
 

 

Summary 

 With the recommended conditions, the proposed uses conform to all applicable requirements and regulations for
approval of a Housing and Related Facilities for Senior Adults and Persons with Disabilities (59-G-2.35) and a
Domiciliary Care Facility Special Exception (59-G-2.37) of County Zoning Ordinance and the Development Standards
under the RE-2 Zone.

 The proposed uses are consistent with the recommendations of the 1998 Sandy Spring /Ashton Master Plan and the site-
specific objective and recommendations of the Plan.

 Approval of the requested Special Exception modifications will not cause undue harm or adverse impact on the
immediate neighborhood.

 There are no traffic, circulation, noise or environmental issues associated with the application provided that the
recommended conditions are satisfied.

 The Applications are in compliance with the Montgomery County Planning Board Environmental Guidelines.
The Application is in compliance with Chapter 22A Montgomery County Forest Conservation Law and staff has
recommended an amended Forest Conservation Plan (FCP) with conditions. (see attached FCP report)

Description 

Friends House Inc:  S-452-D and S-856-B 

B. Request for modification of two existing Special Exceptions:

S-452-D, Housing and Related Facilities for Senior Adults and
Persons with Disabilities (59-G-2.35, 2004 Zoning Code) and
S-856-B Nursing Home or Domiciliary Home (59-G-2.37, 2004 
Code), for a development of a total of 446 units, located on Parcels 
N214 and N225, 62.18 acres 17340 Quaker Lane (along Norwood 
Road), Sandy Spring approximately 550 feet north of the 
intersection of Norwood Road and Dr. Bird Road RE-2 Zone, 1998 
Sandy Spring/Ashton Master Plan.

Staff Recommendation: Approval with conditions 
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SECTION I: STAFF RECOMMENDATION AND CONDITIONS OF APPROVALS 

 
Staff recommends approval of S-452-D and S-856-B, subject the following conditions: 

 
1. The Special Exception uses must be limited to a total of 316 independent living units, 

and a total of 130 assisted-living units/nursing beds, and the existing adult day care 
program. 

2. The Special Exception Modification Site Plan must show the rights-of-way from the 
centerlines of Norwood Road along the property southern and northwestern frontages 
of the subject property. 

3. Prior to issuance of the initial building permits, the Applicant must coordinate with the 
Montgomery County Department of Transportation (MCDOT) to provide the necessary 
additional traffic control markings and signs to assure safe crossing of Norwood Road to 
access the Metrobus stops (for the Z2 route) on the opposite side of the road along 
Norwood Road. 

4 The Applicant must provide internal sidewalk connections and crossings of 
driveways/curb cuts that are ADA compliant. 

5. At the time of building permit, the Applicant must demonstrate compliance with Section 
4.1.2 (5)(d)(ii) of the Maryland Accessibility Code.  

6 The Applicant must submit, at the time of the Hearing Examiner public hearing on these 
applications, written proof that the age restrictions applied to the subject development 
qualify for at least one type of exemption from familial status requirements of the Federal 
Fair Housing Act. 

7 A note indicating that a minimum of 20 percent of the dwelling units must be 
permanently reserved for households of low income (at or below 60 percent of area 
median income) must be included on the Special Exception Site Plan. 

8. Prior to the approval of the Special Exception Application, the Applicant must record 
covenants on the property that permanently reserve a minimum of 20 percent of the 
dwelling units for households of low income (at or below 60 percent of area median 
income)  

9. No future applications for modification of the Approved Special Exception shall be filled 
separately for S-452-D or S-856-B. Any proposed modification on the property must 
amend both cases as approved in the subject Major Modification of the Approved 
Special Exception Site Plan. 

10.  Prior to the closing of the record by the Hearing Examiner, the Landscape Plan must be 
revised to provide a dense evergreen screen composed of American Holly (Ilex opaca) 
placed adjacent to the historic property at the curve in the access road to facilitate the 
screening of automobile headlights shining onto the historic property from the access 
road. 
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II. PROJECT DESCRIPTION 
 
A. Background 

 
The Applicant, Friends House, Inc. requests a modification to two existing Special Exceptions 
(Case No. 452 and Case No. S-856B) for Housing and Related Facilities for Elderly or Handicap 
Persons and Nursing Home and Domiciliary Care Home on its 62.2acre retirement community 
campus.  Since the inception of the retirement community approximately 50-years ago, several 
Special Exceptions and modification to Special Exceptions have been approved for various 
facilities including, assisted living facilities, memory care, independent living apartments and 
cottages, and adult day care. Table 1 summarizes all previous Special Exception approvals for 
the subject property. 

 

Table 1-Approved Special Exception on the Subject property 

Case No. Approval Date Application 

CBA-1885  October 26, 1965 Special Exception for a church sponsored Care home for the elderly: 

CBA-1915 December 26, 1965 Modification to amend number of required parking spaces 

CBA-2673 October 9, 1969 Construction of addition of a 40-bed nursing home 

CBA-2673 August 10, 1972 To amend nursing home to allow for 20 semi-private rooms and 1 single room for a total of 
41 beds 

S-261 September 19, 1973 To add 4 more beds (total 45)-no exterior modification 

S-513  January 19, 1977 New 50-bed nursing care home: existing 45-beds home to be converted into sheltered 
housing facility for elderly for intermediate care. (Connected facilities)   

A-345 A 22’ variance from the required 67’ side yard setback for the new building 

A-345 September 2, 1978 Additional side yard variance of 3’ for a total of 25’ 

S-452 October 31, 1979 Four 4-unit apartment building for a total of 22 units 

S-856 March 2, 1983 Modify S-261 and S-452 to allow addition to rehabilitation and personal area of nursing 
and care home and to build six detached cottages.  

S-452-A February 21, 1991 Construction of 5 detached houses of 2 units each for a total of 10 units 

S-452 May 20, 1991 Addition and modification to a unit at 17315 Quaker Road-add master bedroom, bath, 
alcove and garage 

S-452-B July 13, 1993 To add 5 apartments to existing housing for elderly-3 0ne bed room units, 2 studio units to 
be attached to existing apartment building 

S-452-C June 10,1997 To construct 2-story, 90-unit apartment facility for elderly and ancillary use adult day care 
facility in assisted living facility 

Modify parking so that 16 of proposed 22 spaces are distributed to other proposed parking 
areas. 

S-856-A June 10, 1997 To permit construction of 30 room assisted living facility and to add to the nursing home a 
28-unit for dementia patients and a pharmacy.  

S-856-A September 16, 1997 To add second story to pharmacy addition to allow for second floor dining room to service 
the nursing home 

S-856-A November 13, 2003 Revise design of proposed addition so it is more suitable for Alzheimer’s patients 
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In the current application (S-452-D and S-856-B), the Applicant is requesting a Major Modification 
of the last approved Special Exceptions to allow a total of 356 new living units for seniors with 
various care needs as well as a wide range of income levels. The modifications include new 
additions, expansions and upgrading of buildings throughout the campus, redesigning of on-site 
circulation patterns and modifying access to the campus, retention of 90 existing units (8 units in 
duplex cottages and 82 skilled nursing beds) and removal of 156 existing living units. The 
Applicant’s revised statement (October 31, 2016) indicates that upon completion of all phases of 
the development, the total number of units on site will be 446 living units that includes 126 
independent living apartments, up to 158 lodge apartments, 32 cottage duplex units; 48 assisted 
living units, and 82 beds in the skilled nursing hall. 

 
The Applicant proposes, as part of these applications, a four-phase program to implement the 
proposed modifications. 

 
Table-2 Proposed Phases of Development/Modifications 

 

 Existing 
Units to 
Remain 

Phase 1 Phase 2 Phase 3 Phase 4 Total 

New Independent living  80  30 16 126 

Lodge Apt Units  33   125 158 

Duplex Cottage 
Dwelling Units 

8 24    32 

Assisted Living   48   48 

Skilled Nursing beds 82     82 

Total 90 137 48 30 141 446 

       

 
 

Table-2.1 Proposed Phases of Development/modifications 

 

Phase I Phase II Phase III Phase IV 
 Removal of 25 HUD units to 

allow for construction for 
the new low income 
housing tax credit (LIHTS) 
building 

 Construction of multi-family 
building 72 new LIHTS units 
and 8 market rate units 
(New Independent living) 

 Construction of 3 lodge 
apartments (33 d.u.)  

 Construction of 12 cottages 
with 24 units. 

 Addition of 48 units 
to the Assisted Living 
and memory care 
facility 

 

 Expand Commons Building 
with 6 additional 
independent unit 
apartments (Haviland Hall) 

 Construction of new 24-unit 
independent living 
apartment building (C/D 
wing).  

 Construction of the 
remaining 11 Lodge 
Apartments (with total 
of 125 units including 
16 new independent 
living apartment units 
(all market rate) in a 
new B-wing. 
 

New Staff: 3 full time and 2 
full time equivalent (5 to 6 
part time employees)  
Total = 8 employees 

 

New Staff: 20 Full time 
additional staff 
 
Total=20 staff 
 

New Staff: 4 full time, 1.5 full 
time equivalent (4 par-time)  
 
Total = 8 employees 

New Staff: 21 Full time 
additional staff 
 
Total=21 staff  
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B. Site Description 

The Friends House Retirement community is located at 17340 Quaker Lane approximately 
2,000 feet south of Olney-Sandy Spring Road (MD108). It is an irregular inverted L-shaped 
property with interrupted frontages on Norwood Road (Figure 1.) Quaker Lane is an internal 
lane that starts and ends within the 62.2-acre property and connects the various residential 
areas on the Retirement Community campus. 
 
The property is improved with various buildings including assisted living facilities, and 
independent living facilities, Alzheimer care unit, and a number of independent living cottages. 
The existing developments on the site are connected by a network of small internal roads.  

The Northwest Branch mainstem crosses the property from northwest to southeast. The north 
side of the stream is undeveloped and mostly forested. There are smaller tributary streams 
within the forest.  A pond and tributary to Northwest Branch exist on the developed side of the 
stream.  There is a 100-year floodplain associated with Northwest Branch.  

