sidewalk required along the north side of 
Camberley Avenue Extended between Alta Vista Road and current Camberley Avenue terminus. Staff 
recommends that MCDOT appropriate the above payment towards completing a continuous sidewalk 
along Alta Vista Road between Old Georgetown Road and Rockville Pike. 
 
ENVIRONMENT  
 

A Natural Resources Inventory/Forest Stand Delineation (NRI/FSD) # 420063160 was originally approved 

for the site on July 24, 2006. The associated Forest Conservation Plan (FCP) application remained 

incomplete and the 2006 NRI/FSD ultimately expired. A revised NRI/FSD was approved on May 4, 2012.  

Subsequently a Preliminary Forest Conservation Plan (PFCP) and variance request was approved by the 

Planning Board as part of the July 16, 2012 hearing for the associated preliminary plan of subdivision. 

The FCP approved by the Board included 0.30 acres of forest clearing and 2.07 acres of retention which 

satisfied the forest conservation requirements without the use of afforestation/ reforestation plantings. 

 

The Final Forest Conservation Plan (FFCP) submission now reflects a number of relativity minor changes 

that have been proposed since the previous review (discussed below).  
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Changes to Forest Conservation and Tree Save  

An offsite storm drain is now included with the project. The new feature extends approximately 400’ 

offsite and runs within the Alta Vista Road right of way.  The offsite LOD expansion has increased the net 

tract area for the project by approximately 0.18 acres. As a result, the forest conservation requirements 

have also increased. Therefore the onsite Category I Easement boundary has been expanded to satisfy 

the forest conservation requirements. (Refer to image below). The current plan still meets the special 

provisions of Forest Conservation Law applicable to this project [under Section 22A-12.(f)(1) & 22A-

12.(f)(2)(B)] which require that the forest conservation requirements are met through onsite forest 

retention only. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Conservation Easements 

 

The easement exhibit shown above includes a Category II Conservation Easement along Old Georgetown 

Road to provide long-term protection of the trees and the green character. The Category II Easement is 

supported by previous Planning Board approvals for this project and the Master Plan recommend green 

corridor policy (page 30) and the Old Georgetown Road recommendations (page 61). However Staff has 

a recommended condition of approval to provide additional plantings within the easement area; the 

sizes of the plantings need to be limited to avoid overly disrupting the roots of the trees preserved 

within the area.  
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The new offsite utility work also impacts two additional trees that are subject to a forest conservation 

variance. Additionally, some minor adjustments of the LOD are proposed which have changed the 

percentage of impacts to a number of subject trees (refer to variance section of report for details).  

 

Tree #78 is the only additional removal requested under the revised variance request. The tree is 
located onsite immediately adjacent to the proposed ROW for the Camberley Avenue extension. (Refer 
to image below). The tree was previously granted a variance for impacts but not removal. Careful 
grading/sequencing and the use of root aeration matting had been proposed to retain the tree. The 
Applicant is currently requesting a variance for removal of the tree and has included replacement 
mitigation plantings. However the intention is to preserve the tree; further evaluation and possible field 
adjustments may result in its preservation. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Tree #78 is heavily impacted by the proposed Camberley Road extension 

 

Forest Conservation Variance 

Section 22A-12(b)(3) of Montgomery County Forest Conservation Law provides criteria that identify 

certain individual trees as high priority for retention and protection. Any impact to these trees, including 

removal of the subject tree or disturbance within the tree’s critical root zone (CRZ), requires a variance.  

An Applicant for a variance must provide certain written information in support of the required findings 

in accordance with Section 22A-21 of the County Forest Conservation Law.  Unless the variance is 

granted, the law requires no impact to trees that measure 30 inches DBH or greater; are part of a 

historic site or designated with a historic structure; are designated as national, state, or county 

champion trees; are at least 75 percent of the diameter of the current State champion tree of that 
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species; or to trees, shrubs, or plants that are designated as Federal or State rare, threatened, or 

endangered species.   

 

Since the revised project boundary and onsite plan changes affects additional trees (and increases the 

impacts to certain trees) that are ≥ 30” DBH, a variance is required. The Applicant submitted a variance 

request on March 8, 2013 for the impacts to, and removal of trees as a result of the proposed project 

(see Attachment C for variance request). The Applicant proposes to remove 1 additional tree that is ≥ 

30” DBH (tree #78), and to slightly change the impacts, but not remove, 16 other subject trees.  In total, 

seventeen trees are that are considered high priority for retention under Section 22A-12(b)(3) of the 

County Forest Conservation Law are proposed to be affected (beyond the previously approved 

variance). In all cases where CRZ impacts are proposed to save trees, appropriate tree preservation 

and/or stress reduction measures will be performed under the direction of a licensed tree care 

professional. Refer to tree tables in the Applicants’ forest conservation variance request for additional 

information.  

