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11825 West Market Place   •   Suite 200   •   Fulton, MD 20759 
185 Admiral Cochrane Drive   •   Suite 130   •   Annapolis, MD  21401 

Phone:  410.571.2780   •   Fax:  410.571.2798   •   www.YVSLAW.com 

 

July 14, 2023 

 

Ms. Sterling Seay 

Anne Arundel County  

Office of Planning and Zoning 

2664 Riva Road, Third Floor 

Annapolis, MD 21401 

 

 

Re: Knollwood Manor Eating Disorder Treatment Facility /  

Special Exception Application 

899 Cecil Avenue, Millersville, MD, Tax ID 04-000-03330800; 

  Tax Map 30, Grid 22, Parcel 186 ("Property") 

 

Dear Ms. Seay: 

 

We represent BHRE Investors (MD) LLC (“BHRE”) and Cecil Avenue Building, LLC (“Cecil 

Building”)  (collectively, the "Applicant") regarding this special exception application, which 

proposes to establish an eating disorder treatment facility in an existing building located at the 

Property.  This special exception request is essentially identical to a previously approved special 

exception at the subject Property in Case No. 2017-0031-S to allow an eating disorder treatment 

facility in an R1- Residential District.  See Exhibit 1.  That approval was extended by variance 

in Case No. 2019-0088-V.  However, due to difficulties in securing a facility operator, further 

compounded by the pandemic, the building permit B02386047 that was issued on September 9, 

2020 for renovating the building expired.  This resulted in the special exception approval 

terminating by operation of law per Code § 18-16-405.   

 

BHRE is contract purchaser of the Property and initiated the process of securing funds for 

acquisition and renovation of the Property, with the goal of opening and operating the eating 

disorder treatment facility in 2024.  In the process of due diligence work on the project, counsel 

to BHRE was advised by the County Office of Planning and Zoning (“OPZ”) that the Special 

Exception approval had expired. Therefore, a new special exception application and approval 

was needed.  BHRE seeks to reinstate the prior special exception approval using the site 

development plan that the County approved for the project.  The OPZ approved site development 

plan (“Site Plan”) included in this application is fundamentally the same site plan approved by 

the AHO in 2017, but with some minor revisions and enhancements that resulted from comments 

received from County staff and additional landscaping requested by the community during the 

site development plan process that occurred subsequent to the original special exception 

approval.1  

 
1 The Site Plan submitted with this application includes additional landscaping, stormwater management, a small 

expansion of the parking lot and the addition of rear fire lane access that were not part of the original 2017 special 

exception site plan.  

http://www.yvslaw.com/
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As shown on the Site Plan, the Property is approximately 4.95 acres and is located in the R1-

Residential zoning district. See Exhibit 2 (Zoning Map). Eating disorder treatment facilities are 

allowed as a special exception use in the Rl zoning district. Code § 18-4-106. 

 

The Property is currently developed with a vacant building that previously operated as a skilled 

nursing facility. The building currently has approximately 28,227 usable square feet. It was first 

constructed in 1966, and an additional wing was added in 1977. Most recently it was operated as 

the 87-bed Knollwood Manor Nursing Home until that facility closed in 2014. There are 51 

paved parking spaces currently on the site. The Property is situated in a neighborhood that 

includes single-family residential dwellings. 

 

The Proposed Redevelopment 

 

The Applicant proposes to rehabilitate the existing structure into an eating disorder treatment 

facility as defined by Anne Arundel County and State law.2 As shown on Exhibit 3, the existing 

building is in fair condition and in need of major upgrades. The redevelopment will include 

repairing and repaving the driveway, replacing the existing roofs, painting the exterior building 

walls, installing landscaping and fencing, installing new electrical systems throughout the 

building, upgrading the fire protection systems, upgrading the HVAC and plumbing systems, and 

upgrading the interior finishes such as flooring, wall coverings, and ceilings. 

 

The Applicant is proposing to renovate the existing building in order to operate an eating 

disorder treatment facility with a maximum of 78 eating disorder treatment units. A draft floor 

plan for the proposed facility is shown in Exhibit 4.  The facility will treat patients with eating 

disorders such as bulimia and anorexia nervosa with typical stays of 30-180 days. The facility 

will provide 24-hour residential care to eating disorder patients including cognitive behavior 

therapy, nutrition, medical education, goal setting, mindfulness/yoga, expressive art therapy, 

coping skills and recovery skills. 

