
From: Arnold Kling
To: MCP-Chair
Subject: University Blvd Corridor plan
Date: Wednesday, January 22, 2025 11:58:19 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

I am writing to ask you to please NOT implement the University Blvd Corridor plan.  It will
make driving more dangerous.

When I comply with the speed limit of 25, other drivers will be swerving around me.  This is
what happens to me on Georgia Avenue in Wheaton, and it is really scary.  

The worst thing is making the right turn onto Arcola Avenue from University.  With the new
stupid bus lanes, I only have a few feet to move into the right turn lane.  Many times,
somebody has moved over to that lane sooner, so it is hard for me to get over.  If I am only
doing 25, that is going to get even harder, because the cars that will have gotten into the right
lane sooner will be going much faster than me.

I do not get the point of constantly reducing the speed limits on these major streets.

Arnold Kling
810 Bromley Street
Silver Spring 

-- 
Arnold Kling
http://arnoldkling.com
https://arnoldkling.substack.com/
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From: S lastname
To: MCP-Chair
Subject: Arcola avenue
Date: Wednesday, January 22, 2025 4:27:18 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Hi,

Since it’s obvious the planning team will force this increase in housing density along
University Blvd and Arcola - regardless of what residents want - are you planning on updating
the entrance and exit off and onto Arcola Avenue via University? As you know, that exit is
already a major commuting corridor from Georgia to University (otherwise you wouldn’t have
proposed building density on Arcola and rezoning the single family homes on Arcola). It’s
also a huge exit onto University for the whole Kemp Mill/Grey’s estate neighborhood - that’s
why there was so much outrage when that temporary idiotic bike lane took one of our lanes.
Considering you want to increase people density (drivers) on Arcola, will you also add another
lane to turn onto Arcola from University and take away that red only bus lane right before that
turn onto Arcola? Will you widen the road to make an extra lane to turn left onto University
from Arcola? If so, you’re going to have to build two additional lanes (an extra lane going in
and an extra lane going out). This will require taking land from Northwood high school and
the Warwick townhouse complex. Has this been budgeted into your plan? 

Soraya Grieser

mailto:ghujks@gmail.com
mailto:mcp-chair@mncppc-mc.org


From: Tal Kerem
To: MCP-Chair
Subject: Objection to Proposed Changes in the University Blvd Corridor Plan
Date: Wednesday, January 22, 2025 9:34:39 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Chair of the Montgomery County Planning Board,

I am writing to express my strong concerns and objections to several proposed changes in the
University Blvd Corridor Plan. While I understand the intent to enhance safety, I believe these
measures will cause significant issues without achieving their desired outcomes.

Specifically, I would like to address the following proposals:

1. Reducing Speed Limits:

Lowering the speed limit on Colesville and University Blvd to 25 mph from their
original speed limits is not only excessive but impractical. Such a drastic
reduction is inconsistent with the road’s design and intended function. This
change will likely lead to increased congestion, driver frustration, non-
compliance, and could undermine the credibility of traffic enforcement.
Reducing Arcola’s speed limit to 20 mph is equally extreme and unrealistic.

2. Eliminating Right Turn Only Lanes:

Removing these lanes, particularly at critical intersections like Arcola and
University, will disrupt traffic flow and exacerbate congestion. Right turn only
lanes are essential for maintaining efficiency and reducing delays at busy
junctions.

3. Prohibiting Right Turns on Red:

Implementing "No Turn on Red" restrictions at multiple intersections, including
those in Four Corners, could create unnecessary delays and increased emissions
from idling vehicles.

4. Removal of Channelized Right Turn Lanes:

Eliminating channelized right turn lanes across the corridor will negatively impact
traffic flow, especially during peak hours, by reducing capacity for turning
vehicles and increasing delays for through traffic.

While I support efforts to improve pedestrian and cyclist safety, these proposed measures
prioritize those goals to an extreme degree, undermining the practical needs of drivers and
commuters. Reducing the speed limit on major corridors like University Blvd to 25 mph is
especially concerning, as it disregards the road’s intended design and function.

I urge the Planning Board to consider the broader implications of these changes and seek a

mailto:tal.kerem@gmail.com
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more balanced approach that enhances safety without compromising traffic efficiency and
usability.

Thank you for considering my feedback. I hope that more practical alternatives can be
explored.

Sincerely,

Tal Kerem



From: David Choy
To: MCP-Chair
Subject: I"m a Kemp Mill resident that SUPPORTS complete streets, better biking options on University, and public

transportation prioritization.
Date: Thursday, January 23, 2025 12:01:59 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Hi MNCPPC,

I'm a Kemp Mill resident (that lives on Kemp Mill Rd) that SUPPORTS safer streets, better
biking options on University, and public transportation prioritization.

I would be thrilled to have a safer, faster, healthy way for my kids and me to bike to school in
Woodmoor (Pine Crest) and at Eastern. I would love to feel safer biking, walking, and driving
to visit my parents in Woodmoor. I would love if I was less worried about students crossing,
and waiting for the bus, in unsafe locations - like in front of Northwood earlier.

I don’t want my voice to be overshadowed by the small, but vocal car lobby in my
neighborhood.

Can you tell me more about options to testify in person about the plans for University of
Blvd?
https://montgomeryplanning.org/planning/corridor-planning/university-boulevard-corridor-
plan/

Is there a session to address the issue of the University Corridor?
I don’t see it at https://montgomeryplanningboard.org/meetings/signup-to-testify/sign-testify-
form/

Living in Four Corners / Kemp Mill my entire life, I’ve witnessed the benefits of safer streets,
slower speeds, barriers between walkways and roads — from the safety improvements on
Arcola Ave, to the new bus lanes.

I drive a car every day, but would love if there were safer, faster, alternatives.

Sincerely,
David

For reference:
https://www.newsbreak.com/moco-feed-305724672/3763835340617-montgomery-county-
planning-board-sets-february-27-public-hearing-for-university-boulevard-corridor-plan-
mocofeed
https://montgomeryplanning.org/planning/corridor-planning/university-boulevard-corridor-
plan/

mailto:david@choy.me
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From: MCP-Chair
To: Nina Nethery
Subject: RE: SECOND REQUEST Re: Questions about the UBC Plan in preparation for the next Public Hearing
Date: Wednesday, February 12, 2025 12:37:00 PM
Attachments: image001.png

image003.png
image004.png
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Good afternoon Ms. Nethery,
 
Thank you again for your email and apologizes for the delayed response. Please see below for
responses to your questions in italics. As you review these responses, please feel free to contact Zubin
Adrianvala or Jessica McVary with any additional questions or requests for clarification. Planning staff
encourage your participation in the upcoming public hearing – through in-person, virtual, or written
testimony to share your feedback directly with the Planning Board.
 
(1)  Widening on the Northwood High School side?
My backyard is on University Boulevard, across from Northwood High School (10915 Breewood Ct.) 
While originally we were assured that the revisions to the Boulevard would stay within existing set-
back boundaries, at a recent meeting we were told that there would be some sections where widening
would encroach onto some residential properties.  
 
For our particular stretch -- Arcola to Caddington/Gabel -- can you assure us that any widening will be
accommodated on the Northwood High School side and not on the residential side?  If so, do the plans
for the new high school already include this stipulation?  (How can I confirm this?)
 
While the Draft Plan does not recommend widening the roadway itself, the Plan does anticipate
needing the 124-foot right-of-way identified in previously adopted master plans to
accommodate landscaped street buffers, pedestrian and bicycle facilities, and maintenance
buffers, as shown in the below figure (the figure is also included on page 96 of the Public Hearing
Draft). The existing right-of-way varies along University Boulevard, but it is generally narrower
than 124 feet. The additional right-of-way needed to accommodate the Plan’s
recommendations will require dedication through redevelopment or partial acquisition along
property frontages, which will be determined at the time of future redevelopment or detailed
engineering of capital improvements in consultation with property owners. Dedication is
typically to the centerline of the street, in this case requiring an even 62 feet on either side of the
street centerline.
 

mailto:mcp-chair@mncppc-mc.org
mailto:nnethery@verizon.net
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(2)  Bicycle Accessibility on the Northwood Chesapeake Bay Trail?
 
There is a trail known as the Northwood Chesapeake Bay Trail that crosses University Blvd. just east of
Arcola.  It runs along the side of the high school property and then extends down through the new
Breewood Park in my neighborhood to Sligo Creek Park.  Google Search 
 Currently, the path from University down to Sligo Creek Park is not paved or otherwise finished, and is
not well-maintained.  I usually have to walk my bike through there because of the tree roots, mud,
brush, etc.  Given that the entirety of this trail is within the UBC planning zone and you are very focused
on bicycle accessibility, can you commit to finishing this trail as part of the plan?  
 
As you may know, the Northwood Chesapeake Bay Trail (NCBT) is a natural surface trail that
passes through a strip of land owned by the Maryland Department of Transportation State
Highway Administration (MDOT SHA) adjacent to the north side of Northwood High School. The
trail begins at the Northwest Branch Trail (natural surface) and continues across University
Boulevard through Breewood Neighborhood Park extending to Sligo Creek Parkway.  The trail is
open to hiking and bicycling.  The Northwest Branch Trail is open to hiking, biking, and horseback
riding.
 
The Draft Plan recommends that the MDOT SHA-owned  property  be conveyed  to M-NCPPC as
soon as possible to consolidate management and maintenance of the trail by Montgomery
Parks and ensure permanent protection of the property and trail route as parkland. (Please refer
to page x of the Public Hearing Draft.) The Draft Plan elaborates on recommendations for the
NCBT in recommendations on pages 46-48, and page 82:

“Explore mechanisms to transfer the right-of-way at the termini of Breewood Road and
Tenbrook Drive to the M-NCPPC to improve the Northwood Chesapeake Bay Trail
alignment and solidify maintenance and management of the trail by Montgomery Parks
between Sligo Creek Stream Valley Park and Breewood Neighborhood Park.”
“Improve natural surface trail connections between the Northwood Chesapeake Bay Trail
and the termini of Tenbrook Drive and Breewood Road to ensure that the trail connections
are signed, marked, and mapped.”
“The Northwood Chesapeake Bay Trail passes through the Sligo Creek Stream Valley Park

https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fg.co%2Fkgs%2Fnyzrvqx&data=05%7C02%7Cmcp-chair%40mncppc-mc.org%7Ceadd590ed13d48874a0608dd4b710860%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C638749671036230018%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=UOza9tq3%2BZlOVRJpFGvBt%2F6GPd49h4RTedFcbyh5JmQ%3D&reserved=0


and Breewood Neighborhood Park as well as unimproved portions of right-of-way for
Breewood Road and Tenbrook Drive to connect Sligo Creek Trail to University Boulevard.
This Plan recommends that management of the unimproved portions of the right-of-way
be transferred to Montgomery Parks by the appropriate mechanism to consolidate
management and maintenance of the trail by Montgomery Parks and ensure permanent
protection of the property and trail route as parkland.”

 
While the Draft Plan acknowledges the challenges with the Northwood Chesapeake Bay Trail, it
is important to note that master plans have a 10–20-year horizon and do not immediately enact
change. Master plans are long-term guides for public investment and private development.
Master plans set up opportunities for future change, but the real estate market and the county’s
capital improvement program dictates what happens and when.  
 
(3)  Rezoning to C-0.0 means No Commercial?
 I am still confused about the planned rezoning of residential properties in my neighborhood; I have
asked these questions several times before but have not yet received clear answers.  

For the properties including mine that will be rezoned from R-60 to "C-0.0  R-1.0  H-50,"
am I correct that C-0.0 essentially means no commercial expansion is being authorized
at this time?  
If so, then what is the reason for re-zoning to C-0.0?  Is this some sort of pre-positioning
for future changes?
If commercial expansion is intended in the future, will we be officially notified that our
zoning is being changed again from C-0.0 to C-x.x before that happens?

 
The Draft Plan recommends zoning changes on blocks that front University Boulevard from a
detached residential to a commercial residential neighborhood (CRN) zone. However, the
recommended zoning for many of the existing detached residential properties – including your
property - will not allow commercial uses beyond those that are permitted or governed by the
conditional use process in the residential zones today (home occupations, small family day
cares, etc.). Recommended zoning will also include setbacks and limits for height and
development intensity, to better integrate with the character and scale of the existing
community.
 
The reason for the recommended zoning change is to allow property owners to expand their
homes or choose to build more or different units on their property. But property owners are
under no obligation to do so. No homeowners will be obligated to build specific housing types or
convert existing houses.
 
If further zoning changes are recommended, property owners will receive additional notification.
Please note that the Draft Plan – including the recommended zoning changes – must still be
reviewed by the Planning Board and the County Council.
 



I would like to briefly elaborate on the next steps in the planning process. As you know, the
Planning Board will be holding a public hearing on Thursday, February 27 and accept in-person
and virtual testimony. (Please sign-up by noon on February 25 to testify.) You can also provide
written comments to mcp-chair@mncppc-.org by March 13. Then, the Planning Board will hold
work sessions, where they work with Planning Staff to address their own questions and
concerns as well as those shared through the public hearing.  
 
After the Planning Board work sessions, the Plan will go to the County Council, where there will
be another public hearing and an opportunity to share your thoughts about the plan with council
members. The Planning, Housing, Parks (PHP) Committee will then hold work sessions, before
the plan is sent to the full council for any additional work sessions and a vote on its approval.  
 
I hope that this is helpful. Please do not hesitate to contact staff
(Zubin.Adrianvala@montgomeryplanning.org or Jessica.McVary@montgomeryplanning.org)
with any questions or requests for clarification.
 
 
Thank you!
 

  Catherine Coello
Administrative Assistant III
 
Montgomery County Planning Board, Chair’s Office
2425 Reedie Dr 14th Floor, Wheaton, MD 20902
 
catherine.coello@mncppc-mc.org
m: 301.495.4605    |    d: 301.495.4608
 

                

 

 
 
 
 
From: Nina Nethery <nnethery@verizon.net> 
Sent: Friday, February 7, 2025 11:29 AM
To: MCP-Chair <mcp-chair@mncppc-mc.org>
Subject: SECOND REQUEST Re: Questions about the UBC Plan in preparation for the next Public
Hearing

 

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

MCP Chair,
 
Please respond to my email from two weeks ago.  
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If you are choosing not to address my questions or if you don't have any insights to
share, please at least let me know so I can figure out what I should do next.  Perhaps
you could suggest someone else to whom I might address these questions?
 
Thank you,
 
 
Nina Nethery
301-325-5141
 
 
On Saturday, January 25, 2025 at 05:49:14 PM EST, Nina Nethery <nnethery@verizon.net> wrote:

 
 
I have received the invitation to the Public Hearing on February 27th, and I am
considering whether or not to testify.  If I can receive assurances in response to this
email, then perhaps I won't need to.  Can you advise me on the following issues?  If
you are not the right person to reply, please forward or otherwise let me know who to
contact.  
 
(1)  Widening on the Northwood High School side?
 

My backyard is on University Boulevard, across from Northwood High School
(10915 Breewood Ct.)  While originally we were assured that the revisions to
the Boulevard would stay within existing set-back boundaries, at a recent
meeting we were told that there would be some sections where widening would
encroach onto some residential properties.  
 
For our particular stretch -- Arcola to Caddington/Gabel -- can you assure us
that any widening will be accommodated on the Northwood High School side
and not on the residential side?  If so, do the plans for the new high school
already include this stipulation?  (How can I confirm this?)

 
(2)  Bicycle Accessibility on the Northwood Chesapeake Bay Trail?
 

There is a trail known as the Northwood Chesapeake Bay Trail that crosses
University Blvd. just east of Arcola.  It runs along the side of the high school
property and then extends down through the new Breewood Park in my
neighborhood to Sligo Creek Park.  Google Search 
 
Currently, the path from University down to Sligo Creek Park is not paved or
otherwise finished, and is not well-maintained.  I usually have to walk my bike
through there because of the tree roots, mud, brush, etc.  Given that
the entirety of this trail is within the UBC planning zone and you are very
focused on bicycle accessibility, can you commit to finishing this trail as part of
the plan?  

 
(3)  Rezoning to C-0.0 means No Commercial?
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I am still confused about the planned rezoning of residential properties in my
neighborhood; I have asked these questions several times before but have not
yet received clear answers.  

For the properties including mine that will be rezoned from R-60 to "C-0.0
 R-1.0  H-50," am I correct that C-0.0 essentially means no commercial
expansion is being authorized at this time?  

If so, then what is the reason for re-zoning to C-0.0?  Is this some sort of
pre-positioning for future changes?

If commercial expansion is intended in the future, will we be officially
notified that our zoning is being changed again from C-0.0 to C-x.x before
that happens?

Thank you for all you do,
 
 
 
Nina Nethery
301-325-5141



From: marcia.rosenblum@verizon.net
To: MCP-Chair
Subject: University Blvd Corridor Plan
Date: Monday, January 27, 2025 5:53:47 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

I am very concerned about and opposed to several aspects of the proposed plan.
First of all is losing lanes on University Blvd.  The experiment that is going on now is
invalid near Arcola Avenue because Northwood HS is not there for the next 3 years. 
When the school returns there will be 3000 students who have to access the building
and University Blvd is the only access road.  That being said, the right turn currently
to Arcola is confusing and dangerous because the markings show not to get into that
lane until right before Arcola but most people are getting into it right after the light
before, making it dangerous and difficult for those who observe the rules to safely
turn.  Taking away lanes when the school returns will cause total gridlock at arrival
and dismissal.  University Blvd was designed for travel at 40 MPH and the limit has
already been lowered, causing very slow traffic.   To do so further will make a main
thoroughfare virtually unusable and throw more traffic onto secondary streets such as
Sligo Creek Pkwy and adjacent neighborhoood streets that were not designed to
handle it.  Perhaps more effective would be enforcing current speed limits with traffic
cams and police issuing tickets to speeders on a regular basis.

Another main concern is Arcola Avenue. It has already been reduced from two lanes
to one and the speed limit lowered.  It is the main route from Kemp Mill to access both
University Blvd and Georgia Avenue.  Traffic is already crowded on Arcola, especially
when the several schools along it have arrival and dismissal.  The MVA moved into
the Kemp Mill Shopping Center and those clients must use Arcola to access the
parking lot.  To lower the speed limit further would cause gridlock at all times.  I have
not seen the speed control cans on Arcola in a couple of years, so again try
enforcement before creating barriers to people who follow the laws.  

I have many questions that would need to be addressed about what is planned for the
Kemp Mill Shopping Center.  Adding more high density housing will cause traffic
problems and increase over-enrollment in current schools as sited in the plan.  How
affordable will the affordable housing be for people who do not qualify for subsidized
housing?  Where is the money coming from for all of these grand plans, especially in
light of current budget deficits?  I hope many sessions will be held with the affected
neighborhoods, including local Civic Associations and look forward to hearing some
of these issues addressed during hte upcoming public meeting.

Thank you,
Marcia Rosenblum
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From: marcia.rosenblum@verizon.net
To: MCP-Chair
Subject: Re: Automatic reply: University Blvd Corridor Plan
Date: Monday, January 27, 2025 6:01:35 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

My mailing address is:
Marcia Rosenblum
11527 Lovejoy Street
Silver Spring, MD 20902

On Monday, January 27, 2025 at 05:53:51 PM EST, MCP-Chair <mcp-chair@mncppc-mc.org> wrote:

﻿﻿Thank you for contacting the Planning Board Chair’s Office. This confirms receipt of your message for
distribution to appropriate staff to review. If you have submitted an inquiry, we will respond in a timely
manner. You may also leave a voice message at (301) 495-4605 and a staff member will return your
call.

 

If you have submitted written testimony for a Planning Board item, please be sure to include your
mailing address to satisfy proper noticing requirements. If this was not already included, please reply
to this email with that information. Written testimony submitted before the deadline of 12pm, two
business days before the scheduled Planning Board meeting, will be distributed to the Board and staff
and included in the public record. Written testimony received after the deadline will only be distributed
to staff to review.

 

For more information about the Chair’s Office, please visit: https://montgomeryplanningboard.org/
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From: takele
To: MCP-Chair
Cc: Adrianvala, Zubin; Sanders, Carrie; McVary, Jessica; Yearwood, Nkosi;

councilmember.friedson@montgomerycountymd.gov; Councilmember.Albornoz@montgomerycountymd.gov;
Councilmember.Glass@montgomerycountymd.gov; Councilmember.Jawando@montgomerycountymd.gov;
Councilmember.Sayles@montgomerycountymd.gov

Subject: Support for Proposed Rezoning of Breewood court within the University Boulevard Corridor Plan (UBCP)
Date: Monday, January 27, 2025 11:18:59 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Montgomery County Planning Board,

I am writing to express my strong support for key elements of the University Boulevard
Corridor (UBC) plan and the associated proposed revisions to the R60 zoning classification
currently under review by the County Council. As a District 6 constituent and homeowner in
the Sligo Woods community, I am excited about the opportunities this proposal presents for
enhancing the quality of life for residents and homeowners in our area.

I believe that the UBC plan addresses critical community needs, including traffic safety,
regional connectivity, environmental sustainability, housing, and economic development.
These initiatives are pragmatic and essential for making our community more livable while
reducing its environmental impact. The proposed zoning changes along the corridor represent
a forward-thinking approach to achieving these goals.

 Specifically, the plan proposes to rezone only corridor-fronting blocks, properties within a
quarter mile of future Bus Rapid Transit (BRT) stations, and institutional properties to a mix
of Commercial Residential Neighborhood (CRN) and Commercial Residential Town (CRT)
classifications. This targeted rezoning would focus growth in transit-oriented, walkable
locations, helping the county evolve toward a more efficient and sustainable future.

 The changes would also allow community residents the option—not the obligation—to build
additional housing types on their property, provided that enough free land is available. This
flexibility can lead to more diverse housing options, greater attainability, and improved access
to community-serving amenities, such as grocery stores, especially near transit stops. For
owners of larger or underutilized lots, the opportunity to develop additional housing types
could help alleviate the housing shortage while creating economic opportunities for property
owners.

 

In sum, the UBC plan and the associated zoning changes offer significant benefits to residents,

mailto:takele1979@yahoo.com
mailto:mcp-chair@mncppc-mc.org
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mailto:Councilmember.Jawando@montgomerycountymd.gov
mailto:Councilmember.Sayles@montgomerycountymd.gov


homeowners, and the broader community. By encouraging thoughtful development and
transit-oriented growth, these proposals will help improve the quality of life for current and
future residents.

 

I urge you to support both the University Boulevard Corridor plan and the proposed rezoning
changes. These initiatives represent a meaningful step toward addressing our county’s needs
for sustainable growth, attainable housing, and economic vitality.

 

Thank you for your leadership and your attention to these important issues.

 

Sincerely,

Takele B. Yazew

10909 Breewood Ct

Silver Spring, MD 20901

Cell: 434-466-9472

 

 

 

 

 

 



From: Pete Lublin
To: MCP-Chair
Cc: Pete Lublin
Subject: University blvd project
Date: Wednesday, January 29, 2025 12:20:20 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

I am totally against this plan.. It  does not help the people traveling further than wheaton or four corners
...............we will not be taking the bus!  You already shoved other projects down our throats , even thou
we give our opinons , you still do what you want to, not what the tax payers want... 

 Pete L.  

mailto:outdoorsguy_1999@yahoo.com
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From: Chris Irwin
To: MCP-Chair
Subject: Comments in favor of the University Boulevard Corridor Plan
Date: Wednesday, January 29, 2025 12:55:58 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

To Whom It May Concern, 

First, I would like to express a heartfelt thank you to the Planning Board and its
employees who are working on this and other similar projects. Thank you for your vision and
diligence. Thank you for taking the time to read my comments and the comments of
my neighbors. 

I am a resident of the Kemp Mill Neighborhood and a member of the Kemp Mill Civic
Association. Having read through the University Boulevard Plan in its entirety, I am very
pleased with the efforts that are being taken to improve the safety and prosperity of
our community. I would love to see a safe and thriving community with improved walkability,
pedestrian safety, public transportation, and inviting public spaces throughout the Corridor.
The zoning changes that allow for property owners to develop mixed-use and higher density
housing are completely appropriate to the needs of our community.

On my neighborhood listserv and in our civic association meetings, the loudest voices seem to
be my neighbors who don't want to entertain any discussion of changing the Corridor - unless
it is back to a time! They believe this plan will only bring more traffic, and fewer travel lanes,
to our neighborhood- slowing down their commutes. 

I implore you to reach out to my civic association and the others along the corridor and
educate them on what this plan actually proposes for our community. 

thank you
Sincerely,
Christopher Irwin 
20902

mailto:cadaverchris@gmail.com
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From: Nancy Karkowsky
To: MCP-Chair
Subject: ​Please do not enact the proposed University Blvd Corridor Plan
Date: Thursday, January 30, 2025 10:42:37 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Please do not enact the proposed University Blvd Corridor Plan
The restrictions will make traffic less safe and less manageable because frustrated drivers will simply turn
off into side streets, endangering those thoroughfares.
There are too many restrictions already.
Please restrain yourselves.
thanks.
Nancy
NF Karkowsky, Esquire
Silver Spring, Maryland 20902
(e) nkarkowsky@gmail.com 
Specialized Training & Experience in Mediation, ADR, Collaborative Law, & Child Welfare

---------- Forwarded message ---------
From: list@jewishsilverspring.org
Date: Tue, Jan 28, 2025 at 5:31 PM
Subject: [list] Summary of University Blvd Corridor Plan-submit feedback to MCP-
Chair@mncppc-mc.org
To:
The University Blvd Corridor plan calls for many changes that will have a direct impact on
Kemp Mill and Silver Spring. Drivers will face more challenges commuting.  
Summary of University Blvd Corridor Plan-submit feedback to MCP-Chair@mncppc-mc.org
Here is a comprehensive summary of the report's recommendations:

Bus Rapid Transit Lanes

Dedicated Bus Rapid Transit (BRT) lane in each direction on University
Boulevard and Colesville Road (a removal of four entire travel lanes
through Four Corners)

 “Convert existing general purpose traffic lanes to dedicated transit
lanes, in a manner consistent with other county policies.”