 
Section 22A-21 of the County Forest Conservation Law sets forth the findings that must be made by the 
Planning Board or Planning Director, as appropriate, in order for a variance to be granted. In addition to 
the required findings outlined numerically below, staff has determined that the Applicant has 
demonstrated that enforcement of the variance provision would result in an unwarranted hardship for 
the following reasons: 
 
The newly proposed impacts and removal are associated with necessary ROW dedication and 
improvements. Therefore development of the property would require the impacts and/or removals. 

  
Staff has reviewed this application and based on the existing circumstances and conditions on the 
property, staff agrees that there is an unwarranted hardship.   
 

Variance Findings - Staff has made the following determination based on the required findings that 

granting of the requested variance:   

 

1. Will not confer on the Applicant a special privilege that would be denied to other Applicants. 
 

The impact to the tree along Alta Vista Road is associated with utility tie-ins within the ROW 

where such impacts are anticipated. Therefore, the variance request would be granted to any 

Applicant in a similar situation. The potential removal of tree #78 is associated with necessary 

construction within the newly dedicated ROW for the Camberley Avenue extension. 

 

2. Is not based on conditions or circumstances which are the result of the actions by the Applicant. 
 

The requested variance is based on proposed development allowed under the existing zoning 

and the need to achieve adequate stormwater management and roadway modifications. Staff 

finds the variance can be granted under this condition if the impacts are avoided or minimized 
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and that any necessary mitigation is provided. Design changes have been incorporated to 

reduce tree disturbance/removals and mitigation is provided to reduce the effects of the 

impacts/removals of the resources disturbed. 

 

3. Is not based on a condition relating to land or building use, either permitted or non-conforming, 
on a neighboring property. 

 

The requested variance is a result of the proposed site design and layout on the subject property 

and not as a result of land or building use on a neighboring property. 

4. Will not violate State water quality standards or cause measurable degradation in water quality. 
 

Granting this variance request will not violate State water quality standards or cause measurable 
degradation in water quality. The Department of Permitting Services (DPS) staff approved the 
stormwater management (SWM) concept for the project on July 19, 2011. The DPS review and ultimate 
approval of the sediment and erosion control and storm water management plans will ensure that 
appropriate standards are met. The property is not directly associated with any steams, wetlands or 
related buffers. Therefore, the project will not violate State water quality standards or cause measurable 
degradation in water quality.   
 

Count Arborist Recommendation   

In accordance with Montgomery County Code Section 22A-21(c), the Planning Department is required to 

refer a copy of the variance request to the County Arborist in the Montgomery County Department of 

Environmental Protection for a recommendation prior to acting on the request. The Applicants’ revised 

request was forwarded to the County Arborist on March 8, 2013.  The County Arborist issued a response 

to the variance request on March 27, 2013, and recommended the variance be approved with the 

condition that mitigation is provided (Attachment C).  Additionally, the County Arborist provided general 

recommendations on calculating mitigation plantings and providing tree preservation measures.  

 

Mitigation for Trees Subject to the Variance 

Generally, Staff recommends that replacement plantings for variance purposes occur at a ratio of 

approximately 1” DBH for every 4” DBH removed, using onsite tree plantings that are a minimum of 3” 

caliper.  Since the previous plan included 616 diameter inches of trees removed, the Applicant provided 

a minimum amount of 154 inches of caliper replacements. The 154” of caliper were be met by the 

proposed onsite planting of 52 (quantity), three-inch caliper trees. However one additional potential 

removal of a tree subject to the variance is proposed by the current plan. Therefore additional 

mitigation is proposed. The 55 three-inch native canopy trees now proposed will satisfy the mitigation 

requirements of all the variance tree removals. 

 

Staff Recommendation on Variance 

As a result of the above findings, staff recommends the Board approve the Applicant’s new request for a 

variance from Forest Conservation Law to impact (but retain) 16   subject trees and remove one subject 
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tree (affecting a total of seventeen subject trees) associated with the project. The previously approved 

variance stands except as amended herein. The variance approval is assumed into the Planning Board’s 

approval of the Forest Conservation Plan.  

