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 Staff recommends Approval of Preliminary Plan 120110270 with conditions. 
 Consistent with the recommendations of the Master Plan for the Communities of Kensington-Wheaton. 
 The proposed lot meets the standards of the R-60 Zone. 

 

 

 
 
 
 
 
 
 
 

 

Summary 

 
MONTGOMERY COUNTY PLANNING DEPARTMENT 

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

MCPB 
Item No.    
Date: 05-14-15 

Kingswell, Preliminary Plan, 120110270 

 

Carlton W. Gilbert, Planner Coordinator, Area 2 Division, Carlton.Gilbert@montgomeryplanning.org, 301-495-4576 

Khalid Afzal, Supervisor, Area 2 Division, Khalid.Afzal@montgomeryplanning.org, 301-495-4650 

Glenn Kreger, Chief, Area 2 Division, Glenn.Kreger@montgomeryplanning.org, 301-495-4653 

 
 Request to record un-platted Parcel 241 as one 

lot in order to convert an existing residence into 
a non-residential medical office, as approved 
under S-2732; 

  0.42 acres of land; 
 Location:  12014 Georgia Avenue, Silver Spring; 
 R-60 Zone in the Master Plan for the 

Communities of Kensington-Wheaton; 
 Applicant:  Dr. Mouhamed Khan; 
 Filing Date:  June 17, 2011. 
 
 
  

 

Description 

Completed: 05/01/15 
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STAFF RECOMMENDATION:  Staff recommends approval of Preliminary Plan 120110270, subject to the 
following conditions: 

 
1) This Preliminary Plan is limited to one lot for up to a 1,760 square-foot medical office, and 

accessory residence or other permitted used that do not exceed the APF approval. 
  

2) The Planning Board has accepted the recommendations of the Montgomery County 
Department of Transportation (MCDOT) in its letter dated December 12, 2014, and hereby 
incorporates them as conditions of the Preliminary Plan approval.  The Applicant must comply 
with each of the recommendations as set forth in the letter, which may be amended by MCDOT 
provided that the amendments do not conflict with other conditions of the Preliminary Plan 
approval. 

 
3) Prior to recordation of plat, the Applicants must satisfy provisions for access and improvements 

as required by MCDOT. 
 

4) The Applicant must construct and relocate the existing sidewalk and be buffered with a green 
panel along the Subject Property’s Georgia Avenue frontage, prior to the issuance of any Use 
and Occupancy Certificate. 
 

5) The Applicant must satisfy the Policy Area Transportation Review (PAMR) test by mitigating one 
new weekday peak-hour trip that must be satisfied by paying $11,700 towards an off-site ADA-
compliant improvement at the nearby Grandview Avenue/Cory Terrace intersection or an 
equivalent transportation improvement within the Kensington-Wheaton Policy Area.  The 
Applicant must work with the Montgomery County Department of Transportation’s (MCDOT) 
and the Area 2 transportation staff to provide an engineer’s cost estimate and a statement 
from MCDOT of satisfactory completion prior to release of any building permit. 

 
6) The Applicant must dedicate, and the record plat must reflect, 9 (nine) feet of additional right-

of-way, along the property frontage, for a total of sixty (60) feet from the centerline of Georgia 
Avenue. 

 
7) Record plat must show necessary easements. 

 
8) The Applicant must provide ADA compliant internal sidewalks and must provide one inverted-U 

bike rack, prior to the issuance of any Use and Occupancy Certificate. 
 

9) The Planning Board has accepted the recommendations of the Montgomery County 
Department of Permitting Services (MCDPS) – Water Resources Section in its stormwater 
management concept letter dated December 12, 2014, and hereby incorporates them as 
conditions of the Preliminary Plan approval.  The Applicant must comply with each of the 
recommendations as set forth in the letter, which may be amended by MCDPS – Water 
Resources Section provided that the amendments do not conflict with other conditions of the 
Preliminary Plan approval. 
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10) 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 applicable development standards.” 