The subject property abuts three single-family detached homes located within the Sandy Spring 
Village and zoned R-200 to the north. To the northeast and east, the property abuts three other 
single-family detached residences homes and two large and heavily wooded parcels of land all 
in the Rural Neighborhood Cluster (RNC) Zone. To the south, the property abuts the 139-acre 
Sandy Spring Friends School, which is zoned RE-2. A historic site known as “Norwood”, a circa 
1751 house listed in the Master Plan for Historic Preservation (#28/13), is located at 17201 
Norwood Road adjacent to the southwestern portion of the property. To the west across 
Norwood Road, To the west across Norwood Road, are a single-family dwelling on a large parcel 
of land, two unimproved large parcels and a cluster of single-family homes in the RNC Zone 
within the Ashton Green Subdivision. (See Figure 2 for locations). 

 
Figure 1: The Subject Site 
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C. Surrounding Neighborhood  
 
The applicant has not defined the surrounding neighborhood for the subject Application. For 
the purposes of these Applications, staff defines the surrounding area as follows (Figure 2): 
 
North: Olney-Sandy Spring Road  
East: The Northwest Branch mainstem and the eastern boundary of the RNC zoned area 
South Ednor Road  
West: Dr. Bird Road and Norwood Road including properties located on the west side of both 

roads that are outside of the Sandy Spring/Ashton Master Plan Area. 
 
The surrounding area is developed with single family dwellings in a village type development 
with rural character in an area defined by a variety of environmental features including 
streams, steep and gentle slopes and park lands. The area for the most part is in the RE-2 and 
RNC zones. The exceptions being small areas at the northern edge of the defined neighborhood 
boundaries along Olney-Sandy Spring Road and within the Sandy Spring Village center that are 
zoned R-200, RT-10.0 and R-90. 
 
Figure 2: Surrounding Neighborhood 
 

 
 
D. Zoning and Land Use History 

Available records indicate that the property was placed in the Residential Estate 2 (RE-2) Zone 
prior to 1981. The 1981 Sectional Map Amendment (SMA) G-293 for the Sandy Spring/Ashton 
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Planning Area confirmed the property’s RE-2 Zone. The 1998 Sandy Spring/Ashton Sectional 
Map amendment (G-770) retained the property in the RE-2 Zone. 
 

E. Proposed Use 
As noted, the Applications (S-452-D and S-856-B) propose major modifications of the last 
approved Special Exception Site Plan to allow removal, retention, expansion and new 
construction of buildings and living units, to continue the existing assisted and independent 
living uses for seniors with various care needs, as well as a wide range of income levels. Upon 
completion of all phases of the development, the total units on site will be 446 living units that 
includes 126 independent living apartments; a maximum of 158 lodge apartments; 32 cottage 
duplex units; 48 assisted living units; and 82 beds in the skilled nursing hall. The proposed 
changes include:  

1) The permanent removal of two cottages presently located within proposed 
conservation easement; 

2) Construction of a new 80-unit low income tax credit financed apartment 
building; 

3)  Addition of a new 48 unit assisted living facility to the existing nursing home, 
as well as a modest expansion of the nursing home to allow the conversion 
of semi-private rooms to private rooms; 

4) Preservation of 8 duplex cottage units; 
5) Preservation of a 25-unit wing of HUD program apartments on a temporary 

basis; 
6) Construction in phase 1 of 13 new single and duplex cottage units and 33 

lodge units; 
7) Eventual replacement of certain of existing cottage buildings with lodges; 
 
The most recent Special Exception Site Plan (S-452-C and S-856-A) was approved for a total 
of 338 living units of which only 246 of the units were constructed.  
 

Existing Number of Employees and Future Staffing Needs to Support Proposal 
The existing number of total non-management support employees is 189. This group of 
employees works seven days a week and can be broken into three main shifts of 7 a.m.-3 p.m., 
3 p.m.-11 p.m., and 11 p.m.-7 a.m. In addition, there are 15 additional management staff that 
work Monday through Friday, from 9:00 a.m. to 5:00 p.m. There will be no new management 
employees added as a result of Phases I-IV proposed in these Applications. The number of 
support employees will increase as the proposed modifications implemented through phases I-
IV. The Applicant Phasing Plan (See appendix A) shows the increases in the number of support 
employees (non-management) as follows: 

 
Table 3: Proposed New Employees 

Existing Shift Phases/New employees Shift/ proposed growth% 

#1 (7am-3pm): 25 employees 
#2 (3pm-11pm):20 employees  
#3 (11pm-7am): 15 employees 

Phase I:     8 positions 
Phase II:   20 positions 
Phase III:   8 positions 
Phase IV:  21 positions 

#1 (7am-3pm): 40%  
#2 (3pm-11pm): 40%  
#3 (11pm-7am): 20%  
 

 Total=57 New employees  
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Figure 3: Special Exception Site Plan 
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III ANALYSIS AND FINDINGS 
 

A. Master Plan 
 

Figure 5: 1998 Sandy Spring/Ashton Master Plan Figure 5.1 Analysis Areas 
Land Use Plan 

 
The property is within the 1998 Sandy Spring/Ashton Master Plan and is located at the 
southwestern edge of the Master Plan area (Figure-5) identified as “the Rural Legacy Area” 
(Figure 5.1). The Rural Legacy area includes significant portions of remaining developable land, 
approximately 400 acres. The Master Plan set objectives in the Rural Legacy Area, to “Develop a 
rural open space pattern which preserves rural character and provides an attractive setting for 
new neighborhoods and existing institutions.” P.16 
 
Friends House is one of the two “existing institutions” identified in the Master Plan, which 
makes the following recommendation: “Continue the rural setting of the Sandy Spring Friends 
School and Friends House Retirement Community. Expansion of these institutions should 
include at least 60 percent open space overall and the open space should be located so as to 
maintain the rural setting.” (P. 16) The Friends House Application shows open space equivalent 
to more than 75 percent of the property’s area. This amount of open space meets the Master 
Plan’s goal for open space in this part of Sandy Spring. 

The proposed Special Exception Modifications are compatible with the existing rural character 
of the surrounding area.  
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B. Transportation 
 
The property is located on the northern corner of T-intersection formed by Dr. Bird Road, the 
State controlled segment of Norwood Road (MD 182), and the County controlled segment of 
Norwood Road. The Special Exception Modifications propose the following vehicular access 
points: 
 

 Upgrade the existing southwestern access point from the County segment of Norwood 
Road to become a main access. 

 Add a new northeastern access point from the County segment of Norwood Road to 
access the three proposed new buildings.  

 Add a third Fire Department access point from State Segment of Norwood (MD 182). 
 
The MCDOT is not requiring deceleration and acceleration lanes at the proposed curbs cuts 
along their segment of Norwood Road. In addition, a fire access point is required from the State 
segments of Norwood Road with no deceleration and acceleration lanes. Any widening of the 
paved way roadway would not maintain the rural characteristics along Norwood Road as 
recommended in the 1998 Sandy Spring/Ashton Master Plan. 

Public Transit Service 
Metrobus Route Z2 operates along Norwood Road between the Paul S. Sarbanes Transit Center 
in Silver Spring and the intersection of Georgia Avenue and MD 108 in Olney with half hour 
headways on weekdays only. Three bus stops are located along property frontage of Norwood 
Road northeast of Dr. Bird Road. 
 

Pedestrian and Bicycle Facilities 
There is no sidewalk along the property frontage on the County’s segment of Norwood Road, 
but a shared-use path exists on the opposite side (west) of Norwood Road in the Bancroft 
subdivision. A five-foot wide sidewalk along the property frontage on the County’s segment of 
Norwood Road would be desirable but its construction would adversely impact the existing 
mature trees that contribute to the existing rural characteristics along this segment of Norwood 
Road. Thus, staff does not recommend that a sidewalk be constructed. 

A note on the Special Exception Site Plan indicates that bicycle facilities for approximately 25 
spaces are provided within the parking area at various places. In front of main buildings near 
the handicap parking spaces, the plans show two sets of Inverted-U bike racks having four racks 
and 3 individual racks for short-term bicycle parking. The plan also show one bicycle parking in 
the parking lots of each of the 14 lodge apartment buildings. The note also indicates an 
assumed 1 space/per garage totaling 57 bicycle spaces being provided within the garages 
attached to the cottage/duplexes as the buildings constructed in Phases I through IV.   

With the recommended conditions: 

 The crossings of Norwood Road are safe to access the Metrobus stops (for the Z2 
route) on the west side of Norwood Road. 

 The internal sidewalk connections and crossings of driveways and curb cuts are ADA 
compliant by being at-grade crossings. 
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Local Area Transportation Review (LATR)  
The proposed increase in housing units will generate the following number of peak-hour 
trips 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.) as shown in Table 4: 

 
Table 4:  Local Area Transportation Review 

 
 
 
 
 
 
 
 
 
 
 
 
 
A traffic study was submitted to satisfy the LATR test because the “total” number of site-
generated peak-hour trips is 30 or more within the weekday morning and evening peak 
periods. Based on the traffic study results, the capacity/Critical Lane Volume (CLV) values at 
the studied intersections are shown in Table 5 below for the following traffic conditions: 

 
1. Existing: The traffic condition as it currently exists including the trips generated by 

the existing Friends Home.  
2. Background: The existing condition plus the trips generated from approved but un-

built nearby developments, in the pipe line.  
3. Total: The background condition plus the additional site-generated trips based on 

the proposed increase in housing units. 
 