 

Development Standards 
The subject site is zoned R-60 and is being developed under the MPDU method of development.  This 
option allows for a maximum density of 6.1 per acre and lesser setbacks and lot sizes.   The data table 
below enumerates the development standards for this zone and indicates that the proposed 
development meets the requirements of the MPDU option. 
 

Project Data Table for the R-60/MPDU Option Zone 
 

Development Standard  Permitted/Required Proposed for Approval 

 

Gross Tract Area (acres) n/a 9.87 acres 

Dedication (Old Georgetown Road) n/a 0.08 acres 
 

Dedication (Camberley Avenue) n/a 1.10 acres 

   

Net Tract Area (acres) n/a 8.69 acres 

   

 

Maximum % of Townhouses/Semi-
detached 

601 14.7% 

 

Density (units/acre of usable area) 
9.79 ac. X 6.10 

60  (6.10) 34 (3.45) 

 

MPDUs 12.5% 
5 Units 

12.5% 
5 Units 

 

Max. Building Height (feet)  402  40 

 

Min. Building Setbacks (feet) 

Public Street 25 20 

Front 20  20  

Rear (for lots abutting property not 
developed under R-60/MPDU) 

15 15 

Rear   n/a 3 (verify all units) 

Side  (for lots abutting property not 
developed under R-60/MPDU) 

15 15 

Side   n/a 3 

                                                           
1
 Unless a greater percentage is approved by the Planning Board for environmental and compatibility reasons. 

2
 As measured from the individual building height measuring points on the street in front of each unit. 
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Min. Lot Size (square feet) 

Single Family Dwelling Units 4,000  5,500  

Semi-Detached, MPDU 3,500  3,500 

Townhouse, MPDU 1,500 (check this) 3,0003  

 

Green Area (square feet)   

Single Family Dwelling Units 2,000 sq.ft per unit 2,000 sq.ft per unit 

Semi-Detached, MPDU 500 sq.ft. per MPDU 500 sq.ft. per MPDU 

Total  314,503 sq.ft. including all 
green space areas  

 

Parking Spaces (per unit) 2 (224 total) 2 parking spaces per unit 
68 parking spaces on-site 
13 on street parking spaces 

 
FINDINGS 
 

1. The site plan conforms to all non-illustrative elements of a development plan or diagrammatic 
plan, and all binding elements of a schematic development plan, certified by the Hearing 
Examiner under Section 59-D-1.64, or is consistent with an approved project plan for the optional 
method of development, if required, unless the Planning Board expressly modifies any element of 
the project plan. 
 
The development is not subject to a development plan, diagrammatic plan, schematic 
development plan, or project plan. 
 

2. The site plan meets all the requirements of the zone in which it is located. 
 
The application is in compliance with the development standards of the R-60 zone using the 
optional method for projects with MPDUs, as specified in the Zoning Ordinance  Approximately 
fifteen percent of the lots will contain dwelling unit types other than one-family detached units, 
in compliance with the 60% maximum established for such units in the Zoning Ordinance.  The 
lot standards for the townhouse units and semi-detached units are consistent with the MPDU 
development in the R-60 Zone. 
 
The size and number of the units are designed to appear as one-family detached units facing Old 
Georgetown Road and are adjacent to other detached units along Old Georgetown Road and 
Alta Vista Road.  The semi-detached units are located on the northwestern boundary of the site 
and the 3 townhouse units are located on the southwestern boundary of the site.  These units 
will be compatible with the market rate units in terms of overall size, materials and architecture. 

 

                                                           
3
 The Planning Board may approve a smaller lot size for a townhouse pursuant to §59-C-1.625 related to lot size for 

townhouses.  MPDUs must not be less than 3,000 square feet, however, for a lot less than 3,500 square feet each 
lot must provide an additional 500 square feet of green space within the subdivision.  
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3. The locations of buildings and structures, open spaces, landscaping, recreation facilities, and 
pedestrian and vehicular circulation systems are adequate, safe, and efficient. 
 
The buildings and structures are located in a safe and efficient manner and adequately address 
the need for conservation of open space and compatibility with adjacent uses.  The building 
fronts provide a sense of traditional streetscape internally, along Camberley Avenue, Alta Vista 
Road, and Old Georgetown Road. They are well integrated with the public use spaces, the mews, 
sidewalks, conservation areas, and the stormwater management/learning play areas.  The 
circulation system safely and efficiently provide for pedestrians, cyclists, and vehicles to 
adequately travel through and within the site. 
 