 
11) The Adequate Public Facilities (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 property is located at 12014 Georgia Avenue, Silver Spring, west side of Georgia Avenue, 
approximately four hundred feet south of Weisman Road.  The property is zoned R-60, contains 18,459 
square feet of land and is improved with a brick, two-story residential structure.  The property has 
frontage on Georgia Avenue in the front and Grandview Avenue in the rear.  The subject property (P-
241), as well as the adjacent (P-242) to the north, are under the same ownership.  As a condition of 
approval of special exception S-1735 on Parcel 242 next door, the Georgia Avenue access can only be 
used by the Applicant and associates.   Patients and employees are required to use the Grandview 
Avenue access on both Parcels 241 and 242.  There is adequate parking provided for the existing medical 
office (P-242) and has direct driveway access to Grandview Avenue. 
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Vicinity Aerial Photo 

 
 
 
 
PROJECT DESCRIPTION 
 
Preliminary Plan No. 120110270, is a subdivision application that records and creates a lot that would 
allow the existing residential structure to be converted into a medical office on the ground floor and 
residential on the second floor as approved under Special Exception (S-2732, Attachment 2).  Other 
improvements include a concrete walkway from the parking area at the rear of the subject property 
along the west and north sides of the proposed addition and along the front of the existing structure. 
 
The proposed addition provides eleven (11) parking spaces, as required, along the rear of the addition 
and a proposed connection of the driveway directly to Grandview Avenue.   A proposed six-foot metal 
picket fencing will be installed along Grandview Avenue and a gate to the parking facility will be added.   
Landscaping on the proposed subject site will be provided as per the revised landscape plan submitted 
as part of the approved Special Exception.  
 
 



5 

 
Preliminary Plan 

 
ANALYSIS AND FINDINGS – Chapter 50 
 
Conformance to the Master Plan 
 
The Property falls under the land use guidance of the 1989 Master Plan for the Communities of 
Kensington-Wheaton (Kensington-Wheaton Plan).  The subject property is specifically recommended in 
the Plan as suitable for a non-resident professional office special exception (pg. 57).  "The Plan 
designates this property as suitable for a non-resident professional office use as a special exception". 
Thus, the Preliminary Plan request is in total compliance with the Kensington-Wheaton Plan.  An 
important Master Plan objective for Georgia Avenue is an attractive, functional, and safe sidewalk 
network that adequately serves the needs of pedestrians and bikers throughout the Kensington-
Wheaton area.  As part of the Kensington-Wheaton Plan, staff developed a vision for Georgia Avenue as 
a green corridor and identified the improvement of the sidewalks along Georgia Avenue to be critical in 
enhancing the green corridor concept as well as the overall mobility of Georgia Avenue.   
 
The existing sidewalk for Georgia Avenue along the subject property is a typical example of a sidewalk 
that is not safe or attractive for pedestrians.  Currently, Georgia Avenue is heavily congested with traffic 
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that travels at relatively high speeds.  The sidewalk along Georgia Avenue at the subject property offers 
minimal protection from oncoming traffic as the sidewalk is directly against the roadway.  Further, 
pedestrian perception of safety is likely minimal as there are no trees or landscaped panel to buffer the 
pedestrian from oncoming vehicular traffic.  As a result, the Planning Board conditioned approval of the 
special exception by stating that the applicant improves the sidewalk along the subject property by 
reconstructing the walkway farther back from the road.  This would allow for street trees to be planted 
between Georgia Avenue and the realigned sidewalk.     
 
TRANSPORTATION 
 
Site Location and Curb Cuts  
 
The site is located on the west side of Georgia Avenue between Weisman Road and Henderson Avenue 
with curb cuts from Georgia Avenue and Grandview Avenue. From Georgia Avenue, vehicular access is 
restricted to a one-way entrance only. 
 
The Applicant has worked with the Maryland State Highway Administration (SHA) regarding the status of 
the existing commercial driveway from Georgia Avenue that is shared with and crosses the common 
property line of the adjoining non-residential professional office on Parcel 242.  An access easement for 
the shared driveway is not necessary at this time as the Applicant owns the property on both sides of 
the driveway. 
  
Master-Planned Roadway, Bikeway, and Transit Corridor 
 
In accordance with the 1989 Master Plan for the Communities of Kensington-Wheaton and 2005 
Countywide Bikeways Functional Master Plan, Georgia Avenue (MD 97) is designated as a six-lane 
divided major highway, M-8, with a 120-foot wide right-of-way and no master-planned bikeway. 
Additional right-of-way is proposed to be dedicated for a total of 60 feet from the centerline.  