Rezoning for Higher Density Housing

Plans to rezone for high-density housing, specifically in the Kemp Mill
Shopping Center and along Arcola Avenue.

Major Speed Limit Reductions (enforced by new speed cameras)

University Boulevard: Lowered to 30 mph throughout and 25 mph in
Wheaton 
Colesville Road: Lowered to 30 mph.

mailto:nkarkowsky@gmail.com
mailto:mcp-chair@mncppc-mc.org
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Arcola Avenue: Lowered to 20 mph.
Dennis Avenue: Lowered to 20 mph.
Lamberton Drive: Lowered to 20 mph.
All Side Streets: Lowered to 20 mph.

"Install additional traffic enforcement and other tools to manage
speeding along the corridor."

No Right Turns on Red

A complete ban on right turns on red at every signalized intersection within
the University Boulevard Corridor area.

Elimination of Merge Areas

Removes merge zones, including the ‘yield area’ from Arcola Avenue on
University Boulevard.
In addition to removing ALL merge areas, the Plan also calls to make it
even harder to get on and off University Boulevard, as explicitly stated in the
plan:

“Signalize, restrict, or close median breaks along University
Boulevard."

Changes to Interstate 495 Access

The plan calls to completely reconfigure the interchanges with Interstate 495
at Colesville Road and University Boulevard.  
This would remove right-lane yield sections for drivers getting onto and off
Interstate 495 and add new traffic signals (posted No Turn on Red) with hard
right turns for getting onto and off the Capital Beltway.
This is explicitly stated in the University Boulevard Corridor Plan below:

“Reconstruct interchange ramps to conventional 90-degree
intersections instead of merge lanes, consistent with MDOT SHA
Bicycle and Pedestrian Design Guidelines.” & “Signalize all turning
movements to provide protected phases for pedestrian and bicyclist
crossing.”

AND MUCH MORE…

I recommend reading the 150-page University Boulevard Corridor Plan
Working Draft Plan.

SUBMIT YOUR COMMENTS

Individuals wanting to testify must sign up by 24 Feb

https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fmontgomeryplanning.org%2Fplanning%2Fcorridor-planning%2Funiversity-boulevard-corridor-plan%2F%23public-hearing-draft&data=05%7C02%7Cmcp-chair%40mncppc-mc.org%7C807416127d4349a6f42908dd40160541%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C638738485566086271%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C40000%7C%7C%7C&sdata=wXpiAPv9CtA7iDG6tvkYfNRHXCNcSyHBBOCXN0gWPrM%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fmontgomeryplanning.org%2Fplanning%2Fcorridor-planning%2Funiversity-boulevard-corridor-plan%2F%23public-hearing-draft&data=05%7C02%7Cmcp-chair%40mncppc-mc.org%7C807416127d4349a6f42908dd40160541%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C638738485566086271%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C40000%7C%7C%7C&sdata=wXpiAPv9CtA7iDG6tvkYfNRHXCNcSyHBBOCXN0gWPrM%3D&reserved=0


(https://montgomeryplanningboard.org/meetings/signup-to-testify/). 
You can also submit written comments to MCP-Chair@mncppc-mc.org by noon on
February 25.

Jonathan

Virus-free.www.avg.com
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From: Lasdun Kuperberg Family
To: MCP-Chair
Subject: University Blvd Corridor plan
Date: Thursday, January 30, 2025 10:42:43 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Please do not change the Kemp Mill shopping center. The Orthodox Jewish community needs
its kosher supermarket and having it within the community is not only convenient, it is
economically beneficial. Forcing it to move somewhere else will be a financial burden not just
on the business, but the whole community. 

Additionally, there are numerous kosher restaurants in the shopping center which would also
suffer huge financial setbacks if force to move. The synagogue is also next to the shopping
center, making the area an important part of the whole community. 

The Orthodox community is an important tax-paying, voting part of the community. We
appreciate when the county takes our needs and opinions into account. Please do not change
this part of our community. We need it.

mailto:lasdunkuperberg@gmail.com
mailto:mcp-chair@mncppc-mc.org


From: Lasdun Kuperberg Family
To: MCP-Chair
Subject: University Blvd Corridor plan
Date: Thursday, January 30, 2025 10:42:50 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Why not use the empty lot on the corner of University and Viers Mill for high density
housing? It was torn down years ago and has been unused ever since. That’s the perfect place
for it - close to the Wheaton shopping center and the Metro.

mailto:lasdunkuperberg@gmail.com
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From: Dawn Felsen
To: MCP-Chair
Subject: University Blvd Corridor Plan
Date: Thursday, January 30, 2025 10:43:00 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

I live in the Kemp Mill area of Silver Spring and wanted to write to you in support of the
University Blvd Corridor Plan.  As a retired Montgomery County Police officer I know the
devastating effects of speeding on pedestrian and cyclist safety.  I am in favor of any
measures taken to reduce speeds on our roadways, increase infrastructure for safe cycling and
pedestrian safety throughout this area. 

Rezoning to allow for higher density housing would open up some opportunities for
landowners to increase the amount of available housing in this area which would be great for
struggling small businesses in the area.  

More bus lanes should help buses to get where they need to go more easily and hopefully
make mass transit more popular to ease traffic overall.  

You are likely going to hear from lots of people opposed to this plan.  I've already seen the
debate within my own neighborhood.  The underlying argument being based almost entirely
on drivers wanting to drive as fast as possible to get where they need to go in the least amount
of time possible.   Please don't compromise vulnerable road user safety in favor of acquiescing
to those who hold their driving privilege above the needs of the rest of the community.   

-- 
Dawn Felsen
240-876-5232
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‭South Four Corners Citizens Association‬
‭PO Box 792‬
‭Silver Spring, MD 20918‬
‭sfcca.president@gmail.com‬

‭January 31, 2025‬

‭VIA ELECTRONIC MAIL‬
‭Montgomery County Planning Board‬
‭℅ Chair Artie Harris‬
‭2425 Reedie Drive‬
‭Wheaton, MD 20902‬

‭RE: Montgomery County Planning University Boulevard Corridor Plan Draft‬

‭Dear Planning Board Chair Harris and Members of the Montgomery County Planning Board:‬

‭As the elected president of the South Four Corners Citizens Association (SFCCA), representing‬
‭1,152 households in South Four Corners, I am writing on behalf of the association to provide a‬
‭response to the University Boulevard Corridor Plan Draft. South Four Corners' northern‬
‭boundary is University Boulevard and its eastern boundary is Colesville Road. These‬
‭boundaries put our neighborhood within the scope of significant elements of the proposed‬
‭University Boulevard Corridor Plan. Please find our statement adopted by our association on‬
‭January 30th, 2025 inline below and attached in PDF form.‬

‭Sincerely,‬

‭Jeff Lesperance‬
‭SFCCA President‬
‭sfcca.president@gmail.com‬
‭https://southfourcorners.org/‬

‭CC: Zubin Adrianvala, Montgomery County Planning Department‬
‭Montgomery County Council:‬

‭Kate Stewart‬ ‭Will Jawando‬ ‭Gabe Albornoz‬
‭Evan Glass‬ ‭Laurie-Anne Sayles‬ ‭Kristin Mink‬

mailto:sfcca.president@gmail.com
mailto:sfcca.president@gmail.com
https://southfourcorners.org/


‭South Four Corners Citizens Association (SFCCA)‬
‭Resolution‬

‭University Boulevard Corridor Plan‬

‭The South Four Corners Citizens Association (SFCCA), representing 1,152 homes in the South‬
‭Four Corners neighborhood, has concerns regarding elements included in the University‬
‭Boulevard Corridor Plan (UBCP)‬‭Working Draft‬‭proposal.‬‭SFCCA concerns are:‬

‭1.‬ ‭SFCCA Remains Opposed to the “Street Grid” Option of the UBCP.‬‭On September‬
‭17, 2024, SFCCA passed a resolution opposing the “Street Grid” option of the UBCP‬
‭consisting of extending Gilmoure Dr and connecting Sutherland and Rogart Rds in a grid‬
‭plan to University Blvd. SFCCA does not believe that it is possible to avoid extensive‬
‭cut-through traffic into South Four Corners (SFC) neighborhood streets if a similar‬
‭“Street Grid” option is implemented. Higher traffic will lead to reduced pedestrian and‬
‭bicycle safety, more congested parking, and loss of privacy within the SFC‬
‭neighborhood. The “Street Grid” option would also cause the loss of important‬
‭neighborhood facilities (particularly the destruction of the Post Office and Safeway).‬
‭SFCCA notes that the Working Draft 2025 published in January 2025 includes the‬
‭following on page 107, to which SFCCA is strongly opposed:‬

‭“The long-term vision for Four Corners includes a more connected network of‬
‭Town Center Streets that provides increased local connectivity for people‬
‭walking, biking, rolling, taking transit, and driving, and introduces a more regular‬
‭street pattern than today’s one-way couplet. . . . More consolidated and‬
‭rectangular parcels within a more regular network of streets can facilitate‬
‭development of higher intensity private development, public facilities, and/or‬
‭amenities, while relocating vehicular property access points from University‬
‭Boulevard itself to intersecting and parallel streets. . . . While the Plan identifies a‬
‭more connected network of Town Center Streets as a long-term vision, the Plan‬
‭also recommends further study be advanced in the near-term. A near-term study‬
‭should consider the following potential elements of the long-term vision: . . .‬
‭Reconfiguring the portion of existing eastbound University Boulevard that is west‬
‭of Colesville Road into a new Town Center Street that connects to the street‬
‭network to the west at or near Lorain Avenue and to the east at Colesville Road. .‬
‭. . Relocating vehicular site access points from the combined University‬
‭Boulevard to intersecting or parallel Town Center Streets”‬

‭The Planning Department recently withdrew the “Street Grid” option from the draft UBCP,‬
‭but SFCCA notes that the Working Draft refers to “a more connected network of Town‬
‭Center Streets” which appears to represent a version of the Street Grid. Any effort by the‬
‭Planning Board to reinsert the “Street Grid” option similar to the design presented in the‬
‭emerging ideas in the UBCP will result in SFCCA’s strong objection to the UBCP for‬
‭Four Corners (apart from safety and aesthetic improvements that do not involve road‬
‭realignment or extensive new development).‬

https://montgomeryplanningboard.org/wp-content/uploads/2025/01/Staff-Working-Draft_FINAL.pdf


‭2.‬ ‭Safety.‬‭SFCCA strongly supports improvements to the‬‭safety of pedestrians, bicyclists,‬
‭and vehicles along University Blvd and on residential streets. These improvements are‬
‭long overdue. SFCCA believes, however, that safety improvements should not wait for or‬
‭be tied to UBCP approval. SFCCA notes that the Maryland Department of Transportation‬
‭is currently pursuing a pedestrian safety improvement program for University Blvd that is‬
‭not linked to the UBCP. SFCCA observes that there are many safety projects that could‬
‭be done well in advance of the UBCP, and without requiring the zoning changes or road‬
‭redesigns proposed in the UBCP Preliminary Recommendations. SFCCA believes that‬
‭steps to improve safety on University Blvd (such as by “road diets”) should also consider‬
‭safety and other impacts of diverting vehicular traffic into SFC and other residential‬
‭neighborhoods. SFCCA believes such diversions of traffic without mitigation efforts will‬
‭diminish safety on narrow and crowded residential streets, and is at odds with Vision‬
‭Zero and walkability, bikeability, and accessibility goals. Children (obscured by parked‬
‭cars) are much more likely to cross these neighborhood streets than they are to cross‬
‭University Blvd. SFCCA encourages development of a comprehensive plan to mitigate‬
‭safety concerns within the neighborhood, independent of any diversion of traffic into the‬
‭neighborhood.‬

‭3.‬ ‭Protection of Existing Residences on University Blvd.‬‭There is a substantial risk that‬
‭residents of single-family homes along University Blvd will lose frontage and driveway‬
‭access to University Blvd so that new, larger buildings to be built nearby (and which‬
‭require access to University Blvd) can be accommodated. The Planning Board should‬
‭provide a detailed map of the length of University Blvd, including through the Four‬
‭Corners area, that shows an outline of the dwellings on each property, the amount of‬
‭additional Right of Way (ROW) that the UBCP would use on each property, and the‬
‭driveways, fences, hedges, or other existing features on each property that would be‬
‭eliminated. This information would allow residents along University Blvd to understand if‬
‭their properties will lose value or utility because of closer proximity of their living spaces‬
‭to cars, bicycles, and pedestrians; loss of ability to park on their properties; loss of green‬
‭space; etc. SFCCA believes that the UBCP should do everything reasonably possible to‬
‭minimize impacts on these residents from displacement and loss of property value.‬

‭4.‬ ‭Accommodation of Parking.‬‭SFCCA opposes the commercial‬‭and housing‬
‭development proposed in the UBCP if SFC residential streets are expected to‬
‭accommodate overflow parking from new, higher density development along University‬
‭Blvd. The County Council's recent adoption of Zoning Text Amendment (ZTA) 23-10‬
‭does not require developers to meet previous baseline parking requirements for new‬
‭mixed-use and multi-unit buildings within a quarter-mile radius of BRT stations (BRT bus‬
‭stops). Residents and customers of the new multi-unit buildings along University Blvd‬
‭will almost certainly have cars and trucks, and will necessarily park their vehicles on‬
‭SFC and other residential streets. Whereas SFCCA acknowledges the need for new‬
‭neighbors to park, current on-street parking in SFC is only adequate for existing, single‬
‭residence dwellings and a few additional neighbors. A large influx of new vehicles will‬



‭overwhelm limited on-street capacity and create congested parking and driving‬
‭conditions. The Planning Department should explain how excessive parking additions‬
‭and incursions into SFC and other neighborhoods will be prevented.‬

‭5.‬ ‭Adequacy of Infrastructure to Accommodate New Development.‬‭The Planning‬
‭Department must also demonstrate that planning and funding of infrastructure in the‬
‭UBCP area (e.g., schools, storm drains, water supply, power grid) is sufficient to meet‬
‭the growth in residential and commercial demand enabled by the UBCP and AHS.‬
‭SFCCA will oppose the expansive development proposed in the UBCP (as well as the‬
‭AHS) unless the Planning Department can demonstrate that sufficient infrastructure will‬
‭be in place to accommodate the planned development or that Montgomery County’s‬
‭Growth and Infrastructure Policy (GIP) will be adequately funded to pay the full cost of‬
‭needed additional infrastructure through development fees. It is not sufficient to simply‬
‭assert that the GIP will automatically address any shortcomings that may appear in the‬
‭future without knowing what these shortcomings will be and how much they will cost to‬
‭fix.‬

‭6.‬ ‭The Planning Department Must Provide Future Traffic Forecasts for University‬
‭Blvd and Connecting Neighborhood Streets.‬‭SFCCA will‬‭not support any traffic or‬
‭development-related aspects of the UBCP unless the Planning Department undertakes‬
‭and provides the results of detailed traffic modeling of the UBCP in 5-year increments for‬
‭the period of 2025 through 2045. We recognize that traffic analysis was done for the‬
‭initial plan drafts, but the presentation of the results did not include any of the input‬
‭assumptions used by the Montgomery Planning consultant (VHB). Nor did it provide‬
‭information on vehicular traffic that will be diverted from University Blvd onto SFC‬
‭neighborhood streets as University Blvd is reduced in lanes and building density on the‬
‭University Blvd corridor is increased. These forecasts must measure future traffic‬
‭congestion on University Blvd and connecting residential streets caused by the‬
‭combination of the following, and the underlying model assumptions should also be‬
‭detailed:‬

‭a.‬ ‭Natural traffic growth on the University Blvd‬
‭b.‬ ‭Traffic growth caused by UBCP-related commercial and housing development‬
‭c.‬ ‭Attainable Housing Strategy (AHS)-generated traffic coming from the‬

‭neighborhoods that feed into University Blvd‬
‭d.‬ ‭Reductions in lane numbers and widths on University Blvd proposed by the‬

‭UBCP‬
‭e.‬ ‭Traffic congestion effects caused by potential underutilization of the proposed‬

‭BRT on University Blvd. These cumulative traffic impacts, not discussed in the‬
‭draft UBCP material provided by the Planning Department, could lead to severe‬
‭traffic congestion on University Blvd that would overflow into SFC and other‬
‭neighborhoods along University Blvd.‬

‭7.‬ ‭Concerns about the “Limited Change” Option at Four Corners.‬‭SFCCA is‬
‭concerned that many cars and trucks will enter and transit SFC residential streets under‬



‭the proposed “Limited Change” option of the UBCP. Such access will occur if the parking‬
‭lots and driveways of the new, large buildings to be built along University Blvd at Four‬
‭Corners connect directly to neighborhood streets such as Sutherland Road, Rogart‬
‭Road, and Gilmoure Drive. Other neighborhoods at Four Corners would be affected by‬
‭similar access. SFC will need firm assurances that cars and trucks will not be allowed to‬
‭access or leave any properties along University Blvd via these residential streets. Until‬
‭such assurances are obtained, SFCCA will oppose the large commercial and residential‬
‭developments that were proposed on October 15, 2024, by the Planning Department‬
‭under the “Limited Change” option.‬

‭8.‬ ‭Concern about Accelerated Timeline and Insufficient Notice to the Affected‬
‭Communities‬‭. The Planning Department has accelerated‬‭the timeline for this project,‬
‭without sufficient communication to the community. The published timeline‬
‭(‬‭https://montgomeryplanning.org/planning/corridor-planning/university-boulevard-corridor‬
‭-plan/#timeline‬‭) indicates the draft plan and a public‬‭hearing in the Spring 2025. Now,‬
‭with limited notice to the community, Montgomery Planning decided to present their final‬
‭draft Plan (the Working Draft) to the Planning Board on Jan 16, and will request that the‬
‭public hearing on the Plan be held on Feb 27 2025. SFCCA requests that the public‬
‭hearing and future consideration of the plan be postponed -- to at least the Spring, when‬
‭originally published -- to allow time for communication to the public and for details‬
‭related to the concerns above to be addressed. SFCCA requests that‬‭1)‬‭there is more‬
‭time for the public to digest and study the UBC Plan Working Draft; 2) Planning staff mail‬
‭information and educational materials to affected property owners.‬

‭APPROVED and ADOPTED this 30th day of January, 2025‬
‭Jeff Lesperance, SFCCA President‬

https://montgomeryplanning.org/planning/corridor-planning/university-boulevard-corridor-plan/#timeline
https://montgomeryplanning.org/planning/corridor-planning/university-boulevard-corridor-plan/#timeline


From: eli hes
To: MCP-Chair
Subject: University Blvd Corridor Plan
Date: Sunday, February 2, 2025 4:30:04 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

The implementation of speed cameras along the University Boulevard Corridor, while
intended to enhance road safety, has several significant drawbacks. Firstly, these cameras can
be perceived as punitive rather than protective. Many residents and drivers may view them as
a revenue-generating tactic rather than a genuine attempt to improve road safety. This
perception can lead to a lack of trust in local authorities and resentment among the
community.

Secondly, the cost of installing and maintaining these speed cameras might outweigh the
benefits. The financial burden of purchasing, installing, and regularly maintaining these
devices can be substantial. Additionally, the administrative costs associated with processing
fines and handling disputes can further strain local resources. These funds could potentially be
better allocated to other safety measures or community improvements.

Thirdly, the presence of speed cameras can lead to unintended consequences, such as
increased driver anxiety and erratic driving behavior. Knowing that they are being monitored,
some drivers may become overly cautious, leading to sudden braking and inconsistent speeds.
This can create a more hazardous driving environment, as other drivers may not anticipate
these sudden changes in speed.

Lastly, the strict enforcement of speed limits through speed cameras can disproportionately
affect lower-income individuals. Fines from speed cameras can be a significant financial
burden for those already struggling to make ends meet. This can lead to increased financial
stress and potential legal issues for those unable to pay their fines promptly.

In conclusion, while speed cameras aim to enhance road safety, they can lead to a range of
negative consequences, including community resentment, financial strain, increased driver
anxiety, and disproportionate impacts on lower-income individuals. It is essential to consider
these potential drawbacks and explore alternative safety measures that may be more effective
and equitable.

mailto:elihesjunk@gmail.com
mailto:mcp-chair@mncppc-mc.org


From: eli hes
To: MCP-Chair
Subject: University Blvd Corridor Plan
Date: Sunday, February 2, 2025 4:31:31 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

The proposed law to ban right turns on red at every signalized intersection within the
University Boulevard Corridor area brings several negative consequences that could outweigh
its intended benefits. While this measure aims to enhance pedestrian safety and reduce
accidents, it may result in increased traffic congestion, frustration among drivers, and
environmental impacts.

Firstly, the elimination of right turns on red will likely lead to longer wait times at
intersections. Right turns on red are a common practice that helps to maintain traffic flow,
particularly during non-peak hours. Without the ability to make these turns, drivers will spend
more time idling at traffic lights, leading to increased fuel consumption and emissions. This
additional time spent waiting at intersections can also contribute to frustration among drivers,
potentially exacerbating aggressive driving behaviors.

Secondly, this restriction could have a ripple effect on overall traffic patterns and congestion.
The inability to turn right on red can create bottlenecks at intersections, especially during peak
hours when traffic volumes are high. This can lead to longer travel times and reduced
efficiency of the road network. The resulting congestion can also negatively impact local
businesses, as customers may find it more difficult to access shops and services.

Furthermore, the blanket ban on right turns on red does not take into account the varying
levels of traffic and pedestrian activity at different intersections. Some intersections may have
minimal pedestrian traffic, making the ban on right turns on red unnecessary and
counterproductive. A more targeted approach, taking into consideration the specific conditions
at each intersection, would likely be more effective in balancing safety and traffic flow.

Lastly, the implementation of this law could place an additional burden on law enforcement
and local resources. The need to monitor compliance and issue citations for violations will
require significant time and effort from law enforcement officers. This could divert resources
away from other important duties and strain local budgets.

In conclusion, while the no turn on red law aims to enhance pedestrian safety, it could lead to
longer wait times, increased traffic congestion, frustration among drivers, and environmental
impacts. A more nuanced and targeted approach, rather than a blanket ban, would better
address the needs of both pedestrians and drivers while minimizing negative consequences.

mailto:elihesjunk@gmail.com
mailto:mcp-chair@mncppc-mc.org


From: eli hes
To: MCP-Chair
Subject: University Blvd Corridor Plan
Date: Tuesday, February 4, 2025 10:09:27 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

The proposed reduction in speed limits and the enforcement of no turn on red
signs along the University Boulevard Corridor bring several drawbacks that could
negatively impact the community. While these measures aim to enhance
pedestrian safety and traffic management, they may result in unintended
consequences that could outweigh their benefits.

Firstly, the significant reduction in speed limits on major roads such as University
Boulevard, Colesville Road, and Arcola Avenue could lead to increased travel
times and driver frustration. Commuters and local residents may find themselves
spending more time on the road, which could result in a decrease in overall
productivity and increased stress. Additionally, lower speed limits may deter
drivers from using these main roads, causing traffic to spill over into smaller side
streets. This could create safety hazards in residential areas as increased traffic
volumes pose risks to pedestrians and cyclists.

Secondly, the strict enforcement of these reduced speed limits through new
speed cameras might be perceived as punitive rather than protective. Residents
and drivers may view these measures as a revenue-generating tactic rather than
a genuine attempt to improve road safety. The cost of installing and maintaining
these speed cameras might outweigh the benefits, especially if the community
perceives them as an overreach of traffic enforcement.

Thirdly, the complete ban on right turns on red at every signalized intersection
within the University Boulevard Corridor area could further exacerbate traffic
congestion. Right turns on red are a common practice that helps maintain traffic
flow at intersections. By eliminating this option, drivers might experience longer
wait times at traffic lights, leading to increased fuel consumption and emissions.
The additional time spent idling at intersections could also contribute to
frustration among drivers, potentially increasing the risk of aggressive driving
behaviors.

In conclusion, while the proposed speed limit reductions and no turn on red
signs aim to enhance safety, they could lead to longer travel times, driver
frustration, and unintended traffic spillover into residential areas. The perception
of speed cameras as punitive measures and the elimination of right turns on red

mailto:elihesjunk@gmail.com
mailto:mcp-chair@mncppc-mc.org


may result in increased congestion and emissions, diminishing the overall
effectiveness of these traffic management strategies.