There are two multi-purpose open space areas within the Project area. The Camberley Mews at 
the sites’ entrance off Old Georgetown Road provides a passive recreation and walkway through 
a symmetrical formal garden. It will act as the focal point along Old Georgetown Road, and leads 
to Camberley Avenue. The second open space is the stormwater management learning and play 
area that will provide active recreation integrated with an environmental learning component. 
The space is designed as a natural environment that will nurture creative play through the 
interaction with plants, climbing nets, a seating area, and play equipment.  A meandering path 
provides access to the various experiences with climbable rocks and art, a bridge, interpretive 
signs, and bird houses built into the structures. 
 
The Planning Board approved Camberley Avenue for a modified tertiary road with a 57’ foot 
right-of-way on the north end tapering down to a 50’foot ROW on the south end where it will 
connect with the existing 60’ foot ROW at Camberley Avenue. The Board approved a waiver for 
sidewalks on both sides of Camberley Avenue in support of one sidewalk on the eastern edge of 
the road, which is represented in the site plan application.  
 
The internal road along Camberley Avenue was designed to meander through the site to both 
calm traffic speeds and provide a softened road sensibility. Camberley Avenue is a tertiary street 
with a reduced pavement width and on-street parking.  A series of private driveways and off 
street parking facilities complete the vehicular circulation system, which will be safe, adequate 
and efficient.  
 
The Applicant is exceeding the requirements in all recreational categories as shown in the chart 
below. The Applicant does not need to apply credits from offsite facilities. There are two 
recreation facility locations provided. The first is located near the stormwater management 
facility and includes an open play space, seating, play equipment, climbable rocks, art work, and 
a pedestrian circulation system.  This area provides both passive and active recreation.  The 
second recreation area is the mews with walkways, gardens, benches, a circular flagstone patio, 
and two planted demonstrative bioretention swales lining each side of the Mews. The 
recreational areas are safe, creative, and unconventional.  
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DEMAND POINTS Tots Children Teens Adults Seniors TOTALS 

  D1 D2 D3 D4 D5   

SFD II per 100 units 13.00 24.00 25.00 106.00 11.00 179.00 

SFD II per 15 units 1.95 3.60 3.75 15.90 1.65 26.85 

SFD III per 100 units 14.00 19.00 23.00 127.00 13.00 196.00 

SFD III per 16 units 2.24 3.04 3.68 20.32 2.08 31.36 

TH per 100 units 17.00 22.00 18.00 129.00 7.00 193.00 

TH per 3 units 0.51 0.66 0.54 3.87 0.21 5.79 

Project Demand per 34 Units 4.70 7.30 7.97 40.09 3.94 64.00 

      
  

ON SITE 
     

  

Tot Lot 9.00 2.00 0.00 4.00 1.00 16.00 

Picnic/Sitting (2) 2.00 2.00 3.00 10.00 4.00 21.00 

Natural Areas 0.00 0.37 0.80 4.01 0.20 5.37 

Bike System 0.24 0.73 1.20 6.01 0.39 8.57 

Pedestrian System 0.47 1.46 1.59 18.04 1.77 23.34 

On Site Total 11.71 6.56 6.59 42.06 7.36 74.27 

      
  

OFF SITE 
     

  

Maplewood-Alta Vista Park 
     

  

Multi-Age Playground 9.00 11.00 3.00 7.00 1.00 31.00 

Tennis 0.00 1.50 10.50 24.00 1.00 37.00 

Soccer, Junior 2.00 15.00 15.00 30.00 2.00 64.00 

Softball, Junior 2.00 15.00 15.00 30.00 2.00 64.00 

Baseball, Junior 2.00 15.00 15.00 30.00 2.00 64.00 

Open Play Area I 6.00 9.00 12.00 30.00 2.00 59.00 

Off Site Total 21.00 66.50 70.50 151.00 10.00 319.00 

      
  

SUPPLY/DEMAND RATIOS 
    

  

On Site Ratio 2.49 0.90 0.83 1.05 1.87   

Off Site Ratio   4.47 9.11 8.85 3.77 2.54   

 
Recreation chart 

 
4. Each structure and use is compatible with other uses and other site plans and with existing and 

proposed adjacent development. 
 