 

Compliance with Special Exception Criteria 

 

An eating disorder treatment facility is a use permitted by special exception in a Rl zoning 

district. The eating disorder treatment facility, depicted on the enclosed Special Exception Site 

Plan, complies with the requirements for the special exception use as set forth in Code § 18-11-

124, and with the bulk zoning regulations for the Rl zoning district, provided by Code § 18-4-

501. 

 

 
2  “Eating disorder treatment facility” means a private, inpatient facility treating persons for and with a primary 

mental health diagnosis of eating disorder at the time of admission that is licensed and accredited as required by 

§§ 10-501 et seq., of the Health General Article of the State Code and as otherwise required by federal and State law 

and regulations. Code § 18-1-101(48). 

 



 

 

Ms. Sterling Seay 

July 14, 2023 

Page 3 

 

 

The proposal satisfies the specific use criteria for special exception approval of an eating 

disorder treatment facility set forth at Code § 18-11-124: 

 

l. The facility shall be located within one half mile of a principal arterial road. 

 

The Property is located approximately 0.38 miles to Maryland Route 3. Maryland Route 3 is 

classified as a principal arterial road as shown on Exhibit 5 (Road Functional Classifications 

Map). 

 

2. The facility shall be located on a lot of at least four acres. 

 

The Property is 4.95 acres, so it exceeds the lot size requirement. 

 

3. Structures shall be located at least 50 feet from the front and rear lot lines and 20 

feet from the side lot lines. 

 

As shown on the Site Plan, the existing structure is approximately 107.9 feet from the front lot 

line, 97.1 feet from the rear lot line, and a minimum of 25.3 feet from the side lot lines. 

 

4. The facility may not have more than 100 eating disorder treatment units.3 

 

The proposed eating disorder treatment facility will have 78 eating disorder treatment units. 

 

5. Maximum coverage by structures and parking may not exceed 60% of the gross 

area of the lot. 

 

The Applicant proposes 25 percent coverage by structures and parking. Currently, coverage is 

1.22 acres. The proposed facility will have coverage of 1.23 acres. 

 

6. No off-site parking on public streets shall be permitted. 

 

No off-site parking is proposed. The Applicant proposes 53 parking spaces. In accordance with 

Code § 18-3-104, there is one parking space for every three eating disorder treatment units and 

one parking space for every employee per major shift. 

 

7. The floor area of each eating disorder treatment unit shall be limited to not more 

than 1,000 square feet. 

 

The eating disorder treatment units will be less than 1,000 square feet. 

 
3  “Eating disorder treatment unit” means a discrete living space within an eating disorder treatment facility occupied 

by individuals receiving treatment in an eating disorder treatment facility that is licensed and accredited as required 

by §§ 10-501 et seq., of the Health General Article of the State Code and as otherwise required by federal and State 

law and regulations.  Code § 18-1-101(49). 
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8. Any source of potential nuisance, including a laundry operation, power plant, 

restaurant, cafeteria, kitchen, unloading area for supplies and food, garbage 

loading area, or incinerator shall be located in a manner to shield surrounding 

residential property from the effects of noise, light, hazards, and other offensive 

conditions. 

 

As evidenced by the successful operation of the skilled nursing facility in this location since the 

1960s, the eating disorder treatment facility will not create any offensive conditions to the 

surrounding residential property. In fact, the proposed 78-unit facility will be a less intense use 

that the prior 87-bed skilled nursing home. There will be no lighting spillover to adjacent homes. 

 

The proposal also satisfies the general criteria for approval of any special exception use as set 

forth at Section 18-16-304 of the County Code: 

 

The proposed eating disorder treatment facility will not detrimental to the public health, safety 

and welfare. The proposed facility will support public health by caring for the underserved 

population of eating disorder patients. In addition, the Applicant is proposing to upgrade and 

modernize the Property including additional landscaping. Code § 18-16-304(1). 

 

The location, height and nature of each building on the site, the landscaping on the site, and the 

use of the site will be consistent with the "appropriate and orderly development" of the R1 

District. Code § 18-16-304(2). The existing structure was operated as a skilled nursing facility 

from the 1960s until 2014. The facility meets all of the R1 District bulk requirements and the 

particular criteria standards for an eating disorder treatment facility.  The long existing 

improvements on the Property are consistent with the District where they have stood for almost 

60 years.  

 

The eating disorder treatment facility will not create objectionable "noise, fumes, vibration, or 

light to nearby properties." Code§ 18-16-304(3). The noise, fumes, vibration, and light generated 

by the eating disorder treatment facility will be very similar to what was generated by the skilled 

nursing facility that operated on the Property for decades. As shown on the Special Exception 

Landscape Plan, the Applicant is proposing additional landscaping along the front lot line and 

one side lot line that will improve screening around the facility. 