Table 5:  Local Area Transportation Review 
 

 
As shown in Table 5 above, the calculated CLV values do not exceed the applicable CLV 
standard. The CLV standard is 1,450 for the intersections on the border of the Olney Policy Area 

Land Use Number 
Weekday Peak-Hour 

Morning Evening 

Existing Land Uses 

Independent living Units 143 27 36 

Assisted-Living Units/Nursing Beds 103 3 6 

Subtotal 246 30 42 

Additional Senior Living Units 

Independent living Units 178 36 44 

Assisted-Living Units/Nursing Beds 27 1 2 

Subtotal 205 37 46 

Total 451 67 88 

Studied Intersection 
CLV 

Standard 

Traffic Condition 

Existing Background Total 

AM PM AM PM AM PM 

Olney-Sandy Spring Rd. & Norwood Rd. 1,450 961 884 968 899 972 906 

Dr. Bird Rd.-Norwood Rd. & Norwood Rd. 1,450 786 836 800 844 826 874 

Norwood Rd & South Campus Dr. 1,350 146 153 147 158 183 223 
Norwood Rd & Existing Campus Dr. 1,350 138 146 139 151 ---- ---- 

Norwood Rd. & New North Campus Dr. 1,350 ---- ---- ---- ---- 136 135 
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and Patuxent Policy Area and 1,350 for the intersections entirely within Patuxent Policy Area. 
Thus, the LATR test is satisfied. 
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Transportation Policy Area Review (TPAR) 
 
The property is in the Rural West Policy Area, which is exempt from making a payment under 
the transit and roadway test and, therefore a TPAR impact tax payment is not required. 
 
Staff recommends the following conditions related to the APF test of the transportation 
requirements for the subject Special Exception cases: 
 

1. The Special Exception cases must be limited to a total of 316 independent living units 
and a total of 130 assisted-living units/nursing beds, and the existing adult day care 
program. 

 
2. The Applicant must show on the Special Exception site plan the rights-of-way from the 

centerlines of Norwood Road along the property ‘s frontages. 
 

3. Prior to issuance of building permit The Applicant must coordinate with Montgomery 
County Department of Transportation (MCDOT) to provide the necessary additional 
traffic control markings and signs to assure safe crossing of Norwood Road to access the 
Metrobus stops (for the Z2 route) on the opposite of the along Norwood Road. 
 

4. The Applicant must install internal sidewalk connections and crossings of 
driveways/curb cuts that are ADA compliant.  

 
C. Environment 
 

Environmental Guidelines 

The Natural Resources Inventory/Forest Stand Delineation (“NRI/FSD”) 419970710 for this 

property was approved on November 21, 1996 and recertified on October 24, 2003.  The 

NRI/FSD identifies the environmental constraints and forest resources on the subject property.  

The NRI/FSD calls out the site to be a total of 62.18 acres of which 20.14 acres are existing 

forest separated into four (4) distinct forest stands. The site also contains multiple perennial 

streams, a farm pond, and several wetland areas.  The site is located within the Northwest 

Branch watershed, which is classified by the State of Maryland as Use IV waters.  The property 

is not located within a Special Protection Area, nor is it located within the Patuxent River 

Primary Management Area . 

 

Forest Conservation 

The FCP for the subject property (CBA-1855) was originally approved as a phased FCP.  This 

means the entire property was approved as a PFCP and part of the property was approved as a 

FFCP.   The overall 62.18-acre site has a PFCP approval dated October 24, 2003.  The area of the 

property west of the stream also had FFCP approval dated October 24, 2003.  The area of the 

property east of the stream never obtained FFCP approval.  These Applications amend the 

previously approved FFCP for west of the stream and create a new FFCP for the area east of the 

stream, effectively creating one FFCP for the entire property. 
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The original plan that was subject to Chapter 22A was #CBA-1855, entitled Friends House 

(Parcel C), created the FCP for the property and is the reason the Special Exception Application 

has different numbers (S-856 & S-452) than the underlying FCP. 

This site is zoned RE-2 which is assigned a Land Use Category of Medium Density Residential 

(MDR) in the Land Use Table of the Trees Technical Manual. This gives the site an afforestation 

requirement of 20% of the net tract and a conservation threshold of 25%. 

The NRI/FSD shows a net tract area of 62.18 acres with a total of 20.30 acres of forest on the 

project site. The FFCP amendment shows a net tract area of 58.70 with 16.59 acres of forest.  

The difference in the numbers is due to a previously recorded sewer and storm drain easement 

that was deducted out of the net tract area.  The FFCP proposes to remove 3.93 acres and 

retain 12.66 acres of forest.  When the numbers of the total tract area, land use category, total 

amount of forest, forest removed and forest retained are entered into the Forest Conservation 

Worksheet, it results in a total afforestation/reforestation requirement of 4.51 acres. 

The Applicant intends to meet the 4.51 acres planting requirement through 3.36 acres of onsite 

planting and 1.15 acres of mitigation credit in an offsite forest conservation bank. The revised 

plan reduces forest clearing by 0.49 acre acres and increases forest retention by .22 acres.  The 

total amount of Category I conservation onsite has increased by 1.87 acres. All the retained 

forest and the environmental buffer areas, except specific areas excluded due to existing 

conditions from the previous approval, will be protected by a Category I Conservation 

Easement. 

The Application satisfies all the applicable requirements of the Forest Conservation Law, 

Montgomery County Code, Chapter 22A and is in compliance with the Environmental 

Guidelines and the Forest Conservation Law. (see attached Forest Conservation Report-

Attachment B). 

 

D. Landscape and Lighting 

Landscaping Requirements (Section 59-E-2.7, 2.8 and 2.9) 
The Applicant has submitted an overall Campus Landscaping Plan for this multi-phase project as 
part of their Applications. 
 
The Landscape Plan provides landscaping for parking facilities to improve the attractiveness of 
the facilities, provide relief from unshaded areas, and to minimize noise, glare and light 
trespass. In addition, the planting plan improves pedestrian safety, optimizes traffic circulation 
patterns and provides a better definition of entrances and exits through the use of interior 
islands. 
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The Landscape Plan provides landscaping for parking facilities to improve the attractiveness of 
the facilities, provide relief from unshaded areas, and to minimize noise, glare and light 
trespass. In addition, the planting plan improves pedestrian safety, optimizes traffic circulation 
patterns and provides a better definition of entrances and exits through the use of interior 
islands. 
  

Figure 6: Campus Landscape Plan 
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The project includes a total of fourteen parking facilities with six or more parking stalls as 
defined in Section 59-A-2. These facilities range in size from eight spaces up to forty-eight 
spaces. In all cases, staff has reviewed the parking facilities to determine the applicability of 
each portion of the code. In each case, the Applicant has met the parking facilities landscape 
shading requirements under 59-E-2.73 and 59E-2.83 by providing a mix of over story shade 
trees comprised of Sycamore (Platanus occidentalis), Northern Red Oak (Quercus rubra) and 
Red Maple (Acer rubrum). In addition, the Applicant has met the parking facilities landscaping 
requirements under Section 59-E-2.72 by providing at least one shade tree for every 40-feet of 
parking area perimeter. Finally, in applying Section 59-E-2.83(c), screening requirements for 
parking structures, staff has determined that the nearest residential lot is on an adjacent piece 
of land at least 530 feet away from the closest parking facility on the property. In this case, staff 
has determined that the parking facility screening requirements are not applicable given the 
distance to the nearest residential lot. 
 
In addition, staff recommends a dense evergreen screen composed of American Holly (Ilex 
opaca) placed adjacent to the historic property at the curve in the access road. This planting is 
intended to facilitate the screening of automobile headlights shining onto the historic property 
from the access road. 
 
Lighting Requirements (Sections 59-G-1.23) 
The Applications have included a photometric plan showing measured lighting intensity across 
the entire site in foot-candles. The photometric plan also shows locations where lighting 
fixtures will be mounted and includes the manufacturer’s specifications on the lighting fixtures 
being proposed. The lighting proposed for the site serves multiple purposes including 
illumination of the site entrance, drive lanes, and parking lots and improves visibility in all of 
these areas for pedestrian safety.   
 
The Applicant proposes a total of twenty pole mounted and thirty-five bollard mounted lighting 
fixtures to illuminate the Norwood Road entrance, the parking facilities, internal pathways and 
portions of the internal access road. Staff has determined that the photometric plan meets the 
requirements under Section 59-G-1.23(h) by indicating that no light level above 0.01 foot 
-candles will spill across any property boundary and that each lighting fixture has a full cut-off 
device to reduce glare and light trespass. The lighting as proposed will be adequate to provide 
visibility to the areas for vehicular and staff circulation during nighttime hours. The lighting will 
not have a negative impact to neighboring property owners with either direct light or light 
glare. 
 

E. Historic Preservation 
The subject property adjoins the historic site known as Norwood, a circa 1751 house listed in 
the Master Plan for Historic Preservation (#28/13), located at 17201 Norwood Road southwest 
of the property. The Historic Preservation staff had previously raised concerns over cumulative 
effect on the historic site created by the number of additional dwelling units, orientations, and 
designs of proposed cottages in Cottage Area A and Cottage Area B. In response to staff’s 
comments, the Applicant revised the Special Exception Site Plan and addressed the concerns 
that were raised including reducing the number of units located in the area immediately 
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adjacent the Historic Property.  The Historic Preservation Section is satisfied with the revised 
plan (see Attachment B: M-NCPPC Historic Preservation staff memo of September 30, 2016) 
 
Moreover, as noted in Section III D above, Staff is recommending that the Applicant further 
revise the Landscape Plan to add a dense evergreen screen composed of American Holly (Ilex 
opaca) in the area adjacent to the historic property at the curve in the access road. Staff 
believes that this additional planting coupled with the heavily wooded area surrounding the 
rear portion of the historic property, facilitates the screening of automobile headlights shining 
onto the historic property from the access road and further ensures adequate buffering and 
screening of the historic property.  

 
F. Community Concerns 

At the time of the staff report publication, one letter of opposition was received from the 
residents of the adjacent historic property, 17201 Norwood Road (Thomas J. and Cynthia P 
Schneider). The Schneiders expressed concerns regarding the proximity of the proposed units 
to the property line they are sharing with Friends House property. The areas of concerns are 
currently open fields.   
 