From: Tamar Schmerling
To: MCP-Chair
Subject: Comments on plan
Date: Tuesday, February 4, 2025 1:26:14 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

As a kemp mill resident, I am deeply concerned about the proposed plans. This sounds like a
complete nightmare. Adding high density housing while at the same time removing lanes ? I
can assure you that adding bus lanes will not encourage anyone to use buses or bikes for
commuting; it will only add congestion, traffic and frustration for silver spring/kemp mill
residents. There is already so much increased traffic and congestion here during peak times. In
my experience driving recently, the bus lanes create a more dangerous driving experience for
drivers. It is having the opposite of its intended effect. University Blvd is a major street- the
speed limit was already lowered, and lowering it to 30 and 25 mph in places is just painful.
You have to be so conscious of your speed that it ends up being distracting. In addition to the
bus lanes, the no turn on red would further increase traffic. This plan does not sound like you
took local residents and drivers into consideration at all. 
 I urge you to reconsider !
- a very concerned Kemp Mill resident 

 Sent from my iPhone

mailto:tamaroff13@yahoo.com
mailto:mcp-chair@mncppc-mc.org
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WOODMOOR-PINECREST CITIZENS' ASSOCIATION 

Silver Spring, Maryland 20901 

 
 

January 31, 2025 

 
Mr. Artie Harris, Chair 
Montgomery County Planning Board 

2425 Reedie Drive, 14th Floor 
Wheaton, MD 20902 

 
The Honorable Kate Stewart, President 
Montgomery County Council 
100 Maryland Avenue 

Rockville, MD 20850 

 
VIA EMAIL: MCP-Chair@mncppc-mc.org, 
councilmember.stewart@montgomerycountymd.gov, 
county.council@montgomerycountymd.gov 

 
 
RE:  University Boulevard Corridor Plan (UBC) 
 
Dear Chair Harris, Planning Board Commissioners, County Council President Stewart and 
County Councilmembers: 
 
The Woodmoor-Pinecrest Citizens’ Association (WPCA), a civic association serving a community 
of more than 1,160 households, is located in eastern Silver Spring. The borders of our 
neighborhood are I-495, the Northwest Branch of the Anacostia River, Colesville Road (US 29) 
and University Boulevard (MD-193). Residents have worked collaboratively on planning activities 
for State and County projects over many years, have participated in the University Boulevard 
Corridor (UBC) Plan meetings, and appreciate the work of the Planning Department. This area has 
some of the most significant transportation and traffic congestion challenges in the State. Since 
our community is adjacent to 3 major highways and 11 Beltway ramps, detailed impact analysis 
is critical for evaluating the feasibility of extensive transportation proposals. 
 
The UBC Plan proposes to repurpose 1-2 travel lanes in each direction along 3.5 miles on the 
corridor, while also acquiring property for additional right of way.  In addition, given project 
schedules for the other 8 BRT projects,  as well as the funding challenges, the proposed Bus Rapid 
Transit (BRT) line for University Boulevard is not likely to  be completed within the time horizon 
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of the UBC Plan. The UBC Plan proposes to add 4,000 housing units here by upzoning 536 single 
family homes to the Commercial-Residential Neighborhood zone, upzoning 9 religious institutions 
and houses of worship to the Commercial-Residential Town zone, and upzoning all existing 
commercial properties.  There is no staging plan and therefore, additional density would be added 
regardless of whether there are any infrastructure improvements implemented. 
 
During the January 22, 2025 WPCA meeting, members voted to approve a letter requesting that 
the University Boulevard (UBC) Plan be paused because the proposed Plan is premature.  The 
Association requests that  the following be completed before further action on the Plan. 
 
1. The ongoing Maryland State Highway Administration (SHA) study and design of safety 
improvements for the same segments of University Boulevard should be completed. SHA owns 
and maintains the road.  Residents are participating in this study. 
 
2. The Planning Department provides an analysis of the impact of their concept proposals on 
surrounding infrastructure (roads, schools, utilities, etc.) and holds additional public meetings to 
provide the information.   
 
3. The County Council determines whether they are moving forward with the Planning Board’s 
Attainable Housing (AHS) proposal, which would upzone all single family detached properties in 
Silver Spring.  If AHS or some variation of it moves forward, the additional density throughout 
the University Boulevard study area should be added to the impact analysis for the UBC Plan. 
 
4. Since, the proposed BRT for University Boulevard is not on track to be completed within the 
20 year horizon of the UBC Plan, the Plan should either be paused or the proposed density should 
be adjusted accordingly. 
 
We look forward to your response and to continuing to work with agencies to improve safety and 
mobility for all travelers on this corridor and the surrounding area. Thank you for your 
consideration. 
 
Respectfully submitted, 
 
Nicholas A. Brady, President 
Woodmoor-Pinecrest Citizens' Association 

Silver Spring, MD 20901 



To: 

Montgomery County Planning Department 

CC: 

The Hon. Artie Harris, Chair, Montgomery County Planning Board 

Honorable Members, Montgomery County Planning Board 

From: 

Daniel and Quinn Frissell 

303 Timberwood Avenue 

Silver Spring, MD 20901 

Re: Request Regarding Proposed CRN Zoning Changes in UBCP 

Dear Montgomery County Planning, 

My wife, Quinn, and I are writing regarding the proposed CRN zoning changes for our home on Timberwood 

Avenue in Silver Spring, MD, as part of the UBCP. While we are not in favor of the UBCP in its current form, as 

described in a letter sent by our block to Montgomery County Planning and the Montgomery County Council in 

November, we believe it is essential that our property remain included in the proposed CRN zoning changes unless 

adjustments to the plan are made to address our concerns detailed below. 

Today, a few of our neighbors submitted a letter requesting that our side of the 300 block of Timberwood Avenue, 

which includes seven houses, be excluded from the CRN zoning changes. However, we chose not to participate in 

their letter, as our property would be more isolated than the other houses due to its location at the beginning of 

the block. Our home directly borders two lots on University Boulevard and two more on Lorain Avenue—all slated 

for CRN zoning. This would leave our smaller home eventually surrounded on multiple sides by much larger, higher-

density buildings, without the option to develop to a comparable height, resulting in an adverse impact to our 

property. 

We believe a better solution would be to exclude not just the seven homes on Timberwood Avenue but also the 

adjacent properties on Lorain Avenue (10108 and 10104) at a minimum. This approach would help ensure that our 

home is not disproportionately affected by any exclusion while maintaining the character of our section of 

Northwood Park, which features classic Tudor-inspired homes from the 1930s that are already affordable compared 

to other parts of the county. 

If this broader exclusion, incorporating the properties on Lorain Avenue, is not feasible, we request that our 

property remain part of the proposed CRN zoning changes as outlined in the UBCP working draft. This would help 

prevent our home from being unfairly affected by zoning changes that would leave it surrounded by higher-density 

development. 

Thank you for your time and consideration. For your convenience, we have attached a PDF version of this letter. 

Please feel free to contact us at dfrissell@gmail.com or 240-381-7566 if you need additional information or 

clarification. 

Best Regards, 

 

Daniel and Quinn Frissell 

303 Timberwood Avenue 

 

 



From: Richard Weinstein
To: kmca-list@kempmillcivic.org; Jewishsilverspring; New Kemp Mill List; news@washingtonjewishweek.com;

jamie.stockwell@washpost.com
Cc: Jules Szanton; gchlewicki@gmail.com; MCP-Chair; Adrianvala, Zubin
Subject: Concerns Regarding the University Boulevard Corridor Plan
Date: Thursday, February 6, 2025 8:42:36 PM
Attachments: UnivBlvdCorridorPlanStaff-WorkingDraft-Final.pdf

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

My wife and I attended the Kemp Mill Civic Association's (KMCA's) meeting last night to
discuss the University Boulevard Corridor Plan. We were disappointed in the low level of
attendance in the meeting, and even more disappointed in how the meeting was run. As a
result, our family stayed up until after 2 a.m. discussing and studying the Plan, based on its
working draft. The version of the draft we used is attached. We have several concerns. The
most serious of these are listed below:

1. Why is the Kemp Mill shopping center included? This appears to be a stretch away from
the University Boulevard corridor. And even more, how can it possibly be included
without also including the Kemp Mill community that it serves? (This is primarily the
Kemp Mill Estates and Kemp Mill Farms homes), Considering the degree of Orthodox
Jewish families in the community and the number of shops supporting the Orthodox
Jewish community, the shopping center and the community are inseparable. 

2. Was there a considerable lack of communication/support to Kemp Mill concerning the
Plan? The Maryland-National Capital Park and Planning Commission (M-NCPPC)
Montgomery County Planning Board (the Board) says on its Plan website it has been
working on the Plan for about three years. But KMCA President Jules Szanton wrote in
emails that the plan was released January 16th. The Board says it participated in 17
neighborhood association meetings, mailed over 10,000 posters and flyers, conducted
interviews, and engaged with business owners and non-profit organizations. I made a
few calls today to individuals in the Kemp Mill community who should have been
included in these communications. They were not. I am not aware of any such
communications. The KMCA asked for a 90-day extension for us to better understand
and review the Plan but we were granted only 7 extra days. Considering the rezoning
and other changes in the Plan that relate to Kemp Mill, were we truly not communicated
with? If so, and the Plan's changes are made, I suspect there might be legal issues
involved.

3. The Plan mentions zoning and other major changes to two synagogues in the area.
(Young Israel Shomrai Emunah--Shomrai or YISE-- and Har Tzeon). The Proposed
Land Use Map on page 26 shows Shomrai proposed as a park.  (This is probably a
mistake, but if so that shows a shocking lack of care.) Page 50 proposes Shomrai be
rezoned as residential. Page 34 recommends Har Tzeon be rezoned as a new 90-unit
independent senior residential building  See pages 19, 34, 35, 42, 43, 50, 120, and 131. I
suggest we all read pages 41 through 50. Have these changes mentioned in the Plan
been discussed with synagogue leadership? If so, does the leadership approve?
Rezoning synagogues? How can this be?

4. Can the rezoning of the Kemp Mill Shopping Center cause the Shalom Kosher Grocery
Store to close either permanently or temporarily? The Plan calls for the Shopping Center
to be rezoned (see page 7) as Commercial Residential Town (CRT). Does this mean a

mailto:r1chardswe1nste1n@gmail.com
mailto:kmca-list@kempmillcivic.org
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mailto:kempmillcommunity@groups.io
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University Boulevard Corridor Plan - Working Draft 2025  |  1 
 


ABSTRACT 


The University Boulevard Corridor Plan covers approximately 3.5 miles of University Boulevard East and West 
(MD 193) between the Capital Beltway (I-495) and Amherst Avenue. This Plan focuses on developing a 
multimodal corridor that supports safe, accessible, and healthy travel options and connects vibrant 
communities with a diverse range of housing options, supported by bus rapid transit (BRT). In addition, it also 
envisions a new range of residential housing typologies for existing detached residential properties and new 
infill development on larger institutional and commercial properties.  


Recommendations are provided for land use, zoning, urban design, housing, transportation, parks and trails, 
historic resources, public open space, community facilities, and the environment. 


The University Boulevard Corridor Plan contains the text and supporting maps for a comprehensive 
amendment to the approved and adopted 1989 Master Plan for the Communities of Kensington-Wheaton, 1996 
Four Corners Master Plan, 2001 Kemp Mill Master Plan, and 2012 Wheaton Central Business District and Vicinity 
Sector Plan. It also amends Thrive Montgomery 2050, as amended; the 2013 Countywide Transit Corridors 
Functional Master Plan, as amended; the 2018 Master Plan of Highways and Transitways, as amended; the 2018 
Bicycle Master Plan, as amended; the 2023 Pedestrian Master Plan, as amended; and the 1979 Master Plan for 
Historic Preservation. 


Master and sector plans convey land-use policy for defined geographic areas and should be interpreted 
together with relevant countywide functional plans and county laws and regulations. Plans provide 
comprehensive recommendations for the use of public and private land and should be referred to by public 
officials and private individuals when making land-use decisions. Public and private land-use decisions that 
promote plan goals are essential to fulfilling a plan’s vision. 


Master and sector plans look ahead 20 years from the date of adoption, although they are intended to be 
revised every 10 t*/8o 15 years. Moreover, after a plan is adopted, circumstances often change, and the 
specifics of a plan may become less relevant over time. Plans do not specify all development possibilities. 
They often include illustrative sketches and figures intended to convey a sense of desirable future character 
rather than detailed recommendations for a particular design. The final location, alignment, and design of 
streets, buildings, open spaces, and other improvements to the built environment will be determined through 
future redevelopment or detailed engineering of capital improvements.     


Source of Copies: 
The Maryland-National Capital Park and Planning Commission 
2425 Reedie Drive, Wheaton, MD 20902 
Online at montgomeryplanning.org/ubc 
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THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 


The Maryland-National Capital Park and Planning Commission (M-NCPPC or Commission) is a bi-county 
agency created by the General Assembly of Maryland in 1927. The Commission’s geographic authority extends 
to the substantial majority of Montgomery and Prince George’s counties; the Maryland-Washington Regional 
District (M-NCPPC planning jurisdiction) comprises 1,001 square miles, while the Metropolitan District (parks) 
comprises 919 square miles in the two counties. The Commission is charged with preparing, adopting, and 
amending or extending The General Plan (Thrive Montgomery 2050) for the physical development of the 
Maryland-Washington Regional District in Montgomery and Prince George’s counties. 


The Commission operates in each county through Planning Boards appointed by those county governments. 
The Planning Boards are responsible for preparing all local plans, zoning ordinances, and subdivision 
regulations and the administration of the county park systems. 


The Commission encourages the involvement and participation of individuals with disabilities, and its 
facilities are accessible. For assistance with special needs (e.g., large print materials, listening devices, sign 
language interpretation, etc.), please contact the M-NCPPC Montgomery County Commissioners’ Office by 
telephone 301-495-4605 or by email at mcpchair@mncppc-mc.org. Maryland residents can also use the free 
Maryland Relay Service for assistance with calls to or from hearing or speech impaired persons; for 
information, visit www.mdrelay.org or call 1-800-552-7724. To place a call through Maryland Relay, dial 7-1-1. 
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CHAPTER 1: INTRODUCTION 


E XE CUT I VE  S UMMAR Y 


The University Boulevard Corridor Plan (Plan) envisions transforming approximately 3.5 miles of University 
Boulevard West and East (MD 193) into a pedestrian-oriented and multimodal corridor that supports safe 
movement for all people, especially those walking, biking, and rolling. This vision is consistent with Thrive 
Montgomery 2050 (Thrive), which encourages development of a safe, comfortable, and appealing network for 
walking, biking, and rolling, as well as the construction of a frequent, convenient, reliable, and accessible 
transit system along growth corridors, including University Boulevard.  


This Plan also envisions a more compact, corridor-focused land use pattern that concentrates future 
development along University Boulevard and near five planned bus rapid transit (BRT) stations, consistent 
with Thrive’s vision for growth corridors. As the first corridor plan to follow the approval and adoption of 
Thrive, this Plan encourages infill development and strategic redevelopment near existing and planned 
transit, services, and amenities to maximize the efficiency of land uses and public investment and facilitate 
the emergence of complete communities.  


The Plan supports lower density, predominantly residential development with a range of building types 
between planned BRT stations, and higher density, mixed-use development near planned stations. To achieve 
this vision, the Plan recommends the Commercial Residential Neighborhood (CRN) Zone on blocks that front 
University Boulevard and retains most of the existing detached residential properties in the Plan area as 
detached residential zones. New infill development is recommended for religious institutional properties, via 


University Boulevard at Sligo Creek 
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the Commercial Residential Town (CRT) Zone and more intense mixed-use development is recommended for 
commercial areas, such as Four Corners, the Kemp Mill Shopping Center, and along Amherst Avenue.  


The investment in public infrastructure, specifically the future BRT along University Boulevard, will provide 
new mobility options for residents and employees within the Plan area. New sidewalks, bikeways, and 
protected crossings will enhance the walking and biking environment throughout the corridor and contribute 
to advancing the county’s Vision Zero policy, while landscaped buffers, an enhanced tree canopy, shaded 
transit stations, and improved stormwater management will contribute to climate resilience and advancement 
of the county’s Climate Action Plan. 


K E Y P L AN R E COMME NDAT I ONS  


URBAN DESIGN 


 Improve walking, biking, and rolling along the corridor with enhanced streetscape that includes wider 
sidepaths with landscaped buffers, lighting, and seating, and expands access throughout the corridor. 


 Provide design guidance for University Boulevard that builds on the unique residential, institutional, 
and commercial context along the corridor.  


 Promote street and people-oriented development with active building frontages along major streets 
and public open spaces. 


 Locate higher building densities and mixed uses at locations near BRT stations, including existing 
commercial properties, such as the WTOP property, the Kemp Mill Shopping Center, and Four Corners. 
Ensure that new development transitions in height, mass, and scale to adjacent residential 
neighborhoods. 


 Increase residential uses at BRT station areas with existing residential or institutional uses, like the 
intersections of University Boulevard with Dennis Avenue and Inwood Avenue. 


 Promote infill development along University Boulevard segments between BRT station areas to 
increase the diversity of housing options with multi-unit development that maintains neighborhood 
character and scale. 


 Explore opportunities to expand the network of public open spaces at new mixed-use development 
locations. 


LAND USE AND ZONING 


 Rezone corridor-fronting residential blocks to the Commercial Residential Neighborhood (CRN) Zone, 
and institutional properties, such as properties used for religious assembly, and single-use 
commercial shopping centers to Commercial Residential Town (CRT) to promote sustainable 
development patterns, provide housing options, and support transportation safety enhancements in 
the Plan area.  


 Establish an overlay zone to define neighborhood residential building types, prioritize development 
standards that further compact growth and transportation safety, and explore modifications, as 
necessary to achieve transitions in height, mass, and scale. The overlay zone will apply to properties 
recommended for rezoning by this Plan. 


 Confirm existing zoning for remaining residential properties.  
 Promote new infill development at religious institutional properties, at proposed BRT stops, and on 


properties along the corridor. 
 Provide technical corrections to properties that were rezoned via the 2014 District Map 


Amendment. 
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HOUSING 


 Expand housing options and unit types for residents at different stages of life and at different price 
points.  


 Encourage new residential development on institutional properties that further the concepts in Thrive 
Montgomery 2050.  


 Prioritize greater percentages of Moderately Priced Dwelling Units (MPDUs) than required by county 
code as a public benefit for new residential development under the optional method of development. 


PARKS, TRAILS, AND PUBLIC OPEN SPACE 


 Create new open spaces and/or 
expand existing parks to promote 
physical activity, social 
gathering, and environmental 
stewardship.   


 Improve connections to, and 
explore improvements within, 
existing parks, including Sligo 
Creek Park and the Northwood 
Chesapeake Bay Trail.  


 Link parks and open spaces with 
existing and proposed bikeways 
and trails. 


 Retain and improve existing 
parks, trails, and public open 
spaces. 


 Promote new community open 
spaces, such as community 
gardens, within the Plan area. 


ENVIRONMENTAL SUSTAINABILITY  


 Protect existing trees and increase tree canopy with native species for the Plan area.  
 Develop the corridor as a ‘cool’ corridor with street trees, shaded bus stops, stormwater management, 


landscaped buffers, and other environmentally sustainable features. 
 Transition new development and redevelopment toward net-zero buildings by increasing building 


energy efficiency and on-site clean energy generation.  
 Advance sustainable design solutions to create an attractive public realm with integrated green 


features that enhance mobility and walkability.  
 Minimize impervious surfaces for all new residential and non-residential developments. 
 Incorporate urban ecology best practices and principles of biophilic design to maximize 


environmental resiliency.  
 Promote the undergrounding or relocating of utilities along the corridor, where feasible, to improve 


the walking environment, infrastructure resilience, and streetscape. 
 Advance ideas included in the Climate Action Plan (CAP), including promoting energy efficiency and 


supporting net zero energy building design. 


North Four Corners Local Park 
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TRANSPORTATION 


 Provide guidance for University Boulevard, between Wheaton and I-495, as a multimodal corridor with 
bus rapid transit (BRT) features. Redevelopment or implementation of BRT on University Boulevard 
should consolidate, remove, or relocate driveways from University Boulevard to side streets and 
alleys, and limit future driveways.  


 Advance the Complete Streets Design Guide as a framework to create a walkable and safe roadway for 
all people. Specifically, implement a connected network of streets, comfortable walkways, and low-
stress bicycle facilities, and right-size roadways and intersections to create a safer and more 
comfortable environment for people who are walking, rolling, bicycling, riding transit, and driving.  


 Utilize the Four Corners Bicycle and Pedestrian Priority Area (BiPPA) to improve safety for people 
walking, biking, and rolling within Four Corners. Prioritize funding of the “University Boulevard: 
Downtown Wheaton to Four Corners Town Center” BiPPA in the County’s Capital Improvement 
Program to extend safety improvements along the corridor. 


 Promote Vision Zero principles to prioritize safety for all people, particularly the most vulnerable, 
including those walking, biking, and rolling.  


 Accommodate new protected crossings to minimize the distance between safe crossings and enhance 
the walking experience along the corridor. 


 Support new opportunities for micro-mobility, bike share and electric charging and service stations.  
 Provide alternative ways to navigate the Four Corners area that include short-term recommendations 


for limited change to the street network to provide safe, accessible, and healthy travel options for 
people walking, biking, rolling, riding transit, and traveling in cars. With more detailed design for bus 
rapid transit, further study additional street connections in the Four Corners area to achieve a long-
term vision for a more connected network of Town Center Streets that increase local connectivity and 
a more regular street pattern.  


COMMUNITY FACILITIES  


 Promote the co-location of public facilities to reduce public expenditures and use available land more 
efficiently. 


 Encourage innovative design for new prototypes of public facilities.  
 Address school capacity issues, with potential alternatives, for the Downcounty Consortium.  


HISTORIC RESOURCES 


 Designate the Romeo and Elsie Horad House (M: 31-87) to the Master Plan for Historic Preservation. 


RACIAL EQUITY AND SOCIAL JUSTICE  


 Embed racial equity and social justice at the core of all planning efforts along the corridor, ensuring 
that the previously neglected areas receive focused attention to rectify historical and current 
inequities. 


 Promote high-quality, reliable transit services along the corridor with greater housing and population 
density to enhance connectivity and accessibility. 


 Implement inclusive zoning and zone for development of diverse housing types along the corridor to 
support a mix of socioeconomic groups, facilitating integrated and vibrant communities. 


 Promote public spaces along the corridor to be inclusive and accessible.  
 Encourage mixed-use developments that can support local businesses, including local food systems 


and green infrastructure, to promote community well-being and resilience. 
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 Enhance cultural and educational opportunities, ensuring that developments reflect and support the 
cultural diversity of the community.  


 Ensure that corridor developments meet or exceed ADA standards, creating a universally accessible 
environment that prioritizes safety, inclusivity, and aging in place. 


 


I MP L E ME NT AT I ON 


Implementation of the Plan’s recommendations will be incremental over the next two decades and will rely on 
a combination of action by private property owners, partnerships among the public, private, and non-profit 
sectors, and various financing options, including funding from the Federal government, the State of Maryland, 
and Montgomery County. Achieving the Plan’s vision for a more compact, corridor-focused land use pattern 
will be based on property owners’ initiative to pursue infill development or redevelopment. 
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CHAPTER 2: PLAN VISION AND CONTEXT  


P L AN VI S I ON 


The University Boulevard Corridor Plan (Plan) envisions University Boulevard as a pedestrian-oriented, 
multimodal corridor that supports safe, accessible, and healthy travel options and connects vibrant 
communities with a diverse range of housing options, supported by bus rapid transit (BRT). The Plan builds on 
previous plans and policies, including the 2013 Countywide Transit Corridors Functional Master Plan, Thrive, 
and Vision Zero, to advance BRT, corridor-focused growth, environmental sustainability, economic resilience, 
and equity. 


Reimagining University Boulevard into a multimodal corridor that facilitates the safe movement for all people 
also advances the county’s commitment to Vision Zero, an international strategy to eliminate severe and fatal 
crashes. Recommended walkways, bikeways and trails promote additional access to existing and future 
parks, community facilities, and new amenities. New development along University Boulevard reflects an 
environmentally sustainable framework to land use planning that leverages new transit infrastructure to 
reduce carbon emissions and advance the county’s Climate Action Plan (CAP) goals. 


The primary vision of the University Boulevard Corridor Plan is to create a more connected community, and 
equity is central to this sense of connectedness. An equitable community where all residents—regardless of 
race, ethnicity, gender, geography, income, or immigrant status—can thrive depends on access to a diverse 
range of housing options, safe and accessible transportation options, parks, trails, and public open spaces, 
and community facilities and services. 


P L AN P UR P OS E  


The purpose of the University Boulevard Corridor Plan is to comprehensively review the built, natural, and 
social environment within the Plan area and consider opportunities to further the outcomes and objectives of 
previously approved plans and policies, including Thrive Montgomery 2050. 


P L AN CONT E XT  


THRIVE MONTGOMERY 2050 
Montgomery County’s General Plan, Thrive Montgomery 2050 (Thrive), provides guiding principles for the 
University Boulevard Corridor Plan. It acknowledges changes in Montgomery County, directs growth to 
centers and corridors, and addresses historic inequities. Thrive aspires for compact growth supported by 
transit and a safe, comfortable, and appealing network for walking, biking, and rolling. As shown in Figure 1, 
Thrive suggests concentrating nearly all new development around current and future population and 
employment centers, as well as near existing or planned transit like Metrorail stations and BRT.  
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Thrive also introduces the concepts of “Complete Communities” and “15-minute living” as principles for 
planning at the neighborhood scale. Complete Communities include a broad range of land uses, 
infrastructure, services, and amenities to cater to the diverse needs of county residents, including housing 
options of all types, sizes, and prices to promote racial and socioeconomic integration. The related concept of 
“15-minute living” seeks to enhance community appeal and efficiency by integrating housing, office, and retail 
uses so that people can access daily necessities within a 15-minute walk. Recommendations in this Plan, such 
as new housing options and enhanced transit, further many of the compact, corridor-focused growth, 
Complete Communities, and 15-minute living principles included in Thrive.  


Community equity and environmental resilience are also key outcomes of Thrive, consistent with Montgomery 
County’s Racial Equity and Social Justice Law (Bill 27-19) and the CAP, which recommend several approaches 
to repair past injustices that disproportionately impacted people of color. The CAP aims to cut greenhouse gas 
(GHG) emissions by 80% by 2027 and 100% by 2035, detailing strategies to reduce climate-related risks. This 
Plan includes recommendations to advance community equity, as well as further climate mitigation, 
adaptation, and resilience.  


Figure 1: Thrive Growth Map 
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PRIOR PLANS, STUDIES, AND LEGISLATION 
In addition to Thrive, several other countywide plans and initiatives influence and guide this Plan, including: 


 2013: The Countywide Transit Corridors Functional Master Plan provides enhanced opportunities for 
travel by transit to support Montgomery County’s economic development and mobility goals and 
recommends BRT on University Boulevard. 


