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Attachment 1: Statement of Operations

I.

Overview

This Land Use Report (the "Report") is submitted by Heritage Gardens Land, LLC (the
contract purchaser of the property and the "Applicant") in connection with its request pursuant
to Section 7.3.1 of the Montgomery County Zoning Ordinance (the "Zoning Ordinance") to
establish a Residential Care Facility with 74 independent living units (45 of which will be located
in cottage units and 29 in a multi-use building), 45 assisted living units (containing 68 beds) and
28 memory care units (containing 28 beds) on a campus-like setting (hereinafter “Residential
Care Facility” or “Project”) on the former Fourth Presbyterian School property located at 10701
South Glen Road Potomac, Maryland (the "Property"). The Applicant proposes to convert the
former institutional school use, previously approved to be built out as a pre-K through 12th grade,
400-student school, into a residential use by redeveloping the Property as a first-class, senior
living campus, consistent with the Potomac Subregion Master Plan’s call for more senior living
units in the subregion to address the rapidly growing segment of the local population in need of
senior living services.
The Project is modeled on other successful senior living projects throughout the Country
that provide gradient levels of care (assisted and independent living) on a campus setting with
different housing options. The Project will be managed by SageLife, a highly respected midAtlantic senior living operator and development by Wormald, a local developer from Potomac
with over a half century of expertise in creating communities designed for the senior population.
The Property will be comprised of a mix of independent living, assisted living, and memory care
units across 18 highly contextualized buildings consisting of duplex and triplex cottage units
(“Cottage Units”) and multi-family styled (“Lodge Units”) building typologies. Altogether, the 147
unit Residential Care Facility will function as one tight knit, highly serviced, highly integrated,
highly interconnected, highly walkable, and highly secured campus ("Heritage Potomac").
At the front of the Property will be a gated entrance that will establish two main goals:
(1) to notify drivers that they are entering a walkable Residential Care Facility campus which
translates into lower vehicular speeds and higher driver awareness, and (2) to provide a secure,
video-monitored entrance that records every vehicle coming into the Property which is designed
to discourage theft and ill-intent. In order to ensure compatibility, the front two-thirds of the
Project, comprised of the Cottage Unit independent living buildings (with each building appearing
to be one residence architecturally), will adopt a classic Potomac estate single-family architecture
both in aesthetic and massing to contextualize with the surrounding area. In the western portion
of the Property at the end of the campus access drive, nestled at the lowest elevation of the
Property, will be the building containing independent living, assisted living, and memory care
units in a classic, old-world styling. This building is referred to as the “Heritage Lodge”.
Throughout the Residential Care Facility campus will be a series of “care nodes” for staff
and guest parking so care can be administered easily and quickly. The units will further be
interconnected through a series of parks and walking trails, and the Heritage Lodge and Heritage
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Fitness Center (an existing recently built gymnasium) will serve as the centerpiece for services,
staff and social interaction. By offering a variety of unit types at differing levels of care and
service, seniors will be able to choose the style of building that best suits their needs, allowing
them to advance through greater levels of care as they age. For instance, a senior resident can
select to remain in a Cottage Unit independent living and increase the levels of care, or move into
Heritage Lodge.
As discussed in great detail below, the Project has been designed to achieve maximum
compatibility with the surrounding area and is particularly sensitive to the environment, with a
fraction of the density and less than half the lot coverage allowed by the Zoning Ordinance and
significant existing forest preservation (more than any recent project). The proposed Residential
Care Facility satisfies all applicable standards of the Zoning Ordinance and substantially conforms
to the 2002 Approved and Adopted Potomac Subregion Master Plan – the applicable planning
document.
Property Description & Surroundings

A. Site Location, Characteristics, and Existing Conditions
The Property is located along the northeast side of South Glen Road and lies to the
northwest of its intersection with Norton Road. The Property is generally bordered by the Glen
Vista subdivision, which is accessed through Edison Road to the northwest, South Glen Road to
the south, Norton Road to the southeast, the Congregation B’nai Tzedek facility and two single
family residences accessed from South Glen Road, and Potomac Glen subdivision, accessed via
Lockland Road to the southeast, and the Bedfordshire Subdivision and the Falls Road Golf Course
to the northeast. An unnamed southeastern tributary of the Kilgour Branch runs southeast to
northwest through the northeastern portion of the Property. A modest to heavy tree canopy
abuts the Property to the north and to the east. The Property has a net lot area of 30.60 acres
(or 1,332,988 square feet). The Property is comprised of Parcel B, Block B1, and Parcels 8962 and
9503 in the Glen Vista subdivision.
The Property currently is improved with the structures from the former Fourth
Presbyterian School (the "School") and associated surface parking lots. Parcels 896 and 950 are
undeveloped. Vehicular access is currently provided by a driveway that is adjacent to the
Congregation B’nai Tzedek entrance road and opposite Norton Road and offset from the South
Glen Road/Norton Road intersection by approximately 25 feet. Prior to the School's closure in
2014, the school had approved plans to build a 400-student capacity school across several
campus buildings, serving grades pre-K through 12th grade. However, the School was unable to
1

As recorded at Plat Book 78, Plat No. 7909 in the Land Records of Montgomery County, Maryland (the "Land
Records").
2
Being that same land recorded at Liber 17969, folio 49 in the Land Records.
3
Being that same land recorded at Liber 17096, folio 215 in the Land Records.
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recover after the prolonged recession and at the time the School closed, there were only 95
students enrolled. Since the School vacated in 2014, the Property has been actively marketed
for sale, with the expectation that it would not remain vacant for an extended period of time.
Presently, the Property is unoccupied and unused, except that, on occasion, a sports team may
use the field on the Property or the gymnasium, or an organization may hold meetings in one of
the buildings on site.
B. Recent Zoning History
In April 2019, the Applicant filed a conditional use application for an Independent Living
Facility for seniors (CU 19-09) on the Property. However, in connection with the review of CU
19-09, the Hearing Examiner raised questions as to the permissibility of the use and the
proposed building form under the Zoning Ordinance, and in early 2020, the Applicant withdrew
its application.
On May 11, 2021, the Montgomery County Council adopted Zoning Text Amendment
20-08 clarifying certain provisions of Zoning Ordinance Section 59-3.3.2.E, Residential Care
Facility, and providing under the Residential Care Facility use for a Senior Care Community
defined as follows:
A community providing a continuum of residential occupancy and health care services
for seniors. This community must include assisted living and residential independent
dwelling units and may also include memory care and/or skilled nursing in one or more
buildings of any structure type. The health care and services component of the
community may be located in a structure physically separated from the independent
dwelling units.
C. Zoning and Permitted Use
As shown on the certified zoning map that is submitted as part of this Conditional Use
application (the "Application"), the Property is currently zoned Residential Estate – 2 ("RE-2").
Pursuant to Section 3.1.6 of the Zoning Ordinance, a Residential Care Facility is permitted as a
conditional use in the RE-2 zone. The Application will demonstrate compliance with all applicable
criteria articulated in Section 3.3.2.E of the Zoning Ordinance.
D. Surrounding Zoning and Land Uses
The Property is located near the Potomac Village and is bordered by the Congregation
B'nai Tzedek facility along the long southern edge of the property, two RE-2 lots along the
northeast border (Broad Green Terrace), and an RE-2 neighborhood to the west (Edison Road
and Dobbins Drive). For purposes of evaluating the Conditional Use, the surrounding
5
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neighborhood is generally bounded by the southern property line of the single-family homes that
front South Glen Road to the south and southwest, residential properties with access off of
Edison Road and Dobbins Drive to the west and northwest, residential properties that front Broad
Green Terrace to the north and northeast. In addition, the boundary line of the Falls Road Golf
Course, and two RE-2 single family homes off Lockland Road also border the property to the east.
Not directly bordering the property, but proximate to the Project to the southeast, is a pipe stem
lot off of South Glen Road with a RE-2 house on it, and a RE-2 house facing South Glen Road. (the
"Surrounding Neighborhood").
The Surrounding Neighborhood is generally considered by M-NCPPC Staff and the Hearing
Examiner as the area around the site that will be most directly impacted by the proposed
use. More specifically, M-NCPPC Staff and the Hearing Examiner have indicated that the
Surrounding Neighborhood should include properties that are most likely to be affected by the
presence of the proposed Residential Care Facility, including possible impacts from noise,
commotion, activity, stormwater runoff, parking, traffic and the like. As such, the Applicant has
defined the Surrounding Neighborhood using these standards as a guide. The Properties within
the Surrounding Neighborhood are zoned RE-2.
Uses within the Surrounding Neighborhood are exclusively residential (e.g., single-family
dwelling units), with the exception of the Congregation B’nai Tzedek facility. There are no active
conditional uses within the Surrounding Neighborhood.4 The Applicant anticipates that residents
of the Project will frequently travel to Potomac Village, the commercial focal point of the
Potomac Subregion that is located within a 1-mile radius of the Property. Potomac Village
includes neighborhood serving retail uses and services including three grocery stores (Giant Food,
Safeway, and Potomac Grocer) and a number of destination retail uses and medical offices. The
Potomac Library is also located just 0.85 miles from the Property at 10101 Glenolden Drive,
Potomac. A visual representation of the Surrounding Neighborhood is submitted as part of the
Application and is outlined in the aerial map shown on the next page.

4

The Montgomery County Interactive Zoning Map indicates as many as 15 prior special exception approvals within
the Surrounding Neighborhood (noted as "SE-#"). The Applicant has exercised considerable due diligence to
determine the history and current status of these approvals. However, given the age of the special exceptions, the
Office of Zoning and Administrative Hearings staff has advised the Applicant that obtaining copies of any opinions
and/or records of these cases is practically infeasible.

6
0 = 1 " " 3578738.6
3578738.6
3578738.6

91434.001
91434.001
91434.001

Surrounding Neighborhood Map

E. Prior Approvals
The Montgomery County Interactive Zoning Map ("Zoning Map") shows that the Property
is subject to six prior approvals.5 Research indicates that prior users of the Property had obtained
and subsequently transferred Special Exception Nos. 1609 and 1610 to operate a private school,
and such use was permitted as early as 1968. The transfer timeline of private school operators
appears to be as follows: Potomac Montessori, Inc., to The Byrnes School Associates, to the
Hellenic American Academy, Inc. (the Fourth Presbyterian School, as a religious institution, did
5

The approvals noted on the Zoning Map are as follows: BA-1609, CBA-1609-A, BA-1610, BA-2398, BA-2502, and
SE-443. BA-2502 was a special exception approval that permitted a riding stable of up to 15 horses, but this use
was revoked by resolution on October 11, 2002. The Applicant has been unable to determine whether Special
Exception Nos. 1609 and 1610, which permit a private educational institution, have been formally revoked.
However, pursuant to Section 1.4.2 of the Zoning Ordinance, the use has been abandoned.
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not require a special exception). As a result of a school having been operated on the Property
for approximately 50 years, the Surrounding Neighborhood is accustomed to a certain level of
activity on the Property and associated effects. Unlike a school, Heritage Potomac is residential
in nature, and therefore a more appropriate conditional use given the character of the
Surrounding Neighborhood.
II.