As noted in Section III E above, the Historic Preservation staff reviewed the Application and had 
voiced concerns regarding the proposed development near the historic property. In particular, 
the Historic Preservation staff believed that the introduction of four new structures to a 
location near the northeast boundary with the historic site (Cottage Area A) and the 
introduction of twenty new dwelling units south of the existing duplex cottages (Cottage Area 
B) could have a cumulative effect on the historic site (Figure 6). The Applicant revised the 
Special Exception Site Plan and the Landscape Plan to address the issues raised by the Historic 
Preservation staff. Upon reviewing the revised plans, the Historic Preservation Section had 
offered the following comments on the revised design (Attachment B): 

 

“The revised plans responded to comments about the impact to the adjacent historic site by 
reducing from four to two new structures (“Cottage Area A”) to be constructed in a location 
near the northeast boundary with the historic site, and by orienting these structures such 
that they are roughly aligned one behind the other, thereby reducing the visual impact on 
the historic site.  This, coupled with the planting of shade trees and the placement of the 
buildings, satisfactorily addresses previously raised historic preservation concerns.” 
 
“Staff had previously raised concerns over cumulative effect on the historic site created by 
the number of additional dwelling units proposed for “Cottage Area B”.  Staff is satisfied 
that the design of the duplexes, their orientation, and the introduction of new buffering 
trees will mitigate any adverse visual impact on the historic site.” 

 

As noted in Sections III- D (Landscaping and Lighting) and E (Historic Preservation) the technical 
staff has recommended additional planting to further ensure that automobile headlights would 
not infiltrate onto the historic property from the access road. 
 
The Sandy Spring Civic Association has discussed the Application at its June, 2016 and July, 2016 
meetings. No official comments have been received from the Civic Association. However, a 
document submitted by the Applicant (see attachment C) indicates that the Association 
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supported the application at its July, 2016 meeting but there is no indication of a final vote or 
decision.  
 

IV GENERAL DEVELOPMENT STANDARDS (§ 59-G-1.23) 

a. Development Standards-59-G-1.23 (a): Special Exceptions are subject to the development 
standards of the applicable zone where the Special Exception is located, except when the 
standard is specified in Section G-1.23 or in Section G-2.  

 
The subject property is in the RE-2 Zone which permits the proposed uses by Special Exception. 
The proposal conforms to all applicable current development standards of the  
RE-2 Zone. Table 6 summarizes the relevant development standards for the RE-2 Zone that 
are applicable to the proposed Special Exception modification requests: 

 
Table 6: Development Standard: RE-2 Zone 

 

Development 
Standards 2004 Code 

G-2.35:  S-452 Housing and Related 

Facilities for Senior Adults and Persons 
with Disabilities 

G-2.37: S-865-B Nursing Home or 

Domiciliary Home 

Required  Proposed Required Proposed 

Minimum Lot Area 87,120SF (2 AC) 62.2 acre 1,200 SF/ bed  
 

Minimum lot Frontage 

 at front building line 

 at street line 

 
150 FT 
25 FT 

 
1,600 FT 
1,518 FT 

 
150 FT 
25 FT 

 
1,600 FT 
1,518 FT 

Minimum Building Setback 

 Front 

 Side 

 One side 

 Sum of both sides 

 Rear 

 
50 FT1 
 
17 FT 
35 FT 
35 

 
50 FT Min 
 
17 FT Min 
35 FT Min 
35 FT Min 

 
50 FT 
 
17 FT 
35 FT 
35 FT 

 
50 FT Min 
 
17 FT Min 
35 FT Min 
35 FT Min 

Building coverage 25 percent  13 percent 25 percent 13 percent 

Maximum Building Height 50 SF 38 FT 50 FT 38 FT 

Minimum Parking Setback (59-
E-2.83 (b) 

 Front 

 Side 

 Rear 

 
 
50 FT 
27 FT 
45 FT 

 
 
225 FT 
27 FT 
45 FT 

 
 
50 FT 
27 FT 
45 FT 

 
 
225 FT 
27 FT 
45 FT 

Minimum Green area 
59.-G-2.35 

70 percent 78 percent 70 percent 78 percent 

 

b. Parking Requirements59-G-1.23 (b):  Special Exceptions are subject to all relevant 
requirements of Article 59-E.  

                                                 
1*59-G-2.35 permits: four stories or the height limit of the applicable zone, whichever is less. Additional height up to six stories is permitted 

if the additional height is in conformity with the general character of the neighborhood considering population density, design, scale and bulk 
of the proposed building, traffic and parking conditions 
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Section 59-E-3.7—Parking requirements 

1. 59-G-2.35: Housing and related facilities for senior adults or persons with disabilities. 
Base parking requirements for housing for senior adults or persons with disabilities 
must be determined in accordance with the location of the property in relation to the 
Parking Policy Areas approved by the District Council on June 28, 1984, and 
maintained by the Planning Board. The base parking requirements vary according to 
the number of bedrooms in each dwelling unit. 

Section 59-E-3.33 (b)(2), (3), and (4) state that for housing and related facilities for 
senior adults and persons with disabilities the Director/Planning Board may approve 
reductions in the standards parking requirements contained in Section 59-E-3.7. Any 
reductions granted must be in accordance with the parking credit schedule, which 
must be applied sequentially with succeeding percentage applying to the balance: 
 
Although the Application could qualify for two types of parking credits; the Special 
Exception Site Plan shows that only the 10 percent credit was allowed for provision of 
shuttle bus service is used in the parking tabulation. Regardless, adequate parking 
accommodations are provided at various locations on the Campus. All parking spaces 
except for the garage spaces in the duplex dwellings are provided on surface parking lots 
that are reconfigured and relocated to accommodate the proposed modifications and 
expansions throughout the 62-acre retirement community campus.  

2. 59-G-2.37 (D) Nursing home or Domiciliary Care Home  
 

Off-street parking must be provided in the amount of one space for every 4 beds and 
one space for 2 employees on the largest work shift, except the board may specify 
additional off-street parking spaces where the method of operation or type of care to 
be provided indicates an increase will be needed. 
 
A total of 48 parking spaces are required for the nursing home use (Table 7). As noted, 
adequate parking accommodations are provided to serve all uses on the subject property 
including the existing and proposed nursing home or Domiciliary Care Home facilities. 
 
59-E-2.3. Standard for Bicycle and Motorcycle parking 
 
All parking facilities containing more than 50 parking spaces shall provide one bicycle 
parking space or locker for each 20 automobile parking spaces in the Facility. Not 
more than 20 bicycle parking stalls or lockers shall be required in any one facility. (59-
E-2.3 (a)) 
 
The Special Exception Site Plan shows two sets of Inverted-U bike racks having four racks 
each and three individual racks for short-term bicycle parking. The plan also show one 
bicycle parking in the parking lots of each of the 14 lodge apartment buildings. A note 
also indicates that the plan assumes that 57 additional bicycle spaces within 32 garages 
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attached to the cottage/duplexes will be provided. The Application meets and exceeds 
this requirement. 
 
Bicycle parking facilities shall be so located as to be safe from motor vehicle traffic and 
secure from theft. Interior storage and lockers are encouraged. They shall be properly 
repaired and maintained. (59-E-2.3 (b)). 
 
The Special Exception Site Plan identifies the 25 bicycle spaces and sufficiently addresses 
this requirement. The Applicant intends to properly maintain the spaces.   
 
All parking facilities containing more than 50 parking spaces shall provide motorcycle 
stalls equal to at least 2 percent of the number of auto spaces. Not more than 10 
motorcycle stalls shall be required on any one lot.  (59-E-2.3 (d)) 
 
The parking tabulation on Special Exception Site Plan indicates that two motorcycle 
spaces are provided. The Applicant’s revised plan (submitted October 18, 2016) shows 
the two motorcycle spaces. Given the nature of the uses on the property, the proposed 
motorcycle stalls adequately satisfy this requirement. 
 

Table 7:  Parking Tabulation 

 
As shown in Table 7, the total parking spaces, not including motorcycle or bicycle spaces, 
proposed by the Application exceed the required number of spaces for all uses on the 
property by 21 and therefore, the parking requirement is satisfied.  
 

(c) Forest Conservation-59-G-23 (d):  If a Special Exception is subject to Chapter 22A, the 
Board must consider the preliminary forest conservation plan required by that Chapter 

 S-452-D:  59-G-2.35: Housing and related 
facilities for senior adults or persons with 
disabilities  

S-856-B:  59-G-2.37(D) Nursing Home or 
Domiciliary Care Home 

Required 141 efficiency and 1Br@1 sp/d.u = 141 sp 
175 two-br or more @1.35 sp/d.u=236 sp 
       Subtotal                                        377 sp 
 
 
10 percent credit for the provision of 
shuttle bus -38 sp 
Total                                                     339 sp   

82 skilled nursing bed  @0.25 sp/bed  21 sp 
20 care home employees  
(largest shift) @0.50 sp/employee       10sp 
           Subtotal                                          31 sp 
 
48 one BR DU  @0.25 sp/bed               12 Sp 
20 care home employees  
(largest shift) @0.50 sp/employee        5 sp 
      Subtotal                                              17 sp 
Total                                                           48 sp 

 Total Required for S-452-D and S-856-D:   = 387 

 
Provided 
S-452 B 
and S-856A 

 
Regular Parking spaces                   371 sp 
ADA Parking Spaces                          30 sp 
Total                                                    401 sp (not including motorcycle or bicycle spaces)  

Motorcycle Spaces                           2 sp 
Bicycle Spaces                                 25 sp 
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when approving the Special Exception application and must not approve a Special 
Exception that conflicts with the preliminary forest conservation plan. 
 
The site is subject to Chapter 22A Montgomery County Forest Conservation Law. The 
property has a previously approved forest conservation plan, S-1855 (see Section III C), which 
is being amended to accommodate the proposed expansion and modification as part of this 
Application. Staff is recommending approval of the Amended FCP, with conditions. This 
Special Exception site is also subject to Chapter 22A-21, which requires that a variance be 
granted by the Planning Board for the Applicant to remove several specimen trees located at 
various locations on the property. As noted earlier, the Application satisfies all applicable 
requirements of the Forest Conservation Law, Montgomery County Code, Chapter 22A and is 
in compliance with the Environmental Guidelines and the Forest Conservation Law.  

