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Description 

Lake Normandy Estates: Pre-Preliminary Plan No. 
720160020 

Request to receive non-binding advice from the 
Montgomery County Planning Board on the 
resubdivision of one platted lot into two (2) lots; 
located at 9108 Marseille Drive: 0.94 acres; R-200 
zone; 2002 Potomac Subregion Master Plan. 

Applicant:  Ali Zahedian 
Submittal Date: 1/14/2016 
Review  Basis: Chapter 50 

 Limited to non-binding advice from the Planning Board on resubdivision of this lot

 This report provides information to determine whether or not the proposed resubdivision neighborhood
is appropriate; the size, shape and orientation is appropriate given its location in the neighborhood, and
is keeping neighborhood character based on resubdivision criteria

 Forest conservation, Adequate Public Facilities, Stormwater and Fire and Rescue review will occur upon
preliminary plan submittal

Staff Report Date: 07/15/16 

mailto:Ryan.Sigworth@montgomeryplanning.org
mailto:Richard.Weaver@montgomeryplanning.org
mailto:Kipling.Reynolds@montgomeryplanning.org
Rebecca.Boone
Weaver

Rebecca.Boone
sigworth

Rebecca.Boone
Reynolds



2 

 

Site Description 
The property is a 0.94-acre platted lot, identified as Lot 5, Block G on Plat No. 3516 (Attachment G), 
located at 9108 Marseille Drive, approximately 0.40 miles from the intersection of Falls Road and 
Marseille Drive (“Property or Subject Property”) (Figure 1).  
 

Figure 1 - Vicinity Map 

 
 
The Property is part of the Lake Normandy subdivision plat recorded in 1953 (Attachment H). Originally, 
the lots along Marseille Drive were developed on septic systems. In 1969, a public sewer line was 
installed along Marseille Drive. It is unknown if all homes along Marseille Drive have upgraded to public 
sewer or remain on septic systems.  
 
The Property is zoned R-200 in the 2002 Potomac Subregion Master Plan (“Master Plan”).  The Property 
has one existing detached single family home built in 1957 (Figure 2) with a driveway accessing Marseille 
Drive.  
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Site Vicinity 
Surrounding the Property on all sides are detached single-family homes in the R-200 zone. The 
properties to the south were developed using the cluster provisions in the subdivision regulations in 
1975. The properties to the north were developed in 1965 using the density control regulations which 
has since been retired. 
  
The Property is located in the Cabin John Creek Watershed (Use IP). There are no streams, forest or 
wetlands and the Property is in water categories W-1 and sewer category S-1. 

 
Figure 2 – Aerial Map 
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Project Description 
The plan, designated as Pre-Preliminary Plan No. 720160020, Lake Normandy Estates (“Pre-Preliminary 
Plan” or “Application”), requests non-binding advice on the potential to resubdivide one lot in order to 
create two (2) lots at 20,487 square feet and 20,470 square feet in the R-200 zone (Figure 3).  Public 
water and sewer will serve both lots. The existing right-of-way dedicated with the original plat meets all 
requirements and no additional right-of-way is needed.  
 
Because of the existing residential structure is in the middle of the exact lot and in order to create two 
lots the existing residential structure would need to be razed because it would be bisected by the new 
property line. The existing structure would need to be removed prior to recordation of a new record 
plat. 
 

Figure 3 - Proposed Pre-Preliminary Plan 
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Figure 4 – Resubdivision History 

 
 
 
Issues to Examine in this Pre-Preliminary Plan 
This Application requests the Planning Board to provide non-binding advice on two aspects of a 
resubdivision of one recorded lot into two lots.  Resubdivisions are regulated by Section 50-29(b)(2) 
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.” 

 
There are two main issues to be examined with this Pre-Preliminary plan: 1) delineating the proposed 
“Neighborhood”, and 2) determining if the proposed lots are of the same character with existing lots by 
examining the seven resubdivision analysis criteria.  
 