 
In accordance with the 2013 Countywide Transit Corridors Functional Master Plan, the recommended 
Bus Rapid Transit (BRT) Corridor No. 1- Georgia Avenue North is for a 120-foot wide with six travel lanes 
and a one-lane BRT lane along this segment of Georgia Avenue. The nearest BRT station is 
recommended to be located at the intersection with Arcola Avenue.  The facility planning of the BRT’s 
Corridor 1 is not funded at this time.  
 
Grandview Avenue is not listed in the Master Plan, but is classified as a secondary residential street with 
a 60-foot wide right-of-way as currently existing. The Countywide Bikeways Functional Master Plan 
recommends a signed shared roadway, SR-20, along Grandview Avenue. 
 
Available Transit Service 
 
Transit service is available along Georgia Avenue with following three bus routes:  
 

1. Ride On route 33 operates with 30-minute headways between the Medical Center Metrorail 
Station and the Glenmont Metrorail Station. 
 

2. Metrobus routes Y7 and Y8 operate with 20-minute headways between the Silver Spring 
Metrorail Station and the Medstar Montgomery Medical Center in Olney. 
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Bus stops are located along the property’s Georgia Avenue frontage at the intersections with Weisman 
Road (350 feet to the north of the site) and Henderson Avenue (300 feet to the south of the site). Transit 
service is not available along Grandview Avenue. 
 
Pedestrian and Bicycle Facilities 
 
The Applicant must provide the following pedestrian and bicycle facilities: 
 

 Relocate the existing sidewalk at the curb along Georgia Avenue to be buffered by a green panel 
in accordance with the Road Code. 

  
 Provide ADA compliant internal sidewalks where steps are proposed on the lead-in sidewalk 

from Georgia Avenue. 
 

 Provide one inverted–U bike rack near the main entrance as shown on the plan.   
 
Local Area Transportation Review 
 
A traffic statement was submitted to satisfy the Local Area Transportation Review (LATR) test. The table 
below shows the number of peak-hour trips generated by the existing and proposed land uses during 
the weekday morning peak period (6:30 to 9:30 a.m.) and the evening peak period (4:00 to 7:00 p.m.): 

 
 

Land Use 
Number of Units 

or Square Footage 
Weekday Peak Hour 

Morning Evening 

Existing Single-Family Residence One 1 1 

Proposed Medical Office 1,760 4 8 

Total 5 9 

  
A traffic study is not required to satisfy the LATR test because the proposed land uses generate fewer 
than 30 peak-hour trips within the weekday morning and evening peak hours.  
 
Policy Area Review 
 
Because the plan was submitted on or before March 30, 2013, or 30 days after the Planning Board 
adopts the LATR & TPAR Guidelines, the Applicant may choose to satisfy the “policy area review” test by 
either the Policy Area Mobility Review (PAMR) test or the Transportation Policy Area Review (TPAR) test. 
The Applicant selected PAMR over TPAR where the PAMR mitigation is 10% of the new weekday peak-
hour trips in the Kensington/Wheaton Policy Area. The submitted traffic statement for the PAMR test 
showed that 10% of 8 new peak-hour trips equals to (and rounded-up to) one new peak-hour trip that is 
required to be mitigated. The Applicant must satisfy the PAMR test and mitigate the one new trip by 
paying $11,700 towards the construction of the missing off-site handicapped ramp in the northwest 
quadrant of the nearby Grandview Avenue/Cory Terrace intersection that is not located along the 
property’s frontage or an equivalent transportation improvement within the Kensington/Wheaton 
Policy Area. 
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Other Public Facilities and Services 
 
All other public facilities and services including electric, telecommunication, police and health services 
are available and adequate to support and serve the proposed medical office and existing residential 
uses. The Property is located in the W-1 and S-1 water and sewer service categories which permit public 
water and sewer connection.  
 
The Application has been reviewed by the Montgomery County Department of Fire and Rescue Service 
which determined that the Property has adequate access for fire and rescue vehicles by transmittal 
dated February 8, 2013 (Attachment 3).   
 