(d) Signs (59-G-1.23(f)):  The display of a sign must comply with Article 59-F. 

No new sign is proposed. Any temporary construction signs must comply with all applicable 
requirements of Article 59-F. All signs placed on the property must meet the requirements of 
Section 59-F-4.2 (a) in terms of number, location and area and Section 59-F-4.1 (e) regarding 
illumination. 

(e) Building compatibility in residential zones (59-G-1.23 (g)):  Any structure that is 
constructed, reconstructed or altered under a Special Exception in a residential zone must 
be well related to the surrounding area in its sitting, landscaping, scale, bulk, height, 
materials, and textures, and must have a residential appearance where appropriate. Large 
building elevations must be divided into distinct planes by wall offsets or architectural 
articulation to achieve compatible scale and massing. 

The Friends House Retirement Community which was established in the mid-1960s is 
developed with several types of facilities and housing types that are dedicated to provide 
various level of residential accommodation for the elderly ranging from independent living, 
assisted living and care homes. Building elevations are compatible in scale and massing with 
the various types of housing types within the 62-acre campus and relate well with the rural-
residential nature of the surrounding area in terms of its scale, bulk, height, and 
architectural features.  

 

(f) Lighting in residential zones 59-G-23(h):  All outdoor lighting must be located, shielded, 
landscaped, or otherwise buffered so that no direct light intrudes into an adjacent 
residential property. The following lighting standards must be met unless the Board 
requires different standards for a recreational facility or to improve public safety: 

(1) Luminaires must incorporate a glare and spill light control device to minimize glare 
and light trespass. 

(2) Lighting levels along the side and rear lot lines must not exceed 0.1 foot candles. 

The Lighting Plan is adequate and safe for vehicular and employee movement. The 
proposed lighting serves multiple purposes including illumination of the site entrance, 
visibility lighting in the employee parking area and area lighting near the building 
structures. A photometric study submitted with the Application shows measured lighting 
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intensity across the entire property in foot-candles, the locations of lighting fixtures and 
the manufacturer’s specifications on the proposed lighting fixtures. The Photometric 
Plan show that the lighting will not cause glare on adjoining properties, nor will it exceed 
the 0.1 foot-candle standard at the side and rear property lines. Moreover, propose and 
recommended landscaping along with existing trees will help eliminate the impact of 
glare. (see Section III D details) 
 

V. STANDARD FOR EVALUATION (59-G-1.2.1) 
 
S-452-D:  59-G-2.35:  Housing and related facilities for senior adults or persons with disabilities 
S-856-B:  59-G-2.37:  Nursing home or Domiciliary Care Home  
 

A Special Exception must not be granted without the findings required by this Article. In making 
these findings, the Board of Appeals, Hearing Examiner, or District Council, as the case may be, 
must consider the inherent and non-inherent adverse effects of the use on nearby properties and 
the general neighborhood at the proposed location, irrespective of adverse effects the use might 
have if established elsewhere in the zone. Inherent adverse effects are the physical and 
operational characteristics necessarily associated with the particular use, regardless of its 
physical size or scale of operations. Inherent adverse effects alone are not a sufficient basis for 
denial of a Special Exception. Non-inherent adverse effects are physical and operational 
characteristics not necessarily associated with the particular use, or adverse effects created by 
unusual characteristics of the site. Non-inherent adverse effects, alone or in conjunction with 
inherent adverse effects, are a sufficient basis to deny a Special Exception. 

 
As established in previous Special Exception cases, seven criteria are used to identify the physical 
and operational characteristics of a use. Those criteria are size, scale, scope, lighting, noise, traffic, 
and the environment. What must be determined is whether these effects are acceptable or would 
create adverse impacts sufficient to result in denial. The inherent, generic physical and operational 
characteristics associated with a Housing and Related Facilities for Senior Adults and Persons with 
Disabilities and a Nursing Home or Domiciliary Care Home are:  
 

(1) Buildings and related outdoor recreational areas or facilities; 
(2)  Parking areas;  
(3) Lighting; 
(4) Vehicular trips to and from the site by employees, visitors, residents, delivery, and trash pick-

up; and.  
(5) Noise generated by equipment’s for the various uses including emergency generators. 

 
Many of the characteristics of the Special Exception are inherent. The proposed scale of the 
building, the internal vehicular circulation system, and the on-site parking areas shown on the 
Special Exception Site Plan are operational characteristics typically associated with a nursing home 
or domiciliary care home. The proposed modifications, additions and renovation are designed in a 
manner that complements the prevailing rural-residential character of the surrounding 
development in terms of size, scale, scope, massing, architectural features, building materials and 
orientation. 
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The large size of the subject property, relative to the proposed development envelope which utilizes 
only about 13 percent of the property, the various types of buildings (i.e., two-and three story 
buildings, duplexes and cottages housing a diverse range of facilities (i.e., nursing home, 
independent living, pharmacy, day care) are non-inherent characteristics. These non-inherent 
characteristic are positive influences on the design and use of the facility. They are also valuable 
amenities to the residents of the retirement community and the larger Sandy Spring community. 
They cannot be considered as sufficient basis for denial. 
 
The 62-acre property contains significant l environmental features including stream valley buffers, 
forest conservation areas, streams, floodplains, wetlands, and gentle slopes are non-inherent 
characteristics of the site. However, these characteristics, in addition to serving as natural buffer 
between the adjacent developments and the Friends House campus, are also natural amenities that 
provide a special aesthetic quality and serene natural environment to the residents of the 
retirement community. Therefore, these non-inherent characteristics do not warrant a denial of the 
Application. 
 
Retirement communities typically have residents who are less likely to drive, therefore, the level of 
traffic generated by the facilities is relatively small. The majority of the traffic near and on the 
property, will be generated by the facility’s staff and visitors. Based on the traffic analysis reviewed 
by staff, the vehicular and pedestrian movement surrounding the site and on Norwood Road will be 
safe and adequate. 
 
There is no evidence to suggest that the operation of the proposed uses will cause objectionable 
noise so long as County regulations regarding noise (Chapter 31B) and trash/dumpster pickup 
(Chapter 48-21) are followed.  
 
With the recommended conditions of approval, the inherent and non-inherent impacts associated 
with the proposed use do not rise to a level sufficient to warrant a denial of the Application. 
 

VI 59-G-1.21. GENERAL CONDITIONS 

S-452-D:  59-G-2.35:  Housing and related facilities for senior adults or persons with disabilities 
S-856-B:  59-G-2.37:  Nursing home or Domiciliary Care Home 

(a) A Special Exception may be granted when the Board or the Hearing Examiner finds from a 
preponderance of the evidence of record that the proposed use: 

(1) Is a permissible Special Exception in the zone. 
 

The proposed use is permitted by Special Exception in the RE-2 Zone. 
 

(2) Complies with the standards and requirements set forth for the use in Division 59-G-2. 
The fact that a proposed use complies with all specific standards and requirements to 
grant a Special Exception does not create a presumption that the use is compatible 
with nearby properties and, in itself, is not sufficient to require a Special Exception to 
be granted. 
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With staff’s recommended conditions of approval, the proposal satisfies the specific 
Special Exception standards and requirements of Section 59.G-2.35 for granting of a 
Special Exception for Housing and Related Facilities for Senior Adults or Persons with 
Disabilities and Section 59-G-2.37 for granting Nursing Home or Domiciliary Care Home. 
 

(3) Will be consistent with the General Plan for the physical development of the District, 
including any master plan adopted by the Commission. Any decision to grant or deny a 
Special Exception must be consistent with any recommendation in a master plan 
regarding the appropriateness of a Special Exception at a particular location. If the 
Planning Board or the Board’s technical staff in its report on a Special Exception 
concludes that granting a particular Special Exception at a particular location would be 
inconsistent with the land use objectives of the applicable master plan, a decision to 
grant the Special Exception must include specific findings as to master plan   

The property is located in the area identified as the “Rural Legacy” in the 1998 Sandy 
Spring/Ashton Master Plan. The facilities will provide aging residents with a measure of 
independence while making necessary services, including medical care and recreational 
services available to them on-site. The proposed modifications to the approved Special 
Exception Site Plan is consistent with the Master Plan’s objective for the Rural Legacy 
Area and its specific recommendations for the subject and the adjoining properties (see 
discussion Section III-A above). 
 

(4) Will be in harmony with the general character of the neighborhood considering 
population density, design, scale and bulk of any proposed new structures, intensity 
and character of activity, traffic and parking conditions and number of similar uses.  

 
The proposed use will be in harmony with the general character of the neighborhood 
and satisfies this requirement.  
 
During the past 50 years, several modifications, additions and expansions had been 
made to the various housing types on the 62-acre campus. The modifications and 
expansions resulted in enhanced services and upgrading of facilities to provide 
modernized amenities and quality care to the residents. The modifications and additions 
were also found to address issues raised at the time (review of S-452-C S-856-A in 1997) 
concerning compatibility with the 1980 Sandy Spring Master Plan. The current Special 
Exception Site Plan reflect sensitivity to issues raised in the past, and reflects site and 
buildings design consistence with the recommendations of the 1998 Sandy 
spring/Ashton Master Plan recommendations. 
 
New and modified improvements proposed in the subject application are compatible 
with existing residential developments on campus and in the surrounding area in terms 
of scale, bulk, height materials, texture and architectural features. The physical presence 
of the buildings is substantially diminished by the sheer size of the 62-acre property (of 
which only about 13 percent of it would be developed) and the overall site layout of the 
development. Adequate off-street parking spaces are provided to satisfy the needs of the 
various facilities.  
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Figure 7: Elevations -Commons 

Figure 8: Elevations -Single Cottage 
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Figure 9: Elevations -Large duplex cottage 

Figure 10: Elevations -Lodges 
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(5) Will not be detrimental to the use, peaceful enjoyment, economic value or 
development of surrounding properties or the general neighborhood at the subject 
site, irrespective of any adverse effects the use might have if established elsewhere in 
the zone.  