Proposed Development

The proposed Project will establish a Residential Care Facility campus that will provide
147 senior living units. Through SageLife Senior Living (“SageLife”), a senior living provider,
Heritage Potomac will offer residents a wide array of health and wellness services, home
assistance, and lifestyle services. The assisted living and memory care units will provide residents
with assistance in all basic life functions. Based on initial feedback received from M-NCPPC staff,
as well as input from the local community, the Applicant has carefully designed the Residential
Care Facility campus to maximize environmental preservation and compatibility with the
Surrounding Neighborhood. Additionally, while conditional use approval of a Residential Care
Facility does not require a finding of need, this Land Use Report discusses the relevant market
considerations and the opportunity to accommodate the aging population in the Potomac
Subregion.
A. Development Design
Emphasis on residential design and environmental sustainability are the overarching
development themes of the proposed Project. The campus layout of the Property will be
comprised of one record lot, approximately 46 ownership lots (to accommodate the cottages and
the lodge), and several outlots. The Project protects the Kilgour Branch tributary’s stream buffer,
as well as an intermittent stream buffer running roughly west to east and located within the
northern third of the Property. The Project has been designed with only one structure facing
South Glen Road. This structure is setback approximately 135 feet from the road, much like the
single family homes on either side of the Property. This layout was specifically chosen so that
only one residential structure (the one facing South Glen Road) will be readily apparent to
passerby motorists. The Property’s topography, which slopes downward from southwest to
northeast, will also help to ensure adequate screening. The Residential Care Facility campus has
one access point for motorists off of South Glen Road to the campus access drive. Pedestrian
sidewalks and trails will be provided throughout the campus for resident safety and recreation.
In addition, in response to the recommendations made by the leadership of B’nai Tzedek, a
connecting sidewalk has been provided between the Property and the synagogue, in anticipation
that some of the residents of Heritage Potomac will attend B’nai Tzedek.
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The campus will be improved with two outdoor spaces: Saxton6 Park and Clewerwell Park7
In addition to the parks, the relatively new gymnasium that was constructed in 2011 for the
Fourth Presbyterian School will be adaptively re-used to provide a recreational amenity space.
The gymnasium's construction is solid and has little wear and tear. The bulleted list below further
highlights the Project’s sensitivity to and protection of the surrounding environment, as well as
other noteworthy design features that achieve compatibility with the Surrounding
Neighborhood:











6

The density of the Project will be only a fraction of the allowable density -- 16
percent of the allowable independent dwelling unit density and 9 percent of the
allowable assisted living and memory care bed density.
At least 75 percent of the Property will be devoted to green area, well above the
50% minimum green area required by Section 59.3.3.2.E.2.C.ii (c)(1).
The senior care community buildings will be constructed on only 3.47 acres of
the Property, which translates to a lot coverage of approximately 13.4 percent.
This is well below the maximum 25 percent lot coverage permitted by Section
59.4.4.4.B.1 of the Zoning Ordinance.
The independent living Cottage Units are physically designed and located on the
site to resemble a typical suburban neighborhood in the Potomac Subregion. Each
Cottage Unit building is two stories with the second story within the pitched roof.
The buildings are approximately 39 feet in height, which is well below the 50-foot
height limitation in the RE-2 zone. The building footprint of each Cottage Unit
structure is similar to that of a large single family home within the Surrounding
Neighborhood. There are eleven (11) three-unit Cottage structures and the
finished area footprint of one three-unit structure, garages included, will be
approximately 8,634 square feet. There are six (6) two-unit Cottage structures
and the finished area footprint of one two-unit building will be 5,761 square feet.
Heritage Lodge is strategically located at the lowest elevation of the Property
(approximately 30 feet lower than the elevation of the closest houses) and
designed to support the grades to the north and west.
The majority of parking will be provided through hidden garages internal to the
buildings (both in the Heritage Lodge and Cottage buildings). There will also be a
surface parking lot at Heritage Lodge and several smaller “care node” surface
parking areas interspersed throughout the Property.
With the exception of the gymnasium, the Applicant will remove all remaining
structures currently located within the Kilgour Branch tributary stream buffer area
(i.e., the gazebo, school building, modular classrooms and miscellaneous paving).
Upon removal of existing facilities within the stream buffer, the buffer area will be
completely stabilized and restored with plant materials to its natural stream

Deed research indicates that Saxton was a 19th century owner of land in this immediate area.
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buffer state. As such, the Applicant is reinforcing the buffer area and providing a
significant environmental benefit.
The Project retains approximately 10.16 acres of forested area, leaving 80 percent
of the existing forest – well in excess of the afforestation and conservation
thresholds. A portion of this forested area is already within a Category I (Forest)
Conservation Deed of Easement.7 In addition to these areas of forest retention,
sensitive areas around the Kilgour Branch tributaries will be placed in permanent
protective easements.
The Project will maintain and reinforce generous green space around the
perimeter, inclusive of additional deciduous and evergreen tree plantings, to
enhance the overall residential character of the Project and provide screening
from adjacent single family homes. The roofed structures along the periphery will
be setback at least 30 feet from contiguous properties.

As the above list indicates, the physical development is carefully designed to blend with
the residential character of the Surrounding Neighborhood and achieve environmental
sustainability. The aesthetics of the proposed senior living campus reflect a seamless addition to
the Surrounding Neighborhood. As discussed below in Section III.B, the architecture of the
structures strives to emulate single family homes that surround the Property. Additionally, the
layout of the Project is highly sensitive to the environment, particularly with respect to the
Kilgour Branch tributary and the existing forest stand. The preservation of the Kilgour Branch
tributary, along with other environmental features, is vital to assure that the Project is
appropriate for and harmonious with its surroundings. In sum, the senior living campus is
designed to appear as if it has always been part of the Surrounding Neighborhood.
B. Architecture and Interior Design
The buildings are designed to capture the architectural vocabulary of surrounding
Potomac estate homes, incorporating like materials, fenestration, coloring, and massing. The
architectural style of the Project is an "Old World" style, drawing inspiration from English Country
and French Country precedents. The use of gray and brown natural stone and a variety of stucco
colors will give the neighborhood a dynamic variety and hospitable charm. Multiple building
elevations and at least five different color schemes are planned for the 18-building Project, where
no two identical elevations or color schemes will be side by side or across from another. As a
result of the site's topography, the majority of the buildings will sit at a lower elevation than the
single-family homes in the Surrounding Neighborhood.
The interior design of each independent living Cottage Unit will enable senior residents
to comfortably live on one level, safely, in a barrier-free environment, utilizing best practices
from Universal Design guidelines, and the Aging-in-Place guidelines (NAHB). On the main level
7

The Easement is recorded in Liber 46092 and Folio 147.
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of each Cottage Unit, there will be a foyer, library, great room, dining room, kitchen, zerothreshold screened porch, owner’s master bedroom suite, laundry room, pantry, powder room,
closets, a two-car garage, and an optional deck or patio. An elevator will be included as a
standard feature to access the lower level, as well as the upper story built into the roof where
there will be two bedrooms and a shared bath for an in-home caregiver and/or out-of-town
guests. Ramp options into the Cottage Units will be offered at the time of sale. The Applicant
anticipates that at least 30 percent of the Cottage Unit residents will install a ramp for either a
future need or current need. Others will add ramps later or provide their own ramping systems
suited for their disability. The exterior doorway will be greater than a 32-inch clear opening, and
lighting will be controlled from inside the residence. The floorplan is an open floor plan with
minimal doorways and 36-inch or greater hallway widths. Most interior doorways (not including
linen closets and other minor elements) will have a 32-inch clear opening. Kitchens are designed
to be maneuverable by wheelchairs and other mobility aids. Walls around the owner’s bathroom
toilet, tub, and shower will be reinforced for grab bars. Grab bars will have a no-slip surface with
a comfortable diameter. Showers will be large with walk-in access. There will be a usable powder
room on the entry level. There will also be an accessible circulation path on the main level that
can accommodate a wheelchair or other mobility aid (i.e. owner’s suite to kitchen, kitchen to
dining, dining to great room, great room to screened porch, great room to foyer, foyer to library,
etc). Other design elements include comfort-height toilets, lever door handles, lever faucet
handles, adequate hand rails throughout, sidelights on front door for security, generous recessed
lighting in common areas and hallways to improve visibility in the home, no steps between rooms
or areas on the same level, plenty of windows for natural light, lowered sill heights on most
windows for ease of operation, wider than average garages, lighting in showers, and rocker or
touch light switches by each entrance to halls and rooms. An optional areaway from the rear
yard to the basement will provide easy access and increase the natural light provided below
grade.
Each Heritage Potomac Cottage Unit resident, when purchasing a unit, will meet with an
aging-in-place technology specialist for a consultative interview to help the unit owner customize
their home based on their physical needs and limitations, how they live, where they spend the
most time, and what their preferences are, with the latest in new home assistive and automation
technologies including panic pendants, stationary emergency buttons, 24-hour monitoring, daily
routine alerts (including up and about, safe inside, nighttime safety, and unexpected activity
alerts), motion sensor lighting, fall detection systems, video monitoring (WellCams), doorbell
cameras, audible and visual strobe light systems to indicate when doorbell, telephone, smoke or
CO2 detectors have been activated, automated control of the home’s systems through a local
and/or remote smart device including control of heating and cooling, lighting, locking doors,
intercom, garage door, blinds, music, and other aspects of the home, and other assistive
technologies to ensure the unit is well suited for aging-in-place requirements. SageLife staff,
hired caregivers and/or family, through a wellness application and sensors in the home, can be
set up to remotely monitor total sleep time, go to bed time, wake up time, restroom visits, and
11
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general activity levels in the home. Should behavior profiles change from a normal routine,
SageLife staff, caregivers and/or family can be sent an alert. SageLife staff who receive an
emergency alert would follow an emergency protocol, most likely comprised of a quick phone
call to the residence to assess the situation, and an immediate visit should the resident not pick
up the phone. The exteriors of the Cottage Units will be constructed of low maintenance, durable
materials.
Heritage Lodge will be at the center of campus life where residents can gather for dining,
health and wellness services, social activities, entertainment, and exercise. Two separate
entrances to the building will serve the two wings of the building. The building will be served by
elevators. On the west wing will be the assisted living and memory care entrance, lobby, and
common areas. On the east wing will be the independent living entrance, lobby, and common
areas, serving both the independent living Lodge Units as well as the independent living Cottage
Units. Meals will be served three times a day through three separate dining rooms (a memory
care dining room, assisted living dining room, and independent living dining room). One shared
commercial kitchen will serve all three dining venues. Common areas of the Lodge will include,
but are not limited to, a media room, a game room, an activity center, a physical therapy room,
a salon, lounges, terraces, and patios. Staff offices will also be in each wing. The signature
Heritage Fitness Center will be located in the recently constructed gymnasium of the former
school that will be renovated into an exercise venue for residents to participate in fitness classes,
dances, and a variety of physical activities.
Each of the 45 assisted living units will contain one or two beds, a private bath and a small
refrigerator, sink, microwave and counter area. A total of 68 assisted living beds will be provided.
The 28 memory care units will be outfitted similarly, but will have no microwave, and a total of
28 memory care beds will be provided. As explained more fully in the Statement of Operations,
24-hour staff will be on duty to service the needs of the residents. Staffing will include Senior
Management staff (Executive Director, Business Office Manager, Marketing Directors, Building
Engineer, Food & Beverage Director, Wellness Director, Connections / Memory Care Director,
Enrichment Director), Administrative staff (Concierges and Security Professionals), Facilities staff
(Maintenance Tech), Food Services staff (Dining Room Supervisors, Sous Chef, Cooks, Utility
workers, Server/Dietary Aides), Wellness staff (Licensed Practical Nurses, Med Techs, Assisted
Living Caregivers, Memory Care Caregivers), Housekeeping staff (Housekeepers, Porters /
Laundry Aides), and Enrichment staff (Activity Assistant, Drivers). In addition, the executive
management team of SageLife will provide general oversight of the Senior Care Community.
A mix of independent living unit types will be provided in the Heritage Lodge ranging from
1 bedroom to 2 bedrooms with full kitchens, in a variety of unit sizes to provide a range of pricing
and size options to residents.
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C. Heritage Potomac: Need; Program Description and Operations; and
Organizational Structure
1. Need
The proposed Project, Heritage Potomac, provides all of the benefits of a vibrant senior
living campus, catering to both seniors who wish to rent their unit as well as to those who wish
to own their unit. Heritage Potomac offers 45 of the 74 independent living units as ownership
units, and 29 of the independent living units as rental. All assisted living and memory care units
are rentals. The data indicates that there is a growing demand for ownership units in the
independent living segment of the market generally, as well as specifically in Montgomery
County.8 (See Montgomery Planning M-NCPPC report entitled "Meeting the Housing Needs of
Older Adult in Montgomery County, dated May 2018 “Senior Housing Needs Report”). While
Residential Care Facilities do not require a finding of need, the changing demographics in the
County, coupled with changing expectations for senior housing, further support the Project.
As the Senior Housing Needs Report indicates, there is a growing need in Montgomery
County for senior housing of all types. According to the Report, by 2040, one in five County
residents will be 65 years or older.9 Furthermore, the number of residents between 65-74 years
old will increase by 39 percent and by 2040 there will be 46,314 more seniors between the ages
of 75-84 in the County. However, the fastest population growth will occur among those residents
older than 85, with an expected increase of 122.4 percent. Relatedly, the average age of
Independent Living residents is “about 80” with most residents moving in between the ages of
75 and 84 (See Senior Housing Needs Report, page 14).
This growing senior population in the County will require an increased supply of seniorrelated housing. Notably, the Project provides Cottage Units, which addresses the increasingly
common desire of seniors to “age in place” in a home style that is more similar to the home they
currently live in. The Cottage Units of Heritage Potomac are the result of decades of studying the
needs of seniors and providing this aging segment of the population what they want. They also
constitute a building form that masks as a single family home to better contextualize within the
RE-2 Zone context. To further accentuate this point, the American Association of Retired Persons
reports that 90 percent of today’s seniors want to age in place in a home that is comfortable,
stylish, and feels like the kind of home they are used to.10 Moreover, as the Housing Needs Report
8