 2016: The Montgomery County Council adopted a Vision Zero resolution that commits to eliminating 
traffic fatalities and severe injuries by 2030. Since the adoption of the resolution, the county has 
released Vision Zero Action Plans that outline strategic initiatives to eradicate fatalities and severe 
injuries on roadways.  


 2018: The Bicycle Master Plan establishes a vision for Montgomery County as a premier bicycling 
community, where people in all areas of the county have access to a comfortable, safe, and connected 
bicycle network, and where bicycling is a viable transportation option that improves quality of life.  


 2019: The Montgomery County Council adopted the Racial Equity and Social Justice Act in an effort to 
eliminate racial disparities and inequities in Montgomery County.  


 2021: The County Executive released Montgomery County’s Climate Action Plan (CAP), a document 
that identifies short-, mid-, and long-range actions to combat and adapt to climate change. 
Montgomery Planning and Montgomery Parks have committed to implementing the CAP actions 
within the scope of their authority, including within master plans. 


 2021: The Complete Streets Design Guide serves as a comprehensive resource for designing and 
transforming streets, incorporating principles of safety, accessibility, and healthy travel for all people, 
environmental sustainability, and community vibrancy. 


• 2022: The Planning Board approved the 2022 Parks, Recreation and Open Space (PROS) Plan that 
guides the planning, future development, and management of the M-NCPPC park system. Parks, 
recreation, and open spaces provide active, social, and nature-based opportunities that are essential 
to the high quality of life for Montgomery County residents. The focus of the PROS Plan is to provide 
equitably activated, public parks that meet the recreation needs of current and future residents and 
protect and manage natural and cultural resources for future generations.   


• 2022: The Comprehensive Water and Sewer Plan (CWSP) guides the provision of water supply and 
wastewater disposal service within the Plan area. The CWSP identifies properties within the Plan area 
as approved for community (public) water and sewer service. The Plan area receives water and sewer 
service from the Washington Suburban Sanitary Commission (WSSC Water). Anticipated increase in 
development density within the Plan area may require additional water supply and wastewater 
disposal capacity in WSSC Water’s community systems serving the area.  


• 2023: The Pedestrian Master Plan provides detailed, actionable recommendations in line with national 
and international best practices to improve the pedestrian experience, from more and better places to 
cross the street to a data-driven, equity-focused approach for the county’s future pedestrian and 
bicycle capital investments. 
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P L AN AR E A 


As shown in Figure 2, the Plan area boundary includes both sides of University Boulevard East and West (MD 
193), between the Capital Beltway (I-495) and Amherst Avenue. It includes segments of residential 
neighborhoods, public facilities, private schools, public parks, and institutional uses, including places of 
worship. Colesville Road (U.S. 29), Arcola Avenue, and Dennis Avenue are major roadways within the Plan area, 
as shown in Figure 3. 


 


 


The northern portions of the Plan area, east of Amherst Avenue and west of Sligo Creek Parkway, feature a 
range of residential neighborhoods, including Westchester and Wheaton Forest, the WTOP Transmitter 
property, Wheaton Forest Local Park and the Inwood House, a multifamily residential property. Sligo Creek 
Parkway runs north-south through the Plan area between Arcola Avenue to the east and Amherst Avenue to 
the west. 


Three multifamily high-rise residential buildings, including the Housing Opportunities Commission (HOC) 
owned Arcola Towers, Warwick Apartments, and University Towers Condominiums are located at the 
intersection of Arcola Avenue and University Boulevard. The Kemp Mill Shopping Center, Kemp Mill Urban 
Park, and Yeshiva of Greater Washington are further north along Arcola Avenue. The Northwood Chesapeake 


Figure 2: Regional Context 
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Bay Trail, Northwood High School, and Breewood Neighborhood Park are located east and south of Arcola 
Avenue, respectively.   


Dennis Avenue serves as the central area of the Plan with several residential neighborhoods, including Sligo 
Woods and Northwood Park, along with key properties, including Collins Funeral Home, Good Shepherd 
Episcopal Church, The Oaks at Four Corners, a senior multifamily building, and North Four Corners Local Park.  


The Four Corners area serves as the southern portion of the Plan area and has commercial and institutional 
properties, including the Woodmoor Shopping Center, a Safeway grocery store, Montgomery Blair High 
School, and Saint Bernadette Catholic Church and School. Colesville Road (U.S. 29), another major highway 
with the existing Flash (BRT) service, intersects with University Boulevard in this area. Pinecrest Local Park 
and Blair Local Park are two additional public parks in this area.  
 
  Figure 3: University Boulevard Corridor Plan Area 
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DE MOGR AP HI C P R OF I L E  


The Plan area’s demographic profile is characterized by its mature age distribution, diverse racial and ethnic 
makeup, evolving household dynamics, varied economic standing, and a broad spectrum of educational 
backgrounds.  


Approximately 9,733 residents live within the Plan area and have a median age of 40.2 years which is very 
close to the county’s median age of 40.1. There are more than 3,500 residential households in the Plan area 
and approximately 68% of the households own their own residence, compared to the County’s 
homeownership rate of 65.3%. 


The ethnic and racial composition of the Plan area is diverse, with Hispanic/Latino residents making up 27% 
and non-Hispanic residents comprising 73% of the population, including 33% as White and 24% as African 
American.  


Educational attainment among residents is similar to county averages. However, a slightly higher percentage 
of residents hold an associate degree (22.2% compared to the county’s 17.2%), while a slightly lower 
percentage have a graduate or professional degree (35.6% compared to the county’s 42%). 


  


Intersection of University Boulevard and Colesville Road 
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E XI S T I NG R E S I DE NT I AL  COMMUNI T I E S  


The University Boulevard Corridor Plan is composed of several residential neighborhoods, including detached 
residential properties and residential townhouses, as shown in Figure 4. Many of these neighborhoods were 
included in prior plans, including the 1989 Master Plan for the Communities of Kensington-Wheaton, 1996 Four 
Corners Master Plan, and 2001 Kemp Mill Master Plan. Residential development has existed in the Plan area 
since the 1930s and continued through the 1990s. The residential neighborhoods are in the R-60 or R-90 zones 
and smaller residential townhouse communities, including Wetherstone and Surrey Walk, are in the RT zones. 
The Inwood House, Arcola Towers and Oaks at Four Corners are three multifamily residential developments 
that provide services to seniors in the Plan area.  


 Figure 4: Existing Residential Neighborhoods 
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Upper Sligo, Wheaton Forest, and Kemp Mill Estates are some of the established residential communities in 
the northwestern, southwestern and northern portions of the Plan area, respectively. The Sligo Woods and 
Northwood Park communities are in the vicinity of the central portion of the Plan area, and several residential 
communities, including Woodmoor-Pinecrest and North Four Corners surround the Four Corners area.  


Residential neighborhoods are complemented with public facilities, including Northwood High School, Blair 
High School and Forest Knolls Elementary School as well as public parks, including Wheaton Forest Local Park, 
North Four Corners Local Park, and Kemp Mill Urban Park.  


 


P L AN AR E A HI S T OR Y 


This history is a condensed narrative of the research conducted by Montgomery Planning; the full history and 
suggested readings are available in the Plan Appendix. This narrative collates and builds upon the works of 
Montgomery Planning, cultural resource consultants who produced Maryland Inventory of Historic Properties 
forms for the Maryland Historical Trust, research by archivist Dr. Ken Hawkins and historian Dr. David 
Rotenstein shared through the Northwood-Four Corners Civic Association, and oral histories of the Horad 
family conducted by Dr. Rotenstein.  


Montgomery County has a rich history that begins with the arrival of Indigenous peoples over 12,000 years 
ago. The Piscataway and Susquehannock settled along waterways and utilized the inland areas for hunting, 
sources for raw materials, and temporary winter campsites. The onset of European colonization led to the 
displacement and decline of Indigenous populations due to disease and conflict. Some Indigenous people 
remained in Maryland and their descendants continue to live in the state. Colonists received large land patents 
and relied on enslaved labor to cultivate tobacco and amass wealth. In the nineteenth century, plantation 
owners diversified their agricultural focus due to land exhaustion, depressed tobacco markets, and changing 
demographics. Bladensburg Road, now known as University Boulevard, connected lower Montgomery County 
to the port at Bladensburg. Crossroad communities developed at present-day Wheaton and Four Corners and 
fostered the area’s growth.  


The impacts of the Civil War paired with transportation improvements characterized the late nineteenth 
century. African Americans established a small community in the Plan area with the founding of the Allen 
Chapel African Methodist Episcopal Church and Cemetery ca. 1873, the acquisition of residential properties on 


Northwood Park Woodmoor 
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Wheaton Lane, and the opening of a segregated Black elementary school in 1900. The United States Census 
recorded an African American population of 147 persons living near University Boulevard between present-day 
Georgia Avenue and Inwood Avenue in the mid-twentieth century. Racial segregation, the encroachment of 
suburban developments, and urban renewal efforts of the 1960s led to the demolition of many of these African 
American resources. The widespread use of racial restrictive covenants in conjunction with other 
discriminatory practices prevented homeownership and housing opportunities for African Americans, Jewish, 
and other racial and ethnic minorities throughout most the Plan area. 


Montgomery County experienced rapid suburbanization in the first half of the twentieth century, driven by the 
automobile, infrastructure improvements, New Deal programs, and the expansion of the Federal government. 
The corridor attracted white suburban development due to its pastoral landscape, establishment of nearby 
amenities such as country clubs, and Federal Housing Administration programs after its establishment in 1934. 
Subdivisions included but were not limited to Indian Spring Terrace (1926), Argyle Park (1926), Country Club 
Park (1930), Indian Spring Park (1930), Fairway (1934-1942), Country Club View (1936-1947), Indian Spring 
Village (1937), Woodmoor (1937-1949), Indian Spring Club Estates (1940), Warrenton Village (1940), and 
Franklin Knolls (1941). Suburbanization closer to Downtown Wheaton primarily occurred in the late 1940s and 
1950s as the establishment of Wheaton Plaza buoyed its attractiveness as a regional destination. Developers 
subdivided Wheaton Knolls (1946), Glenhaven (1947-1955), Chestnut Hills (1948-1952), Wheaton Forest (1950-
1953), Parkway (1955), Sligo Estates (1955), Forest Knolls (1956-1959), and Kemp Mill Estates (1958-1960). 
Transportation improvements, including the widening of University Boulevard and construction of the Capital 
Beltway, supported growth. 


Montgomery County and the University Boulevard Corridor’s Jewish population grew significantly after World 
War II. Many Jewish Washingtonians relocated or established homes in Chevy Chase, Bethesda, or Silver 
Spring. Synagogues and institutions established along University Boulevard included the Har Tzeon, Langley 
Hebrew (later renamed Temple Israel), and the Young Israel Shomrai Emunah. By 1980, records suggest that 
the Jewish population in Montgomery County reached 70,000 people. Jewish residents comprised a 
significant portion of the Kemp Mill community. 
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CHAPTER 3: PLAN FRAMEWORK 


P L AN AP P R OACH  


The University Boulevard Corridor Plan represents a balance between best practices, professional expertise, 
data analysis and modeling, and the lived experiences and vision of the community. While the Plan’s 
recommendations build on countywide plans and policies, they are unique to the context and conditions of 
the Plan area. The Plan is primarily organized by Plan element, with some recommendations applicable to the 
full Plan area, and others neighborhood or site specific.  


The University Boulevard Corridor Plan includes an urban design framework to guide future development and 
public realm improvements, land use and zoning recommendations to achieve Thrive’s vision of compact, 
corridor-focused growth, and housing recommendations to provide opportunities for a diverse range of 
housing types. The Plan’s transportation recommendations seek to achieve safe, convenient, reliable, and 
comfortable transportation options for all people walking, biking, rolling, riding transit and driving. 
Recommendations for parks, trails, public open space, community facilities, and historic resources strive to 
provide opportunities for social gathering, healthy living, and community building, while the environmental 
sustainability recommendations seek to mitigate the impacts of climate change and improve resiliency. These 
recommendations, in total, seek to achieve an equitable community, where all residents—regardless of race, 
ethnicity, gender, geography, income, or immigrant status—can thrive. 


 


UR B AN DE S I GN S T R AT E GY  


The University Boulevard Corridor Plan advances Thrive’s 
goals for corridor-focused growth by promoting transit-
supportive redevelopment near planned BRT stations, creating 
opportunities to expand housing choice on properties fronting 
the corridor between future BRT station locations, and 
advancing multimodal improvements. Prior planning efforts 
did not address urban design ideas or principles for future 
development along the corridor.  


The urban design strategy to address the corridor’s 
transformation identifies three different area types and 
provides guidance for each based on the potential for 
development intensity. The areas identified are: 


 BRT station locations, including at Amherst Avenue, 
Inwood Avenue, Arcola Avenue, Dennis Avenue, and at 
Four Corners. 


 Corridor-fronting properties or blocks between 
planned BRT station locations. 


 Individual non-corridor fronting locations within exclusively residential areas. 
 


#I LLC>I L�&I =OM?> ’ LI QNB 


Montgomery County’s recently approved 
General Plan, Thrive Montgomery 2050 
(Thrive), aspires for compact growth 
supported by transit and a safe, 
comfortable, and appealing network for 
walking, biking, and rolling within the 
county’s centers and along major 
corridors. Corridor-focused growth 
seeks to align the intensity of 
development along corridors with the 
surrounding context and the proximity 
to existing or planned transit. An 
illustrative visual of corridor-focused 
growth is shown in Figure 5. 
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Each area is further divided into sub-neighborhoods to allow for property-focused recommendations. 
Ultimately, the following high level design guidance must integrate the development potential identified by 
this Plan for all the above, to ensure consistency and appropriate development transitions through the Plan 
area.  


 


 


DESIGN GUIDANCE FOR BRT STATION LOCATIONS 
Redevelopment in the vicinity of planned BRT stations should explore: 
 
 Active corridor frontages that improve the area for people walking, biking, and rolling with 


landscaped buffers with trees, street lighting, expanded sidewalks, and sidepaths. 
 Different types of residential development. 
 Public open space and activation opportunities such as placemaking strategies and neighborhood-


serving retail. 
 Consolidated parking solutions with primary access from neighborhood streets, if feasible, and 


limited access from the corridor. 
 Small-scale residential development as a transition to existing non-corridor fronting properties. 
 Redevelopment of larger or consolidated properties near BRT stations recommended for the CRT zone 


create opportunities for:  
o New street connections that expand and connect to the existing grid of streets. 
o Introducing new alternatives, such as privately owned public spaces (POPS), for people to 


gather outside. 
o Expanding available retail options connected to streets or public open space. 
o Delivering a variety of housing types and unit sizes. 
o Adaptive reuse of existing historic resources and structures for new functions. 


Figure 5: Corridor-Focused Growth Illustrative 
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DESIGN GUIDANCE FOR CORRIDOR FRONTING BLOCKS BETWEEN BRT STATIONS 
Corridor-fronting blocks between planned BRT stations should explore: 
 Different types of residential development. 
 Corridor-facing development that connects residents with pedestrian, bicycle, and transit 


improvements along the corridor. 
 Parking solutions with primary access from neighborhood streets, if feasible, and limited access from 


the corridor. 
 Development scale that transitions to interior neighborhood scale. 
 House-scaled design solutions that blend with adjacent properties that may remain. 
 Frontage improvements that prioritize people walking, biking, and rolling. 


 
DESIGN GUIDANCE FOR NON-CORRIDOR FRONTING BLOCKS  
Individual non-corridor fronting blocks considering redevelopment should explore: 
 Small-scale residential development. 
 Parking solutions internal to the property. 
 House-scaled architectural design elements. 


 
 


P L ACE MAK I NG R E COMME NDAT I ONS  


This Plan recommends creating distinctive areas to establish a sense of place and reflect the values of the 
communities along University Boulevard. Placemaking interventions that include wayfinding, branding, 
artistic and cultural elements are recommended at intersections that provide entry into major mixed-use 
centers and gateway areas, such as the WTOP property and Four Corners. Other locations in the Plan area, 
such as Inwood Avenue, Arcola Avenue, and Dennis Avenue, should also be enhanced. 
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CHAPTER 4: LAND USE, ZONING, AND URBAN DESIGN  


The University Boulevard Corridor Plan establishes four districts along the corridor that are anchored by 
planned BRT stations at Amherst Avenue, Inwood Avenue, Arcola Avenue, Dennis Avenue, and Four Corners. 
The Plan refers to these districts as the Amherst Avenue and Chestnut Ridge District, the Arcola Avenue 
District, the Dennis Avenue District, and the Four Corners District, as shown in Figure 6. The names generally 
correspond to the locations of planned BRT stations, with some district names acknowledging important 
historic resources or current commercial centers. These districts are further divided into smaller 
neighborhoods to provide more specific land use, urban design, and public open space recommendations.  
  


Figure 6: Plan Districts 
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Key neighborhoods along the corridor, which are in 
proximity to the planned BRT stations and denoted 
for this Plan, are WTOP, Hearthstone Village, Inwood 
House, University Towers, Mary’s Center and Four 
Corners. The former African American neighborhood, 
known as Chestnut Ridge, is reestablished in the Plan 
area. The Plan recommends the Commercial 
Residential Town (CRT) Zone as the primary zoning 
tool for large commercial and institutional properties 
in the Plan area and the Commercial Residential 
Neighborhood (CRN) Zone for detached residential 
properties within blocks fronting the corridor.  
 
Some properties, including the Hearthstone and the 
Westchester developments, which are in the Planned 
Development (PD) Zone, as well as the Surrey Walk 
and Wetherstone developments in the Residential 
Townhouse (RT) Zone, are recommended to receive 
new zoning classifications for consistency with the 
2014 Zoning Ordinance requirements. Refer to Figures 
7 and 8 for the existing and recommended land uses, 
and Figures 9 and 10 for the existing and 
recommended zoning.  


  


Conditional Uses:  


The 2014 Zoning Ordinance update renamed 
special exception uses as conditional uses. 
Conditional uses are land uses that are permitted 
in residential and non-residential zones if specific 
conditions are met. Division 3.1 of the Zoning 
Ordinance identifies all conditional uses, which 
are typically approved by the hearing examiner. 


Autumn Lake Healthcare at Arcola (CBA 1203), a 
nursing home on Arcola Avenue, Collins Funeral 
Home (CBA 2117), and Four Corners Medical Clinic 
(CBA 1544) at 334 University Boulevard West are 
some of the approved existing conditional uses in 
the Plan area. A conditional use for Independent 
Living Facility for Seniors was approved for the 
property at 1910 University Boulevard West.  


This Plan endorses specialty housing that 
contributes to diversifying the existing and future 
housing inventory in the Plan area and 
recommends: 


• Additional conditional uses in the Plan 
area that promote specialized housing 
that contributes to diversifying the 
housing inventory, including independent 
living facility for seniors or persons with 
disabilities and residential care facilities.   


• New accessory residential uses, such as 
home occupations, in the Plan area.   


• Avoid the concentration of similar 
conditional uses within residential 
neighborhoods. 
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Figure 7: Existing Land Use 
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Figure 8: Proposed Land Use 
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Figure 9: Existing Zoning 
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  Figure 10: Proposed Zoning 
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AMHE R S T  AVE NUE  AND CHE S T NUT  R I DGE  DI S T R I CT  


The Amherst Avenue and Chestnut Ridge District generally extends from Amherst Avenue at the edge of the 
Wheaton Central Business District to Sligo Creek Stream Valley Park and includes the following 
neighborhoods: WTOP, Hearthstone Village, and Inwood House.   


WTOP NEIGHBORHOOD  
Restaurants, a United States Postal Service (USPS) building, the 
WTOP Transmitter and its surrounding property, and the 
Berkeley Court residential development, also known as 
Westchester, are in this approximately 80-acre area, as shown in 
Figure 11. Residential development in this neighborhood was 
built between the late 1950s and the 1990s.  


The 12-acre WTOP property, and the properties along Amherst 
Avenue, have the most potential to provide transformative infill 
development in the Plan area. This Plan supports the future 
redevelopment of these properties with a broad range of 
residential unit types, a new street network, and public open 
space. The property owner does not anticipate redeveloping the property in the near-term, but the 
recommended CRT Zone provides development flexibility if the transmission towers are no longer in use. Any 
redevelopment of the property must retain the WTOP Transmitter Building, a Master Plan Historic Site, and its 
associated environmental setting. This Plan also supports mixed-use development for non-residential 
properties along Amherst Avenue. 


The County Council designated the Art Deco and International-styled WTOP Transmitter (M: 31-12) in the 
Master Plan for Historic Preservation in 1990. According to the 2012 Wheaton Central Business District and 
Vicinity Sector Plan, the WTOP Transmitter Building was completed in 1940 and “considered cutting edge 
design with a distinctive sculptural quality, lack of ornamentation, and stark simplicity- hallmarks of the 


WTOP 


Figure 11: Neighborhood Key Properties WTOP 
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International Style that was virtually unknown in Montgomery County. Influence of the Art Moderne, popular 
in this era, is evident in curving, streamlined surfaces and the use of glass block. Architectural Record featured 
a two-page layout on the WJSV/WTOP Transmitter in 1941, one year after the radio station began operation. 
WTOP is one of the oldest radio stations in the country and still broadcasts from this facility, operated 
remotely from offices in Northwest Washington.”  


The resource has an environmental setting of 
1.44 acres, as shown in Figure 12. Any 
redevelopment of the surrounding 10-acre 
property must concentrate development outside 
of the environmental setting. Prior research has 
indicated that there is buried copper mesh used 
for broadcasting on the property, which may 
impact potential redevelopment. 


The Montgomery County Burial Sites Inventory 
lists the Carmack Family Cemetery near the 
northern extent of the WTOP Transmitter 
property. Future redevelopment of the property 
at the time of the subdivision would require 
archaeological investigations consistent with 
§18-31 of the County Code. 


Historic Feature: Chestnut Ridge  


Toward the end of the nineteenth century, several African Americans families, including the Gasaways, 
Powells and Websters started to acquire property on Wheaton Lane at Chestnut Ridge (near the present-day 
intersection of University Boulevard and Inwood Avenue) and on University Boulevard. The growing 
population lobbied for the construction of a purpose-built elementary school. In 1900, the Board of School 
Commissioners paid $200 for a one-acre lot for the construction of a no longer extant, one-room, segregated 
Black school for the Wheaton community.  


In 1939, Romeo and Elsie Horad moved their family from Washington, D.C. to Elsie’s ancestral family land in 
Wheaton. The couple built the house at 2118 University Boulevard West. Romeo W. Horad, an African 
American lawyer and realtor, challenged racial restrictive covenants in the District of Columbia, demanded 
and lobbied for improved educational facilities and infrastructure for Black communities in Montgomery 
County, established a groundbreaking candidacy for the Montgomery County Council, and coordinated voter 
registration of African Americans in Maryland. All these actions occurred while the Horad family resided at 
the subject house, which served as a social and political meeting place. The house represents the cumulative 
efforts of three generations of the family to improve the lives of African Americans in Montgomery County 
and the surrounding region.  


In 1940, the U.S. Census specifically enumerated the “Negro Section Called Chestnut Ridge,” an area located 
primarily on University Boulevard between Georgia Avenue and Inwood Avenue and recorded approximately 
21 owners and 11 renters with a population of 147 persons. The residents were laborers (24%), domestic 
servants (41%), truck drivers (10%), teachers (7%), or held other working-class jobs (17%).  
 


Figure 12: WTOP Environmental Setting 
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LAND USE AND ZONING RECOMMENDATIONS  
 Confirm the Commercial Residential (CR) CR-2.0 C-1.5 R-1.5 H-75 Zone for the retail property at 2119 


University Boulevard West and all other properties, including the U.S. Postal Service property, along 
Amherst Avenue, as shown in Figure 13.  


 Rezone the WTOP Transmitter property from the R-90 Zone to the CRT 1.5 C-0.5 R-1.25 H-70 Zone to 
promote infill mixed-use development that is in proximity to existing and planned transit that 
contributes to the Plan’s public benefits, as shown in Figure 14. 


 Rezone the Berkeley Court/Westchester development from the Planned Development (PD-9 Zone) to 
the CRN 1.0 C-0.0 R-1.0 H-50 Zone as a suitable equivalent zone for the property since the PD Zone 
cannot be confirmed through the Sectional Map Amendment (SMA).  


 Rezone the detached residential properties as shown in Figures 13 and 14.  


  


Historic Feature: Chestnut Ridge-Part II 


Racial segregation, the encroachment of suburban developments, and urban renewal efforts of the 1960s 
led to the demolition of many of these African American resources. The R.E. Latimer Land Company, the 
developer of the Chestnut Hills subdivision to the south of the African American community, included 
racial restrictive covenants that prohibited the sale or occupancy of any lots to “any member of any race 
other than the Caucasian…” in 1949.  


Montgomery County commissioned the Community Development Potential Report (1969) that 
documented 12 dilapidated and 7 deteriorated houses on Wheaton Lane owned or occupied by African 
American residents. The report stated: 


The Wheaton Lane Problem Area is a small settlement of deficient dwellings in the center of an area of 
typical suburban homes. Located a short distance south of University Boulevard, the Problem Area shares 
the same street with the Chestnut Hills subdivision on the south and faces the Glen Haven subdivision on 
the west. The deficient homes in the Problem Area are all older frame structures, in deteriorating or 
dilapidated condition due mainly to inadequate original construction. The occupants of deficient housing 
in this Area are predominately Negro, and two-thirds of the families are owner-occupants. …Public sewer 
and water facilities are available to the Problem Area, although it is doubtful whether the deficient 
housing units on Wheaton Lane are serviced by these facilities. …It is strongly recommended that 
Wheaton Lane be improved to full subdivision standards commensurate with the surrounding streets, 
and that rehabilitation associated be provided to owner-occupants wherever feasible. In order to readily 
effectuate these proposals, an urban renewal project, … is recommended.  