The proposed use will not be detrimental to the use, peaceful enjoyment, economic value 
or development of adjacent properties or the general neighborhood, provided that the 
Applicant complies with the recommended conditions of approval of this application. 
Due to its nature, the uses will not generate a level of traffic that will raise concern for 
congestion on the streets. The proposal provides for safe, sufficient and orderly internal 
traffic and pedestrian circulation. The two access points are adequate to accommodate 
the site-generated traffic. One additional emergency fire access is also provided. 
 
Adequate on-site parking spaces are provided to accommodate the parking needs of the 
facilities. In addition, the Special Exception Site Plan provides for two  motorcycle spaces 
and a minimum of 25 bicycle spaces within the central parking area associated with the 
multi-unit buildings and the smaller multi-unit buildings identified on the plans as 
lodges.(Figure 10) The parking facilities and paved surfaces are adequately buffered with 
trees from Norwood Road. 
 
The proposed facilities are designed to be integrated into the community and 
complement the prevailing low-density rural character of the surrounding area. The 
building, yards (passive recreation areas), parking areas, generators and the trash 
dumpsters are separated by substantial distances from the nearest residential uses. The 
proposed screening and buffering in the form of landscaping, forest retention, and 
topography ensure that the property and activities are adequately screened and 
buffered from adjoining residential dwellings.  
 

(6) Will cause no objectionable noise, vibrations, fumes, odors, dust, illumination, glare, 
or physical activity at the subject site, irrespective of any adverse effects the use might 
have if established elsewhere in the zone. 

The proposed uses are not expected to cause any objectionable noise, vibrations, fumes, 
odors, dust, illumination, glare, or physical activity at the site. Sources generating noise 
outside the structure including HVAC equipment, an emergency generator and other 
noise generating activities (loading/unloading, delivery/refrigeration trucks) do not 
appear to be unusual for the type of use proposed. As depicted on the Special Exception 
Site Plan, there are three existing electrical generators two of which will remain in place 
for the Phase I development. The remaining one will be relocated to an area near its 
current location. All three will be screened and buffered and are located more than 500 
feet from the nearest residential dwelling to the southwest. The Applicant indicated that 
the new affordable housing multi-family building (E-Wing) is not expected to require an 
independent or supplemental power source of its own.   
 
With respect to the HVAC system, the Applicant revised statement of October 31, 2016 
indicates that HVAC equipment will be located on the roofs of E Wing, B Wing, C/D Wing, 
Haviland Hall, the new assisted living wing, and the new portions of Stabler/Thomas 
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Hall. HVAC service for the lodges and cottages will be will be ground mounted and 
directly adjacent to the structure that the equipment serves. The statement further 
stated that the equipment will all be LEED qualified, and as such, it will be small, ultra-
efficient and quiet. 
 
In addition to the requirements noted in this report, the Applicant must adhere to 
current County regulations regarding noise (Chapter 31B) and trash/dumpster pickup 
(Chapter 48-21).  
 
The Applicant’s revised statement indicates that trash is picked up six days a week (every 
day except Sunday) between 12:00 p.m. and 3:00 p.m. The dumpsters for trash and 
recyclables are located behind the proposed E Wing building near the kitchen and loading 
dock. The Special Exception Site Plan shows that the dumpsters will be enclosed by 6.5 feet 
high enclosure wall. The dumpster enclosure is not visible from the road or any of the 
adjoining properties. 

The statement further stated that Friends House staff pick up trash from the Independent 
living residences three days a week (Monday, Wednesday and Friday). Staff then places 
the picked up residential trash in the dumpster. 

The uses will be adequately screened and buffered from the views of neighboring 
properties, with minimal lighting and glare, and no significant traffic impact. 

 
(7) Will not, when evaluated in conjunction with existing and approved Special Exceptions 

in any neighboring one-family residential area, increase the number, intensity, or 
scope of Special Exception uses sufficiently to affect the area adversely or alter the 
predominantly residential nature of the area. Special Exception uses that are 
consistent with the recommendations of a master plan do not alter the nature of an 
area. 

Staff has identified the following two approved Special Exception uses within the 
surrounding area; both on the adjoining property to the south: 
 

 S-1375 and modifications A and B: A private educational institute (Sandy Spring 
Friends school) approved in 1987.  The southern portion of the school site also 
has a Special Exception for a sawmill approved in 1971. It appears that the 
portion of the property was consolidated into the school property after 1971 and 
that the sawmill use is no longer active.  

 
The predominant characteristic of the neighborhood is rural, low density, residential uses 
with a few institutional uses (places of worship, schools, police facilities) that are housed 
in low-rise buildings along Norwood Road and Olney-Sandy Spring Road. 
 
The proposed Special Exception Modifications will not increase the number, intensity, 
and scope of approved Special Exceptions in the area within the defined neighborhood 
enough to affect the area adversely or alter its rural residential nature. By its nature, the 
proposed use is residential, and one that generates only a minimal volume of traffic. The 
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facilities are designed to project a residential appearance with architectural features, 
building style and materials. Landscaping, natural topography and site layout will reduce 
visibility of the development. The proposed uses are consistent with the recommendation 
of the applicable Master Plan and will not change the predominantly residential nature 
of the area. 

 
(8) Will not adversely affect the health, safety, security, morals, or general welfare of 

residents, visitors, or workers in the area at the subject site, irrespective of any 
adverse effects the use might have if established elsewhere in the zone. 

The proposed Special Exception Modifications will not adversely affect the health, safety, 
security, morals or welfare of residents, visitors or workers in the area. The proposed 
project will add to the vitality of the neighborhood by providing a needed service to the 
community. The facilities would provide a valuable service to the community by offering 
the elderly including those in need of the facilities’ specialized services, an opportunity to 
remain in their community.  
 

(9) Will be served by adequate public services and facilities, including schools, police and 
fire protection, water, sanitary sewer, public roads, storm drainage, and other public 
facilities.  

(A) If the Special Exception use requires approval of a Preliminary Plan of Subdivision, 
the Planning Board must determine the adequacy of public facilities in its 
subdivision review. In that case, approval of a Preliminary Plan of Subdivision must 
be a condition of granting the Special Exception.  

The Subject Special Exception modification is not subject to approval of Preliminary Plan 
or modification of an existing Preliminary Plan. 
 

(B) If the Special Exception:  

(i) does not require approval of a new Preliminary Plan of Subdivision; and  

(ii) the determination of adequate public facilities for the site is not currently valid for 
an impact that is the same as or greater than the Special Exception’s impact; 

Then the Board of Appeals or the Hearing Examiner must determine the adequacy 
of public facilities when it considers the Special Exception application. The Board 
of Appeals or the Hearing Examiner must consider whether the available public 
facilities and services will be adequate to serve the proposed development under 
the Growth Policy standards in effect when the application was submitted. 

The proposed uses will be adequately served by existing public facilities. The 
Application is not subject to approval of a preliminary plan because the property is a 
recorded lot already approved for the existing uses. The proposed modifications do 
not alter the conditions of the originally approved preliminary plan. 
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(i) Water and Sewer Service 
The Montgomery County Department of Environmental Protection 
(MCDEP) Water and Wastewater Policy group indicated that: 

 

 The use of public (community) water service for this project is consistent with 
the existing W-1 water category designated for this site. 

 The use of public (community) sewer service for this project is 
consistent with the existing S-1 sewer category designated for this 
site. 

 
(ii) Transportation 

The Applicant has been working with the staff of the M-NCPPC and MCDOT to 
ensure that all transportation issues have been addressed. Staff finds that any 
transportation related potential impacts concerning the proposed project will be 
adequately mitigated.  

 
As noted under ‘Section III-B: Transportation’ of this report, existing access points 
from Norwood Road to the property will be modified, reconstructed and 
relocated. The applicant has obtained approval of the proposed access plan from 
the County Fire Rescue Access Department and MCDOT (Attachment A). 

 
A traffic study was submitted because the “total” number of site-generated peak-
hour trips is 30 or more within the weekday morning and evening peak periods. 
Based on the traffic study results, the capacity/Critical Lane Volume (CLV) values 
at the studied intersections do not exceed the applicable CLV standard (Table 5) 
and therefore, the LATR test is satisfied.  
 
The subject property is located in the Rural West Policy Area, which is exempt 
from making a payment under the transit and roadway test. Therefore, a TPAR 
impact tax payment is not required. 

 
M-NCPPC and MCDOT Staff have reviewed the proposed access point and 
internal traffic/pedestrian circulation system shown on the Special Exception Site 
Plan and finds them to be adequate. Staff has recommended a number of 
conditions to ensure conformance to the traffic requirements. 

 

(iii) Fire and Police 
 

The proposed retirement community campus is located within close proximity to 
fire and police stations. The Sandy Spring Volunteer Fire Station is located 1 mile 
(2 minutes) from the subject property at 17921 Brooke Road to the north. The 
Montgomery County Police Department satellite facility is located about 3 miles 
(8 minutes) from the subject property at 17821 Georgia Avenue. 
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(C) With regard to public roads, the Board or the Hearing Examiner must further find 
that the proposed development will not reduce the safety of vehicular or 
pedestrian traffic. 

The proposed use will be adequately served by existing public facilities. The LATR 
Guidelines require that a traffic study be performed if the use generates 30 or more 
peak hour trips. As discussed earlier, the proposed facility will generate a maximum 
of 67 trips during the weekday morning peak period and a maximum of 88 trips 
during the weekday evening peak period. Based on the traffic study results, the 
capacity/CLV values at the studied intersections were evaluated. As shown in Table 5 
(Section III B), the calculated CLV values do not exceed the applicable CLV standard. 
The CLV standard is 1,450 for the intersections on the border of the Olney Policy Area 
and Patuxent Policy Area and 1,350 for the intersections entirely within Patuxent 
Policy Area. Thus, the LATR test is satisfied. 
 