See AARP 2018 Home and Community Preferences Survey: A National Survey of Adults Age 18-Plus, at pg. 33,
available at: https://www.aarp.org/content/dam/aarp/research/surveys_statistics/liv-com/2018/homecommunity-preferences-chartbook.doi.10.26419-2Fres.00231.002.pdf.
9
According to the Maryland Department of Planning State Data Center (data updated in 2017), by 2030, one in
every four Montgomery County residents, or 282,422 residents, will be 60 years of age and older.
(https://planning.maryland.gov/MSDC/Documents/popproj/TotalPop-Race-Age-Gender.xlsx)
10

https://www.aarp.org/money/budgeting-saving/info-2017/costs-of-aging-in-place.html.
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finds, there is a growing senior population that is looking for smaller housing options with less
upkeep and maintenance responsibilities. The Senior Housing Needs Report notes that there
could be up to 22,955 County residents (more than 50 percent of senior households) that are
“over-housed” – i.e., residents living in houses with more bedrooms and space than needed to
accommodate their current lifestyles. (See Senior Housing Needs Report, page 36). Heritage
Potomac resolves this issue with its Cottage Units and will be a highly attractive option given
today's market.
The lack of senior housing in the Potomac Subregion is evident by the Senior Housing and
Group Quarters Facilities in Montgomery County map provided by the Senior Housing Needs
Report, as shown on the next page.
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The dearth of senior housing in the Potomac Subregion is longstanding and was
recognized in the 2002 Approved and Adopted Potomac Subregion Master Plan (the "Master
Plan"), wherein it was stated that the Potomac Planning Area does not fully meet its residents’
needs within its boundaries. In 2002, the Master Plan identified a senior housing shortage of 450
units (taking into account both existing and already approved communities), stating that the need
will increase significantly by 2020 and estimating that 750 senior housing units above those
existing or approved would be needed by 2020. Notably, the Master Plan does not address the
continued increased demand post 2020, as pointed out in the Senior Housing Needs Report.
Based on the Senior Housing Needs Report, since the adoption of the Master Plan, 327 assisted
living and memory care units have been approved in the Potomac area, although only 115 units
have been constructed. Not only is the Potomac Master Plan area nowhere near providing the
estimated 750 needed units needed to satisfy the demands of 2020, the area falls even further
behind with respect to independent living, where no new units have been approved since 2002.
At the same time, evolving senior behaviors have increased the need for adding to the existing
supply of attached independent living units in the County with a variety of independent living
options, including the Cottage Units. Montgomery Planning rightly encourages creativity and
responsiveness to the needs of residents in its approach to solving the housing needs of
Montgomery County: “Montgomery Planning is committed to supporting the development of
various housing types to meet the needs of our growing and increasingly diverse population.”
(https://montgomeryplanning.org/planning/housing/). Further, Montgomery Planning advocates for
and celebrates “exceptional high-quality design that has a clear relationship to its community
context and enhances the public realm” (from criteria for Design Excellence Awards,
https://montgomeryplanning.org/planning/design-excellence/2019-design-excellence-award/).
Indeed, Heritage Potomac Cottage Units are representative of best practices occurring
nationwide in terms of delivering a solid suite of independent living services in a more familiar
building type in which seniors want to live.
2. Program Description and Operations
The proposed Project, including the site layout and the units themselves, is designed to
address the needs of seniors. For the more active residents, the Project will include walking trails,
a pedestrian connection to B’nai Tzedek, communal gardens, and a campus lodge and fitness
center to accommodate socials, classes, club meetings and campus gatherings, including such
activities as art classes, special interest/history lectures and other events of interest.
Operationally, SageLife, a well-recognized and licensed leader in the senior living industry,
will provide the services to residents of the Project (see Statement of Operations, Attachment 1).
SageLife's mission is to provide the highest quality of life by offering a variety of dignified options
that help maximize independence, individuality, and comfort. Round the clock SageLife staff will
facilitate the delivery of services to all units within Heritage Lodge as well as to the individual
Cottage Units. SageLife staff will consist of a variety of professionals ranging from LPNs (licensed
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practical nurses), med techs, security personnel, administrative professionals, maintenance
technicians, sous chefs, cooks, dining room coordinators, servers, housekeepers, enrichment
assistants, drivers, and caregivers to administer care to the needs of residents. The following
spectrum of services will be offered:
ii. Meals. All assisted living and memory care residents will be provided three
meals a day served in their respective dining rooms (with in-unit service
available when needed). The option of three meals a day will also be
available to all independent living residents.
iii. Home & Wellness Services.


Assistance with Basics of Daily Living. All residents in the assisted living
facility and memory care units will be provided with assistance, as
needed, with bathing, dressing and grooming.



Health Monitoring. Organized, scheduled wellness activities in the
Heritage Lodge such as blood pressure screening, diabetes
management clinics, nutrition lectures, and weight control clinics.



Recovery Care. Coordinated, planned temporary care services for
people recovering from planned procedures such as knee
replacements or minor surgeries to help residents with mobility,
dressing, showering, food preparation, and general oversight until the
resident is fully functioning independently.



Extra Hands. Coordinated services for those individuals who need
additional help with daily activities such as cooking, laundry, and/or
medication reminders. SageLife staff will develop a care plan with a
care staff, based on the needs of the resident. Extended coordinated
services can also be made available to residents in instances where a
spouse/live-in partner is unavailable or when relatives are out of town.

iv. Activities. A comprehensive package of activities (referenced as SageLife's
MOSAIC program), summarized as follows:


Movement – Activities to keep the body in motion. Potential activities
include fitness classes, coordinated physical training, dances classes,
Tai Chi, and yoga, all for various skill levels.



Outreach – Charitable community endeavors. Potential activities
include reading in classrooms, volunteering in local libraries, stuffing
16
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boxes for troops during holiday season, volunteering at local hospitals
and food banks, volunteering on election days.


Social – Group activities to maintain social connections. Potential
activities include organized resident parties, happy hours, off-site
dinners, coordinated trips to local parks and restaurants, movies,
contracted entertainment, family picnics, etc.



Arts – Appreciating beauty. Potential activities include gardening club
for Heritage Potomac, art classes, music classes, art museum trips,
cooking demonstrations/classes, etc.



Intellectual – Stimulating and activating the mind. Potential activities
include trips to museums, classes in the clubhouse provided by local
universities, relevant lectures, coordinated discussion groups, book
clubs, political discussions, etc.



Curiosity – Encouraging a growth mindset. Potential activities include
bee keeping, line dancing, travel, opera, i.e., any new pursuits desired
by residents.

v. Transportation Services. SageLife staff will coordinate and oversee
transportation services for residents, utilizing either a campus shuttle,
Uber/Lyft rides, public transportation plans, on-site drivers, group
transportation to events, airport/train travel pickups and drop-offs, or
travel to/from medical appointments and other errands.
vi. Housekeeping Services. SageLife staff will be responsible for hiring,
coordinating, and scheduling housekeeping professionals to provide
cleaning services to both the Heritage Lodge and Heritage Cottages
residents in an organized fashion.
vii. Unit Maintenance. SageLife staff will coordinate in-unit maintenance and
handyman services for unit repairs and other in-unit projects. Such
projects might include hanging pictures/artwork, building shelves in
closets, mounting televisions, or painting an accent wall.
SageLife staff will have the requisite experience, flexibility and training to handle the wide
variety of anticipated needs and requests, as well as administer the aforementioned services. In
addition to all of the above, SageLife staff will be expected to develop active and meaningful
relationships with extended family members to help cultivate a level of comfort, comradery, and
emotional security for the Project's senior residents.
17
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3. Structure
The Applicant, or affiliated entity, will hold the conditional use approval as the owner of
Heritage Lodge and Fitness Center along with the individual Cottage Unit residents who, as
owners, will co-hold the conditional use approval. In order to ensure continued compliance with
the conditional use, the Project as a whole will be subject to a Declaration of Covenants (the
“Covenants”) that will be solely controlled by the Applicant. The Covenants will provide the
Applicant with additional enforcement rights to ensure compliance with all the conditions of the
Residential Care Facility conditional use approval.
III.