Community Development Potential Report (1969) 
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Figure 13: Neighborhood Existing Zoning - WTOP 


Figure 14: Neighborhood Proposed Zoning - WTOP 
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Urban Design Recommendations  
Redevelopment of this area should explore:  


 Opportunities for coordinated 
redevelopment of the WTOP property 
and properties fronting on Amherst 
Avenue, as shown in Figure 15. 


 Integration of recommended BRT station 
into redevelopment. 


 Higher densities and activated building 
frontages along University Boulevard 
West and Amherst Avenue that include a 
mix of uses and active fronts to support 
recommended transit. 


 Activated privately owned public space. 
 An internal street grid that connects to 


surrounding existing public streets. 
 A variety of residential unit types 


including multifamily, medium- and 
small-scale developments. 


 Consolidated parking solutions 
accessible from internal streets that 
minimize or eliminate curb cuts along 
Amherst Avenue and University 
Boulevard West. 


Future development of the WTOP property must: 


 Protect and preserve the WTOP Transmitter (M: 31-12) listed in the Master Plan for Historic 
Preservation. 


 New development adjacent to the WTOP Transmitter should enhance its environmental setting by 
exploring architectural elements and building heights that are compatible with the historic resource’s 
scale and architectural style, and that maintain its visibility and prominence on the property. 


 Complete archaeological investigations consistent with §18-31 of the County Code.   
 Create a new street network on the property that provides pedestrian, bicycle, and vehicular 


connections to Blueridge Avenue and University Boulevard West. 
 If development is coordinated with properties fronting on Amherst Avenue, provide a street 


connection to Amherst Avenue between University Boulevard and Blueridge Avenue; if a street 
connection is not feasible, at a minimum, provide a pedestrian and bicycle connection. 


 Activate Blueridge Avenue with lower density development to transition to the existing residential 
community and improve the pedestrian connections between Amherst Avenue and Blueridge Avenue. 


 Explore alternatives for outdoor activity at different scales throughout the development, including 
pocket greens, a farmers’ market, and shared streets. 


Figure 15: Urban Design WTOP 
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HEARTHSTONE VILLAGE NEIGHBORHOOD 
Located south of University Boulevard West and east of Amherst Avenue, this 37-acre neighborhood shown in 
Figure 16 is composed of a range of residential and non-residential developments, including office 
condominiums, religious institutions, including Canaan Christian Church and Har Tzeon-Agudath Achim, a 
synagogue, Hearthstone, an attached residential community, and Wheaton Forest Local Park. The Local Park 
offers opportunities for active recreation, including two softball fields, tennis courts, a playground, and 
basketball courts. It also has a very popular picnic shelter for social gatherings and celebrations.  


 


 


The Historic Preservation Commission (HPC) recommended that the Romeo and Elsie Horad House (M: 31-87) 
at 2118 University Boulevard West be listed in the Master Plan for Historic Preservation. The Canaan Christian 
Church owns the proposed historic property and the adjacent church property at 2100 University Boulevard 
West. This Plan recommends a consistent zoning approach, via the CRN Zone, for both properties that would 
preserve the historic resource while allowing for potential infill development on either property.  


The Har Tzeon-Agudath Achim property, located at 1910 University Boulevard West, has an approved 
preliminary plan for a new 90-unit independent senior residential building, as a conditional use (CU 22-04), 
and a 22,000 square-foot religious structure. This Plan supports rezoning this property to the CRT Zone to 
ensure a consistent land use approach for institutional properties along the corridor as well as the trail 
connection between Reedie Drive and University Boulevard West. 


  


Figure 16: Neighborhood Key Properties Hearthstone Village 
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Land Use and Zoning Recommendations  
 Confirm the CRN 1.5 C-0.5 R-1.5 H-45 Zone for the non-residential properties along Amherst Avenue, as 


shown in Figure 17. 
 Designate the Romeo and Elsie Horad House (M: 31-87) in the Master Plan for Historic Preservation and 


encourage the adaptive reuse of the building.  
 Rezone the Canaan Christian Church properties at 2100 and 2118 University Boulevard West and 


11221 Rose Lane and the vacant property at 11220 Rose Lane from the R-60 Zone to the CRN 1.0 C-0.0 
R-1.0 H-50 Zone, as shown in Figure 18, to support new infill development and advancing the Plan’s 
recommended public benefits, including historic resource preservation.   


 Rezone the Hearthstone residential community from the PD-18 Zone to the CRN 0.75 C-0.0 R-0.75 H-50 
Zone as a suitable equivalent zone for the property since the PD Zone cannot be confirmed through 
the Sectional Map Amendment (SMA). 


 Rezone the Har Tzeon property from the R-60 Zone to the CRT 1.5 C-0.25 R-1. 25 H-60 Zone to support 
the Plan’s recommendations to encourage new residential development at institutional properties. 


 Rezone the detached residential properties as shown in Figures 17 and 18.   
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  Figure 17: Neighborhood Existing Zoning Hearthstone Village 


Figure 18: Neighborhood Proposed Zoning Hearthstone Village 
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INWOOD HOUSE NEIGHBORHOOD 
The 62-acre Inwood House neighborhood, shown in Figure 19 and located between Wheaton Forest Local 
Park and Sligo Creek Parkway, is comprised of three residential townhouse communities, a segment of Sligo 
Creek Parkway, Glen Haven Elementary School, and the Inwood House multifamily residential property. 
Pomander Court, Surrey Walk and Wetherstone are the residential townhouse communities in this area, which 
are in the Residential Town (RT-12.5) Zone and Residential Town (RT-10) Zone, respectively. Glen Haven 
Elementary School is another public elementary school located along Inwood Avenue, approximately a block 
from University Boulevard. A BRT station is planned at the intersection of Inwood Avenue and University 
Boulevard.  


 


This Plan supports new infill residential development at the Pomander Court and Inwood House properties. 
Pomander Court is a unique 24-unit rental townhouse community owned by the Housing Opportunities 
Commission (HOC) and located adjacent to Wheaton Forest Local Park. HOC has expressed an interest in 
redeveloping the property in the future, and this Plan supports the redevelopment of the property, via the 
CRT Zone, with new pedestrian and bicycle connections and placemaking opportunities with the adjacent 
local park.  


Located at the southeast intersection of University Boulevard and Inwood Avenue, the Inwood House is an 
affordable multifamily residential community that serves residents with disabilities. Approved in 1977 as a 
special exception (S-567), now called a conditional use, this Plan supports infill residential development on 
this property since it will benefit from the interface with the planned BRT station. 


Figure 19: Neighborhood Key Properties Inwood House 
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Historic Feature: Inwood House 


 


In 1976, the Department of Housing and Urban Development (HUD) allocated a loan for $2.7 million for the 
first residential housing facility primarily for individuals with a mobility or physical disability in the 
Washington, D.C., metropolitan region. The Centers for the Handicapped Development Corporation, a non-
profit organization, completed Inwood House at the 3.9-acre site at the intersection of Inwood Avenue and 
University Boulevard in 1980. Inwood House, a five-story building, featured 150 one or two-bedroom 
apartments. Prior to the construction of such facilities, individuals with disabilities often were forced to 
live in isolated institutional settings, nursing homes, or with family in housing that failed to meet their 
needs.  


With 150 apartments and a construction cost of $7 million, Inwood House is the federal housing 
department’s largest such subsidized housing project in the country…. Inside, light switches and plugs are 
at wheelchair level. Kitchen countertops can be raised and lowered. Bathrooms and bedrooms have an 
emergency system to alert the staff when someone needs help. There are rails beside toilets, wide 
doorways, and ramps.  


Washington Post, August 19, 1980 
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Land Use and Zoning Recommendations 
 Rezone the Pomander Court property from the Residential Town (RT-12.5) Zone to the CRT 1.5 C-0.25 


R-1.5 H-60 Zone, as shown in Figures 20 and 21, to support the Plan’s recommended public benefits. 
 Rezone the Surrey Walk and Wetherstone residential townhouse communities from the RT-10 and RT-


12.5 Zones to the Townhouse Medium Density (TMD) Zone as the RT-10 and RT-12.5 Zones cannot be 
confirmed through the SMA.  


 Rezone the Inwood House property at 10921 Inwood Avenue from the R-60 Zone to the CRT 1.5 C-0.25 
R-1.5 H-70 Zone to support infill or redevelopment of the property that further the Plan’s public 
benefits, including affordable housing and specialized housing for residents with disabilities. 


 Rezone the detached residential properties as shown in Figures 20 and 21. 
 


 


  


Figure 20:  
Neighborhood Existing Zoning  
Inwood House 


Figure 21:  
Neighborhood Proposed Zoning  
Inwood House 
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Urban Design Recommendations  
Properties around the intersection of Inwood Avenue and University Boulevard West have development 
potential that could anchor the recommended BRT station with mixed-use development or higher-density 
residential uses. Redevelopment around this intersection should explore the following, as shown in Figure 22: 


 Mixed-use redevelopment of the Inwood House property that integrates the proposed BRT station and 
includes affordable housing, particularly for residents with disabilities, as well as public open space 
and neighborhood serving retail to promote pedestrian activity and support transit users. 


 Corridor-fronting small and medium-scale multifamily development at the other three quadrants of 
this intersection, to connect residents with recommended pedestrian, bicycle, and transit 
improvements along the corridor. 


 Redevelopment of the Pomander Court property with higher-density residential uses, frontage 
improvements along University Boulevard West, and pedestrian and bicycle connections to Wheaton 
Forest Local Park. 


 Promote Montgomery County Public Schools’ (MCPS) Safe Routes to School initiative by modifying the 
intersection of University Boulevard West and Inwood Avenue to include a dedicated signalized left 
turn.   


 Promote a more compact and street-oriented Glen Haven Elementary School that minimizes surface 
parking along Inwood Avenue.  


  


Figure 22: Urban Design Inwood House 







University Boulevard Corridor Plan - Working Draft 2025  |  41 
 


AR COL A AVE NUE  DI S T R I CT  


The Arcola Avenue District is bordered by Sligo Creek Stream Valley Park to the west and Orange Drive to the 
east and includes the neighborhoods of University Towers, Breewood Park, and Northwood.  


UNIVERSITY TOWERS NEIGHBORHOOD 


Centered at the intersection of University Boulevard and Arcola Avenue are three multifamily residential 
buildings, including University Towers’ two residential condominium buildings and the Warwick Apartments. 
Arcola Towers, a Housing Opportunities Commission (HOC) owned senior high-rise residential building, is also 
included in this 87-acre neighborhood, as shown in Figure 23. Built in the late 1960s or early 1970s, these 
multifamily residential buildings are in the Multiple-Family, high-rise planned residential (RH) Zone and vary 
in height between 12 and 18 stories.  


 


  


Figure 23: Neighborhood Key Properties University Towers 







University Boulevard Corridor Plan - Working Draft 2025  |  42 
 


The Kemp Mill Shopping Center, a traditional neighborhood suburban shopping center, is the only retail use 
in this neighborhood. The Kemp Mill Urban Park is located adjacent to the shopping center. The Young Israel 
Shomrai Emunah of Greater Washington, a synagogue; the Yeshiva of Greater Washington, a religious school; 
and Parkland Swim Club, a community swimming pool, are additional uses located west of Arcola Avenue. 
Two small residential townhouse communities are also located in this neighborhood, including Northwoods 
Crossing at the intersection of Arcola Avenue and University Boulevard, and Stonington Woods, which is 
adjacent to University Towers and the Parkland Swim Club.  


Autumn Lake Healthcare at Arcola, a long-term care nursing home, is located east of Arcola Avenue. Approved 
as a special exception (CBA 1203) in 1962, this property is adjacent to the Northwood Chesapeake Bay Trail 
and the Kemp Mill Estates neighborhood. There are several existing approved special exceptions (S-297/S-
436/S-2658/CBA-2846) at the University Towers property, an approved special exception at the Warwick 
Apartments (CBA 2188), and a conditional use (CU 201613) at the Kemp Mill Shopping Center. 


This Plan recommends new infill residential and non-residential development, via the CRT Zone, for the 
properties associated with the Kemp Mill Shopping Center, including the Cornerstone Montgomery Inc. office 
building at 1398 Lamberton Drive. Existing access to the Kemp Mill Shopping Center is on a parcel owned by 
the M-NCPPC (Parcel Tax ID 03358966). In the event of redevelopment, this Plan recommends that the M-
NCPPC-owned parcel be exchanged for property adjacent to Kemp Mill Urban Park of an equal or greater size 
(approximately 20,000 square feet) to augment the functionality of the Kemp Mill Urban Park. Additionally, 
this Plan recommends a privately owned public space, anchored by a range of building heights and a mixture 
of uses, near the Sligo Creek Trail entrance. New development should explore opportunities to meaningfully 
connect the privately owned public space, Kemp Mill Urban Park, and the Sligo Creek Trail through new street 
and trail connections, placemaking, and wayfinding. 


Kemp Mill Shopping Center 
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Properties under common ownership in this neighborhood, including the Israel Shomrai properties, receive 
consistent zoning recommendations to provide future flexibility for properties that may be redeveloped. In 
addition, density transfer between CRT zoned properties in this neighborhood is recommended.  


University Towers, the Warwick Apartments, and Arcola Towers represent the highest amount of multifamily 
development in the Plan area. This Plan recommends the Commercial Residential (CR) Zone to permit these 
multifamily residential developments to conform to the existing building heights and to preclude the creation 
of non-conforming properties.  


In the long-term, HOC anticipates some potential infill or redevelopment of the Arcola Towers property. An 80-
foot private roadway, known as the “Access Road,” provides transit service and linkages to multifamily 
residential properties. This Plan supports the extension of this roadway as a public street with future 
development to the Kemp Mill Shopping Center to improve overall circulation within this area. The Plan 
acknowledges that the dedication of the existing “Access Road” as a public street will be incremental as 
redevelopment occurs and recommends that each phase of development construct the street as a private 
street, built to public street standards, with a covenant for future dedication as a public street.  


Land Use and Zoning Recommendations 
 Rezone the University Towers, Warwick Apartments and Arcola Towers properties from the RH Zone to 


the CR 2.0 C-0.25 R-2.0 H-200 Zone, as shown in Figures 24 and 25, to permit conforming properties 
and the opportunity for infill development that contributes to the Plan’s recommended public 
benefits.  


 Rezone the residential townhouses at Northwoods Crossing (11000-11026 Hemingway Court) and the 
Stonington Woods communities from the RT-12.5 Zone to the TMD Zone as the RT-12.5 Zone cannot be 
confirmed through the SMA. 


 Rezone the Young Israel Shomrai properties at 1128 Arcola Avenue, 1132 Arcola Avenue and the 
Parkland Swim Club property at 1124 Arcola Avenue from the RT-12.5 Zone and R-60 Zone to the TMD 
Zone to permit development flexibility between property owners. 


 Rezone the Kemp Mill Shopping Center properties, including 1370 Lamberton Drive and 1398 
Lamberton Drive, from the Neighborhood Retail (NR) Zone to CRT 1.5 C-0.75 R-1.25 H-70 Zone to 
promote the Plan’s recommended public benefits.  


 Rezone the Montgomery Parks properties (1206 Arcola Avenue and Parcel Tax ID 03358966) from the R-
90 Zone to CRT 1.5 C-0.75 R-1.25 H-70 Zone to support any potential development with the adjacent 
commercial property. Should redevelopment of the adjacent commercial property occur, the property 
owners should explore opportunities to exchange these properties for property of an equal or greater 
size (approximately 20,000 square feet) to augment the functionality of Kemp Mill Urban Park.  


 Rezone the Autumn Lake Healthcare at Arcola property at 901 Arcola Avenue from the R-60 Zone to the 
CRT 1.5 C-0.5 R-1.25 H-60 Zone.  


 Confirm the R-60 Zone for the Yeshiva of Greater Washington property at 1216 Arcola Avenue and the 
R-90 Zone for the Kemp Mill Urban Park.  


 Confirm the detached residential properties, east of Arcola Avenue and within the Plan area, to the R-
60 Zone.  
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Figure 24: Neighborhood Existing Zoning University Towers 


Figure 25: Neighborhood Proposed Zoning University Towers 
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Urban Design Recommendations 
Properties around the planned BRT station at Arcola Avenue and University Boulevard West offer limited 
opportunities for redevelopment.  


The cluster of properties around and including the Kemp Mill Shopping Center have potential for coordinated 
development to create a new mixed-use neighborhood center. Redevelopment at the shopping center and 
other properties should consider the following, as shown in Figure 26: 


 Establish a compact development pattern of short blocks and internal streets with enhanced 
streetscape to promote pedestrian activity between the surrounding community and the new center.  


 Explore a mix of uses that includes retail and a broad range of residential unit types, including 
attached and multifamily development, to serve different needs and income levels. 


 Improve and extend the existing access road from University Boulevard West through University 
Towers as a pedestrian friendly street with street-facing buildings and enhanced streetscape that 
connects with new internal streets in the redeveloped shopping center cluster, to provide an 
alternative vehicular connection north and east of Arcola Avenue. 


 If the Kemp Mill Shopping Center redevelops, provide a minimum 0.75-acre privately owned public 
space, consistent with a neighborhood green on the larger shopping center parcels, near the Sligo 
Creek Trail entrance. Explore placemaking opportunities on the shopping center property to 
incorporate public art and wayfinding, and to consider activation strategies for the recommended 
neighborhood green.  


 


  
Figure 26: Urban Design University Towers 
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BREEWOOD PARK NEIGHBORHOOD 
Northwood Presbyterian Church, Good Shepherd Episcopal Church and MacDonald Knolls Early Childhood 
Center are key institutional properties in this 64-acre neighborhood, as shown in Figure 27. Both religious 
institutions have expressed redevelopment interests to provide new residential development and religious 
uses on their properties. All properties in this neighborhood are in the R-60 Zone and were included in the 
2001 Kemp Mill Master Plan.  


 


The Breewood Neighborhood Park is five acres of primarily forest at the southwest intersection of Arcola 
Avenue and University Boulevard West. A portion of the Northwood Chesapeake Bay Trail traverses the park 
and continues to the state-owned land northeast of the Arcola Avenue and University Boulevard West 
intersection. The trail also connects to the Sligo Creek Trail southeast of the park.  


This Plan envisions new residential and non-residential uses on institutional properties that support the Plan’s 
housing goals and complement the mission of the religious institutions. Higher building heights are 
recommended for the Northwood Presbyterian property because it is within a short walking distance to the 
planned BRT station at Arcola Avenue and University Boulevard. Lower heights are recommended for other 
properties in this neighborhood to establish appropriate building height transitions. 


Land Use and Zoning Recommendations 
 Rezone the Northwood Presbyterian Church properties at 1200 University Boulevard West and the 


property at 1106 University Boulevard West from the R-60 Zone to the CRT 1.5 C-0.25 R-1.5 H-70 Zone, 
as shown in Figures 28 and 29, to promote new infill development and to further the Plan’s public 
benefits. 


 Explore mechanisms to transfer the right-of-way at the termini of Breewood Road and Tenbrook Drive 
to the M-NCPPC to improve the Northwood Chesapeake Bay Trail alignment and solidify maintenance 


Figure 27: Neighborhood Key Properties Breewood Park 
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and management of the trail by Montgomery Parks between Sligo Creek Stream Valley Park and 
Breewood Neighborhood Park.  


 Rezone the Good Shepherd Episcopal Church at 818 University Boulevard West from the R-60 Zone to 
CRT 1.5 C-0.25 R-1.5 H-60 Zone to support the Plan’s recommendations to promote infill development 
on institutional properties.  


 Rezone the detached residential properties as shown in Figures 28 and 29.  
 


  
Figure 28: Neighborhood Existing Zoning Breewood Park 
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Urban Design Recommendations 
Properties at 1200 and 1106 University Boulevard West, including Northwood Presbyterian Church, have the 
potential for significant redevelopment that would enhance the vicinity of the planned BRT station at Arcola 
Avenue. Corridor-fronting residential properties east of Breewood Neighborhood Park also have potential for 
adding residential units that can also support transit ridership at this location. Redevelopment at these 
locations should: 


 Explore mixed-use development at 1200 and 1106 University Boulevard West that creates active 
frontages along University Boulevard, extends connectivity north through the Access Road along 
University Towers, and includes a mix of uses including residential and public open space.  


 Improve natural surface trail connections between the Northwood Chesapeake Bay Trail and the 
termini of Tenbrook Drive and Breewood Road to ensure that the trail connections are signed, 
marked, and mapped.  


 Establish a public paved surface trail or similar connection between University Boulevard West and 
the paved Sligo Creek Trail through the Northwood Presbyterian Church property, with 
redevelopment.  


 Promote small-scale multifamily development at corridor fronting residential properties. 
 


  


Figure 29: Neighborhood Proposed Zoning Breewood Park 
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NORTHWOOD NEIGHBORHOOD 
Located east of the Northwood Chesapeake Bay Trail and Hannes Street, the Northwood neighborhood, 
shown in Figure 30, includes several institutional properties including Northwood High School, Forest Knolls 
Elementary School, Luther Rice Memorial Baptist Church, and Young Israel Shomrai Emunah as well as the 
Forest Knolls Neighborhood.  


 


 


Figure 30: Neighborhood Key Properties Northwood 


Figure 31: Neighborhood Existing Zoning Northwood 
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Northwood High School, located on nearly 30-acres between the Northwood Chesapeake Bay Trail and 
Caddington Avenue, is under construction and planned to serve approximately 2,700 students upon 
completion. The facility will include building approximately 159,000 square feet in size, as well as athletic 
fields including a football field, tennis courts, basketball courts, a softball field, and a baseball field. Forest 
Knolls Elementary School is located on approximately 8 acres accessed from Caddington Avenue.  


This Plan recommends confirming the R-60 Zone for the Northwood High School and Forest Knolls 
Elementary School sites and rezoning the Luther Rice Memorial Baptist Church property to the CRT Zone to 
promote new infill development, as shown in Figures 31 and 32. A range of residential developments, 
including duplexes and other attached units, are recommended for the detached residential properties 
located between University Boulevard and Whittington Terrace. 


 Confirm the R-60 Zone for Northwood High School and Forest Knolls Elementary School. 
 Rezone Luther Rice Memorial Baptist Church at 801 University Boulevard West from the R-60 Zone to 


the CRT 1.5 C-0.25 R-1.5 H-60 Zone to promote new infill development and to further the Plan’s public 
benefits. 


 Rezone Young Israel Shomrai Emunah at 811 and 813 University Boulevard West as well as the 
detached residential properties as shown in Figures 31 and 32. 


  


Figure 32: Neighborhood Proposed Zoning Northwood 
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DE NNI S  AVE NUE  DI S T R I CT  


The Dennis Avenue District extends from Orange Drive and Hannes Street to the west and Lorain Avenue to the 
east and includes the neighborhoods of Sligo Woods, Mary’s Center, and North Four Corners.  


SLIGO WOODS NEIGHBORHOOD 


Collins Funeral Home, a Verizon utility building, and 
detached residential properties in the Sligo Woods 
neighborhood are in this 27-acre neighborhood 
shown in Figure 33. The Collins Funeral Home 
property is in the R-200 Zone and other properties 
are in the R-60 Zone. Collins Funeral Home (CBA 
2117) and the Verizon (S-15) property are approved 
special exceptions in this area. The 2001 Kemp Mill 
Master Plan confirmed residential zones for these 
properties and made no specific land use 
recommendations.  


 


 


As shown in Figures 34 and 35, this Plan recommends the CRT Zone as an appropriate zone to promote new 
infill development for properties between Kerwin Road and Dennis Avenue, including the four detached 
residential properties near the planned BRT station. A range of residential developments, including duplexes 
and other attached units, are recommended for this area. New infill development, which is recommended to 
be primarily residential, must transition to the existing detached dwellings along Gilmoure Drive. As a public 


Figure 33: Neighborhood Key Properties Sligo Woods 


Collins Funeral Home 
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utility use, the Verizon property might not redevelop in the long-term. Existing underground cables on the 
Verizon property, including along the University Boulevard frontage, will make redevelopment challenging.  


Land Use and Zoning Recommendations 
 Rezone the Collins Funeral Home property at 500 University Boulevard West from the R-200 Zone to 


the CRT 1.5 C-0.5 R-1.25 H-60 Zone.  
 Rezone the Verizon substation and four detached residential properties, 10311-10317 Gilmoure Drive, 


from the R-60 Zone to the CRN 1.0 C-0.0 R-1.0 H-50 Zone to promote redevelopment near planned 
BRT. 


 Rezone the detached residential properties as shown in Figures 34 and 35.  
  


Figure 34:  
Neighborhood Existing Zoning Sligo Woods 


Figure 35:  
Neighborhood Proposed Zoning Sligo Woods 
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MARY’S CENTER NEIGHBORHOOD   


This 21-acre area, shown in Figure 36, includes a range of detached residential dwellings and non-residential 
buildings, including Nichiren Shoshu Myosenji, a Buddhist Temple; Mary’s Center, a community health center; 
and Silver Spring Masonic Temple/National Childrens Center. Mary’s Center (CBA 1544) and Silver Spring 
Masonic Temple/National Childrens Center (S-763) are approved conditional uses, formerly special 
exceptions. Three parcels at 400 University Boulevard West are in the EOF 1.5 H-60 Zone, and the remaining 
residential and religious institutional properties are in the R-60 Zone. The 1996 Four Corners Master Plan 
addressed this area but made no specific recommendations.  


 


 This Plan recommends a consistent land use approach, via the CRT Zone, for existing residential and 
non-residential properties that would permit new infill development near the planned BRT station at 
Dennis Avenue, as shown in Figures 37 and 38.  