(b) Nothing in this Article relieves an Applicant from complying with all requirements to 
obtain a building permit or any other approval required by law. The Board's finding of any 
facts regarding public facilities does not bind any other agency or department which 
approves or licenses the project. 

No finding is required. 

(c) The Applicant for a Special Exception has the burden of proof to show that the proposed 
use satisfies all applicable general and specific standards under this Article. This burden 
includes the burden of going forward with the evidence, and the burden of persuasion on 
all questions of fact. 

The Application satisfies all applicable general and specific standards. The Applicant has met 
the burden of proof under the specific requirements of Section 59-G-2.35 “Nursing Home or 
Domiciliary Care Home”, Section 59-G-2.37 “Housing and related Facilities for Elderly or 
Handicap Persons”, and the General Conditions under Section 59-G-21(a). 
 

 VIII. STANDARDS AND REQUIREMENTS (59-G-2.35): 
S-452-B 
Pursuant to Section 59-G-2.35 a Special Exception may be granted for Housing and Related 
Facilities for Senior Adults or Persons with Disabilities, subject to the following provisions: 

(a) Prerequisites for granting: 
 

(1) A minimum of 15 percent of the dwelling units are permanently reserved for 
households of very low income, or 20 percent for households of low income, or 30 
percent for households of MPDU income. If units are reserved for households of more 
than one of the specified income levels, the minimum percentage must be determined 
by agreement with the Department of Housing and Community Affairs in accord with 
Executive regulations. Income levels are defined as follows: 
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(A) “MPDU income” is the income limit determined by the Department of Housing and 
Community Affairs in the administration of the moderately priced dwelling unit 
(MPDU) program, as prescribed by Chapter 25A. 

(B) “Low income” is income at or below 60 percent of the area median income 
adjusted for household size. 

(C) “Very low income” is income at or below 50 percent of the area median income 
adjusted for household size. 

(D) “Area median income” is as determined annually by the U.S. Department of 
Housing and Urban Development. 

 
The Applicant’s amended statement (submitted to staff by e-mail on October 31, 2016) 

indicates that Friends House will continue affordable housing for seniors of all income 
groups. The Applicant further stated that in conjunction with Housing for America, 
Friends House will provide low income tax credit financed housing for lower income 
residents. The amended statement indicates that more than 20 percent of the dwelling 
units will be permanently reserved for households of low income (at or below 60 percent 
of area median income). 
 
The proposed 80-unit apartment building (E-wing) is a tax credit (LIHTC) financed low 
income housing that Friends House is constructing in partnership with Homes for 
America (HFA). The Applicant amended statement indicates that of the total 80 units, 72 
units will be dedicated for individuals whose income falls at or below 60 percent of the 
Montgomery County median income level while 8 units will be market rate. The 
Applicant explained that the 72 low income units represent 22 percent of the total 316 
(Phases l thru IV) independent living units. Thus, the project exceeds the minimum 20 
percent the 20 percent minimum low income units required under Section 59-G-
2.35(a)(1). There are no MPDU units proposed as part of this application. 

 
Staff recommends that the Applicant record covenants on the property that permanently 
reserve a minimum of 20 percent of the dwelling units for households of low income (at 
or below 60 percent of area median income) to implement this requirement of the 
Zoning Ordinance. 

 
(2) The site or the proposed facility has adequate accessibility to or provides on- site public 

transportation, medical service, shopping areas, recreational and other community 
services frequently desired by senior adults or persons with disabilities. 
 
The property has adequate accessibility to public transportation, medical service, 
shopping areas, recreational and other community services. Staff has provided the 
following information regarding access to public transportation in the immediate area: 
 
Metrobus Route Z2 operates along Norwood Road between the Paul S. Sarbanes Transit 
Center in Silver Spring and the intersection of Georgia Avenue and MD 108 in Olney with 
half hour headways on weekdays only. Three bus stops are located along the property 
frontage of Norwood Road northeast of Dr. Bird Road. 
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(3) The site or the proposed facility is reasonably well protected from excessive noise, air 
pollution, and other harmful physical influences. 
 
The existing pattern of development in the area, which is characterized by rural 
residential developments and institutional uses (schools and places of worship), limits 
the subject property, from harmful physical influences such air pollution.  
 
The Applicant has indicated that there is no plan to upgrade the existing emergency 
power system at the Phase I development stage.   Future relocation, modification or new 
installations in Phases l thru IV will be assessed as these phases commence. The 
Applicant also stated that roof top and ground mounted HVAC equipment will be 
screened, substantially distanced from adjoining residential homes and will be small size, 
efficient and quiet.  
 
Given the placement of the buildings on the property relative to adjoining properties and 
the existing road, and considering current traffic pattern on the adjacent streets, 
potential visual and noise intrusion to and from the 62-acre campus would be minimal. 

 
(b) Occupancy of a dwelling unit is restricted to the following: 

 
(1) A senior adult or person with disabilities, as defined in Section 59-A-2.1; 
(2) The spouse of a senior or disabled resident, regardless of age or disability; 
(3) A resident care-giver, if needed to assist a senior or disabled resident; or 
(4) In a development designed primarily for persons with disabilities rather than senior adults, 

the parent, daughter, son, sister or brother of a handicapped resident, regardless of age or 
disability. 
 

The Applicant has indicated that occupancy of a unit in the assisted living facility at Friends 
House will be restricted to the persons described in §59-G-2.35 (b)(1) of the Montgomery 
County Zoning Ordinance. 

 
Additional Occupancy Provisions are: 
 
(5) Age restrictions must comply with at least one type of exemption for housing for older 

persons from the familial status requirements of the federal “Fair Housing Act,” Title VIII 
of the Civil Rights Act of 1968, and subsequent amendments thereto. (In that Act, 
“familial status” refers to discrimination against families with children.) 

 
The Applicant’s amended statement, dated October 31, 2016, maintains that the Application 
meets this requirement. The statement states “occupancy of the independent living portions 
of the Friends House campus will be primarily restricted to senior adult residents 62 years 
and older and is not designed primarily for persons with disabilities. However, persons with 
mobility features/limitations are also eligible for occupancy. Independent living units 
occupied by (non-age-restricted) residents with mobility limitations are expected not to 
exceed 20 percent of the total units, therefore, the project would meet the Fair Housing Act’s 
exemption from the law’s familial status requirement that 80 percent of the occupied units 
must be occupied by at least one person who is 55 or older.” 
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(6) Resident staff necessary for operation of the facility are also allowed to live on site. 

 

There will be no separate living quarters for staff within the senior housing facilities. 
 

(c) Development standards, other than density, in residential zones where allowed by Special 
Exception: 
 

(1) Minimum setbacks: 
 

(A) From street: 50 feet. Except for an access driveway, this must be maintained as 
green area. However, if development does not exceed the height limit of the 
applicable one-family zone, the minimum setback specified by the zone applies. 

(B) From side and rear lot lines: 25 feet or as specified by the relevant zone, whichever 
is greater. 

 
The proposal meets or exceeds the minimum setback requirements for all yards. 
Therefore, the proposal satisfies the requirements. 
 

(2) Maximum building height: four stories or the height of the applicable zone, whichever 
is less. Additional height up to six stories is permitted if the additional height is in 
conformity with the general character of the neighborhood considering population 
density, design, scale and bulk of the proposed building, traffic and parking conditions. 

 
The proposed buildings will have a maximum height of 38 feet (3 stories), which is lower 
than the maximum 50 feet of height allowed in the RE-2 zone. The proposed building will 
be in conformity with the general character of the retirement community and the various 
types of housing on the campus as well as the surrounding neighborhood. 

 
(3) Maximum lot coverage: As specified by the relevant zone. 

 
The Maximum lot coverage for the RE-2 Zone is 25%. With 13 percent lot coverage, the 
proposal satisfies this requirement. 

 
(4) Minimum green area: 

 
(A) R-60, R-90, and the RT Zones: 50 percent 
(B) R-150 and R-200 Zones: 60 percent 
(C) RE-1, RE-2, and RE-2C Zone: 70 percent, except where the minimum green area 

requirement is established in an approved and adopted master plan. 
 

The Board may reduce the green area requirement by up to 15 percent if it is 
necessary to accommodate a lower building height for compatibility reasons. 
 
The proposal is incompliance with this requirement. A green area of 78 percent is 
provided. A waiver is not necessary in this case. 
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(d) Development standards, other than density, in the R-30, R-20, R-10 and R-H Zones are as 
specified by the relevant zone in Section 59-C-2.41, except that the lot coverage and building 
setbacks may be modified as specified in Section 59-C-2.42 concerning standards for 
moderately priced dwelling units. 
 

Not applicable. The property is in the RE-2 zone. 
 

(e) Maximum density: 
 

In the Rural, Rural Cluster, RE-2, RE-2C, RE-1, R-200, R-150, R-90, R-60, R-40, RT-6, RT-8, RT-10, 
and RT-12.5 Zones, the number of units is governed by the overall size of the building as 
determined in accordance with the development standards by Paragraph (c) of this section. 
Minimum unit size is governed by the minimum space and other relevant standards of 
Chapter 26, title “Housing Standards,” of this Code, as amended. 
 
Section 26-5 (a) of the Housing and Building Maintenance Standards specifies the following. 
 

(a) Floor area, dwelling unit. Every dwelling unit must contain at least 150 square feet of 
floor area for the first occupant and at least 100 additional square feet of floor area for 
every additional occupant. The floor area of that part of any room where the ceiling 
height is less than five feet or where the room width is less than seven feet must not be 
considered in computing the habitable space of the room to decide its maximum 
permissible occupancy. 