Environmental
A. Forest Conservation

The Property is subject to the requirements of Chapter 22A of the Montgomery County
Code (the "Forest Conservation Law"). Accordingly, the Applicant submitted a Natural Resource
Inventory ("NRI")/Forest Stand Delineation ("FSD") that was approved on February 6, 2019 (MNCPPC File No. 420182350). An application for recertification of the NRI/FSD was submitted on
July 12, 2021. A Forest Conservation Plan ("FCP") will be submitted concurrently with this
Application. The Project is proposing to meet all Forest Conservation Law requirements on site
and will provide additional environmental benefits through the restoration and protection of the
stream valley buffers. There is an existing Category 1 Conservation Easement ("FCE") covering
1.14 acres of that portion of the Property located north of the Kilgour Branch tributary. The FCE
was required in connection with the Fourth Presbyterian School's development plan to construct
a high school on the Property that never materialized. Although the requirement for the FCE is
no longer active, the FCE will remain in place and will not be disturbed by the development of
the Residential Care Facility campus. The FCE will be credited toward satisfying the overall forest
conservation requirements applicable to the Project, which will be precisely determined at the
time of Preliminary Plan approval. The entire forested area adjacent to the existing FCE and east
Kilgour Branch tributary also will be protected, and large portions of the stream valley buffer
adjacent to the intermittent stream will be allowed to naturally regenerate into forest.
Additionally, the Project will supplement the existing tree buffers that surround the Property with
additional plantings, thereby maximizing tree canopy cover and increasing the air and water
quality benefits provided by the Project. The Project also provides for the restoration of
impervious areas to a natural state, and regeneration of forest adjacent to the existing stream
buffers for environmental enhancement that will be placed in Category I easements.
B. Stormwater Management & Sediment Control
The Project will comply with the requirements of Chapter 19 of the Montgomery County
Code (the "Stormwater Management Laws"). Applicable requirements under Chapter 19 are
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addressed in a Stormwater Management Concept Plan submitted to the Montgomery County
Department of Permitting Services ("DPS") for review, In connection with the proposed Project,
on-site Environmental Site Design ("ESD") Facilities will be provided to effectively treat and
reduce the stormwater runoff from the Property. A Stormwater Management Concept (SM File
No. 284385) has been submitted for this Project. In accordance with 2010 MDE Stormwater
Management Regulations, the Project will implement micro-scale ESD practices to the maximum
extent practicable and will meet 100 percent of the ESD requirements (e.g., meet the target Pe
treatment of 1.5 inches).
A Sediment and Erosion Control Plan will also be submitted to the Montgomery County
Department of Permitting Services for their approval prior to commencement of construction.
C. Tributary Stream
The Watts Branch watershed has the highest concentration of unique environmental
features in the Potomac Subregion. (see Master Plan page 16). As previously mentioned, the
Property includes an on-site stream that is a tributary to the Kilgour Branch, which is part of the
Watts Branch Watershed. Together with an on-site intermittent stream and including all of the
stream valley buffers, the area comprises 10.25 acres or 34 percent of the Project site. The
Project is cognizant of and sensitive to this waterway; it advances many of the stream buffer
recommendations outlined in the 1997 Approved and Adopted Guidelines for Environmental
Management of Development in Montgomery County (the “Environmental Guidelines”).11
As described in Section III.A, the Residential Care Facility campus is designed in a manner
that will not adversely impact the existing stream buffer area. In fact, the Project will have a net
positive effect due to removal of approximately 30,352 square feet of the 35,842 square feet of
existing impervious area within the stream buffer. In response to the request of M-NCPPC’s
environmental staff, the existing private driveway was relocated further away from the Kilgour
Stream tributary, thus resulting in the addition of approximately 6,919 square feet of new
impervious cover within the intermittent stream valley buffer to accommodate the stream valley
crossing. Importantly, these buffer impacts will be located substantially further from the stream
channel than the impervious areas that will be removed. Thus, after construction, the total
impervious area within the stream valley buffer will represent an overall net reduction of 65
percent (23,433 square feet), with only 2.8 percent of the area (12,409 square feet) existing as
impervious.
To minimize new impacts to the stream valley buffer, areas where impervious features
are removed will be stabilized and revegetated, including areas of the buffer that are currently
in turf that will be allowed to naturally regenerate into forest. The Project's sensitivity to the
11

See Environmental Guidelines, pg. 17-21.
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environment will minimize any disturbance to the tributary and limit any potential damage to
the current ecosystem.
IV.

Planning Conformance: Potomac Subregion Master Plan

The Property lies within the geographic area covered by the 2002 Approved and Adopted
Potomac Subregion Master Plan (hereinafter the "Master Plan"). At the time of the Master Plan,
the Property was actively used as the Fourth Presbyterian School and there was no anticipated
change in use. Consequently, the School representatives were relatively uninvolved with the
Master Plan process; there was no incentive to advocate for any specific recommendations.
Several years later however, the School having vacated the Property, there is the need to
reconsider the use of the Property.
The Master Plan divides the Potomac Subregion into four Planning Areas: Potomac, North
Potomac, Travilah, and Darnestown. The Property is located in the Potomac Planning Area
("Potomac"). Unlike other Potomac properties (e.g., Cabin John Center, Normandie Farm), there
are no specific recommendations for the Property. Nonetheless, the Project is consistent with
the general recommendation for Potomac that encourages "infill development of the remaining
vacant properties with residential development." (See Master Plan, page 41). The Master Plan
also recognizes that Potomac expects to see a "declining household size" as the population
continues to mature. Although an increasing number of seniors are looking to downsize, there
is a desire to maintain and continue a self-sufficient lifestyle. (Supra, Section III.C). Given these
factors, the proposed independent living Cottage Units and Lodge Units within the Residential
Care Facility campus are a sensible and exciting development that substantially conforms to the
Master Plan. The Master Plan also articulates several objectives and land use policies for the
Potomac Subregion as a whole (pp. 33-40), and provides a series of overall plan policies and
strategies which apply to the Application. The Project substantially conforms to the following
Master Plan policies that are most relevant to the proposed Residential Care Facility campus:
A. Housing for the Elderly
The Project substantially conforms to the senior housing objectives that are articulated in
the Master Plan. The Master Plan makes specific recommendations on pages 36-38 highlighting
the need for additional housing for the elderly to allow residents the opportunity to age in place
within the community. An explicit directive is provided: "senior housing is appropriate
throughout the Subregion wherever zoning permits this use, either by right or as a special
exception use." (see Master Plan, pg. 38). This is because "the Potomac Subregion does not fully
meet its residents' needs for seniors housing within it[s] boundaries." (pg. 36). The Master Plan
forecasts that the Potomac Subregion "will need to accommodate close to 750 units during the
next 20 years, in addition to those already existing or approved to accommodate growth in its
older population." (pg. 36).
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As discussed in Section III.C, the current supply of senior housing still does not satisfy this
"unmet need" that was identified by the 2002 Master Plan. The Potomac Subregion is nowhere
near providing the estimated 750 units needed to satisfy anticipated market demands. This
deficiency in senior housing supply is even more severe with respect to independent living, where
no new units have been approved since 2002.
The proposed Project will directly help to achieve a longstanding Master Plan objective
that remains relevant for the Potomac Subregion. Heritage Potomac not only provides housing
for the elderly but represents a more varied, vibrant and attractive option than most isolated
Residential Care Facilities. Changing senior behaviors that reflect an ability (and desire) to remain
self-sufficient, coupled with a desire to age in place, indicate that the Potomac market is prime
for a Senior Care Community that encourages and enables independent living, while still
providing assisted care and memory care services for when the need arises. The Applicant, aware
of these progressive desires of the senior demographic, proposes the incorporation of
independent living units that resemble a single family home across the main portion of the
Property (southern portion) which is most visible from neighboring properties. A critical
component is the comprehensive package of innovative health and wellness services, many of
which would not be available without the significant staff and facility resources of the Heritage
Lodge.
Furthermore, although the Master Plan identifies prime locations for including elderly
housing, as noted above, the Master Plan endorses locating housing "throughout the Subregion
wherever zoning permits this use, either by right or as a special exception use." The fact that the
Master Plan mentions five locations which it identifies as probably appropriate for senior housing
does not mean that it excludes other possible locations throughout the Subregion. The Project
substantially conforms to this major objective articulated in the Master Plan.
B. Special Exception Policy12
i. Residential Areas
The Master Plan "endorses guidelines for locating special exception uses in residential
areas." The Project substantially conforms to the following recommendations set forth in pages
35-36 of the Master Plan:

12

The Master Plan was approved and adopted prior to the 2014 rewrite of the Montgomery County Zoning
Ordinance, whereby, effective October 30, 2014, all new applications for Special Exception are now considered a
Conditional Use. Thus, given this interchangeability, the guidelines under the "Special Exception Policy" of the
Master Plan are applicable to this Conditional Use Application.
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Increased scrutiny in reviewing new Special Exceptions for highly visible sites.

The visibility of the Property is greatly reduced from South Glen Road because of the
existing topography, tree cover, and surrounding neighborhoods. There is only one residential
building that fronts along South Glen Road; all other campus structures will be constructed deep
within the Property. Direct access to the Property, as well as one campus identification sign, a
gated entry, and stone pillars and fencing similar to what are found in front of many Potomac
single family homes, will be located on South Glen Road. Moreover, the Applicant has
implemented residential design features, landscaping and screening to further complement the
Surrounding Neighborhood.


Avoid an excessive concentration of special exceptions along major transportation
corridors.

The Project does not create an excessive concentration of special exceptions along major
transportation corridors. The Project is not located along a major thoroughfare. South Glen Road
is a two-lane road that primarily serves as a connector from single-family neighborhoods to
Democracy Boulevard or Falls Road. Moreover, there are no other active special
exception/conditional uses within the Surrounding Neighborhood. The Property is more than
3,000 feet from points of ingress/egress for several conditional uses located along Falls Road
(e.g., The Bullis School, Brandywine Living, ManorCare Health Services-Potomac and Falls Road
Golf Course). Given the low intensity and limited scope of the Heritage Potomac campus, any
minor impacts from the use will in no way contribute or exacerbate any of the impacts generated
by the conditional uses located more than one-half mile from the Property.
ii. Additional Guidelines
With respect to the design and review of special exceptions, the Project substantially
conforms to the following Master Plan guidelines, which are to be considered in addition to those
stated for special exception uses in the Zoning Ordinance:


Adhere to the Zoning Ordinance requirements to examine compatibility with the
architecture of the adjoining neighborhood.

The proposed senior living campus follows the precedent of several senior living
campuses that have preceded it in the County, as well as excellent examples nationally. By
mimicking the architecture of what is being built in adjoining neighborhoods through the main
portion of the Property, Heritage Potomac masterfully blends in to its context. The Cottage Units
will be no greater than 40 feet in height. The heights will vary depending on the grading and it is
anticipated that the majority of the Cottage Unit buildings will be in the 36 to 39-foot height
range. The design and footprint of the buildings are much more residential in appearance,
character, and size, closely resembling a Potomac single-family neighborhood. The 50-foot tall
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Heritage Lodge has been placed in the most hidden part of the Property, nestled below
surrounding neighborhoods, behind forest, at the lowest elevation of the Property, such that the
ground level of the building rests approximately 30 to 40 feet below the ground level of
surrounding homes. The campus buildings will be designed with materials, fenestration, roof
pitches, and other architectural detailing consistent with surrounding estate homes. Thus, the
aesthetic appearance for the proposed Residential Care Facility campus will blend in seamlessly
with the Surrounding Neighborhood.
As addressed in Section VIII (See discussion re Zoning Ordinance Section 7.3.1.E.2.), the
Project adheres to the Zoning Ordinance requirements regarding compatibility.


Parking should be located and landscaped to minimize commercial appearance.
In situations where side or rear yard parking is not available, front yard parking
should be allowed only if it can be adequately landscaped and screened.

The main surface parking lot at the end of the campus access drive is well landscaped and
has 27 surface parking spaces, well-hidden largely behind the walls of the Heritage Lodge. An
additional 40 spaces are completely concealed under the podium of the Heritage Lodge and an
additional 10 spaces are provided at the lower level lot adjacent to the fitness center and service
entrance of the Lodge. Small groupings of four to ten “care node” spaces are mixed throughout
the community to support the “care node” programming of Heritage Potomac. In addition,
within each Cottage Unit, a parking garage will be provided to conceal up to two automobiles
and/or possibly a golf cart. All Cottage Unit parking garages will be located as "side-load" garages
– not immediately visible from the front of the home – a typical design approach that is
implemented by many of the larger estate homes in Potomac. Front yards will be adequately
landscaped to cultivate a comfortable, residential feel. This combination of built-in side load
garages and concealed or minimal surface parking areas, together with well-landscaped yards
and common areas will not only serve to evoke feelings of suburban familiarity and comfort for
the Project's senior residents but will be highly compatible with the surrounding residential
community.