 Three vacant parcels and a detached dwelling at the southwest intersection of University Boulevard 
and Dennis Avenue are under common ownership and offer an opportunity to redevelop with 
primarily residential uses, including attached and multifamily development. New residential 
development at this location will serve as a gateway feature to this area.  


 Mary’s Center provides county residents with healthcare, education, and social services. This Plan 
supports the CRT Zone for the property since it permits the existing use and provides more flexibility if 
the property is redeveloped in the future. If the property completely redevelops, this Plan supports a 
new pedestrian or bikeway extension of Greenock Road to University Boulevard or the extension of 
Gilmoure Drive. 


 The Nichiren Shoshu Myosenji Temple, located at Brunett Avenue and University Boulevard, is a 
religious institutional property along the corridor. This Plan supports the future evaluation of the 
Temple for listing as a Master Plan Historic Site, with the potential for adaptive reuse. If the Temple 
was to be removed, appropriate redevelopment for the site includes attached units such as duplexes 
or townhouses.  


Figure 36: Neighborhood Key Properties Mary’s Center 
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Figure 37: Neighborhood Existing Zoning Mary’s Center 


Figure 38: Neighborhood Proposed Zoning Mary’s Center 
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NORTHWOOD PARK NEIGHBORHOOD 


The Northwood Park Neighborhood, shown in Figure 39, is located east of University Boulevard, west of 
Edgewood Avenue, south of Hannes Street, and north of Dennis Avenue. The neighborhood includes detached 
residential uses. This Plan recommends a range of residential uses, including duplexes and other attached 
units in this neighborhood, particularly given the proximity to the planned BRT at the intersection of 
University Boulevard and Dennis Avenue.  


 


 Rezone the detached residential properties from the R-60 Zone to the CRN 1.0 C-0.0 R-1.0 H-50 Zone, as 
shown in Figures 40 and 41. 


 


  


Figure 39: Neighborhood Key Properties Northwood Park 
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  Figure 40: Neighborhood Existing Zoning Northwood Park 


Figure 41: Neighborhood Proposed Zoning Northwood Park 
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NORTH FOUR CORNERS NEIGHBORHOOD 


The North Four Corners neighborhood, shown in Figure 42, 
includes the Northwood Four Corners residential 
neighborhood, North Four Corners Local Park, and the Oaks at 
Four Corners, an HOC-owned 121-unit senior multifamily 
residential building. The North Four Corners Local Park is a 
13.9-acre M-NCPPC park with rectangular athletic fields for 
sports including soccer, lacrosse, and football; an accessible 
basketball court and tennis courts; playgrounds; paved trail 
connections throughout the park; and a large open lawn area. 
Residential development in this neighborhood dates to the 
1930s, and all properties are in the R-60 Zone. 


Built in 1986, HOC anticipates long-term potential 
redevelopment for the Oaks at Four Corners property. This 
Plan supports new residential infill development on the HOC 
property providing additional housing opportunities and 
complementing the adjacent public park. New residential unit 
types, including attached and multifamily residential, are 
recommended for the property.  


  


Figure 42: Neighborhood Key Properties North Four Corners 


The Oaks at Four Corners 


North Four Corners Local Park 
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Land Use and Zoning Recommendations 
 Rezone the HOC property from the R-60 Zone to the CRT 1.5 C-0.25 R-1.5 H-70 Zone, as shown in Figures 


43 and 44, to further the Plan’s recommended public benefits, including affordable housing and public 
open space.  
 Redevelopment on the HOC property must provide a financial contribution for park improvements in or 


near the Plan area at the time of redevelopment in lieu of on-site open space. In addition to the 
contribution, redevelopment should improve connections to and engage North Four Corners Local Park.  
 Rezone the detached residential properties as shown in Figures 43 and 44.  


Figure 43:  
Neighborhood Existing Zoning North Four Corners 


Figure 44:  
Neighborhood Proposed Zoning North Four Corners 
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Urban Design Recommendations 
 Provide a range of residential unit types, including attached and multifamily development on the HOC 


property.  
 New development building heights must transition to the existing detached properties along Royalton 


Road.  
 New development must also engage and complement North Four Corners Local Park, as shown in 


Figure 45.  
 Where possible, relocate vehicular access from University Boulevard to intersecting or parallel streets 


to promote safety for people walking, rolling, biking, taking transit, and driving along University 
Boulevard West. Where University Boulevard West provides the only site frontage, consolidate 
vehicular access.  


  


Figure 45: Urban Design North Four Corners 
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F OUR  COR NE R S  DI S T R I CT  


Four Corners serves as the commercial center of the intersection of University Boulevard and Colesville Road, 
including a portion of University Boulevard as a one-way couplet. A one-way couplet is a pair of parallel one-
way streets that allow traffic to move in opposite directions. Commercial businesses, including a McDonald’s, 
a Papa John’s Pizza, and a 7-Eleven convenience store are located on the island northwest of Colesville Road 
and University Boulevard. Most of the quadrants in Four Corners have single-use commercial businesses, 
including the 4 Corners Pub and a Shell gas station and the Woodmoor Shopping Center, a two-level 
commercial center, is located southeast of the intersection. 


The Four Corners District extends between Lorain Avenue and I-495 / Capital Beltway and includes the 
neighborhoods of Four Corners West, Four Corners North, Woodmoor Shopping Center, and Montgomery Blair 
High School.  


FOUR CORNERS WEST NEIGHBORHOOD 


Commercial properties, including a Safeway grocery 
store, a Postal Office property, two automotive filling 
stations, and a small office park are in this 14-acre 
neighborhood, shown in Figure 46. Commercial 
properties in this area are in the Commercial 
Residential Town (CRT) and Commercial Residential 
Neighborhood (CRN) Zones. Detached residential 
properties in this neighborhood are in the R-60 Zone. 
This neighborhood includes a portion of University 
Boulevard’s one-way couplet, a key feature of the 
Four Corners area.  Existing Safeway 
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This Plan supports new infill residential and non-residential development for existing single-use commercial 
properties. It is envisioned that the commercial properties in the median of University Boulevard West could 
be redeveloped with new vertical mixed-use development that further defines the Four Corners area as a 
unique destination.   


The assembly of one or more properties in this area would permit the potential reconfiguration of properties 
to implement new circulation patterns and pedestrian connections. Density transfers among properties in this 
area are recommended to further the Plan’s mobility and circulation recommendations. 


The Safeway grocery store, which is approximately 19,000 square feet in size, can redevelop with new mixed-
use infill development. A new buildable block pattern on the Safeway property is recommended to promote 
more circulation and walkability and a minimum ¼ acre neighborhood green should be implemented as a 
privately owned public space when the property redevelops. An existing long-term lease on the property will 
likely influence any redevelopment of the Safeway property. 


The Post Office, which is adjacent to the Safeway store and the BP automotive filling station, is a community 
asset that provides important services for residents and businesses in the Four Corners District. However, 
parking and access to the property are limited. This Plan supports the possibility of joint development among 
properties in this neighborhood to facilitate new parking opportunities for the Post Office, and new linear 
open spaces or street connections when properties redevelop.  


The Four Corners Office Park is a small office condominium building and associated surface parking is located 
along Colesville Road. The surface parking is an approved conditional use, formerly a special exception (S-
815), to permit off-street parking in connection with an approved development. Redevelopment of this office 
condominium is not anticipated in the long-term. This Plan recommends removing the split zoning from the 
office property by providing a single zone for the property. The detached residential property at 10000 
Colesville Road also has an approved conditional use, S-1682, for a non-resident professional office.  


Figure 46: Neighborhood Key Properties Four Corners West 
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Land Use and Zoning Recommendations 
 Rezone the commercial properties (2 University Boulevard West, 22 University Boulevard West, 106 


University Boulevard West, 108 University Boulevard West and 10040 Colesville Road) in the median of 
University Boulevard West from the CRT-2.25 C-1.5 R-0.75 H-45 Zone to CRT 2.5 C-1.5 R-1.5 H-75 Zone 
to promote the Plan’s recommended public benefits, as shown in Figures 47 and 48.  


 Rezone the Safeway Shopping Center property at 116 University Boulevard West from the R-60 Zone 
and CRT 1.5 C-1.5 R-0.5 H-45 Zone to the CRT 2.0 C-1.5 R-1.5 H-60 Zone to promote mixed-use 
development that contributes to the recommended public benefits.  


 Rezone the U.S. Postal Service property at 110 University Boulevard West from the CRT 1.5 C-1.5 R-0.5 
H-45 Zone to the CRT 2.25 C-1.5 R-2.0 H-60 Zone that promotes the Plan’s recommended public 
benefits. 


 Rezone the Four Corners Office Park property from the R-60 Zone and CRN 0.5 C-0.5 R-0.25 H-35 Zone 
to the CRN 0.5 C-0.5 R-0.5 H-40 Zone to remove split zoning of the property. 


 Rezone the property at 10000 Colesville Road from the R-60 Zone to the CRN 1.0 C-0.0 R-1.0 H-40 Zone.  
 Rezone the BP automotive service center property at 112 University Boulevard West from the CRT 2.25 


C-1.5 R-0.75 H-45 Zone to CRT 2.25 C-1.5 R-1.5 H-75 Zone to support the recommended public 
benefits.  


 Rezone the Shell gas station property at 100 University Boulevard West from the CRT 1.5 C-1.5 R-0.5 H-
45 Zone to the CRT 2.25 C-1.5 R-1.5 H-60 Zone to support the Plan’s recommended public benefits.  


 Rezone the detached residential properties as shown in Figures 47 and 48.  
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Figure 47: Neighborhood Existing Zoning Four Corners West 


Figure 48: Neighborhood Proposed Zoning Four Corners West 
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Urban Design Recommendations 
 Encourage property assembly of the single-use commercial properties in this neighborhood to create 


a consistent block pattern that facilitates a new street network or linear open spaces that promote 
new development opportunities. 


 Concentrate taller buildings towards University Boulevard and lower building heights towards 
existing detached residential properties.  


 Locate structured parking, either above or below grade, that minimizes street exposures.   
 With future redevelopment of the Safeway grocery store, provide a minimum 0.25-acre privately 


owned public space, consistent with the characteristics of a neighborhood green. 
 If properties are redeveloped individually, the following design parameters must be considered:  


o Ensure consistent building frontages for new development. 
o Incorporate a visual landmark or public art that contributes to creating a sense of place.  


FOUR CORNERS NORTH NEIGHBORHOOD 


Located east of University Boulevard West, between Lorain 
Avenue and Timberwood Avenue, and northeast of Colesville 
Road, this 12-acre neighborhood, shown in Figure 49, includes 
several small-scale commercial businesses and detached 
residential properties. Two automotive gas stations (Shell and 
Citgo), a Pepco substation, a Dunkin’ Baskin-Robbins and the 
4 Corners Pub are in this area. An existing Flash BRT station is 
located along the northeastern frontage of Colesville Road 
(U.S. 29), adjacent to the southbound travel lanes. 


 
Figure 49: Neighborhood Key Properties Four Corners North 


Four Corners Existing Retail 
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Commercial properties are primarily in the CRT Zone and the three properties near the intersection of 
University Boulevard and Lorain Avenue, including the Baskin-Robbins property, are in the EOF zone, as 
shown in Figure 50. Detached residential properties along Colesville Road, Timberwood Avenue and 
Sutherland Road are in the R-60 Zone. There are smaller commercial properties along University Boulevard, 
between Lorain Avenue and Sutherland Road, which are similar to the size of residential detached properties 
in the area.  


This Plan supports the redevelopment of existing single-use commercial properties in this area into mixed-use 
properties, which will complement the existing and proposed BRT stations along Colesville Road and 
University Boulevard, respectively. Several properties in this area have some common ownership, while 
others, such as the 4 Corners Pub at 10111 Sutherland Road and the Shell Gas Station at 10144 Coleville Road, 
are owned by separate entities. Subsequently, redevelopment in this area will evolve based on property 
owners’ initiative. 


Land Use and Zoning Recommendations 
 Rezone the commercial properties in the northeast intersection of Colesville Road and University 


Boulevard West, as shown in Figure 51, including at 10100 Colesville Road, 10110 Colesville Road, 
10118 Colesville Road, 10120 Colesville Road, 10126 Colesville Road, 10130 Colesville Road, 10132 
Colesville Road, 10134 Colesville Road, Parcel 072 and Parcel P11 from the R-60 Zone and CRT 2.25 C-
1.5 R-0.75 H-45 Zone to the CRT 2.25 C-1.5 R-2.0 H-70 Zone to promote mixed-use development that 
support the Plan’s public benefits, mobility options and pedestrian connections.  


 Rezone the properties at 10144 Colesville Road and 110 Sutherland Road from the CRT 1.5 C-1.5 R-0.5 
H-45 Zone to the CRT 2.0 C-1.5 R-1.5 H-60 Zone to support mixed-use development that is in proximity 
to BRT stations.  


 Rezone the commercial property at 101 University Boulevard West from the CRT 2.25 C-1.5 R-0.75 H-45 
Zone to the CRT 2.25 C-1.5 R-1.5 H-60 Zone to support the recommended public benefits.  


 Rezone the commercial properties at 105-111 University Boulevard West from the CRT 1.5 C-1.5 R-0.5 
H-45 Zone to the CRT 1.5 C-1.5 R-1.5 H-60 Zone to support new mixed-use development and the Plan’s 
public benefits. 


 Rezone the commercial properties at 115 University Boulevard West, 10101 Lorain Avenue and 10105 
Lorain Avenue from the EOF 3.0 H-100 Zone to the CRT 3.0 C-2.0 R-1.5 H-60 Zone to support the Plan’s 
public benefits, including housing and mobility options.  


 Rezone the detached residential properties as shown in Figures 50 and 51 to support the Plan’s 
recommendations for new residential typologies.  
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Figure 50: Neighborhood Existing Zoning Four Corners North 


Figure 51: Neighborhood Proposed Zoning Four Corners North 
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Urban Design Recommendations 
 Focus redevelopment along University Boulevard West (MD 193) and Colesville Road (U.S. 29) to 


enhance the BRT stations, as shown in Figure 52.  
 Explore a pedestrian connection between Colesville Road (U.S. 29) and Sutherland Road, east of 


University Boulevard West (MD 193).  
 Concentrate maximum development intensity along University Boulevard and ensure building heights 


transition to residential properties along Timberwood Avenue. 
 Explore a mid-block pedestrian connection or linear open space from Colesville Road (U.S. 29) to 


Sutherland Road between University Boulevard West (MD 193) and Timberwood Avenue, to expand 
pedestrian activity and improve alternative access to BRT.  


 Redevelopment should consolidate or relocate driveways along University Boulevard West (MD 193) 
to improve the public realm for those walking, biking and rolling and to facilitate access for transit 
users.  


 


  Figure 52: Urban Design Four Corners 







University Boulevard Corridor Plan - Working Draft 2025  |  68 
 


WOODMOOR SHOPPING CENTER NEIGHBORHOOD 


The Woodmoor Shopping Center, located at the 
northeast intersection of Colesville Road and 
University Boulevard East, is the main 
commercial use in this 46-acre neighborhood, 
shown in Figure 53. This shopping center, which 
is approximately 67,912 square feet in size, 
serves as the commercial heart of the Four 
Corners District with various neighborhood 
serving uses, including a bank, a grocery store, 
and a pharmacy. The Woodmoor-Pinecrest 
residential neighborhood is southeast of the 
shopping center with residential detached 
properties and institutional properties, 
including Pinecrest Elementary School, 
Pinecrest Local Park and Saint Bernadette 
Church and School. Pinecrest Elementary 
School and Pinecrest Local Park are located 
within the Woodmoor neighborhood. This 
includes the Pinecrest Recreation Center (M: 32-
12) listed in the Master Plan for Historic 
Preservation and located in Pinecrest Local 
Park. The Pinecrest Recreation Center currently 
serves as a Park Activity Building which can be 
permitted for events. The 12-acre Saint 
Bernadette Catholic Church and School 
property has frontage along University 
Boulevard and access from the residential 
neighborhood. 


The Woodmoor Shopping Center property 
owner has no immediate redevelopment plans 
for this site. Given the relatively small property 
size, redevelopment would likely entail 
complete site redevelopment rather than a 
phased approach. This Plan introduces new flexible zoning options that would permit residential and non-
residential development in the long-term, if desired by the property owner. A privately owned public space, 
consistent with a neighborhood green is recommended for this property to support any future new 
development, and any new development must transition to the existing detached residential properties along 
Pierce Drive and Lexington Avenue. This Plan also introduces new residential typologies for the detached 
residential properties on Pierce Drive, which is adjacent to the shopping center.   


 


 


 


 


 


 


 


 


 


Historic Feature:  Woodmoor Shopping Center 


The Moss Realty Corporation platted the 170-acre 
Woodmoor subdivision (later expanded) in 1937. This 
subdivision included the construction of the 
Woodmoor Shopping Center at Four Corners as an 
integral part of the community. Harvey Warwick, an 
architect, designed the initial plans for the $250,000 
Colonial Revival-styled center but the owners never 
fully built the center due to the onset of World War II. 
The grocery store and pharmacy opened in fall 1938 
followed by a gas station at the intersection in early 
1939. After World War II, a larger complex was built 
that incorporated the initial grocery and pharmacy.  
The new Woodmoor Shopping Center formally 
opened on November 6, 1948, with a 150-car parking 
lot and two-levels of commercial activity. Various 
additions have occurred over the past 75 years, but 
its architectural form and design remains intact. 
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Figure 53: Neighborhood Key Properties Woodmoor Shopping Center 
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Land Use and Zoning Recommendations 
 Rezone the Woodmoor Shopping Center, as shown in Figures 54 and 55, from the CRT 0.75 C-0.75 R-0.5 


H-40 Zone to the CRT 2.0 C-1.5 R-1.5 H-60 Zone to promote mixed-use development in the Four 
Corners area that supports the Plan’s recommended public benefits.  


 This Plan recommends the future evaluation of the Woodmoor Shopping Center for listing in the 
Master Plan for Historic Preservation. 


 Rezone detached residential properties as shown in Figures 54 and 55 to support the Plan’s 
recommended new residential typologies.  


  


Figure 54: Neighborhood Existing Zoning Woodmoor Shopping Center 
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Urban Design Recommendations  
 If the shopping center is redeveloped, the front and central portion of the property must include 


higher densities and taller buildings. The existing rear surface parking area should be developed with 
lower building heights that transition to the residential properties on Pierce Drive. 


 Establish building frontages along Colesville Road and University Boulevard East to define the public 
realm with active uses and streetscape improvements.  


 Explore structured parking solutions integrated into new development that consolidate parking away 
from public view. 


 With redevelopment, provide a minimum 0.25-acre privately owned public space consistent with a 
neighborhood green on the property.  


 Alternatively, redevelopment could explore integrating the existing structure into a mixed-use 
development that includes consolidated parking in the rear along with residential uses, and public 
open space in the existing front surface parking lot. 


 If the shopping center does not redevelop, the property owner should incorporate various 
environmental measures to mitigate heat, including but not limited to, new landscaping or rain 
gardens in surface parking areas.  


  


Figure 55: Neighborhood Proposed Zoning Woodmoor Shopping Center 
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MONTGOMERY BLAIR HIGH SCHOOL 


Montgomery Blair High School is the largest 
Montgomery County Public Schools (MCPS) 
public high school with an enrollment of more 
than 3,300 students. The school property is 
approximately 30 acres and is located 
between the Capital Beltway (I-495), 
Colesville Road (U.S. 29) and University 
Boulevard East (MD 193), as shown in Figure 
56. The property includes the approximately 
386,567 square foot public school building as 
well as a bus loop, surface parking areas, and 
several athletic fields, including a track and 
baseball field and tennis courts. An existing 
FLASH stop is located along Colesville Road 
(U.S. 29) near the Lanark Way intersection.  


Blair Local Park is co-located with 
Montgomery Blair High School and located 
immediately southeast of the school. Blair 
Local Park is approximately 12 acres and 
includes athletic fields for baseball, football, 
soccer, and softball, as well as bleachers and 
batting cages. Silver Spring Fire Station No. 16 
is adjacent to the park and provides fire and 
emergency medical services to the Plan area 
and surrounding communities. These 
properties are in the R-60 Zone. Adjacent to 
Blair Local Park and the Fire Station is an 
unbuilt right-of-way area, approximately three 
acres, for an I-495 ramp.  


The Four Corners Ethiopian Evangelical Church 
and Silver Spring Day School are in the median 
of University Boulevard between Colesville 
Road and Lexington Drive. These properties are 
in the R-60 Zone and CRT 0.25 C-0.25 R-0.25 H-
35 Zone. An existing conditional use, originally 
approved as a special exception (S-139), exists 
on the church property for a private school.  


Implementation of BRT on Colesville Road and University Boulevard will further improve greater access to this 
school and potential additional services, including expansion, could be achieved through a more compact 
development that activates the intersection of Colesville Road and University Boulevard. In addition, 


Figure 56: Neighborhood Key Properties Belair High 
 


Four Corners Church 
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modifying existing surface parking areas into structured parking on the MCPS property could facilitate 
additional public uses that furthers the county’s commitment to the co-location of public facilities.  


In the long-term, a new pedestrian-bike crossing of I-495 between the high school or park and Indian Spring 
Terrace Local Park that connects Colesville Road to Fairway Avenue should be pursued, consistent with the 
2018 Bicycle Master Plan recommendations. 


Land Use and Zoning Recommendations 
 Confirm the R-60 Zone for Montgomery Blair High School, Blair Local Park, and Silver Spring Fire 


Station No.16, as shown in Figures 57 and 58. 
 Rezone the Four Corners Ethiopian Evangelical Church property from the R-60 Zone and CRT C-0.25 C-


0.25 R-0.25 H-35 Zone to the CRT 1.5 C-0.75 R-1.5 H-75 Zone to promote infill development and the 
Plan’s recommended public benefits.  


 


  


Figure 57:  
Neighborhood Existing Zoning Belair High School 


Figure 58:  
Neighborhood Proposed Zoning Belair High School 
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Urban Design Recommendations: Four Corners Ethiopian Evangelical Church property 
 Redevelopment at this location should take advantage of its unique visibility to explore creative 


building form and signature architectural features. 
 New development should improve pedestrian circulation and access with enhanced streetscape and 


safe crossings to properties to the north (Woodmoor Shopping Center) and south (Blair High School). 
 With redevelopment, provide a minimum 0.25-acre privately owned public space consistent with a 


neighborhood green or urban plaza.   


Urban Design Recommendations: Blair High School  
 Explore a placemaking strategy to improve existing green area at the intersection of University 


Boulevard and Colesville Road and create usable public open space at the intersection of Colesville 
Road and University Boulevard.  


 Colocate community services and amenities at the school, consistent with the county’s policy 
regarding ongoing colocation of public facilities.  
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CHAPTER 5: HOUSING 


The University Boulevard Corridor Plan area is home to around 3,400 housing units, with a range of housing 
types including detached, attached, and multifamily units. The Plan area is characterized by its general 
affordability compared with the county in sales prices, rents, and the large amount of the housing stock that is 
income restricted. Despite the range of existing housing types and relative affordability, the affordability, 
availability, diversity, quality, and maintenance of housing were reoccurring concerns expressed during the 
Plan’s outreach and engagement process, as discussed further in the Plan Appendix.  


Of the over 1,300 multi-family 
residential units in the Plan area, 
over 350 of the units are income 
restricted, and many of the units 
are senior and/or special needs 
housing. These types of units are 
important assets to the University 
Boulevard Corridor Plan area and 
this Plan recommends a variety of 
tools and strategies to preserve and 
expand affordable housing.  


The Plan’s affordable housing 
comes through a variety of 
affordable housing programs, 
including Moderately Priced 
Dwelling Units (MPDUs), Low-
Income Tax Housing Credit units, and other affordable housing programs that serve a variety of incomes and 
households throughout the Plan area. While the area is well served by existing affordable housing, this Plan 
recommends prioritizing MPDUs as a top public benefit and exploring and leveraging partnerships to preserve 
and expand affordability throughout the Plan area. 


Of the multifamily units that are not income restricted in the Plan area, many were built in the 1980s and 
before, and due to their age, they are naturally occurring affordable housing, meaning they are affordable to 
households earning below 80 percent of Area Median Income.1 These units are resources due to their natural 
affordability, and this Plan aims to balance the preservation of existing naturally occurring affordable housing 
with the production of new housing, which will result in the creation of new MPDUs. In the event of 
redevelopment, this Plan strives for no net loss of naturally occurring affordable housing. This means that in 
the event of redevelopment, to the extent that is practical and feasible, the number of naturally occurring 
affordable housing units being removed should be replaced in the new development and their affordability 
levels should be preserved.  


 
 


1 In 2024, 80 percent AMI (Area Median Income) for a household of four was around $124,000.  


The Warwick 
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This Plan also seeks to expand the nature of residential neighborhoods along the corridor by introducing new 
residential building typologies, which are linked with the introduction of new BRT infrastructure. Prior master 
plans along the corridor, such as the 2001 Kemp Mill Master Plan and the 1996 Four Corners Master Plan, 
recommended the retention of detached residential uses along the corridor.  


This Plan recommends adding more housing to meet the growing demand for housing, to assist in the 
creation of Complete Communities, and to support the county in meeting its housing goals. In 2019, the 
Metropolitan Washington Council of Governments (MWCOG) established regional housing targets to address a 
growing supply gap and affordability issues in the region. To meet our housing goals and obligations, the 
county, excluding the municipalities of Gaithersburg and Rockville, needs to build 31,000 units by 2030 to 
meet future housing demand from population and job growth, with additional housing goals for 2040 and 
2050. In this context, the University Boulevard Corridor Plan area plays an important part in helping the 
county reach its housing goals. This Plan adds capacity for more than 4,000 new residential units.  