1. Resubdivision Neighborhood 
In administering Section 50-29(b)(2) of the Subdivision Regulations, the Planning Board must determine 
the appropriate “Neighborhood” for evaluating the application.  
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Applicant’s Neighborhood 
The Applicant has submitted a Neighborhood for review by Staff and the Planning Board (Figure 5) 
(Attachment B & C). The Neighborhood has been determined by using the accepted practices of the 
Planning Board.  Generally, lots that abut the Subject Property and that are visible to motorists who 
travel from the larger collector road(s) to the Subject Property are considered for inclusion in the 
Neighborhood.  While properties in the vicinity are all in the R-200 zone, some properties to the north of 
the Neighborhood were developed using Density Control standards in 1965. Properties to the south 
were development using the cluster method. Because these two methods allowed lots to be platted 
which were smaller than the R-200 zone minimum lot size for standard method development (20,000 
square foot minimum), these properties to the north and south were not included in the Neighborhood, 
which is consistent with previous Planning Board practice.  Parts of lots were also excluded and any 
other property that was not properly recorded by record plat were also excluded as is the generally 
accepted Planning Board practice.  This has resulted in a 36-lot Neighborhood which the Applicant and 
Staff agree is appropriate and suitable for a resubdivision analysis.   
 

Figure 5 – Applicant’s Proposed Neighborhood 

 
 
Staff’s Position on the Neighborhood 
Staff accepts the Applicant’s Neighborhood based on the Board’s most current practice of including 
surrounding lots that are located within the same zone (R-200), that were built using the same 
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development standards, and are located in a way that the Subject Property has a direct impact to them 
either because of adjacency or frequent interaction including motorists who might pass by the Property 
from the next larger road classification.  This corridor along Marseille Drive includes lots on both sides of 
the street whose owners would most frequently pass by and/or interact with the Subject Property and 
would, therefore, be most impacted by a change to the Property.  Staff also believes the Neighborhood 
provides an adequate sampling of comparable lots developed under the same development standards. 
A tabular summary of the resubdivision criteria based on the Neighborhood is included in Attachment C. 
 

2. Resubdivision Criteria Analysis 
 
Comparison of the Character of Proposed Lots to Existing 
It is Staff’s opinion that 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 proposed lot will be of the same character as existing lots in the neighborhood with respect 
to lot frontage. Both proposed lots have a frontage of 110 feet.  In the Neighborhood, the range 
of non-corner lot frontages is between 25 and 348 feet. The proposed lots are at the low end of 
the range but within the range of lot frontages in the Neighborhood. 

 
Alignment: 
The proposed lots are of the same character as existing lots in the neighborhood with respect to 
the alignment criterion. The alignment of the proposed lots is perpendicular.  Lots in the 
Neighborhood are a mix of perpendicular, angular, radial alignments. Specially, the proposed 
Neighborhood contains 17 perpendicular, 1 angular, and 18 radial alignments. 

 
Size:  
The proposed lot size of the same character with the size of existing lots in the Neighborhood. 
The lot size proposed by this Pre-Preliminary Plan is 20,487 and 20,470 square feet, respectively. 
The range of lot sizes in the Neighborhood is between 20,000 and 87,120 square feet. These 
proposed lots are only 487 and 470 square feet larger than the smallest lots in the 
Neighborhood (two lots are 20,000 square feet). Thus, the proposed lots are at the low end of 
the range but within the range of lot sizes in the Neighborhood. 

 
Shape: 
The shapes of the proposed lots will be in character with shapes of the existing lots in the 
neighborhood. Both proposed lots are rectangular (regular in the datasheets) in shape. Because 
of the meandering nature of Marseille Drive, the proposed Neighbor has a variety of lot shapes. 
The Neighborhood contains a mix of lot shapes including pipestem, rectangular, squares, 
triangular and irregular shapes. 

 
Width:   
The proposed lots are of similar character with existing lots in the neighborhood with respect to 
width.  The lot width for both lot proposed by this Pre-Preliminary Plan is 112 feet, which is on 
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the low end of the range of lot width within the Neighborhood which is between 100 and 339 
feet. Nonetheless, the lot width is within the range of existing lot widths. 

 
Area:  
The proposed lots will be of the same character as existing lots in the neighborhood with 
respect to buildable area. Both proposed lots offer a building area of 9,782 and 9,779 square 
feet respectively; within the range of buildable areas for lots in the proposed Neighborhood 
which range between 6,074 and 54,202 square feet. The proposed lots will be the 5th and 6th 
smallest in terms of buildable area. 
  
Suitability for Residential Use:  The existing and the proposed lots are all zoned R-200 and the 
land is suitable for residential use. 