Efforts should be made to enhance or augment screening and buffering as
viewed from abutting residential areas and major roadways.

Views of the Project from abutting residential areas will be adequately screened and
buffered. The Project maintains and enhances existing tree buffers that surround the Property,
which already effectively block views of the Property from nearby homes. The existing tree buffer
on the southern portion of the Property, which will be augmented with landscape plantings and
trees organically meandering along the campus access drive, will serve as adequate screening
between the single family homes located at the southern end of Edison Road and the proposed
Cottage Unit structures that are nearest to the proposed access point off of South Glen Road.
The Project utilizes existing landscaping on the eastern and western portions of the site and
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retains the existing forest to the north. Several areas, including along the rear of Heritage Lodge,
will be dedicated as reforestation area. The Project conforms to all required setbacks around the
periphery of the Property and exceeds the 20-foot side yard setback to abutting lots pursuant to
Zoning Ordinance Section 3.3.2.E.2.c.ii.(f). All buildings will be setback at least 30-35 feet from
the perimeter of the Property (minor elements such as areaways and stairs to grade will project
into this buffer area). The Cottages and Heritage Lodge will include architectural features and
landscaping that will blend in with the Surrounding Neighborhood.
The Project has been designed with only one structure facing South Glen Road, so that
the structure reads as a single-family home similarly situated along South Glen Road. The
southwest-northeast downward slope of the Property helps to ensure that, aside from the South
Glen Road facing structure, the majority of the Residential Care Facility campus will not be visible
by motorists traveling along South Glen Road. Additionally, vehicular travel within the
Residential Care Facility campus will be made possible via the campus access drive internal to the
Project. In sum, the Applicant has designed the Residential Care Facility campus in a way that
maximizes the natural screening provided by the Property, and accentuates the Project's singlefamily, suburban aesthetic.
C. Design Principles
The Master Plan articulates several design principles that are intended to maintain the
Potomac Subregion's green and rural character, but still enable a suburban community to
develop. The Project is consistent with the following principles:




Create an environmentally sustainable development.
Create neighborhood centers.
Incorporate open space and community facilities into new development.

The proposed Residential Care Facility campus accomplishes the above principles to the
fullest extent possible. As discussed in greater detail in Section III.A and Section IV of this Report,
the Project’s design respects and protects the surrounding environment, particularly the Kilgour
Branch tributary stream buffer area. By providing solid surface walking trails and sidewalks in
front of the homes along the campus access drive, as well as a connection to B’nai Tzedek, the
Residential Care Facility campus will be highly amenable to pedestrian activity, and will facilitate
pedestrian connections to open spaces and amenities. While the Master Plan's recommendation
for neighborhood centers is intended for a broader community, it is important to note that the
adaptive reuse of the existing gymnasium as a recreation space will be a strong amenity to
encourage active lifestyles. In addition, the Project will provide two main recreational parks
conveniently located to all units, thereby incorporating open space and facilitating campus
interaction, and promoting healthy lifestyle by offering opportunities for indoor and outdoor
recreation and exercise. Natural areas and natural surface trails are also available for exploration
and enjoyment by the residents.
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D. Environmental Principles
The Master Plan is grounded in environmental preservation and sustainability policies.
Unique natural resources and a semi-rural character facilitate the Potomac Subregion's role as
Montgomery County's "green wedge." As such, the proposed Project is sensitive to the
surrounding environment and satisfies the following principles:




Maintain and reaffirm a low-density residential "green wedge" for most of the
Subregion.
Encourage an ecologically sensitive and energy-efficient development pattern,
with an emphasis on respecting the environment and on conservation.

Environmental sustainability is an overarching theme of the proposed Project's overall
design. The Residential Care Facility campus is ecologically sensitive; it aims to fit in to the current
environment, not change its course or cause an irreversible disturbance. For instance, access to
the gymnasium and additional structures will be improved by moving the current access drive
out of the tributary stream valley buffer and further away from the stream banks of the tributary
by way of a direct crossing of the intermittent stream to the northwest. This approach will be far
more sensitive to the natural features of the site. The existing School structures, but for the
gymnasium, that are currently located within the buffer area will be removed, and the buffer
area will be restored and protected with new landscaping accordingly. Ultimately, the
construction of the proposed Project will result in a significant net decrease of impervious cover
within the stream valley buffer. The existing pool and pool house, business office and art building
and associated parking located outside of the stream buffer will be removed as well. The Project
will include two landscaped recreational parks: Saxton Park and Clewerwell Park. The Residential
Care Facility campus addresses the need for multiple levels of senior housing and care in an
environmentally sustainable manner.
V.

Zoning Ordinance Compliance

The Project will satisfy the Conditional Use standards associated with a Residential Care
Facility use as set forth in Section 3.3.2.E of the Zoning Ordinance, the specific development
standards for the RE-2 zone set forth in Division 4.4., and the general development standards set
forth in Article 59-6.
A. Conditional Use Standards: Residential Care Facility
The proposed Project satisfies the definition and applicable use standards for a
Residential Care Facility, as set forth in Section 3.3.2.E of the Zoning Ordinance.
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Pursuant to Section 3.3.2.E.1, a Residential Care Facility includes a Senior Care
Community, defined as follows:
A community providing a continuum of residential occupancy and health care services for
seniors. This community must include assisted living and residential independent
dwelling units and may also include memory care and/or skilled nursing in one or more
buildings of any structure type. The health care and services component of the
community may be located in a structure physically separated from the independent
dwelling units.
Heritage Potomac will meet all applicable Federal, State and County certificate, licensure
and regulatory requirements.
Heritage Potomac is subject to the Conditional Use requirements of Section 3.3.2.E.2.c.ii
as a community with over 16 persons and meets the specific requirements of this Section as
follows:
(a)

The facility may provide ancillary services such as transportation, common dining
room and kitchen, meeting or activity rooms, convenience commercial area or
other services or facilities for the enjoyment, service or care of the residents. Any
such service may be restricted by the Hearing Examiner.

As indicated, Heritage Potomac will provide three separate dining rooms (serviced by one
shared kitchen) in the Lodge to accommodate the assisted living, memory care and independent
living residents. Meeting and activity rooms will be located in the Lodge and the adjacent
Heritage Fitness Center.
(b)

[Not applicable]

(c)

Where residential dwelling units are provided
(1) the maximum residential density per lot is 15 units per acre or the
maximum density allowed in the zone whichever is greater;
(2) the minimum green area is 50%.

Pursuant to this provision and based on the 30.6 acre Property, the maximum allowable
number of residential dwelling units at Heritage Potomac is 459 units. Heritage Potomac, with a
total of 74 independent dwelling units, does not approach this maximum allowance.
The green area proposed at Heritage Potomac is 75 percent, well in excess of the 50
percent minimum.
(d)
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(2) (1) Where facility size is based on the number of beds, not dwelling units,
the following lot area is required: in the RE-2, 1,200 square feet per bed.
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Heritage Potomac includes 45 Assisted Living units and 28 Memory Care units, containing
a total of 96 beds. These units do not meet the definition of a dwelling unit and thus the density
is appropriately evaluated under this provision. Based on the provision of 96 beds, 115,200
square feet of land area (2.64 acres) is required.13 The Property is 30.6 acres in size.
(e)

Principal building setbacks for all building types must meet the minimum
setbacks required under the standard method of development for the subject
building type in the R-30 zone (see Section 4.4.14.B.3, Placement).

The Project is proposed as a campus setting on one record lot. Given that there are no
internal lot lines, this provision is not applicable.
(f)

The minimum side setback is 20 feet to abutting lots not included in the
application.

The minimum side setback is 20 feet. In the proposed layout, all buildings are set
back at least 30 feet from the side lot lines.
(g)

Independent dwelling units must satisfy the MPDU provisions of Chapter 25
(Section 25.A-5).

The Applicant will execute an Alternative MPDU Payment Agreement to satisfy its MPDU
obligation. Pursuant to Section 25A-5A of the Montgomery County Code, the Applicant must
satisfy its MPDU obligation as it relates to the Cottage Units by making payments to the Housing
Initiative Fund ("HIF").14 The Applicant's anticipated HIF contribution attributable to the Cottage
Units will amount to approximately $2,000,000 which reflects a substantial public benefit. The
Applicant’s MPDU obligation with respect to the 29 rental independent living units will comply
with the MPDU requirements of County Code Chapter 25A. The Applicant will memorialize this
HIF commitment through an MPDU agreement with DCHA, which will ultimately determine the
best use of the Applicant's contribution.
(h)

In a Continuing Care Retirement Community and a Senior Care Community, occupancy
of any independent dwelling unit is restricted to persons 62 years of age or older, with
the following exceptions:

13

The Project more than satisfies the density requirements, irrespective of whether density were evaluated
exclusively based on subsection (c) (a per unit basis); exclusively on subsection (d) (a per bed basis); or a
combination thereof as required.
14
The Montgomery County Council enacted Bill 34-17 on July 24, 2018, which became effective on October 31,
2018. Bill 34-17 made several changes to Montgomery County Code Section 25A-5A, under which requirements
for alternative payment agreements are outlined. The changes require the Applicant to make an HIF payment in
lieu of building the required MPDU units. Additionally, the HIF payment is calculated as three percent of the sale
price of each market rate unit in the development.
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(1) the spouse of a resident, regardless of age;
(2) another relative of a resident, 50 years of age and older;
(3) the resident widow, widower, or other surviving relative of a resident who dies
while residing at the Continuing Care Retirement Community or the Senior Care
Community is allowed to remain, even though the resident widow, widower, or other
surviving relative has not reached the age of 62.
A minimum of 80% of the dwelling units must be occupied by at least one person per
unit who is 55 years of age or older.
The Project will comply with these age restrictions.

(i)

Height, density, coverage, and parking must be compatible with surrounding
uses; the Hearing Examiner may modify any stands to maximize the
compatibility of the buildings with the residential character of the surrounding
neighborhood.