ENVIRONMENT 
 
Environmental Guidelines 
 
Staff approved a Natural Resource Inventory/Forest Stand Delineation (NRI/FSD #42011057E) on 
January 9, 2011. There is no forest, streams, wetlands, floodplains, or environmental buffers on the site. 
The site lies in the Josephs Branch subwatershed of the Rock Creek watershed and is outside of any 
Special Protection Areas.  The proposed project is in compliance with the Environmental Guidelines. 
 
Forest Conservation 
 
The proposed project is subject to the Montgomery County Forest Conservation law (Chapter 22A of the 
Code) but has received an exemption from Article II from the requirements of preparing a forest 
conservation plan under 22A-5(s)(2).  This exemption covers an activity conducted on a tract of land less 
than 1.0 acres that will not result in the clearing of more than 30,000 square feet of existing forest, or 
any existing specimen or champion tree, and reforestation requirements would not exceed 10,000 
square feet.  The proposed project meets the terms of the exemption because the tract area is 0.424 
acres and there is no existing forest to be cleared or reforested.  However, the site does have an exisitng 
specimen tree (#4 30” mulberry) that is proposed for removal therefore the site is subject to 22A-6(b), 
which requires a tree save plan.  A tree save plan has been submitted for approval as part of this 
Preliminary Plan.  The tree save plan shows the removal of four trees and tree protection measures for 
all other on and off-site trees. 
 
Stormwater Management 
 
MCDPS approved a stormwater management concept on December 12, 2014 (Attachment 4).  The 
concept proposes to meet the required stormwater management goals via the installation of two dry 
wells, the use of permeable pavement and installation of a landscaped infiltration facility. 
 
 
COMPLIANCE WITH THE SUBDIVISION REGULATIONS AND ZONING ORDINANCE 
 
The Application has been reviewed for compliance with the Subdivision Regulations and satisfies all 
applicable sections.  The proposed lot meets all the dimensional requirements for area, frontage, width, 
and setbacks in the R-60 Zone.  A summary of this review is included in the Table below. The Application 
has been reviewed by other applicable County agencies, all of whom have recommended approval of 
the plan. 
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Preliminary Plan Data Table 
 

Plan Data Zoning Ordinance 
Development Standard 

Proposed for Approval 
by the Preliminary Plan 

Minimum Lot Area 6,000 sq. ft. 18,459 sq. ft. 

Lot Width @ building line 60 ft. min. 60 ft. 

Lot Frontage 25 ft. min. 55 ft.  

Setbacks   

Front 25 ft. min. 75 ft. 

Side *8 ft. min. / 18 ft. total 8 ft. / 25 ft. 

Rear 20 ft. min. 125 ft. 

Maximum Building Height 35 ft. 28 ft. 

Maximum Building Coverage 35% 10% 

Off-Street Parking 11 spaces 11 spaces 

Site Plan Required No NA 
*Currently, the existing residence on the subject property does not meet the 8-foot side yard setback required in 
the R-60 Zone.  However, the Applicant is proposing to remove a 2-foot portion of the house to bring the proposed 
residence/medical office into compliance with the required setback. 

 
Citizen Correspondence and Issues 
 
This Application was submitted and noticed in accordance with all required procedures. Signs 
referencing the Application were posted at the Property’s frontage along Georgia Avenue and 
Grandview Avenue.  Staff has not received any community inquiries or correspondence regarding the 
Application. 
 
 
CONCLUSION 
 
The proposed lot meets all requirements established in the Subdivision Regulations and the Zoning 
Ordinance and substantially conforms to the recommendations in the Master Plan for the Communities 
of Kensington-Wheaton.  Access and existing public facilities will be adequate to serve the proposed lot, 
and the Application has been reviewed by other applicable County agencies, all of whom have 
recommended approval of the plan.   Therefore, staff recommends approval of the Application with the 
conditions specified at the beginning of this report.   
 
 
ATTACHMENTS 
Attachment 1 – MCDOT letter 
Attachment 2 – Board of Appeals Opinion letter 
Attachment 3 – Fire and Rescue Service letter 
Attachment 4 – MCDPS SWM concept letter 
Attachment 5 – Sight Distance letter 
Attachment 6 – Transportation Planning Memo  
 




