 
Citizen Correspondence and Issues 
This Application was submitted in accordance with all Planning Board adopted procedures for Pre-
Preliminary Plans for non-binding advice. As of this writing, Staff has received numerous opposition 
letters from surrounding property owners.  In addition, Staff also received four letters in support. 
(Attachment I) 
 
Conclusion 
The Planning Board is being asked to review the Neighborhood under Section 50-29(b)(2), and whether 
or not the proposed lots meet the resubdivision criteria established under Section 50-29(b)(2). 
 
Staff is of the opinion that the proposed Neighborhood is a representative sample of lots in the area 
established under the same development guidelines.  The Application has demonstrated compliance to 
the resubdivision criteria in Section 50-29(b)(2) of the Subdivision Regulation. Both proposed lots fall 
within the numerical range for all of the resubdivision criteria based on the lot data of the proposed 
Neighborhood and are therefore, of the same character as existing lots in the Neighborhood. 
 
Attachments 
Attachment A – Proposed Pre-Preliminary Plan 
Attachment B – Proposed Neighborhood Delineation  
Attachment C – Tabular Neighborhood Data by Criteria 
Attachment D – Planning Board Opinion on Preliminary Plan No. 1-87142 (August 26, 1987) 
Attachment E – Planning Board Transcript for Preliminary Plan No. 1-87142 (July 23, 1987) 
Attachment F – Planning Board Opinion on Preliminary Plan No. 1-83195 (March 29, 1984) 
Attachment G – Plat No. 3516 
Attachment H – Preliminary Plan No. 1-87142 
Attachment I – Citizen Correspondence  
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7. EXISTING SEWER & WATER SERVICE CATEGORIES: S-1, W-1

8. LOCATED IN CABIN JOHN CREEK WATERSHED.

9. PROPERTY LOCATED ON TAX MAP FQ61; WSSC SHEET 214NW09.

10.UTILITIES PROVIDED BY: Washington Gas, Verizon, PEPCO
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Lot # Frontage Alignment Size (sf) Shape Width Area (sf)
10H 25' Perpendicular 21,585 Irregular 100' 7,244

16H 25' Perpendicular 38,918 Flag 222' 20,210

12H 27' Perpendicular 46,407 Flag 201' 25,550

11H 92' Radial 21,199 Regular 110' 10,208

15H 95' Radial 29,731 Regular 112' 18,315

13H 104' Perpendicular 27,158 Regular 100' 14,976

14H 104' Perpendicular 39,283 Regular 110' 24,487

1 110' Perpendicular 20,487 Regular 112' 9,782

2 110' Perpendicular 20,470 Regular 112' 9,779

72E 142' Perpendicular 20,000 Regular 137' 8,532

7G 145' Perpendicular 24,014 Regular 145' 12,202

4H 150' Radial 52,090 Regular 157' 34,436

3C 151' Perpendicular 45,340 Regular 137' 25,890

22E 152' Radial 41,431 Regular 158' 25,297

5H 160' Radial 39,887 Regular 153' 24,573

2G 161' Perpendicular 47,508 Regular 162' 29,698

4C 163' Perpendicular 51,906 Regular 163' 37,320

7H 171' Perpendicular 45,347 Regular 164' 26,742

3G 180' Perpendicular 51,140 Regular 186' 32,273

5C 195' Radial 42,938 Wedge 178' 26,237

2C 218' Radial 50,732 Regular 206' 32,422

4G 220' Perpendicular 47,369 Regular 227' 27,395

35A 223'* Radial 32,832 Irregular 189' 17,698

5E 228' Perpendicular 43,200 Regular 228' 22,275

6E 259' Radial 42,993 Regular 255' 24,437

23E 268' Radial 47,720 Wedge 242' 29,634

8G 268'* Perpendicular 20,000 Regular 100' 6,074

24E 289' Radial 45,138 Regular 255' 26,417

9H 301'* Radial 20,528 Regular 139' 7,005

15A 311'* Radial 25,313 Regular 129' 9,592

9D 325'* Radial 42,223 Regular 201' 20,575

36A 331'* Perpendicular 29,572 Regular 163' 13,012

1G 348' Angled 41,725 Wedge 293' 17,402

8H 424'* Radial 47,297 Regular 235' 26,875

1A 427'* Radial 49,330 Regular 285' 23,704

1C 524'* Radial 51,073 Irregular 339' 23,035

8E 554'* Radial 48,355 Regular 236' 22,623

11D 622'* Perpendicular 87,120 Regular 306' 54,202

Resubdivision Criteria: Lake Normandy Estates, Lot 5 of Block G

* Corner Lot / Frontage on 2 Streets

Notes:   