The heights of the buildings that will comprise the Residential Care Facility are compatible
with the residential character of the Surrounding Neighborhood. The Cottage Units will be
approximately 39 feet in height; well below the 50 feet allowed for a single family residence in
the RE-2 zone. This lower height is atypical. The maximum height of the Lodge will be 50 feet.
Critically however, the Lodge is strategically located in that area of the Property with the lowest
elevation. As a result, the height of the Lodge will be lower than the height of the surrounding
residential properties to the west. Moreover, the Lodge is nestled into the hill and thus its
western elevation will read as having a height of only approximately 40 feet. The overall density
of the Project is overwhelmingly lower than the maximum density allowed by the Conditional
Use – 16 percent of the allowable independent living density (74 units versus 459 units) and 10
percent of the allowable bed density (96 versus 929).15 The vast majority of the parking in the
Project is concealed either in garages attached to each Cottage Unit or located under the Lodge.
The surface parking located proximate to the Lodge is not visible to anyone off-site given the
configuration of the Lodge. In this manner, the parking is compatible with the surrounding area.
B. Specific Development Standards: Section 4.4.4 – RE-2 Zone
Section 3.1.6 of the Zoning Ordinance permits a Residential Care Facility as a Conditional
Use in the RE-2 Zone. The table below reflects the Project's compliance with the applicable
standard development standards in the RE-2 zone, which are set forth in Section 4.4.4.B:

15

The calculation of beds nets out the land area required by zoning for the independent living units and is thus
based on 25.6 acres.
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DEVELOPMENT STANDARDS (Residential Care Facility in RE-2 Zone)
Applicable Standard

Permitted/Required

Proposed/Provided

1.Lot and Density
Lot (59.4.4.4.B.1)
Lot area (59.3.3.2.E.2.c.ii)
Lot width at front building
line
Lot width a front lot line
Frontage on street or open space

2 acres/2.64 acres

30.60 acres

150'

312.71'

25'
Required, except as exempt under
Chapter 50

264.06'
Provided

Density (59.3.3.2.E.2.c.ii(c))
TBD by Hearing Examiner
15 units/acre (max) = 459 units
50% Green Area

74 Independent
Living Units
Green Area:
75.62%

Density (59.3.3.2.E.2.c.ii.(d)(2)(A)
Where the facility size is based
on the number of beds, not
dwelling units, the following lot
area is required

1,200 sf/bed (96 beds = 2.64 ac)

30.60 acres
(96 Beds Assisted
Living
& Memory Care)

Lot coverage (max) (RE-2)

25%

13.4%

Density (59.3.3.2.E.2.c.ii.(c)(1)
Where residential dwelling units
are provided

2. Placement
Principal Building Setbacks (min) (59.3.3.2.E.2.c.ii(e))
Principal Building Setbacks for all building types must meet the minimum setbacks required under
the standard method of development for the subject building type in the R-30 zone (see Section
4.4.14.B.3, Placement).
R-30 (59.4.4.14.B.3) Placement

Duplex
Reqd / Prov

Townhouse
Reqd / Prov

Apartment
Reqd / Prov

Provided

Front setback public street

20' / 256'

20' / 132'

30' / 1405'

Complies

Front setback , private street or
open space

4' / 10'

4' / 10'

20' / 20'

Complies

Side setback, abutting Residential
6' / 36'
Detached Zone

N/A

25.5' / 37'
( 4.1.8.A2.a)

Complies

Side setback, end unit

N/A

3' / 31'

N/A

Complies

Minimum Side Setback, abutting
lots not included in the
application (59.3.3.2.c.ii(f))

20' / 36'

20' / 31'

20' / 59'

Complies
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DEVELOPMENT STANDARDS (Residential Care Facility in RE-2 Zone)
Applicable Standard
Rear setback, abutting
Residential Detached Zone

Permitted/Required
20' / 956'

20' / 818'

30' / 413'

Proposed/Provided
Complies

3. Height (59.3.3.2.c.ii(i))

Principal Building (59.3.3.2.c.ii(i))

Height, density, coverage and parking
standards must be compatible with
surrounding uses; the Hearing Examiner
may modify any standards to maximize
the compatibility of the building with the
residential character of the surrounding
neighborhood.

Cottages: 40' *
Lodge: 50'

Gallery/awning
Porch/stoop
Balcony

N/A
Yes
Yes

4. Form
Building Elements

*The average median height (per Section 4.1.7.of the Zoning Ordinance) will vary throughout the site
based on grading, but shall not exceed 40 feet. The final height of each building will be determined
at building permit.

C. General Development Standards
As indicated in the following General Development Standards Data Table, the Project
complies with all applicable general development standards contained in Article 59-6 of the
Zoning Ordinance, except for the bicycle parking requirements, for which a waiver pursuant to
Section 6.2.10.3 is sought, if required.
Permitted/
Required

Article 59-6 General Development Requirements
Division 6.1
Site Access

Proposed

Not applicable to Residential Detached zone.
Section 6.2.4 Parking Requirements
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Article 59-6 General Development Requirements
Vehicle Parking Spaces – Residential
Care Facility

Bicycle Parking Spaces – Residential
Care Facility

Permitted/
Required

Proposed

1 space per dwelling unit;
0.25 spaces/bed and
0.5 sp/employee
(or 68 spaces based on
74 dwellings, 96 beds and
30 employees)
Total: 113 spaces

Cottages:
90 garage sp,
33 care node sp
Lodge:
77 spaces
Total:
200 spaces

45 spaces
provided in
Cottages.
Waiver sought
0.25 space per dwelling unit
per Section
(19 spaces)
6.2.10* to
extent needed
for IL units in
Lodge

Section 6.2.5 Vehicle Parking Design Standards
Division 6.2 Parking,
E. Size of Spaces
Queuing and
Loading
See Section 6.2.5.E for detailed requirements.

8.5' x 18'

G. Drive Aisles
See Section 6.2.5.G for detailed requirements.

20'

K. Facilities for Conditional Uses in Residential Detached Zones. (Applies to 11 space
parking lot adjacent to gymnasium.)
1. Location
Each parking facility must be located to maintain a residential
character and a pedestrian-friendly street.

Complies

2. Setbacks
a. The minimum rear parking setback
equals the minimum rear setback
required for the detached house.

35'

532’

b. The minimum side parking setback
equals 2 times the minimum side
setback required for the detached
house.

50’

72’

Section 6.2.8 Loading Design Standards
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Article 59-6 General Development Requirements
2. Office and Professional, Group Living,
Hospital, Educational Institution
(Private), and Hotel and Motel Uses

Permitted/
Required

Proposed

1 space for
25,001 – 250,000 sf of GFA

1 space

Section 6.2.9.C Parking Lot Requirements for 10 or More Spaces
1. Landscaped Area
a. A surface parking lot must have landscaped islands that are a
Complies
minimum of 100 contiguous square feet each comprising a minimum
of 5% of the total area of the surface parking lot. Where possible,
any existing tree must be protected and incorporated into the
design of the parking lot.
2. Tree Canopy
Each parking lot must maintain a
minimum tree canopy of 25%
25%
coverage at 20 years of growth, as
defined by the Planning Board's Trees
Technical Manual, as amended.

Complies

3. Perimeter Planting
b. the perimeter planting area that abuts a right-of-way must:
i. be a minimum of 6 feet wide
ii. contain a hedge or low wall a minimum of 3 feet high
iii. have a canopy tree planted every 30 feet on center

Complies

4. Lighting
Parking lot lighting must satisfy Section 6.4.4, General Outdoor
Lighting Requirements.
Division 6.3
Open Space and
Recreation

See 6.4.4 below

No applicable requirements for development in Residential Detached Zone that does
not provide MPDU or Cluster development.

Division 6.4 General Section 6.4.4. General Outdoor Lighting Requirements
Landscaping and
E. Conditional Uses.
Outdoor Lighting
Outdoor lighting for a conditional use must be directed, shielded, or
screened to ensure that the illumination is 0.1 footcandles or less at
Complies
any lot line that abuts a lot with a detached house building type, not
located in a Commercial/Residential or Employment zone.
Section 6.5.3. Screening Requirements
A. Location – Applicable along lot line shared with an abutting property
that is vacant or improved with agricultural or residential use.

Complies
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Permitted/
Proposed
Required
C.7 – Screening Required – 12 foot depth to include 2 canopy trees, 4
understory or evergreen trees, 8 large shrubs and 12 medium shrubs Complies
per 100 linear feet

Article 59-6 General Development Requirements
Division 6.5
Screening
Requirements

*Given the nature of the Cottage Units, there will be sufficient space within each unit to
store a resident’s bicycle.
Zoning Ordinance 6.2.4.C requires that bicycle parking be provided for .25 percent of the
Independent Living Units. Based on the 74 Independent Living Units, 19 bicycle spaces are
required. The Project will more than satisfy this requirement with bicycle parking being
provided in the 45 cottage units. To the extent it is determined that the 29 Independent Living
Units located with the Lodge also require bicycle parking (nine spaces), the Applicant requests a
waiver from this requirement pursuant to Section 6.2.10. Given the anticipated age of the
residents of the Independent Living Units within the Lodge (the average age of residents
moving into an Independent Living community is 84), there is no expectation that these
residents will own a bicycle. Moreover, given the location of the Project, it is not expected that
employees will bike to work. Thus, requiring the Applicant to provide a dedicated bike parking
room is simply a waste of space and the Applicant therefore requests a waiver from the nine
space bicycle storage facility.
VI.

Findings for Conditional Use Approval

The proposed Residential Care Facility will satisfy the required findings for Conditional
Use approval specified in Section 7.3.1.E of the Zoning Ordinance as follows:


Section 7.3.1.E.1.a. [The conditional use] satisfies any applicable previous
approval on the subject site or, if not, that the previous approval must be
amended;

Applicable previous approvals include Special Exception Nos. 2502 (riding stable for up to
15 horses), 1609, and 1610. To the Applicant's knowledge, Special Exception Nos. 1609 and 1610
– which permit the operation of a private educational institution – have not been revoked by the
Board of Appeals. However, given that the Fourth Presbyterian School closed in 2014 and there
has been no subsequent operation of a private educational institution on the Property since that
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time, this special exception use has been abandoned pursuant to Section 1.4.2 of the Zoning
Ordinance16 and thus there is no conflict with any previous approval(s) on the subject site.


Section 7.3.1.E.1.b. [The conditional use] satisfies the requirements of the zone,
use standards under Article 59-3, and applicable general requirements under
Article 59-6;

As discussed fully in Section VI of this Report, the proposed Residential Care Facility
satisfies the applicable requirements of the RE-2 Zone, including the conditional use standards
for Residential Care Facilities under Article 59-3 of the Zoning Ordinance, as well as the applicable
general requirements under Article 59-6.


Section 7.3.1.E.1.c. [The conditional use] substantially conforms with the
recommendations of the applicable master plan;

As discussed fully in Section V of this Report, the proposed Residential Care Facility
campus substantially conforms with the recommendations of the 2002 Approved and Adopted
Potomac Subregion Master Plan.