In implementing the recommendations of Thrive in the University Boulevard Corridor Plan, this Plan 
acknowledges and begins to address the deep disparities in wealth and homeownership that were shaped by 
a legacy of discriminatory lending practices, restrictive covenants, and single-family zoning and its secondary 
impacts on neighborhoods that are still being felt today.   


Duplexes 







University Boulevard Corridor Plan - Working Draft 2025  |  77 
 


Specifically, this Plan supports the introduction of 
new housing typologies in the Plan area, 
particularly in blocks fronting the University 
Boulevard Corridor and in proximity to the BRT 
stations, to begin to address decades of inequities 
to create more equitable, mixed-income 
neighborhoods and ensure that exclusively single-
family zoning is not a barrier to providing housing 
options and home ownership. As aligned with 
Thrive, this Plan also supports opportunities to 
increase residential density, especially along 
University Boulevard to add additional housing to 
assist with the development of Complete 
Communities.  


In 2023, HB0017 was passed, which obligates 
Maryland charter counties to “affirmatively further 
fair housing through the county’s housing and 
urban development programs.” The University 
Boulevard Corridor Plan aims to affirmatively 
further fair housing (AFFH) by taking meaningful 
actions aimed at combating discrimination to 
overcome patterns of segregation, remove barriers 
that have restricted housing and opportunity, and 
foster inclusive communities.  
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The University Boulevard Corridor—particularly on 
the eastern end of the plan boundary near the Four 
Corners Intersection—attracted suburban 
development for white residents starting in the 
1920s due to its pastoral landscape and 
establishment of nearby amenities such as the 
Indian Spring Country Club (near the southeast 
intersection of then Bladensburg and Colesville 
Roads) and Argyle Country Club. Early subdivisions 
included but were not limited to: Indian Spring 
Terrace (1926), Argyle Park (1926), Country Club 
Park (1930), and Indian Spring Park (1930). 
Development of these subdivisions remained 
limited until the end of the 1930s. This aligned with 
the creation of the Federal Housing Administration 
(FHA) in 1934. 


The FHA had two central policy goals: 1) create an 
economically sound, publicly sponsored, system of 
mortgage insurance; and 2) revive the depressed 
residential construction industry that collapsed 
during the Great Depression. Builders capitalized 
on the program and applied mass production, 
standardization, and prefabrication to large-scale 
home construction with the development of 
subdivisions such as Fairway (1934-1942), Country 
Club View (1936-1947), Indian Spring Village 
(1937), Woodmoor (1937-1949), Indian Spring Club 
Estates (1940), Warrenton Village (1940), and 
Franklin Knolls (1941).  


 



https://mgaleg.maryland.gov/mgawebsite/Legislation/Details/HB0017
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HOUS I NG R E COMME NDAT I ONS  


AFFORDABLE HOUSING   
 Aligned with current county policy, new developments should provide at least 15% Moderately Priced 


Dwelling Units (MPDUs). 
 Prioritize greater percentages of or more affordable MPDUs than required by county code as a public 


benefit for the Optional Development Method in the Commercial/Residential (C/R) family of zones to 
provide additional affordable housing that is needed within the Plan area.  


 When public properties are redeveloped with a residential component, projects should strive to 
provide a minimum of 30% MPDUs, with 15% affordable to households earning the standard MPDU 
level of 65-70% or less of Area Median Income (AMI) and 15% affordable to households at or below 
50% of AMI. 


 Support the development of permanent and temporary supportive housing for people experiencing 
homelessness in the Plan area. 


PRESERVATION OF AFFORDABLE HOUSING    
 Preserve existing naturally occurring affordable housing where practicable, striving for no net loss of 


naturally occurring affordable housing in the event of redevelopment. 
 Explore and leverage partnerships with public, private, non-profit, philanthropic, and religious 


institutions to preserve and expand housing affordability in the Plan area. 
 Property owners should work with the Montgomery County Department of Housing and Community 


Affairs (DHCA) to extend their federal and county subsidy contracts to retain and expand the current 
levels of housing affordability in the Plan area.  


HOUSING PRODUCTION AND HOUSING DIVERSITY     
 Add more units to the housing inventory, including more types of housing units to increase the 


amount of housing and to meet a diversity of incomes and households including families, seniors, and 
persons with disabilities who currently reside within the Plan area. 


 Utilize the Commercial Residential Town (CRT) and Commercial Residential Neighborhood (CRN) 
Zones as the primary zones to introduce new residential typologies along the corridor as well as within 
proximity to the proposed BRT stations.  


 Prioritize family-sized market rate and affordable units for rent and for sale in residential development 
projects as a public benefit for the Optional Development Method in the CR family of zones to provide 
additional family-sized units. 


 New housing developments in the Plan area should strive to increase the quality and quantity of 
housing units that are accessible to people with disabilities and older adults.  


 Provide financial and other incentives to boost housing production for market rate and affordable 
housing, especially near transit and in Complete Communities. 
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CHAPTER 6: PARKS, TRAILS, AND OPEN SPACE  


Parks, trails, and open spaces enhance the quality of community life by offering visual relief from the built 
environment, a sense of place, an opportunity to connect with nature and space to gather, play and socialize. 
In addition, parkland contributes to the natural environment by providing wildlife habitat, improving air 
quality, and protecting water quality.  


Successful community design is anchored by a well-functioning open space network, which includes parks, 
trails, and open space, as well as the public realm. The public realm is broadly defined as those spaces where 
civic interaction can occur, such as publicly owned parks, trails, plazas, streets, and sidewalks. It also includes 
privately owned, publicly accessible spaces, like plazas and seating areas adjacent to residential, commercial, 
and institutional buildings. Parks also help to protect cultural resources, such as historic buildings or 
archaeological sites.  


P OL I CY GUI DANCE  AND HI E R AR CHY F OR  P AR K S ,  T R AI L S ,  AND OP E N S P ACE S   


Park Planning in Montgomery County is principally guided by the following key planning documents.    


 Thrive Montgomery 2050, the County’s General Plan update;  
 The 2022 Parks, Recreation and Open Space (PROS) Plan, which is the Montgomery Parks’ policy plan 


that focuses on how the parks and recreation systems should be designed to meet the needs of a 
growing population;  


 2018 Energized Public Spaces (EPS) Functional Master Plan, which analyzes the supply and demand of 
active, social and contemplative experiences in urbanizing areas of the county.  


As shown in Figure 59, the Plan area is generally well-served by seven existing M-NCPPC parks managed and 
operated by the M-NCPPC Montgomery County Department of Parks (Montgomery Parks) plus a strip of land 
owned and maintained by the Maryland Department of Transportation State Highway Administration (MDOT 
SHA) adjacent to Northwood High School and which functions as parkland from a user perspective.   


West to east, these parks are Wheaton Forest Local Park, Sligo Creek Stream Valley Park, Breewood 
Neighborhood Park, Kemp Mill Urban Park, MDOT SHA land adjacent to Northwood High School, North Four 
Corners Local Park, Blair Local Park, and Pinecrest Local Park.  


Collectively, these parks offer four diamond athletic fields, four rectangular athletic fields, five playgrounds, 
three basketball courts, six tennis courts, one picnic shelter, and one park activity building, which is under 
long-term lease and not generally available for public use. The Plan area also includes a portion of Sligo Creek 
Parkway that is part of the Open Parkways Program, which closes the parkway to motor vehicles and opens it 
to pedestrians, bicyclists, and other non-motorized users, the Sligo Creek Trail that runs between Wheaton 
Regional Park and the Montgomery-Prince George’s County line where it continues downstream along the 
creek, and the Northwood Chesapeake Bay Trail that links the Sligo Creek Trail with the Northwest Branch 
Trail. These trails are all part of the larger regional Anacostia Tributary Trail System.  
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Figure 59: Parks and Open Space 
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P AR K  P L ANNI NG ANAL YS I S  


The parks located within and near the University Boulevard Corridor Plan area are adequate for urbanizing 
areas, as defined by the PROS Plan. For example, there are several parks within or adjacent to the Plan Area 
that fulfill the need for active recreation destinations, as they provide opportunities for softball and baseball, 
basketball, soccer, picnicking and playgrounds. This Plan area also includes a significant regional trail—Sligo 
Creek Trail—that enhances connectivity between parks and open spaces. The Sligo Creek Stream Valley Park 
also offers opportunities for nature-based recreation. The Level of Service (LOS) and EPS analysis for this area 
does identify several park and recreation needs, including soccer courts. 


During community outreach and engagement, planners heard from the community that Sligo Creek Stream 
Valley Park is highly valued and intensely used. Planners also heard that the following improvements and 
recreational uses are most desired for parks in the Plan area. 


 Picnic shelters 
 Soccer courts 
 Athletic fields 
 Playgrounds 


P UB L I C P AR K S  R E COMME NDAT I ONS  


This Plan does not recommend any new public parks. While this Plan area is generally well-served by parks 
and trails, there are opportunities to enhance existing parks, including providing new access points and new 
facilities or amenities that are needed in this area of the county. The following recommendations are for 
existing M-NCPPC parks in the Plan area, which will enhance, expand, or otherwise improve these parks: 


WHEATON FOREST LOCAL PARK  
 Improve pedestrian connections from the 


adjacent Pomander Court property when it 
redevelops.   


 Consistent with recommendations elsewhere in 
the county when properties adjacent to parks 
redevelop, in lieu of on-site open space require a 
financial contribution from this property owner 
for park improvements in or near the Plan area at 
the time of development. 


 Redevelopment of adjacent properties should 
relate to and engage the park and ensure that 
park edges are attractive, for example, do not 
locate parking lots or dumpsters immediately adjacent to the park. 


 Investigate options and opportunities to create more shade for park users and especially for athletic 
field spectators.  


 Consolidate the two entrances to the parking lot to a single entrance in accordance with other 
recommendations and goals of the Plan related to increased pedestrian safety and comfort along 
University Boulevard.  


Wheaton Forest Local Park Picnic Shelter 
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 Create a paved trail loop in the park that goes around the athletic fields and creates a clearer 
pedestrian and bicycle connection through the park from the residential neighborhoods to the south 
to University Boulevard. 


SLIGO CREEK STREAM VALLEY PARK   
 When the Northwood Presbyterian Church property redevelops, improve public bicycle and 


pedestrian access and connection between University Boulevard and the Sligo Creek Trail. 
o The Northwood Chesapeake Bay Trail passes through the Sligo Creek Stream Valley Park and 


Breewood Neighborhood Park as well as unimproved portions of right-of-way for Breewood 
Road and Tenbrook Drive to connect Sligo Creek Trail to University Boulevard. This Plan 
recommends that management of the unimproved portions of the right-of-way be transferred 
to Montgomery Parks by the appropriate mechanism to consolidate management and 
maintenance of the trail by Montgomery Parks and ensure permanent protection of the 
property and trail route as parkland. 


 Relocate the playground between 
Sligo Creek Parkway and Sligo 
Creek just south of University 
Boulevard out of the floodplain. 


 Continue to treat and improve 
stormwater discharge from non-
parkland sources into Sligo Creek 
and its tributaries. 


 Improve fish passage in Sligo 
Creek by reconnecting the stream 
under University Boulevard. 


 Improve the Sligo Creek Trail 
entrance at the Kemp Mill 
Shopping Center; redevelopment 
of the adjacent Kemp Mill 
Shopping Center property should provide improvements at this location, including improvements that 
meaningfully connect the privately owned public space, Kemp Mill Urban Park, and the Sligo Creek 
Trail through new street and trail connections, placemaking, and wayfinding. 


 Create a paved trail connection for people walking, biking, and rolling between Wheaton Lane and the 
Sligo Creek Trail. 


MDOT SHA LAND AND THE NORTHWOOD CHESAPEAKE BAY TRAIL 
 The Northwood Chesapeake Bay Trail passes through a strip of land owned by MDOT SHA adjacent to 


the north side of Northwood High School (Parcel Tax ID 980570). This Plan recommends that this 
property and the adjoining MDOT SHA property that contains the trail and extends beyond the Plan 
Area (Parcel Tax ID 980626) be conveyed by MDOT SHA to M-NCPPC as soon as possible to consolidate 
management and maintenance of the trail by Montgomery Parks and ensure permanent protection of 
the property and trail route as parkland. 


  


Sligo Creek Open Parkway 
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KEMP MILL URBAN PARK  
 M-NCPPC owns the property 


containing the driveway entrance to 
the adjacent Kemp Mill Shopping 
Center. If the shopping center 
property is redeveloped, the property 
owners should explore opportunities 
to exchange the M-NCPPC owned 
properties for property of an equal or 
greater size (approximately 20,000 
square feet) to augment the 
functionality of Kemp Mill Urban Park. 


 If the shopping center redevelops, 
create a new street with pedestrian 
and bicycle facilities to provide a 
connection between the park and the 
Sligo Creek Trail. 


NORTH FOUR CORNERS LOCAL PARK  
 Improve pedestrian connection from adjacent HOC property when it redevelops.   
 Consistent with recommendations elsewhere in the county when properties adjacent to parks 


redevelop, in lieu of on-site open space require a financial contribution from this property owner for 
park improvements in or near the Plan area at the time of development. 


 Redevelopment of adjacent properties should relate to and engage the park and ensure that park 
edges are attractive, for example, do not locate parking lots or dumpsters immediately adjacent to the 
park. 


 Investigate options and opportunities to create more shade for park users and especially for athletic 
field spectators. 


 Engage residents and community stakeholders to identify an appropriate long-term lease for the 
currently vacant park activity building, one that complements the park and addresses community 
needs and interests. 


PINECREST LOCAL PARK  
 Add interpretive signs to educate visitors about the historic Pinecrest Recreation Center.  


NEW OPEN SPACES 
 This Plan recommends new publicly accessible open spaces on key properties, such as WTOP and 


Safeway, which may redevelop in the future. These new privately-owned public spaces (POPS) will 
contribute to creating a livable environment and complete communities associated with new 
development. 


  


Kemp Mill Urban Park 
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CHAPTER 7: ENVIRONMENTAL SUSTAINABILITY  


The overarching goal of the environmental sustainability recommendations for the Plan is to create a green, 
healthy, and resilient community that contributes to a high quality of life for residents of the Plan area.   


Many of the existing land uses have been in place for many years and reflect both positive and negative 
environmental attributes associated with the long history of the development. Positive attributes include 
some mature tree canopy coverage especially on lots in the older, established residential areas, as shown in 
Figure 60. Negative environmental conditions are associated with a land use design intended to facilitate 
automobile use, including the broad University Boulevard as a central transportation feature, a system of 
disconnected streets, and driveways and parking lots. The environmental impacts of this auto-centric design 
include increased runoff from storms, degraded water quality and aquatic habitats, diminished air quality, and 
urban heat island effect. These impacts are worsening as climate change magnifies the problems. 


  Figure 60: Tree Canopy 
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Particulate pollution is one of the aspects of diminished air quality that is of greatest concern. Recent research 
has shown that tiny particulates (2.5 micrometers or less) in polluted air can contribute to ischemic heart 
disease, cancer, type 2 diabetes, pneumonia and other lower-respiratory diseases, asthma, and stroke. This 
kind of particulate pollution (pm 2.5) is associated with emissions from the burning of fossil fuels including 
gasoline and diesel fuel-powered vehicles. People walking, biking or rolling along University Boulevard are 
exposed to pm 2.5 pollution, as are people waiting at bus stops. Trees, shrubs, and other vegetation and 
landscaping have been demonstrated to reduce concentrations of pm 2.5 pollution along roadways.    


Sligo Creek Stream Valley Park is a significant natural feature that cuts across the Plan area from north to 
south and provides important environmental, recreational, and health benefits to the community. The park’s 
large forest and tree canopy areas improve air quality, filter runoff and improve water quality, reduce heat 
island effect, sequester carbon, and mitigate flooding. The stream and forest buffer provide habitat for 
numerous aquatic and terrestrial species. Park facilities provide opportunities for active and nature-based 
recreation. Time spent in forests and green spaces has proven mental health benefits. The Northwest Branch 
Stream Valley Park just to the north and east of the Plan area offers similar benefits. This Plan seeks to provide 
and improve connections that allow community members to access these parks. 


  Figure 61: Watersheds 
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E NVI R ONME NT AL  GOAL S   


The environmental recommendations of this Plan are intended to advance the following goals: 


 Address the environmental impacts of urbanization, including mitigating urban stormwater runoff, 
protecting water quality in Sligo Creek and the Northwest Branch (shown in Figure 61), reducing urban 
heat island effect (shown in Figure 62), and improving air quality. 


 Address action items in the county’s Climate Action Plan that relate to land use planning, including 
actions that contribute to reducing greenhouse gas emissions, conserving energy, and promoting 
resilience in the face of climate change impacts. 


 Address environmental justice issues, including protecting the health and well-being of residents and 
visitors who belong to historically disadvantaged communities. Data indicate that significant numbers 
of these community members ride the bus, walk and ride bicycles, and Montgomery County Public 
Schools reports that schools in the Plan area have high equity scores indicating that many Plan area 
students come from historically disadvantaged communities. Therefore, bus stops, pedestrian and 
bicycle systems, and schools should be targeted for investments that mitigate negative environmental 
health impacts. 


 Promote the biological diversity of the county. 


 
  Figure 62: Heat Islands in Plan Area 
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E NVI R ONME NT AL  R E COMME NDAT I ONS  


DEVELOP UNIVERSITY BOULEVARD AS A COOL CORRIDOR  
 Design a multimodal transportation spine along University Boulevard that gives people who depend 


on walking, biking and transit protection from extreme heat and air pollution along walkways and 
bikeways and at bus stops/BRT stations. Use the following Cool Corridor strategies: 


o Incorporate tree canopy, shaded transit stops, stormwater management, and landscaped 
buffers into the University Boulevard cross section. 


o Identify areas along streets leading to schools where additional shade will help protect 
children walking to school. 


o Plant native species of trees that produce healthy tree canopies, with a double row of trees 
along University Boulevard, where feasible with the implementation of the University 
Boulevard BRT project. 


o Underground utilities along the corridor, where feasible. 
o Provide engineered shade structures where adequate tree canopy cannot be provided. 
o Include guidance for recommended tree species and adequate soil volumes to grow healthy 


canopy trees consistent with the Complete Streets Design Guide. 
 


PROTECT AND INCREASE TREE CANOPY   
 Protect and increase forests and tree canopy along road rights-of-way and on public properties. 


o Work with MCPS and Montgomery Parks to increase tree canopy at parks and schools. 
 Work with MCPS and owners of other large properties with significant impervious cover and little tree 


canopy to reduce heat islands. 
 Areas of surface parking lots on public and private properties should provide at least 50% tree canopy 


coverage of the parking lot area. If it can be demonstrated that 50% tree canopy cover cannot be 
achieved, the remaining coverage requirement can be met through installation of solar canopies, 
where feasible. 
 


MITIGATE EXCESS RUNOFF AND PROTECT STREAM WATER QUALITY  
 Promote the use of landscaping that helps reduce runoff on public and private property. The 


Montgomery County Department of Environmental Protection offers programs to help private 
property owners reduce runoff from their properties. 


 Minimize impervious surfaces in site designs for developing and redeveloping sites. 
 During development or redevelopment of private property, provide a minimum of 35% green cover of 


the total developed area, excluding existing forest cover on the property. The green cover may include 
the following, either singly or in combination: 
o Intensive green roof (6 inches or deeper) 
o Tree canopy cover 
o Vegetative cover 
o Landscaped areas 
o Rain gardens and bioswales 
o Solar energy and green roof 


 Landscaping: use native plants that require less watering and fertilization; use rainwater for watering; 
apply Sustainable Sites Initiatives (SITES) principles. 
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 Use nature-based climate solutions to Incorporate carbon into landscaping soils to promote fertility 
and vegetation growth and draw down atmospheric carbon. 
 


PROMOTE PUBLIC HEALTH   
 Provide opportunities for exercise, recreation, and mental well-being: parks and open spaces, trails, 


sidewalks, and bicycle networks. 
 Include features in designs for major arterial roads and highways to include noise mitigation elements 


wherever feasible, including noise walls near I-495, and board-on-board fences with vegetation 
screens for major arterial roads. 


 Provide access to health care facilities. 
 Provide opportunities to buy or grow fresh produce/healthy food choices: provide opportunities for 


community gardens; provide spaces for farmers’ markets. 
 Promote an environment that minimizes light pollution.  
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BUILT ENVIRONMENT CLIMATE RECOMMENDATIONS  
 Make attainment of net-zero carbon emissions an aspirational goal in all new development and 


redevelopment.   
 Include as many of the following recommendations as reasonable in development plans: 


o Use native vegetation in landscaping and tree planting to sequester carbon and reduce urban 
heat island. 


o Include on-site renewable energy generation. 
o Orient new buildings to support the use of passive solar and renewable energy.  
o Include building design features that keep roofs cool – either green roofs or cool roofs. 
o Encourage improvements and facilities to reduce carbon emissions. 
o Promote site and building design for energy conservation and LEED certification or a comparable 


rating system. 
o Over parking areas where trees cannot easily be planted and maintained, for instance, rooftop 


garage parking, consider shading features that include solar panels. 
 


PROMOTE NATIVE SPECIES 
 Plant native vegetation that is highly attractive to pollinators and provides food sources for declining 


populations of native pollinator species.   
 Incorporate multiple layers of native vegetation in landscaping. 
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CHAPTER 8: TRANSPORTATION  


This Plan seeks to provide multiple safe and 
convenient transportation options for all 
travelers, regardless of age, ability, or mode of 
transportation. The Plan prioritizes safety and 
choice, serving pedestrians, bicyclists, transit 
users, and vehicle passengers who live, work, 
learn, and visit the Plan area over the through-
movement of high-speed vehicles. 


Wide roads increase crossing distances, acting 
as a barrier to walking, biking, rolling, and using 
transit, and contribute to vehicles traveling at 
higher speeds, which increases the risk of 
crashes that result in serious injuries or 
fatalities. Streets designed to protect and serve the most vulnerable road users are safer for everyone. Right-
sizing roadways and intersections, by repurposing or reducing travel lanes, provides space for other forms of 
transportation and amenities and is a step toward achieving the stated goals in the Montgomery County Code, 
as well as other policies such as Vision Zero, Complete Streets, and Thrive. 


Historic Feature: Old Bladensburg Road  


The name of University Boulevard within the Plan boundary varied over the course of its history. It was 
initially named Bladensburg Road. By the 1850s, residents started to refer to Bladensburg Road as “Old 
Bladensburg Road,” but multiple maps continue to refer to the road by its original moniker into the 
twentieth century. In the 1910s, the Maryland General Assembly and Montgomery County started to refer 
to part of the road as the “Wheaton-Four Corners Road” or the “Wheaton to Four Corners Road.” The 
acquisition of the entire road by the Maryland State Roads Commission led to its renaming as State Route 
193 in 1927. 


Bladensburg Road remained a toll-free transportation route and lacked an official survey into the late 
nineteenth century. In 1889, residents of the Thirteenth (Wheaton) Election District submitted a road 
petition for a road survey of Bladensburg Road between Four Corners and the Prince George’s County line. 
Two years later, county commissioners requested bids for widening this section of the road. In 1891 and 
1894, residents petitioned for a similar road survey between Wheaton and Four Corners. 


Pedestrians at Four Corners 
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P OL I CY GUI DANCE   


THRIVE MONTGOMERY 2050 
Thrive Montgomery 2050 contains transportation-related policies and practices that improve safety for all 
travel modes and provide multiple travel options. Selected policies and practices include:2 


Develop a safe, comfortable, and appealing network for walking, biking, and rolling. 


 Expand the street grid in downtowns, town centers, transit corridors, and suburban centers of activity 
to create shorter blocks. 


 Convert existing traffic lanes and on-street parking to create space for walkways, bikeways, and street 
buffers with landscaping and street trees, in a manner consistent with other county policies. 


 Prioritize the provision of safe, comfortable, and attractive sidewalks, bikeways, roadway crossings, 
micromobility infrastructure and services, and other improvements to support walking, bicycling, 
micromobility, and transit usage in capital budgets, development approvals and mandatory referrals. 


 Transform the road network by incorporating Complete Streets design principles with the goal of 
eliminating all transportation-related roadway fatalities and severe injuries and supporting the 
emergence of more livable communities. 


Build a frequent, fast, convenient, reliable, safe, and accessible transit system. 


 Build a network of rail, bus rapid transit, and local bus infrastructure and services— including 
demand-responsive transit service—that make transit the fastest, most convenient, and most reliable 
way to travel to centers of economic, social, and educational activity and opportunity, both within 
and beyond Montgomery County. 


 Convert existing general purpose traffic lanes to dedicated transit lanes, in a manner consistent with 
other county policies.  


 Connect historically disadvantaged people and parts of the county to jobs, amenities, and services by 
prioritizing investments in increasing access to frequent and reliable morning to late night transit 
service. 


 Ensure safe and comfortable access to transit stations via walking, rolling, and bicycling. 


Adapt policies to reflect the economic and environmental costs of driving alone, recognizing that car-
dependent residents and industries will remain. 


 Stop proposing new 4+ lane roads in master plans. 


 Give a lower priority to construction of new 4+ lane roads, grade-separated interchanges, or major 
road widenings. 


  


 
 


2  Thrive Montgomery 2050, pp. 112-114. 



https://montgomeryplanning.org/wp-content/uploads/2023/06/THRIVE-Approved-Adopted-Final.pdf
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COMPLETE STREETS 
The Maryland Department of Transportation State Highway Administration’s (MDOT SHA) Complete Streets 
Policy endeavors to “create a comprehensive multi-modal network by ensuring connectivity for vehicles, 
bicycling, walking, transit and freight trips throughout Maryland’s transportation system” and “requires that 
all SHA staff and partners consider and incorporate complete streets criteria for all modes and types of 
transportation when developing or redeveloping our transportation system.” 