1. Average Frontage corner lots = 392'

2. Average Frontage non-corner lots = 163'
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Lot # Frontage Alignment Size (sf) Shape Width Area (sf)
72E 142' Perpendicular 20,000 Regular 137' 8,532

8G 268'* Perpendicular 20,000 Regular 100' 6,074

2 110' Perpendicular 20,470 Regular 112' 9,779

1 110' Perpendicular 20,487 Regular 112' 9,782

9H 301'* Radial 20,528 Regular 139' 7,005

11H 92' Radial 21,199 Regular 110' 10,208

10H 25' Perpendicular 21,585 Irregular 100' 7,244

7G 145' Perpendicular 24,014 Regular 145' 12,202

15A 311'* Radial 25,313 Regular 129' 9,592

13H 104' Perpendicular 27,158 Regular 100' 14,976

36A 331'* Perpendicular 29,572 Regular 163' 13,012

15H 95' Radial 29,731 Regular 112' 18,315

35A 223'* Radial 32,832 Irregular 189' 17,698

16H 25' Perpendicular 38,918 Flag 222' 20,210

14H 104' Perpendicular 39,283 Regular 110' 24,487

5H 160' Radial 39,887 Regular 153' 24,573

22E 152' Radial 41,431 Regular 158' 25,297

1G 348' Angled 41,725 Wedge 293' 17,402

9D 325'* Radial 42,223 Regular 201' 20,575

5C 195' Radial 42,938 Wedge 178' 26,237

6E 259' Radial 42,993 Regular 255' 24,437

5E 228' Perpendicular 43,200 Regular 228' 22,275

24E 289' Radial 45,138 Regular 255' 26,417

3C 151' Perpendicular 45,340 Regular 137' 25,890

7H 171' Perpendicular 45,347 Regular 164' 26,742

12H 27' Perpendicular 46,407 Flag 201' 25,550

8H 424'* Radial 47,297 Regular 235' 26,875

4G 220' Perpendicular 47,369 Regular 227' 27,395

2G 161' Perpendicular 47,508 Regular 162' 29,698

23E 268' Radial 47,720 Wedge 242' 29,634

8E 554'* Radial 48,355 Regular 236' 22,623

1A 427'* Radial 49,330 Regular 285' 23,704

2C 218' Radial 50,732 Regular 206' 32,422

1C 524'* Radial 51,073 Irregular 339' 23,035

3G 180' Perpendicular 51,140 Regular 186' 32,273

4C 163' Perpendicular 51,906 Regular 163' 37,320

4H 150' Radial 52,090 Regular 157' 34,436

11D 622'* Perpendicular 87,120 Regular 306' 54,202

Resubdivision Criteria: Lake Normandy Estates, Lot 5 of Block G

* Corner Lot / Frontage on 2 Streets



Lot # Frontage Alignment Size (sf) Shape Width Area (sf)
8G 268'* Perpendicular 20,000 Regular 100' 6,074