Section 7.3.1.E.1.d. [The conditional use] is harmonious with and will not alter the
character of the surrounding neighborhood in a manner inconsistent with the plan;

The proposed Residential Care Facility is harmonious with and will not alter the character
of the Surrounding Neighborhood in a manner inconsistent with the 2002 Approved and Adopted
Potomac Subregion Master Plan.
This provision is a mix of Master Plan analysis and compatibility considerations. As
discussed in detail in Section V, the Project is precisely the type of use that the Master Plan
contemplates and encourages. Housing for the elderly is needed in the Potomac Subregion and,
according to the Master Plan, is appropriate wherever such housing is permitted under the
Zoning Ordinance. (See Master Plan, pg. 38). Determination of compatibility implicitly requires
consideration of the current state of the neighborhood, and how the proposed use will relate to
nearby existing uses. Compatibility is a question that crosses a number of topics, including the
nature of surrounding uses; any potential adverse impacts; the design of the proposed buildings,
including its height, density and architecture; traffic generation; and other issues associated with
a Residential Care Facility campus.
The proposed Residential Care Facility campus will not alter the character of the
Surrounding Neighborhood. Although the site is largely undeveloped, the Applicant proposes to
replace the most recent use – a school – with a residential use that will not detract from peace,
16

Section 1.4.2 of the Zoning Ordinance defines Abandonment as follows: "The cessation of activity necessary to
the operation of a conditional or non-conforming use for at least 6 months."
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economic value, or quality of life enjoyed by surrounding property owners. With the exception
of the Congregation B’nai Tzedek facility, the Surrounding Neighborhood is exclusively single
family residential with homes that have a footprint and aesthetic typical of a suburban
environment. As discussed in Section III of this Report, the Project's architectural design
strengthens this residential dynamic, and works to blend in with its residential surroundings.
Consistent with other senior living projects in the County that employ multiple building
typologies, the Project’s structures are designed with low heights, generous landscaping, and
hidden parking either within a building, or shielded from view from surrounding properties by
buildings and landscaping. The Lodge is strategically located at the lowest elevation on the
Property and is not visible from South Glen Road. The suburban elements incorporated into the
Project establish a neighborhood feel. Thus, the proposed use will reinforce and accentuate the
existing residential character of the Surrounding Neighborhood.
From an environmental perspective, the 18 residential structures will be constructed on
land that was previously devoted to a School (and therefore capable of accommodating the
Project), but in a manner that utilizes existing tree buffers and respects the Kilgour Branch
tributary stream buffer to the maximum extent possible. The existing Forest Conservation
Easement will remain undisturbed and contiguous areas of forest next to the easement will be
protected from development. With the exception of the gymnasium, impervious surface areas
that exist within the stream buffer will be removed and restored with appropriate native plants
and grasses. Additionally, areas within the buffer that are currently maintained with turf grass
will be allowed to naturally regenerate into forest, and a comprehensive species management
plan will be developed and implemented to protect the existing and regenerating forest.
The intensity of the proposed Residential Care Facility use also achieves maximum
compatibility. At its core, Heritage Potomac is a modest neighborhood designed for a specific
demographic. As discussed fully in Section III.A of this Land Use Report, the mix of health and
wellness, home, and lifestyle services will enable residents to enjoy a comprehensive care
experience, with progressively more intensive levels of care, on site. Furthermore, as discussed
below, the Project’s trip generation will be at acceptable levels. The proposed use is a
harmonious contribution that will ultimately stabilize, strengthen, and accentuate the residential
character of the Surrounding Neighborhood.


Section 7.3.1.E.1.e. [The conditional use] will not, when evaluated in conjunction
with existing and approved conditional uses in any neighboring Residential
Detached zone, increase the number, intensity, or scope of conditional uses
sufficiently to affect the area adversely or alter the predominantly residential
nature of the area; a conditional use application that substantially conforms with
the recommendations of a master plan does not alter the nature of an area;
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The proposed Residential Care Facility campus will not adversely affect or alter the predominantly
residential nature of the area. The Property is adjacent to residential properties that are zoned RE-2,
which is intended for large-lot residential uses. The Cottage Units – the only component of the Project
visible from South Glen Road, are designed to accentuate the residential qualities of the area with front
yard landscaping, pedestrian sidewalks, and garage spaces for each unit, allowing the Residential Care
Facility campus to read as a continuation of the existing residential fabric of the Surrounding
Neighborhood. Uses within the Surrounding Neighborhood are exclusively residential (e.g., single-family
dwelling units), with the exception of the Congregation B’nai Tzedek facility. The modestly sized Lodge is
located at the lowest elevation of the Property with the western façade nestled into the topography to
further minimize the height of this building. As discussed in Section II.C, there are no other active
conditional uses within the Surrounding Neighborhood. Given that a more intense use has existed on the
Property in the past (i.e., the Fourth Presbyterian School), the Surrounding Neighborhood is accustomed
to a certain level of activity on the Property. The proposed use is a residential use. As such, it is much
more residential in nature and appearance than the School use. Moreover, as specified in the last clause
of the provision, "a conditional use application that substantially conforms with the recommendations of
a master plan does not alter the nature of an area." For these reasons, the residential character of the
Surrounding Neighborhood will be uncompromised by the proposed use.



Section 7.3.1.E.1.f. [The conditional use] 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. If an approved adequate
public facilities test is currently valid and the impact of the conditional use is equal
to or less than what was approved, a new adequate public facilities test is not
required. If an adequate public facilities test is required and: (i) if a preliminary
subdivision plan is not filed concurrently or required subsequently, the Hearing
Examiner must find that the proposed development will be served by adequate
public services and facilities, including schools, police and fire protection, water,
sanitary sewer, public roads, and storm drainage; or (ii) if a preliminary subdivision
plan is filed concurrently or required subsequently, the Planning board must find
that the proposed development will be served by adequate public services and
facilities, including schools, police and fire protection, water, sanitary sewer, public
roads, and storm drainage;

Because a Preliminary Plan of Subdivision will be filed subsequent to this Conditional Use
Application, the Planning Board will be responsible for determining whether adequate public
services and facilities ("APF") exist to support the proposed development of the Property.
Nonetheless, the Applicant provides the following discussion to illustrate that public facilities are
more than adequate to support and service the Residential Care Facility.
The Residential Care Facility will not have an adverse effect on existing traffic conditions.
As indicated by the Traffic Statement prepared by Wells & Associates which is submitted
concurrently with this Application ("Traffic Statement"), the proposed use will generate fewer
than 50 person-trips (the threshold for triggering a LATR transportation study.) The Traffic
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Statement indicates that the 74 independent living units, 45 assisted living units, 28 memory care
units, and associated staff and deliveries, will generate 48 AM peak hour and 64 PM peak hour
person trips. The difference between the immediately prior use of the Property (the School) and
the proposed use (Residential Care Facility campus) reveals that Heritage Potomac is expected to
generate 64 fewer AM peak hour person trips and 30 additional person trips during the PM peak
hour. As demonstrated by the Applicant's Traffic Statement, the Project will not create an
unacceptable additional burden on the roads.
While the proposed Project is residential in nature, there will be no school impact given
that the development will be for seniors.
The Property is already served by existing public water and sewer. The Property is located
within water and sewer categories W-1 and S-1. Water and sewer needs are expected to be met
through connections to the existing 8" sewer in the north end of the site and the existing 10"
water line in South Glen Road.
Electric, gas and telecommunications services will also be available. Other public facilities
and services – including police stations, firehouses, and health care facilities are currently
operating in accordance with the Adequate Public Facilities Ordinance and will continue to be
sufficient following construction of the Project. With regard to police and fire service, the
Property is served by Montgomery County Police Department 1D (100 Edison Park Drive,
Gaithersburg, Maryland; 8 miles away) and Station 33 of the Montgomery County Fire & Rescue
Service (14430 Falls Road, Rockville, Maryland; 3.1 miles away).


Section 7.3.1.E.1.g. [The conditional use] will not cause undue harm to the
neighborhood as a result of a non-inherent adverse effect alone or the combination
of an inherent and a non-inherent adverse effect in any of the following categories:
(i) the use, peaceful enjoyment, economic value or development potential of
abutting and confronting properties or the general neighborhood; (ii) traffic,
noise, odors, dust, illumination, or a lack of parking; or (iii) the health, safety, or
welfare of neighboring residents, visitors, or employees; and

This standard requires consideration of the inherent and non-inherent effects of the
proposed use on nearby properties and the Surrounding Neighborhood. The inherent effects
resulting from the proposed Residential Care Facility will not have an adverse impact on
surrounding neighbors, and, due to careful design considerations, will be far less intrusive than
the inherent effects associated with a typical Residential Care Facility. The Zoning Ordinance
defines inherent adverse effects as "adverse effects created by physical or operational
characteristics of a conditional use necessarily associated with a particular use, regardless of its
physical size or scale of operations." The Zoning Ordinance is clear that inherent adverse effects
alone do not constitute a sufficient basis for denial of a Conditional Use, and must be evaluated
in combination with non-inherent adverse effects. Non-inherent adverse effects are defined as
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"adverse effects created by physical or operational characteristics of a conditional use not
necessarily associated with the particular use or created by an unusual characteristic of the site."
Non-inherent effects are a sufficient basis to deny a conditional use, alone or in combination with
inherent effects, if the harm caused by the adverse effects would be "undue."
In a relatively recent Hearing Examiner Report for the Brightview Grosvenor Residential
Care Facility at 5510 Grosvenor Lane in Bethesda (Case No. CU 16-14 that involved an assisted
living facility), the Hearing Examiner identified six inherent effects associated with a residential
care facility which include: (i) buildings and related outdoor recreational areas or facilities; (ii)
parking facilities; (iii) lighting; (iv) vehicular trips to and from the site by employees, visitors,
residents, deliveries, and truck pick-up; (v) noise generated by equipment for the facility and by
occasional outdoor activities of residents and their families; and (vi) driveway impacts. A
Residential Care Facility use will usually, if not always, give rise to certain effects. But, as
discussed in detail below, any inherent effects that result from the proposed Heritage Potomac
development will be on a much smaller scale. Given the low density of the Project and its
environmentally sensitive and residential design, the proposed Residential Care Facility campus
will be more compatible than most other recent Residential Care Facility developments. This
Land Use Report finds each of these inherent effects of the Conditional Use will be acceptable
and appropriate for the proposed location:


Buildings and related outdoor recreational areas or facilities. As discussed
throughout this Report, the proposed Residential Care Facility campus is designed
to preserve the residential character of the Surrounding Neighborhood and to
ensure maximum compatibility. Of the 18 building footprints, 17 are comparable
to that of a typical newer single-family home in Potomac. Even the Lodge, with its
modestly sized footprint, is comparable to the largest of Potomac single family
homes. The layout of the campus with only the Cottage Units visible from South
Glen Road, is carefully designed to resemble a suburban neighborhood and
facilitate proper screening from adjacent residential properties. Only one Cottage
structure faces South Glen Road, and its setback distance of 135 feet is compatible
with other single family homes along the right-of-way. The southwest-tonortheast downward slope of the Property’s topography further ensures that the
proposed development will not be highly visible to motorists traveling along South
Glen Road. The architectural style employed is an Old World Style, taking
inspiration from English Country and French Country precedents that typically
define estate homes in the Potomac Subregion. These architectural features will
adequately complement nearby single-family homes. All of the buildings, but for
the Lodge, are no more than 39 feet in height, considerably lower than the 50 feet
allowed by the RE-2 zone. The existing parking and circulation areas used by the
school (over 30 spaces) will be removed. Additionally, by utilizing the existing
gymnasium, the Project will be limiting the inherent effects resulting from new
39
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construction. The existing gymnasium will be adaptively reused as an amenity
space.
As discussed throughout this Report, the development is also sensitive to the
surrounding environment. The Project’s considerable landscaping will reinforce
existing tree buffers between the Property and nearby residential neighborhoods,
strengthen the protection of the Kilgour Branch tributary, and accentuate the
residential character of the area. The existing Forest Conservation Easement will
be untouched and additional conservation easements will be provided to expand
the protected forest area. Impervious surface area that exists within the existing
stream buffer will be removed and replaced with compatible landscaping with
native plant materials. The Residential Care Facility campus will provide two
outdoor areas – Saxton Park and Clewerwell Park. Thus, the Project’s design is
such that it aesthetically, operationally, and environmentally blends with the
Surrounding Neighborhood. Any disruption has been preemptively minimized
through development strategies such as adaptive reuse and forest retention,
which will result in minimal adverse impacts to surrounding neighbors.


Parking facilities. The parking design for the proposed Residential Care Facility
campus is such that it will not cause any undue harm to the Surrounding
Neighborhood. The vast majority of the parking will be concealed. Each of the
Cottage Units will include parking in a parking garage integral to the building in
which the unit resides. An additional 40 parking spaces will be located under the
Lodge. The remaining parking spaces proximate to the Lodge and Heritage Fitness
Center will be surrounded by these two structures and landscaped, thus
concealing them from the surrounding properties. This approach to the parking
accentuates the residential character of the campus, makes it possible for the
Project to maximize open space and retains many of the Property's existing
natural features, including existing tree buffers. The retention of these natural
features, and installation of additional landscaping along the fronts of the Cottage
Units, will evoke a comfortable, suburban sentiment that is appropriate for
Potomac.