 
Figure 11: Existing Apartment units 

 
Based on supplemental documents submitted by the Applicant, all units in the proposed 
facility exceed the minimum 150 square feet of area. The sizes of the one-room units in 
the existing unfurnished apartments in the independent living building is 384 square feet 
for studio apartments and 576 square feet for a one-bedroom apartment (Figure 11). 
Studio and one bedroom apartments in the existing Cottage Apartments consists of 540 
square feet and 720 square feet of areas respectively.  
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(f) Parking and loading: 

 
Parking must be provided in accordance with the provisions of Section 59-E-3.7 and 
Section E-2.83. The Board must require adequate scheduling and long-term 
continuation of any services for which parking credits are granted in accordance with 
Section 59-E-3.33 (b) and may require additional parking for any facilities and services 
provided in accordance with Paragraph (g)(2) of this section, if they serve nonresident 
senior adults or persons with disabilities. When considering the need for additional 
parking, the Board may consider the availability of nearby public or private parking 
facilities. 
 
As shown in section IV the Application satisfies the parking requirement. Staff 
recommends that at the time of building permit, the Applicant must demonstrate 
compliance with Section 4.1.2 (5)(d)(ii) of the Maryland Accessibility Code  

 
(g) Additional provisions: 
 

(1) One or more of the following ancillary facilities and services may be included to 
serve the residents and possibly nonresident senior adults or persons with 
disabilities. The Board may restrict the availability of such services to nonresidents 
and specify the manner in which this is publicized. 

 
(A) Provision for on-site meal service; 
(B) Medical or therapy facilities or space for mobile medical or therapy 

services; 
(C) Nursing care; 
(D) Personal care services; 
(E) Day care for senior adults or persons with disabilities; 
(F) On-site facilities for recreation, hobbies or similar activities; or 
(G) Transportation to such off-site facilities and services as shopping, 

religious, community or recreational facilities, or medical services. 
 

The Applicant’s amended statement of October 31, 2016, states that the facility 
offers services under both an entry fee and a fee for service basis. Entry fee services 
include: use and maintenance of residential units; maintenance of the buildings and 
grounds; lawn care; trash removal; and some utilities. Fees for service opportunities 
allow residents to receive housekeeping and laundry service as they wish. There are 
on-site barber and beauty shops and a "country store". There are multiple 
transportation options to services not available on-site. The facility also offers 
several meal plan options.  

The proposal meets the requirement for ancillary facilities. 
 

(2) Retail facilities may be included to serve exclusively the residents of the building. 
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As noted above the existing facility includes a country store and pharmacy use 
approved as part of a previous Special Exception modification (Table 1). 

 
(3) The application must contain a vicinity map showing major thoroughfares, public 

transportation routes and stops, and the location of commercial, medical and 
public services within a one-mile radius of the proposed facility. 

 
The Applicant has provided a vicinity map showing the above referenced information 
as part of the application.  
 

(4) Construction is subject to all applicable Federal, State and County licenses or 
certificates. 

 
The proposal is subject to the building permit process. Moreover, the project is 
subject to the review and certification process of the Housing Opportunity 
Commission and the Department of Housing and Community Affairs for the financing 
of the project and other applicable requirements. 

 
(h) Provisions governing facilities approved prior to March 7, 1990: 

 

D. STANDARDS AND REQUIREMENTS (59-G-2) 
S-856-B 
 

Section 59-G-2.37.  Nursing home or domiciliary care home. 
 

(a) A nursing home of any size, or a domiciliary care home for more than 16 residents (for 16 
residents or less see "Group home") may be allowed if the board can find as prerequisites that: 
 
1. The use will not adversely affect the present character or future development of the 

surrounding residential community due to bulk, traffic, noise, or number of residents; 
 

The use will not adversely affect the present character or future development of the 
surrounding residential community. The Special Exception Site and landscape plans provide 
for extensive landscaping, generously sized green spaces, and sufficient building setbacks. 
The facility is adequately distanced from the closest residential properties in the surrounding 
neighborhood and the presence of gentle slopes, screening and buffering effectuates an 
environmentally sensitive and compatible design. Moreover, with the combination of the 
natural topography of the property, forest preservation and landscaping the proposed 
facility is well screened  from Norwood Road. 

 
2. The use will be housed in buildings architecturally compatible with other buildings in the 

surrounding neighborhood; and 
 

The exterior of the proposed buildings appears residential and incorporate several features 
of the single-family detached homes in the area including a residential type entrance, 
windows, and low roofing. The two-story buildings will have building façade complemented 
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by accent panel of siding to maintain consistency with the residential character of the 
surrounding area. The proposed design of the buildings including the multi-unit assisted 
living facility as well as independent living apartment buildings, “Lodges” (small, 8 to15-unit 
apartment buildings-Figure 10) and “Cottages” (duplex units- Figure 9) will be appropriate 
and relate well with the characteristics of existing residential uses as well as the low-rise 
nonresidential buildings in the area. 

 
3. The use will be adequately protected from noise, air pollution, and other potential 

dangers to the residents. 
 
The use will be adequately protected from noise, air pollution, and other potential dangers 
to the residents. The facility is designed with a primary goal of creating a safe environment, 
taking into consideration the unique nature of the intended residents of the facility. In 
addition, the Special Exception Site and Landscape Plans provide for substantial screening in 
the form of landscaping, and forest preservation. 
 

4. The Board of Appeals may approve separate living quarters, including a dwelling unit, for 
a resident staff member within a nursing home or domiciliary care home. 
 
No separate living quarters are proposed as part of the subject Application 

 
(b) The following requirements must apply to a nursing home housing 5 patients or less: 

1. The minimum lot area must be as stated for the applicable zone but in no case less than 
7,500 square feet. 

2. The minimum street frontage must be 50 feet. 
3. Minimum setbacks, minimum green area, maximum coverage and maximum height are 

those prescribed in these regulations for the zone. 
 

The proposed Nursing and Domiciliary Care Home Facilities are designed to house a maximum 
of 130 residents and, therefore, this requirement is not applicable. 
 

(c) The following requirements apply to all new nursing homes, additions to existing nursing 
homes where the total number of residents is 6 or more, and to all domiciliary care homes for 
more than 16 residents. 
 
1. The minimum lot area in the rural zone must be 5 acres or 2,000 square feet per bed, 

whichever is greater. 
 

The property is in the RE-2 (Residential Estate 2 Zone); this requirement is not applicable. 
 
2. In all other zones, the minimum lot area must be 2 acres or the following, whichever is 

greater: 
a. In the RE-2, RE-2C, RE-1 and R-200 Zones, 1,200 square feet for each bed. 
b. In the R-150, R-90, R-60 and R-40 zones, 800 square feet for each bed. 
c. In the R-T, R-30 and R-20 zones, 600 square feet for each bed. 
d. In the R-10, R-H, C-O, C-T and C-2 zones, 300 square feet for each bed. 
e. In the town sector and planned neighborhood zones, 800 square feet per bed. 
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The 62-acre campus is adequality sized to accommodate the proposed assisted living facility 
as well as the various independent living facilities, cottages and duplexes  
 

3. Minimum side yards are those specified in the zone, but in no case less than 20 feet. 
 
The proposal satisfies this requirement (see Development Standards Table 6 under section IV). 

 
4. Maximum coverage, minimum lot frontage, minimum green area, minimum front and 

rear yards and maximum height, are as specified in the applicable zone. 
 

The proposed development meets or exceeds these requirements (see Table under Section IV). 
 

(d) Off-street parking must be provided in the amount of one space for every 4 beds and one 
space for 2 employees on the largest work shift, except the board may specify additional off-
street parking spaces where the method of operation or type of care to be provided indicates 
an increase will be needed. 

 
Adequate parking accommodations is provided to serve all uses on the campus of the retirement 
community (Table 7, Section IV). 

 
(e) An application must be accompanied by a site plan, drawn to scale, showing the location of 

the building or buildings, parking areas, landscaping, screening, access roads, height of 
buildings, topography, and the location of sewers, water lines, and other utility lines. The site 
plan must also show property lines, streets, and existing buildings within 100 feet of the 
property, and indicate the proposed routes of ingress and egress for automobiles and service 
vehicles. A vicinity map showing major thoroughfares and current zone boundaries within 
one mile of the proposed home must be included. 

 
A modification to an Approved Special Exception Site Plan has been submitted with all the 
appropriate information related to the proposed modification and new improvements the site. 

 
(f) An application for a Special Exception for this use must include an expansion plan showing 

the location and form of any expansions expected to be made in the future on the same site. 
 

The Application proposes a phasing program to implement the proposed modifications. The 
Applicant’s amended statement, dated October 31, 2016 details plans under the four phases 
(Also See Appendix A- Phasing Diagrams). 

 
(g) Any nursing home, or domiciliary care home for more than 16 residents, lawfully established 

prior to November 22, 1977, is not a nonconforming use, and may be extended, enlarged or 
modified by Special Exception subject to the provisions set forth in this section. 

 
The Applicant is requesting modification of uses established prior to 1977. The two approved 
Special Exceptions have undergone various modifications and expansions over the past 50 years. 
The last modifications for the two Special Exceptions were approved in 1997.  
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(h) Any application for nursing home and/or care home which is pending at the Board of Appeals 
as of February 24, 1997 at the request of the applicant, may be processed under the 
applicable provisions of the Zoning Ordinance in effect at the time the application was filed. 

 
Not applicable 

 

V. CONCLUSION 

The proposed Special Exception Modifications in S-452-D and S-856-B satisfy all applicable 
requirements for approval of a Special Exception as specified in the 2004 Montgomery County 
Zoning Ordinance. The proposed modifications will result in upgraded and efficient facilities and 
improved services for the residents of the retirement community. When the last Special Exception 
Modifications (S-452-C and S-856-A) were approved for the property in June of 1997, the Board of 
Appeals determined that Friends House conforms to all the applicable requirements of the Zoning 
Ordinance. The current proposal does not alter any of the Board’s previous findings or 
determinations of compatibility with surrounding properties and the general neighborhood. 

The proposed use is consistent with the recommendations of the 1998 Sandy Spring/Ashton Master 
Plan. With the proposed conditions the Application satisfies the required standards in terms of 
traffic, circulation, noise or environmental elements.  

 
Based on the foregoing analysis, Staff recommends Approval of S-452-D and S-856-B, subject to the 
conditions found on Page 2 of this report. 
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