10H 25' Perpendicular 21,585 Irregular 100' 7,244

13H 104' Perpendicular 27,158 Regular 100' 14,976

11H 92' Radial 21,199 Regular 110' 10,208

14H 104' Perpendicular 39,283 Regular 110' 24,487

2 110' Perpendicular 20,470 Regular 112' 9,779

1 110' Perpendicular 20,487 Regular 112' 9,782

15H 95' Radial 29,731 Regular 112' 18,315

15A 311'* Radial 25,313 Regular 129' 9,592

72E 142' Perpendicular 20,000 Regular 137' 8,532

3C 151' Perpendicular 45,340 Regular 137' 25,890

9H 301'* Radial 20,528 Regular 139' 7,005

7G 145' Perpendicular 24,014 Regular 145' 12,202

5H 160' Radial 39,887 Regular 153' 24,573

4H 150' Radial 52,090 Regular 157' 34,436

22E 152' Radial 41,431 Regular 158' 25,297

2G 161' Perpendicular 47,508 Regular 162' 29,698

36A 331'* Perpendicular 29,572 Regular 163' 13,012

4C 163' Perpendicular 51,906 Regular 163' 37,320

7H 171' Perpendicular 45,347 Regular 164' 26,742

5C 195' Radial 42,938 Wedge 178' 26,237

3G 180' Perpendicular 51,140 Regular 186' 32,273

35A 223'* Radial 32,832 Irregular 189' 17,698

9D 325'* Radial 42,223 Regular 201' 20,575

12H 27' Perpendicular 46,407 Flag 201' 25,550

2C 218' Radial 50,732 Regular 206' 32,422

16H 25' Perpendicular 38,918 Flag 222' 20,210

4G 220' Perpendicular 47,369 Regular 227' 27,395

5E 228' Perpendicular 43,200 Regular 228' 22,275

8H 424'* Radial 47,297 Regular 235' 26,875

8E 554'* Radial 48,355 Regular 236' 22,623

23E 268' Radial 47,720 Wedge 242' 29,634

6E 259' Radial 42,993 Regular 255' 24,437

24E 289' Radial 45,138 Regular 255' 26,417

1A 427'* Radial 49,330 Regular 285' 23,704

1G 348' Angled 41,725 Wedge 293' 17,402

11D 622'* Perpendicular 87,120 Regular 306' 54,202

1C 524'* Radial 51,073 Irregular 339' 23,035

Resubdivision Criteria: Lake Normandy Estates, Lot 5 of Block G

* Corner Lot / Frontage on 2 Streets



Lot # Frontage Alignment Size (sf) Shape Width Area (sf)
8G 268'* Perpendicular 20,000 Regular 100' 6,074

9H 301'* Radial 20,528 Regular 139' 7,005

10H 25' Perpendicular 21,585 Irregular 100' 7,244

72E 142' Perpendicular 20,000 Regular 137' 8,532

15A 311'* Radial 25,313 Regular 129' 9,592

2 110' Perpendicular 20,470 Regular 112' 9,779

1 110' Perpendicular 20,487 Regular 112' 9,782

11H 92' Radial 21,199 Regular 110' 10,208

7G 145' Perpendicular 24,014 Regular 145' 12,202

36A 331'* Perpendicular 29,572 Regular 163' 13,012

13H 104' Perpendicular 27,158 Regular 100' 14,976

1G 348' Angled 41,725 Wedge 293' 17,402

35A 223'* Radial 32,832 Irregular 189' 17,698

15H 95' Radial 29,731 Regular 112' 18,315

16H 25' Perpendicular 38,918 Flag 222' 20,210

9D 325'* Radial 42,223 Regular 201' 20,575

5E 228' Perpendicular 43,200 Regular 228' 22,275

8E 554'* Radial 48,355 Regular 236' 22,623

1C 524'* Radial 51,073 Irregular 339' 23,035

1A 427'* Radial 49,330 Regular 285' 23,704

6E 259' Radial 42,993 Regular 255' 24,437

14H 104' Perpendicular 39,283 Regular 110' 24,487

5H 160' Radial 39,887 Regular 153' 24,573

22E 152' Radial 41,431 Regular 158' 25,297

12H 27' Perpendicular 46,407 Flag 201' 25,550

3C 151' Perpendicular 45,340 Regular 137' 25,890

5C 195' Radial 42,938 Wedge 178' 26,237

24E 289' Radial 45,138 Regular 255' 26,417

7H 171' Perpendicular 45,347 Regular 164' 26,742

8H 424'* Radial 47,297 Regular 235' 26,875

4G 220' Perpendicular 47,369 Regular 227' 27,395

23E 268' Radial 47,720 Wedge 242' 29,634

2G 161' Perpendicular 47,508 Regular 162' 29,698

3G 180' Perpendicular 51,140 Regular 186' 32,273

2C 218' Radial 50,732 Regular 206' 32,422

4H 150' Radial 52,090 Regular 157' 34,436

4C 163' Perpendicular 51,906 Regular 163' 37,320

11D 622'* Perpendicular 87,120 Regular 306' 54,202

Resubdivision Criteria: Lake Normandy Estates, Lot 5 of Block G

* Corner Lot / Frontage on 2 Streets
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