Lighting. The lighting for the Project will not result in any undue harm to the
Surrounding Neighborhood. The Residential Care Facility campus will minimize
the impacts of lighting by utilizing minimum height shielded post lights at surface
parking lots that direct light downward. Other lighting will include lighting
mounted to the buildings near the front-door entrances, front yard post lights,
front gate and entrance lights, and park lightings which will help create a soothing
and residential feel. As shown on the Photometric Plan, lighting for the Project is
40
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designed to reduce the light intensities to zero footcandles at the Property line
abutting the residential uses.


Vehicular trips to and from the site by employees, visitors, residents, deliveries,
and truck pick-up. As a result of the modest number of units on the 30.60 acres
of Heritage Potomac (147 units), Applicant's Traffic Statement confirms that,
taking into account the prior school use, the Project will generate no new vehicular
trips in the morning peak period, and only 20 additional vehicular trips in the
evening peak period, which effectively translates into approximately one car every
three minutes. Even when the prior school use is not taken into account, the new
vehicular trips from the Project – 33 in the morning and 45 in the evening –
amount to less than an additional car per minute. Thus, in terms of traffic
generation, the Residential Care Facility campus will be acceptable without
mitigation.



Noise generated by equipment for the facility and by occasional outdoor activities
of residents and their families. The noises generated by the Residential Care
Facility are anticipated to be greatly minimized through building and site design
features. The Project's significant setbacks, existing tree buffers, natural features,
and screening elements coupled with the topography of the Property will diminish
actual noise levels associated with the Conditional Use. Noises will be minimized
by the Project's design. The proposed Heritage Lodge and Heritage Fitness Center
are located on the northeastern side of the Property, ensuring that any elevated
noise resulting from interior recreational activities or operational activities will not
disturb the single family homes located to the west/southwest. In fact, loading
and deliveries and trash removal will be physically buffered by the Fitness Center
and Lodge building, thus minimizing any noise associated with these activities.
Moreover, the Lodge and Fitness Center are located at the same location on the
Property as the main school building and gym, where the heaviest school use noise
was generated under the previous use. School noise (including from outdoor
recesses, outdoor morning music and flag raising ceremonies, sports
competitions, and other elementary and middle school activities) was at a much
higher noise level than is anticipated will be generated by the Heritage Lodge and
Fitness Center activities or the Project as a whole.



Driveway Impacts. Driveway impacts will be minimized through the relocation of
the access point that currently exists off of South Glen Road. The new Project
access point was selected as a safer location due to improved sight distance. In
addition, the inclusion of the campus access drive will provide efficient circulation
of vehicles throughout the Property. It is designed to provide access to the
buildings internally within the Project, which effectively screens traffic and keeps
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vehicle circulation internal to the Project site. Landscape screening will be
provided to supplement the existing natural features to ensure that views of the
campus access drive from outside of the Property are minimized.
This Land Use Report has not identified any additional inherent effects associated with
the Residential Care Facility campus and, based on the foregoing, concludes that the proposed
Conditional Use will not cause any undue harm to the Surrounding Neighborhood. As previously
stated, these inherent impacts will be experienced to a much lesser degree than a typical
Residential Care Facility, given the size of the Property and the Project's overall density, design,
environmental sensitivity, and operational aspects.
This Land Use Report has also not identified any non-inherent adverse effects associated
with the Conditional Use at the proposed location. The appropriate analysis, in this context, is
whether there are facts and circumstances that indicate Heritage Potomac would have any
adverse effects above and beyond those inherently associated with the use, irrespective of its
location within the zone. In some situations, a use may create a non-inherent adverse effect
because of situations unique to its physical location, operation or size of the proposal. However,
with regard to this Conditional Use application, there are no such effects of the proposed
Residential Care Facility campus that would go above and beyond. The Project's building design,
structural layout, and environmental protection measures were all carefully considered to
minimize any impact to neighboring properties. As such, this Report finds that the Conditional
Use will not cause undue harm to the Surrounding Neighborhood. There is no evidence that the
Conditional Use will interfere with the use or enjoyment of the surrounding properties; result in
undue traffic, noise, odors, dust, illumination, or a lack of parking; or interfere in any way with
the health, safety, or welfare of neighboring residents, visitors, or employees.


Section 7.3.1.E.2. Any structure to be constructed, reconstructed, or altered under
a conditional use in a Residential Detached zone must be compatible with the
character of the residential neighborhood.

This provision requires an examination of the compatibility of the proposed use with the
character of the residential neighborhood in which it is located. In contrast to the compatibility
question raised by Section 59.7.3.E.1.d, the issue is not whether the proposed Residential Care
Facility campus will alter the Surrounding Neighborhood, but whether the proposed use will fit
the Surrounding Neighborhood after its construction. Because the site is largely undeveloped
and the Applicant proposes a residential use, the analysis draws upon the same considerations.
As discussed extensively throughout this Report (see, e.g., Section III.A), the Residential
Care Facility campus will be constructed to ensure maximum compatibility with the Surrounding
Neighborhood. The architectural features and layout of the 18 structures will blend in seamlessly
with each other and the surrounding community. The Project was designed so that all of the
building footprints, but for the Lodge, are comparable in scale to that of the suburban
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neighborhoods within the surrounding community and most of the Potomac Subregion. Features
such as attached garages with interior access to the unit, front yard landscaping, and pedestrian
sidewalks will accentuate the residential character of the campus, and distinguish Heritage
Potomac from a traditional Residential Care Facility for senior adults. The Property is the
appropriate location for the proposed use; the Property's topography and existing tree coverage
will provide for adequate buffering and screening from nearby properties. Ultimately, after it is
fully constructed, Heritage Potomac will become part of the residential fabric of the Surrounding
Neighborhood and appear as if it had always existed in the neighborhood.
VII.

Conclusion

Heritage Potomac converts a former institutional school use with an approved build out
capacity of 400-students into a context sensitive, low-profile, senior living campus utilizing less
than half the allowable building lot coverage, providing lower building heights on most buildings
than the maximum allowed by the Zoning Ordinance, providing much more green space than
required by the Ordinance, and conserving a remarkable 80 percent of the existing forest. The
proposed density of the Project is significantly lower than the average density of the last 24
approved senior living projects located in the RE-2, RE-2C, RE-1 and R-200 Zones (these zones
share the same density requirements) approved in Montgomery County. 17 More specifically, the
Project’s independent living density is 2.46 units per acre compared to an average of 19.17 units
per acre, while the Project’s assisted living and memory care density is 3.2 beds per acre as
compared to an average of 19.22 beds per acre.
Heritage Potomac continues in the rich tradition of many of the senior living projects that
have gone before it in the County and nationally both in building form and in operational
excellence. Heritage Potomac takes the conventional ingredients of senior living and crafts them
into a living environment that is highly senior-centric, highly responsive to the latest industry best
practices, and highly contextualized to blend into its surrounding environment. The
interconnected and walkable campus, in particular, with its trails and parks, is highly appealing
to the local senior population who wish to stay active and outdoors in the Potomac they love. By
offering unit types across Cottage Units and Lodge Units, seniors are able to choose the level of
health care and style of living that works best for them. The Project fills a significant need in the
Potomac Subregion, and is carefully designed to achieve environmental sustainability and
accentuate the residential character of the Surrounding Neighborhood. The Residential Care
Facility substantially conforms to the Approved and Adopted 2002 Potomac Subregion Master
Plan and satisfies all applicable use and development standards in the Zoning Ordinance.
Additionally, it is wholly compatible with the Surrounding Neighborhood, and will result in no
adverse impacts above and beyond those that are inherent in nature.

17

Based on an evaluation of those projects requiring special exceptions or conditional use approval.
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Heritage Potomac
Statement of Operations

Wormald Development is the contract purchaser and developer of the proposed Heritage
Potomac Senior Care Community. Wormald brings to Heritage Potomac its fifty years of
experience developing senior living communities in the region. The community will be
managed by SageLife Senior Living, a highly-respected mid-Atlantic senior living operator.
The Senior Care Community will provide 74 independent living units, of which 45 will be
contained in cottage style buildings consisting of duplexes and triplexes and the remaining 29
units will be located in a multi-use styled building referred to as the Lodge. The Lodge will also
contain 45 assisted living units (56 beds) and 28 memory care units (28 beds), three separate
dining rooms for the three levels of care serviced by one central kitchen, office, health care
service space and amenities.
1. Employees. Employee schedules are as follows:


Care staff – three eight-hour shifts
o 7 AM - 3 PM - 11 employees
o 3 PM - 11 PM - 8 employees
o 11 PM - 7 AM - 5 employees










Food service staff – three shifts
6 AM - 1:30 PM - 9 employees
1:30 PM - 9 PM - 5 employees
4 PM – 9 PM - 5 employees
All other employees, including administrative, housekeeping and maintenance
teams, work from approximately 7 AM to approximately 7 PM.
The maximum number of employees on-site at any given time (during shift
changes) will be 25-30. However, during shift change, on the rare cases when
necessary we coordinate exiting so that people with cars stack and then switch
spaces. As the previous section outlines, wellness and food service staff
stagger because they have different shifts because care and hospitality have
different peak hours within the community.
The minimum number of employees on site at one time will be 8, from 11 PM
–7 AM.

2. Services and Activities. The explanation of the services and activities is detailed in the
Land Use Report and includes the following.
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Meals
Home and Wellness Services
 Assistance with Basics of Daily Living
 Health Monitoring
 Recovery Care
 Extra Hands
Activities
 Movement
 Outreach
 Social
 Arts
 Intellectual
 Curiosity
Transportation
Housekeeping services
Unit Maintenance

3. Amenity Spaces. Outdoor amenity spaces will include two outdoor parks and a series
of walking paths. The Lodge will provide interior amenity spaces including, but not
limited to, Lounges, Libraries, Game areas, and covered porches. In addition, the
Heritage fitness center will include a large exercise / yoga studio, a fitness space for
various exercise equipment, a multi-purpose room, staff office, and storage spaces..
4. Parking. Parking will be available onsite for both residents and visitors. Parking at the
cottage units will include two garage spaces per unit as well as space in the driveway to
accommodate two or more additional vehicles. A total of 33 parking spaces in five
separate “care node” parking areas will be provided in proximity to the cottage units.
The Lodge complex will contain a total of 77 spaces (40 spaces below the Lodge and
37 surface spaces).
5. Deliveries. Generally, deliveries are arranged during regular business hours, in
consideration of both the on-site residents and the surrounding community. Given the
relatively small size of the overall community, it is anticipated that there will be only 5
food deliveries per week, by a 20’ to 30’ box truck. Laundry deliveries will occur 1
times a week. All other deliveries are made by USPS, FedEx, and UPS on their
standard routes.
6. Waste Collection & Recycling. A private trash service will service the community 3-5
times a week and will include trash pick up at the individual cottage units and dumpster
pick up at the Lodge.
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7. Generator. An emergency power generator will be provided for the building and will be
located to the southeast of the Lodge. The Lodge will serve as both an acoustical and
visual a buffer from the closest residential property located more than 317 feet to the
west. As required, the generator will be tested once a week.
8. Groundskeeping & Maintenance. The community will have a full-time Director of
Maintenance and support staff who will take care of the building and grounds. They also
will contract with a landscaping company and other vendors as needed for the routine
maintenance and upkeep of the property exterior.
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