The proposed single family dwellings, townhouses, and duplex units are compatible with the 
adjacent residential uses in terms of layout, orientation, and scale.  The development will 
provide a buffer to the neighborhood along the eastern border by a 1.97 acre Category I Forest 
Conservation Easement. To the west, along Old Georgetown Road, there will be a 52-foot front 
setback with a green corridor protected under a Category II Forest Conservation Easement. 
There will also be a 2’ foot low wall that provides a subtle separation between the pedestrians 
traversing the 10’foot wide sidewalk along Old Georgetown Road from the community.   
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The Site Plan proposes single family housing fronting Alta Vista Road compatible with the use 
and orientation of housing on the north side of Alta Vista Road. Vehicular access to these homes 
will be via the back of the units to avoid traffic conflicts along Alta Vista Road furthering 
neighborhood compatibility.  
 
The MPDUs along Old Georgetown Road will be designed to appear as single manor homes 
fronting the roadway.  
 
Lastly, several homes along the southern boundary of the Property will be oriented so the rear 
yards back to the adjacent/nearby parking facilities. Landscaping and fencing will be used to 
assure compatibility and privacy.  

 
5. The site plan meets all applicable requirements of Chapter 22A regarding forest conservation, 

Chapter 19 regarding water resource protection, and any other applicable law. 
 
As conditioned, the proposed development meets all of the requirements of the Forest 
Conservation Law.  By protecting the existing forests, saving numerous specimen trees, and 
protecting the individual trees along Old Georgetown Road the proposed development meets 
the Law.  In addition, noise mitigation devices and process will be adopted to ensure the 
residences along Old Georgetown Road are protected from excessive noise levels.  
 
The stormwater management concept consists of a combination of bioswales, drywells, 
raingardens, porous pavements, and a bioretention area.  

 
 
RECOMMENDATION AND CONDITIONS 
 
Staff recommends Approval of site plan 820130030, Bethesda Mews for 29 one-family detached lots, 2 
one-family semidetached lots, and 3 one-family townhouse lots in the R-60 zone using the optional 
method of development.  There will be five (5) MPDUs provided in the attached townhouses and 
semidetached units.  All site development elements shown on the site and landscape plans stamped 
“Received” by the M-NCPPC on March 7, 2013 are required except as modified by the following 
conditions. 
 

1. Preliminary Plan Conformance 
The proposed development must comply with the conditions of approval for preliminary plan 
120070750 as listed in the Planning Board Resolution unless amended.  This includes but is not 
limited to all references to density, rights-of-way, dedications, easements, open space 
covenants, transportation conditions, and DPS stormwater conditions.  

 
2. Environmental  

a. A revised Final Forest Conservation Plan which addresses the conditions of approval 
must be obtained prior to any clearing, grading, demolition, or construction activity 
within the project area. 

b. Substitute the proposed 55 mitigation trees to provide only standard native trees as 
applicable. 
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c. Revise the footer-beam details/notes to eliminate or minimize the use of root pruning 
for footer locations. Item 12 in the arborist letter needs clarification that the arborist 
must determine the field adjusted locations of the footers using an air-spade. 

d. Provide details for the category II signs and posts.  
e. Reduce the size and increase the quantities of the proposed plantings within the 

Category II easement area. Final quantities and locations are subject to staff approval. 
 

3. Noise 
Prior to approval off the certified site plan, the Applicant must submit a revised noise analysis 
prepared by an engineer specializing in acoustics that addresses details and locations of noise 
mitigation techniques to appropriately attenuate noise levels for the affected dwelling units.  

 
4. Transportation 

a. The Applicant will provide a 10-foot shared use bike path along Old Georgetown Road 
(MD 187) partially within the dedicated right-of-way and partially within the Public 
Improvement Easement. 

b. The Applicant must construct a five-foot wide sidewalk, with handicap accessible ramps, 
along Alta Vista Road site frontage between Old Georgetown Road and Locust Avenue. 
This sidewalk must be completed with the construction of residential units along Alta 
Vista Road. 

c.  All private streets to be built to structural standards of tertiary roads. 
d. The cost of the design, construction and inspection of the sidewalk on the north side of 

Camberley Ave to be provided to DPS at the time of permit. 
 