 

The use at the location proposed will not have any adverse effects above and beyond those 

inherently associated with the use irrespective of its location within the zoning district. Code 

§ 18-16-304(4).  In fact, the use at the Property will have substantially less adverse effects than 

other R1 District locations.  The Property exceeds the minimum lot size requirement by almost 

an acre, the building already exists and had been used previously for a similar health care use.   

 

The repurposed facility will not conflict with existing public facilities, services, schools, and 

roads. Code § 18-16-304(5) . Traffic generated by the eating disorder treatment facility will be 
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similar to what was generated by the assisted living facility. The existing private water and septic 

facilities are sufficient to operate the eating disorder treatment facility. 

 

The Applicant anticipates that this application will receive a favorable written recommendation 

from both the Health Department and the Office of Planning and Zoning, as both agencies 

previously recommended approval for the 2017 Special Exception application.  See Exhibit 6.  

Code § 18-16-304(6). 

 

The proposed use is consistent with the County General Development Plan.  Code § 18-16-

304(7).  Plan2040, the current General Development Plan, states Goal HC5: “Provide services 

and opportunities for…individuals with disabilities…and anyone wishing to plan for the future to 

lead healthy, independent and fulfilling lifestyles.” Plan2040, Vol.1, p. 59.  Notably, in 2017, 

Social Security added a listing for eating disorders. Listings contain medical criteria which, if 

met, indicate that someone should be considered disabled.  The eating disorders Social Security 

will evaluate include anorexia nervosa, bulimia nervosa, binge-eating disorder, and 

avoidant/restrictive food disorder. A facility that helps individuals with eating disorders 

overcome their disability in order to lead a healthier, more fulfilling life supports the Goal of 

Plan2040.  Notably, this use is allowed within R1 District4, so approval of the use at the subject 

Property is important to accomplish the Plan2040 goal. 

 

There is a public need for the eating disorder treatment facility. Code § 18-16-304(8). The 

National Association of Anorexia Nervosa and Associated Disorders (ANAD) states that nine 

percent of the U.S. population, or 28.8 million Americans, will have an eating disorder in their 

lifetime.5  https://anad.org/eating-disorders-statistics/  Currently, only 25% of people have access 

to specialized care for eating disorders. Therefore, the proposed eating disorder treatment facility 

will meet a public need in that it will be expedient, reasonably convenient and useful to the 

public. Lucky Stores, Inc. v. Board of Appeals of Montgomery County, 270 Md. 513 (1973). 

 

As detailed on the Site Plan and this letter of explanation, the eating disorder treatment facility 

meets or exceeds the specific use special exception requirements. Code § 18-16-304(9).   

 

The requirement that the application conform to the critical area criteria is inapplicable because 

the Property is not located in the Critical Area. Code § 18-16-304(10). 

 

The Applicant's ability to comply with the requirements of the landscape manual is demonstrated 

by the Landscape Plan submitted with this application. Code § 18-16-304(11).  Notably, this 

 
4 An eating disorder treatment facility use is only allowed in one residential district – the R1 District. 
5   Deloitte Access Economics. The Social and Economic Cost of Eating Disorders in the United States of America: 

A Report for the Strategic Training Initiative for the Prevention of Eating Disorders and the Academy for Eating 

Disorders. June 2020. Available at: https://www.hsph.harvard.edu/striped/report-economic-costs-of-eating-

disorders/. 

 

https://www.hsph.harvard.edu/striped/report-economic-costs-of-eating-disorders/
https://www.hsph.harvard.edu/striped/report-economic-costs-of-eating-disorders/


 

 

Ms. Sterling Seay 

July 14, 2023 

Page 6 

 

 

landscape plan has been reviewed and approved by OPZ staff as compliant with the County 

landscape manual. 

 

The Applicant also requests a one-year extension of time to obtain a building permit per Code 

§ 18-16-405(b). BHRE will need to complete arrange financing for the project (this special 

exception approval is needed in order to obtain financing, obtain title to the Property, complete 

its architectural design, submit a new building permit application to the County, complete 

County review and approval of the permit and commence construction.  This constitutes good 

cause for the requested time extension. 

 

Conclusion: 

 

For the foregoing reasons, and for good cause shown, the Applicant respectfully requests special 

exception approval to allow the establishment of an eating disorder treatment facility in the Rl 

District and a one-year extension to the expiration of the special exception approval. 

 

 

     Very truly yours, 

 

     YVS LAW, LLC 

 

     
 

     David M. Plott 
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