5. Lighting 
The Applicant must ensure that each of the following conditions is met and is reflected on the 
site plan: 

a. Lighting distribution must conform to IESNA standards for residential development.   
b. Deflectors shall be installed on all fixtures causing potential glare or excess illumination, 

specifically on the perimeter fixtures abutting the adjacent residential properties. 
c. Illumination levels, excluding streetscape light fixtures, shall not exceed 0.5 footcandles 

(fc) at any property line abutting county roads or adjacent residential properties. 
d. The height of any on-site light poles shall not exceed 12 feet including the mounting 

base. 
 

6. Recreation Facilities 
a. The Applicant must ensure that the proposed recreation facilities, including but not 

limited to seating areas, activity areas, and interpretive and play areas are constructed 

in conformance with the approved M-NCPPC Recreation Guidelines. 

b. The Applicant must provide ADA accessible pathways for all of the recreation facilities. 

c. The final design of the recreation facilities including the accessible paths must be shown 

on the certified site plan.  A confirmatory letter from DPS-SWM regarding approval of 

the final grading and recreation facility design must be provided to Staff by the 

Applicant prior to approval of the certified site plan. 
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7. Moderately Priced Dwelling Units (MPDUs)  
a. Each MPDU will have two assigned parking spaces, designated with signage and/or 

pavement markings.  
b. The proposed development must provide five (5) MPDUs (15%) on-site in accordance 

with Chapter 25A of the Montgomery County Code.    
c. The Applicant must obtain an agreement pertaining to the construction and staging of 

MPDUs from the Department of Housing and Community Affairs (DHCA) prior to the 
issuance of any building permits. 

 
8. Stormwater Management 

The proposed development is subject to Stormwater Management Concept approval conditions 
dated July 19, 2011 unless amended and approved by the Montgomery County Department of 
Permitting Services. 

 
9. Development Program 

The Applicant must construct the proposed development in accordance with a development 
program that will be reviewed and approved prior to the approval of the Certified Site Plan.  The 
development program must include the following items in its phasing schedule: 

a. Street lamps and sidewalks for public and internal private streets must be installed 
within six months after street construction is completed.  Tree planting may wait until 
the next growing season. 

b. Clearing and grading must correspond to the construction phasing to minimize soil 
erosion and must not occur prior to approval of the Final Forest Conservation Plan, 
Sediment Control Plan, and M-NCPPC inspection and approval of all tree-save areas and 
protection devices. 

c. The development program must provide phasing for installation of on-site landscaping 
and lighting, recreation facilities, sidewalks and paths, open spaces, and construction 
and installation of landscape and site details on land to be conveyed to the County. 

d. The development program must provide phasing of pre-construction meetings, 
conveyance, dedications, stormwater management, sediment and erosion control, 
afforestation, trip mitigation, and other features. 

e. The landscaping, seating and paving materials in Camberley Mews must be installed 
prior to the use and occupancy permit for the final unit constructed that parallels the 
Mews (units 8-15).  

f. The landscaping, recreation facilities, and pathways in the stormwater management 
facility must be installed prior to final use and occupancy of lot 34.  

 
10. Certified Site Plan 

Prior to 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 final forest conservation approval, stormwater management concept 
approval, development program, inspection schedule, and site plan resolution on the 
approval or cover sheet. 

b. Add a note to the site plan stating that “M-NCPPC staff must inspect all tree-save areas 
and protection devices prior to clearing and grading”. 

c. Modify data table to reflect development standards enumerated in the staff report. 
d. Ensure consistency off all details and layout between site plan and landscape plan. 



22 

 

e. Provide a public access easement (PAE) over Camberley Mews from Camberley Avenue 
to Old Georgetown Road.  

f. The fences on-lot will be 4’ to 6’ high wood construction; the off-site fence will be vinyl 
at the adjoining property owner’s request. 
 

11. Connecticut Avenue Streetscape 

a. Provide streetscape along Connecticut Avenue, to include plantings within the area 
between the bikeway and the curb, and bus stop seating area, consistent with the 
Green Corridors Concepts (p 32) and Old Georgetown Road recommendations (p 58) of 
the Bethesda-Chevy Chase Master Plan, 1990.  Provide a plan for M-NCPPC staff review 
and for review and approval by MCDOT and SHA as required. 

 
APPENDICES 

 
A. Preliminary Plan 120070750 Resolution 
B. DPS stormwater management concept approval 
C. Montgomery County Tree Variance approval memo 
D. Department of Housing and Community Affairs approval memo 

 

 

 


