Montgomery County’s Complete Streets Policy and Standards require that “each transportation facility in the 
County must be planned and designed to … maximize the choice, safety, convenience, and mobility of all 
users, regardless of age, ability, or mode of transportation…” 


The 2021 Montgomery County Complete Streets Design Guide (CSDG), developed as a collaboration between 
the Montgomery County Department of Transportation (MCDOT) and Montgomery Planning, supports the 
 design and operation of roadways to provide safe, accessible, and healthy travel for all users of the roadway 
system, including pedestrians, bicyclists, transit riders, and motorists. The document provides guidance on 
land use contexts and appropriate corresponding street types. For each street type, the document provides 
further guidance on street design parameters, such as target speeds, maximum spacing for protected 
crossings, and ranges of dimensions and priorities for elements of the street cross section. The new “complete 
streets” classification system replaces the “functional” classification system identified in Chapter 49 of the 
County Code, also known as the “Road Code.” The CSDG “establishes policy for the design of county owned 
roads and private streets located in the county. For state-owned roads, this guide is intended to present the 
county’s vision for the roadway, to serve as a starting point for collaboration between the county and 
Maryland Department of Transportation, State Highway Administration (MDOT SHA)” (p.10). 


  


Historic Feature: 20th Century University Boulevard 


In the early 20th Century, Montgomery County residents along the Washington, Colesville, and Ashton 
Turnpike (present-day Colesville Road) and the Union Plank Turnpike (Georgia Avenue) petitioned the 
County Commissioners to acquire the turnpikes to improve the roads and abolish tolls. In 1911, residents 
voted to acquire the Washington, Colesville, and Ashton Turnpike. Two years later, the Maryland Road 
Commission purchased the Union Plank Turnpike. 


In 1912, University Boulevard between Wheaton and Four Corners is described as a dirt and gravel road 
and in 1916, the Maryland General Assembly authorized Montgomery County Commissioners to issue a 
$14,000 bond for the improvement of University Boulevard (then called the Wheaton-Four Corners Road). 
The Board of County Commissioners closed the road in September 1916 for public travel which required 
acquisition of a 30’-wide right-of-way, and 1,800 tons of local stone and 3,000 tons of limestone for its 
improvement.   


The Maryland State Roads Commission acquired all of University Boulevard as a state road, including the 
section between Wheaton and Four Corners, by 1927. 
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The CSDG also classifies the county’s land uses as Downtown, Suburban, Town Center, Industrial and Country. 
Downtown areas are “envisioned as Montgomery County’s highest intensity areas including central business 
districts and urban centers,” while Town Center areas are “commonly envisioned as high-to-moderate 
intensity residential development, including multifamily buildings and townhouses, and retail (existing or 
planned)” (p. 18-19). Suburban areas “have low-to-moderate residential development,” and predominantly 
“single-unit residential development” with “isolated retail establishments” (p. 19). There are existing 
Downtown and Town Center features in Wheaton and Four Corners, respectively, while the remainder of the 
corridor is currently considered Suburban. 


All of University Boulevard in the Plan area was classified as a Major Highway with planned BRT under the 
functional classification system and is now classified, as shown in Figure 63, as a Downtown Boulevard for the 
300’ east of Amherst Avenue, a Boulevard from 300’ east of Amherst Avenue to Lorain Avenue, a Town Center 
Boulevard between Lorain Avenue and Lexington Drive, and a Boulevard from Lexington Drive to the eastern 
Plan area boundary. I-495 is retained as a Freeway. 
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Other existing street classifications have been “translated” from their former functional classification to a 
comparable complete streets classification based on their existing context and function. Amherst Avenue has 
been reclassified from a Business Street to a Downtown Street, Inwood Avenue has been reclassified from a 
Primary Residential Street to a Neighborhood Connector, and Arcola Avenue and Dennis Avenue have been 
reclassified from Minor Arterials to Area Connectors. Typical sections of streets in the Plan area are shown in 
Figures 64-69. 


Figure 63: Street Classifications 
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Figure 64: Town Center Street 
•  2 travel lane section 
• Proposed Section: One-way separated bike lane both sides 


Figure 65: Neighborhood Connector 
• Typical 65 feet Right-of-Way 
• Proposed Section: 2 lane section with on-street parking 
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Figure 66: University Boulevard West 
• Typical 124 feet Right-of-Way 
• Proposed Section: 6 lane section with dedicated transit and sidepaths each side 


Figure 67: Burnett Avenue 
• From Harding Drive to University Boulevard West 
• Proposed Section: 2 lane section with on-street parking 
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  Figure 68: Lanark Way 
• From Sutherland Road to Colesville Road 
• Proposed Section: 2 lane section with on-street parking and sidepaths 


Figure 69: Caddington Avenue 
• Between University Boulevard West and Eastwood Avenue 
• Proposed Section: 2 lane section with on-street parking 


and sidepaths 







University Boulevard Corridor Plan - Working Draft 2025  |  98 
 


VISION ZERO 
Vision Zero is a holistic transportation strategy that seeks to eliminate traffic fatalities and severe injuries on 
the county’s roadways. Montgomery County adopted a Vision Zero policy and developed a Vision Zero Action 
Plan in 2017 with the goal to eliminate crashes that result in severe injuries and fatalities by 2030. Key Vision 
Zero principles include the following: serious and fatal traffic crashes are unacceptable and preventable, the 
design and construction of roadways can reduce the consequences of human error, and human life takes 
priority over mobility.   


The county’s High Injury Network (HIN), which identifies streets with the highest incidences of serious and 
fatal collisions, includes State maintained roadways such as University Boulevard, as shown in Figure 70. The 
University Boulevard segment between Georgia Avenue (MD 97) and Colesville Road (U.S. 29), is included in 
the top five State maintained roadways in the HIN. In 2022, approximately 61% of the county’s fatal crashes 
were on State maintained roadways, such as University Boulevard, with the remaining crashes on county and 
municipal roadways. Between 2015 and late 2024, motor vehicle crashes on University Boulevard in the Plan 
area resulted in 49 severe injuries and four fatalities, as shown in Figure 71. 


 


  


Figure 70: High Injury Network 
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Figure 71: Severe and Fatal Crashes 


Note: Due to overlap, some crash 
symbols represent multiple crashes. 
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S T R E E T  NE T WOR K  R E COMME NDAT I ONS  


 Implement a connected network of streets along University Boulevard with redevelopment, as shown 
in Figure 72. Development should prioritize traffic calming as part of redevelopment to consider the 
context of neighborhood streets. 
o Realign existing streets across University Boulevard to support intersection signalization, manage 


vehicular access, smooth vehicular traffic progression, and reduce the spacing between protected 
pedestrian crossings. Priority locations for future realignment include Markwood Drive / Dayton 
Street; Nicholas Drive / Pomander Court / Glenpark Drive; and Eisner Street / Orange Drive.  


o Connect streets to University Boulevard to manage vehicular access and improve local multimodal 
circulation. Priority locations include Tenbrook Drive / Access Road; Orange Drive; and Greenock 
Road / Royalton Road. 


o Connect parallel streets along the south/west side of University Boulevard to provide a more direct 
travel route for people walking and biking and to provide site access and local circulation for 
properties along University Boulevard in the event of their redevelopment. Priority locations 
include Breewood Road / Whitehall Street; Whitehall Street / Gilmoure Drive; Gilmoure Drive 
between Dennis Avenue and Dallas Avenue; and Gilmoure Drive between Dallas Avenue and 
Burnett Avenue.  


 Right-size roadways and intersections to create a safer and more comfortable environment for people 
who are walking, rolling, bicycling, riding transit, and driving, as shown in Table 1. 


o Repurpose general-purpose travel lanes to provide dedicated transit lanes and improved 
facilities for people walking, biking, and rolling that are separated from vehicular traffic by 
street trees and planted green space. 


o Make travel lanes narrower and reduce roadway design speeds to targets identified in the 
CSDG. 


o Remove channelized right-turn lanes from all intersections. 
o Avoid the use of multiple dedicated left- and right-turn lanes such as, dual right-turn 


lanes. 
o Minimize curb radii, using curb extensions rather than painted buffers. Include 


mountable curbs for emergency vehicle and truck access if necessary. 
 Signalize, restrict, or close median breaks along University Boulevard. 
 With redevelopment or implementation of BRT on University Boulevard, consolidate, remove, or 


relocate driveways from University Boulevard to other side streets and alleys, and limit future 
driveways. 


 Install additional traffic enforcement and other tools to manage speeding along the corridor.  
 Consider decorative crosswalks at the intersections of Arcola Avenue and Lamberton Drive, in the Four 


Corners area, and at institutional properties.3 


 
 


3 “Decorative crosswalks are marked pedestrian crossings across a roadway that include a colored 
and/or textured pattern, aesthetic, or artistic mural element within its horizontal white boundaries. 
They can also be referred to as art crossings or creative crosswalks.” Green, Josh and Wong, Tyler (2023). Decorative 
Crosswalk Case Study Series: ITE Informational Report (Publication No. IR-153-E 978-1-7377661-4-8). Institute of 
Transportation Engineers. www.ite.org. 



http://www.ite.org/
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Figure 72: Priority Neighborhood Street Connections with Redevelopment 







University Boulevard Corridor Plan - Working Draft 2025  |  102 
 


I -495 I NT E R CHANGE S  


The interchanges with Interstate 495 at Colesville Road and University Boulevard are an unsafe and 
challenging environment for people walking, biking, and rolling. Long crosswalks across ramps expose people 
walking, biking, and rolling to high-speed vehicular traffic that is entering and exiting the interstate, while 
narrow sidewalks directly adjacent to high-speed traffic are uncomfortable for the people using them. 
 
This Plan recommends: 
 Reconfigure the interchanges with I-495 at Colesville Road and University Boulevard to improve safety 


for all modes. 
a. Interim recommendations: 


i. Ensure that existing pavement markings are in good operating condition using high-
visibility treatments. 


ii. Ensure consistent levels of lighting throughout the corridor and eliminate “dark zones” 
by adding appropriate lighting where necessary. 


iii. Trim foliage to avoid blocking lighting, signage, and sight distances at ramps, 
intersections, and pedestrian crossings. 


iv. Consider a coordinated, HAWK-type signal at existing pedestrian ramp crossings to 
provide a protected pedestrian crossing phase. 


b. Long-term recommendations: 
i. Reconstruct interchange ramps to conventional 90-degree intersections instead of 


merge lanes, consistent with MDOT SHA Bicycle and Pedestrian Design Guidelines. 
ii. Signalize all turning movements to provide protected phases for pedestrian and 


bicyclist crossing. 
iii. Orient curb ramps to the intended direction of travel for people walking, rolling, and 


biking, typically perpendicular to crossing vehicular traffic. 
iv. Reduce corner radii to calm vehicular traffic speeds and provide additional cues to 


drivers that they are exiting a controlled highway and entering a multimodal 
environment. 


v. Consider grade-separated crossings of the I-495 ramps on the west side of Colesville 
Road, particularly at the westbound on-ramp where two planned uncontrolled 
onramp lanes would present a significant barrier to crossings for people walking, 
biking, and rolling. 
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F OUR  COR NE R S  S T R E E T  NE T WOR K  


The Four Corners street network, which includes a one-way couplet where University Boulevard (MD 193) is 
split into eastbound and westbound sections and intersects with Colesville Road (U.S. 29), is one of the most 
complex at-grade intersection configurations in Montgomery County. This roadway configuration has existed 
since the 1960s. 


The recommendations in this Plan seek to transition Four Corners from an auto-dominant center into a mixed-
use, people-oriented center characterized by a safe, accessible and connected public realm for people who are 
walking, biking, rolling, riding transit, and driving. The combination of U.S. 29 Flash BRT stops and dedicated 
bus lanes in Four Corners and planned BRT service along University Boulevard will bring additional transit 
accessibility and walking activity to the core of the area.  


The 1996 Four Corners Master Plan examined the roadway system in Four Corners, including U.S. 29 and 
University Boulevard. The 1996 Plan indicated that two roadway changes were under consideration for U.S. 29 
and MD 193: An interchange in the long-term and at grade or ‘jug handle’ changes in the short-term. The 1996 
Plan stated that the “long-term improvement was a grade separation that would carry Colesville Road under 
the east and westbound lanes of University Boulevard. Both options were being studied by SHA. After several 
years of negotiating and meeting, SHA and the community agreed on the jughandle improvement as both the 
short-term and long-term solution” (p.37). The 1996 Plan also noted that the “roadway network is also fully 
developed and there are limited options to improving or expanding the system without major impacts to the 
community” (p.36). 


( CMNI LC= &?; NOL?� &I OL #I LH?LM 


In 1952, Maryland Governor McKeldin and the Wheaton community celebrated the opening of an improved 
dual-highway Georgia Avenue that enhanced accessibility of the region from Washington, D.C. The east and 
west connections, however, remained treacherous. In 1954, public frustration reached a pinnacle after the 
death of a 12-year-old killed walking home from school along University Boulevard. Shortly thereafter, the 
Sunday Star ran an article titled “Story of a Road---Route 193 Is Worst of Its Kind in Maryland: Civic Group 
Battle to Renovate Link Neglected for Years.” The article noted that the road served a local population of 
approximately 100,000 people, carried an average daily traffic volume of 10,000 vehicles, and had 350 
accidents over the past five years that resulted in $75,000 in property damages, three fatalities, and more 
than 100 injuries. Drivers nicknamed the road the “Old Bladensburg Rut.” 


The Maryland State Roads Commission proceeded to make changes to the roadway, including amending 
the right-of-way to eliminate problematic curves, and widening the road to allow for a modern dual urban 
highway with multiple lanes traveling in each direction separated by a median. The project included the 
controversial bypass at Four Corners that divided the eastbound and westbound roadway around the 
existing Marvin Memorial Methodist Church and created the present-day circulation network at this 
intersection. The State Roads Commission completed the project by 1962. 
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FOUR CORNERS NEAR-TERM RECOMMENDATIONS 
The near-term recommendations for Four Corners focus on improving multimodal safety, particularly for the 
most vulnerable travelers who are walking, biking, and rolling both to pass through the area and to access 
destinations within Four Corners. To support near-term implementation, the recommendations maintain the 
existing one-way couplet configuration of University Boulevard and generally occur within the existing 
dedicated public right-of-way, as shown in Figure 73.  


  


Figure 73: Four Corners Aerial 
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This Plan recommends the following changes: 


 Repurpose one lane per direction and relocate curbs along University Boulevard between Lorain 
Avenue and Lexington Drive to narrow the roadway and provide safer and more comfortable facilities 
for people walking, biking, and rolling. These include: 


a. an 11-foot sidewalk and 8-foot street buffer along the north side of eastbound University 
Boulevard, as shown in Figure 74;  


b. a 16-foot Breezeway sidepath and 8-foot street buffer along the south side of eastbound 
University Boulevard.  


c. a 10-foot sidewalk and 7-foot street buffer along the north side of westbound University 
Boulevard, as shown in Figure 75; and 


d. an 8-foot sidewalk and 8-foot street buffer along the south side of westbound University 
Boulevard. 


 Implement protected crossings at the intersection of Lorain Avenue and University Boulevard. 


 Minimize crossing distances—and hence exposure to conflicting vehicle movements—for people 
walking, biking, and rolling by reducing inside vehicle travel lanes to 10 feet wide and reducing the 
number of through-vehicle travel lanes on University Boulevard from three per direction to two per 
direction. 


 Reduce the curb radii at all intersecting streets to the minimum consistent with the Complete Streets 
Design Guide. Prioritize the safety of people walking, biking, and rolling over the speed and 
convenience of turning vehicles and following vehicles that might need to reduce their speed. 
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  Figure 74: University Boulevard West 
• Eastbound between Lorain Avenue and Colesville Road 
• Proposed Section: 3 lane section with Breezeway Sidepaths 


Figure 75: University Boulevard West 
• Westbound between Lorain Avenue and Colesville Road 
• Proposed Section: 3 lane section 
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FOUR CORNERS LONG-TERM VISION 
The long-term vision for Four Corners expands upon the near-term recommendations to improve multi-modal 
safety and support a mixed-use, bike-, pedestrian-, and transit-friendly environment consistent with the area’s 
Town Center designation. The long-term vision identifies large-scale transportation investments that would 
require additional design, analysis, and extensive coordination with public- and private-sector property 
owners and would likely be implemented beyond the Plan’s horizon. 


The long-term vision for Four Corners includes a more connected network of Town Center Streets that 
provides increased local connectivity for people walking, biking, rolling, taking transit, and driving, and 
introduces a more regular street pattern than today’s one-way couplet, which requires drivers seeking to turn 
left from Colesville Road to merge across three lanes of traffic in as little as 250 feet. 


More consolidated and rectangular parcels within a more regular network of streets can facilitate development 
of higher intensity private development, public facilities, and/or amenities, while relocating vehicular property 
access points from University Boulevard itself to intersecting and parallel streets can improve multi-modal 
safety by reducing conflict points and allowing management of a more orderly progression of traffic along 
University Boulevard. 


While the Plan identifies a more connected network of Town Center Streets as a long-term vision, the Plan also 
recommends further study be advanced in the near-term. A near-term study should consider the following 
potential elements of the long-term vision: 


 Combining both directions of University Boulevard travel onto a single Town Center Boulevard. 
 Reconfiguring the portion of existing eastbound University Boulevard that is east of Colesville Road 


into a new Town Center Street with a perpendicular intersection with the combined University 
Boulevard at Lexington Drive. This reconfiguration may or may not include straightening the new 
street to create a more rectangular parcel between the new street and the combined University 
Boulevard and/or providing access points to Montgomery Blair High School that afford separation 
from higher-volume University Boulevard. 


 Reconfiguring the portion of existing eastbound University Boulevard that is west of Colesville Road 
into a new Town Center Street that connects to the street network to the west at or near Lorain Avenue 
and to the east at Colesville Road. The long-term vision encourages pedestrian and bicycle 
connections to Rogart Road and Sutherland Road to the south. A bicycle and pedestrian connection, 
Town Center Street connection, or Curbless or Shared Street connection to Sutherland Road to the 
north may also be considered. 


 Relocating vehicular site access points from the combined University Boulevard to intersecting or 
parallel Town Center Streets. 


 Exploring additional options to improve multimodal safety and local connectivity. 


Various permutations of these elements are possible and alternative configurations should be studied. 
Improving multimodal safety—not increasing capacity or vehicular travel speeds through Four Corners—
should remain the long-term vision’s top priority. Pedestrian and bicycle facilities, including a Breezeway that 
connects to bicycle and pedestrian facilities along University Boulevard, and ample street buffers should 
remain part of the long-term vision. 


Implementing the long-term vision for a safer, more regular, and more connected street network in Four 
Corners is not recommended as a near-term measure. Key steps to advancing this long-term vision include: 
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 Coordinating among property owners adjacent to University Boulevard. Some elements of the long-
term vision would require assembly of multiple parcels and/or agreements to transfer public and 
private land to reconfigure streets and form parcels that are more supportive of high-quality 
development. Coordination would be required among some or all of the private and institutional 
property owners south of westbound University Boulevard, the State Highway Administration, and/or 
Montgomery County Public Schools. 


 Addressing vehicular turning movements between University Boulevard and Colesville Road. The 
existing configuration relies on “jughandle” left turns from Colesville Road onto University Boulevard 
that would not be available with some of the long-term vision elements. 


 Addressing neighborhood access. Existing neighborhoods adjacent to Four Corners to the southwest, 
northwest, and northeast have limited access to and from University Boulevard and Colesville Road. 
Unsignalized neighborhood access locations require challenging and potentially dangerous 
maneuvers like left turns across multiple lanes of oncoming traffic and crossings where people may be 
walking, biking, and rolling. Alternatively, driving to avoid these locations requires additional out-of-
direction travel that contributes to traffic congestion on Colesville Road and University Boulevard and 
increases the volumes of vehicles on neighborhood streets. Long-term vision elements should seek to 
maintain or improve neighborhood access while, consistent with other Plan recommendations, 
closing or signalizing median breaks to improve multi-modal safety. 


 Addressing traffic and traffic safety within adjacent neighborhoods. Although many of these streets are 
outside the Plan Area boundary, they should be evaluated as part of advancing long-term vision 
elements to ensure infrastructure provides appropriate space for people to safely walk, bike, roll, and 
travel by car. Potential solutions may include: 


o Designating selected streets as Neighborhood Connectors or Area Connectors and designing 
them to the guidance in the Complete Streets Design Guide. This includes elements to achieve 
the 20 mph and 25mph target speeds for these street types, respectively. 


o Installing new sidewalks or sidepaths and street buffers consistent with Complete Streets 
Design Guide Neighborhood Yield Street, Neighborhood Street, Neighborhood Connector, or 
Area Connector guidance, as appropriate. 


o Striping on-street parking to visually narrow the vehicle travel lanes and reduce vehicle travel 
speeds even when on-street parking spaces are not occupied. 


o Alternating the side of the street with on-street parking in locations with enough width for on-
street parking on only one side of the street to shift traffic horizontally and reduce vehicle 
travel speeds. 


o Installing curb extensions at the ends of striped on-street parking bays and in locations 
without on-street parking to narrow vehicle travel lane widths to the minimum consistent with 
the Complete Streets Design Guide. 


o Reducing curb radii to the minimum consistent with the Complete Streets Design Guide to 
reduce the speed of turning vehicles. 


o Installing speed humps, speed tables, or other traffic calming measures. 


This Plan recommends: 


 Further study of a more connected network of Town Center Streets to provide increased local 
connectivity for people walking, biking, rolling, taking transit, and driving. The future study should 
also explore introducing a more regular street pattern than today’s one-way couplet.  
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Table 1: University Boulevard Corridor Plan – Street Classification, Target Speed, Right of Way, 
Transit Lane, and Bike Facility Recommendations   
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T R ANS I T  


The Washington Metropolitan Area Transit Authority’s (WMATA’s) C2 and C4 Metrobus routes, which combined 
have the highest bus ridership in the State, more than 12,000 riders per weekday, run along University 
Boulevard, as do Montgomery County Ride On buses, including Routes 7, 8, and 9, as shown in Figure 76.  


  Figure 76: University Boulevard – Transit Access 
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U.S. 29 FLASH SERVICE 
The U.S. 29 Flash Orange and Blue Routes are the county’s first BRT service, implemented in 2020. Both routes 
travel through the Four Corners area along Colesville Road, serving more than 2,200 riders per day on average 
and providing limited-stop service, with the Orange Route connecting Silver Spring and Briggs Chaney and the 
Blue Route connecting Silver Spring and Burtonsville. Phase two of the U.S. 29 Flash service will introduce 
median-running dedicated bus only lanes and place the BRT stops in the median of U.S. 29 at the intersection 
of University Boulevard and Colesville Road. 


RIDE ON REIMAGINED 
The Montgomery County Department of Transportation (MCDOT) is currently conducting a comprehensive 
reassessment of Ride On routes, called Ride On Reimagined, to determine the future needs of the county’s 
local transit. This Plan supports enhanced Ride On services, such as on-demand transit service, for residential 
neighborhoods in the Plan area. 


  


Flash BRT Station 
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MD 193 BUS RAPID TRANSIT 
The 2013 Countywide Transit Corridors Functional Master Plan recommended a BRT route between Wheaton 
and Takoma-Langley Park along University Boulevard (Corridor 8). The 2013 Plan identified five stops along 
University Boulevard within the Plan area: Amherst Avenue, Inwood Avenue, Arcola Avenue, Dennis Avenue, 
and U.S. 29, as shown in Figure 77. This Plan confirms the BRT stations identified in the 2013 Plan.  


In February 2024, the MCDOT implemented a dedicated curb-running bus lane pilot project on University 
Boulevard between Amherst Avenue and Dennis Avenue. The 12–18-month pilot period will allow MCDOT to 
evaluate operations, passenger travel times, service reliability, customer experience, and motorist compliance 
to inform a decision about whether Dedicated Bus Lanes will remain beyond the pilot period.  


Figure 77: University Boulevard – BRT 
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TRANSIT RECOMMENDATIONS 


 Provide dedicated transit lanes along Colesville Road (U.S. 29) and University Boulevard (MD 193), as 
shown in Figure 78. 


  Figure 78: University Boulevard – Planned Dedicated Bus Lanes 
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 Ensure that all transit stops are ADA compliant with nearby protected pedestrian crossings. 
 Improve the transit environment with new bus shelters along the corridor, especially at proposed BRT 


stops. 
 Support micro-transit alternatives, such as on-demand door-to-door transit, which will contribute to 


additional transit use. 
 In the long-term, explore whether a median BRT approach is appropriate for the University Boulevard 


corridor. 
 Study options for improving transit performance through Four Corners from Lorain Avenue to 


Lexington Drive as part of a long-term comprehensive redesign of the intersection of University 
Boulevard and Colesville Road. Improving multimodal safety—not increasing capacity or vehicular 
travel speeds through Four Corners—should remain the top priority of the study; as such, pedestrian 
and bicycle safety improvements, including a human scale and reduced pedestrian crossing distances, 
a Breezeway that connects to bicycle and pedestrian facilities along University Boulevard, and ample 
street buffers should remain part of the long-term vision. 


 
 


B I CYCL E  AND P E DE S T R I AN NE T WOR K S   


BICYCLE AND PEDESTRIAN PRIORITY AREAS (BIPPA) 
The Bicycle and Pedestrian Priority Areas (BiPPA) funding program, established by the County Council in 2014, 
is one of the primary ways that the county funds pedestrian and bicycle improvements. The 2023 Montgomery 
County Pedestrian Master Plan has subsequently evolved the prioritization of three types of BiPPAs—
Downtowns and Town Centers, Major Roads, and Neighborhoods—based on the greatest need for pedestrian 
and bicycle improvements, with emphasis on those parts of the county that are Equity Focus Areas, reflecting 
the county’s commitment to investing in communities that have been historically disadvantaged. BiPPAs are 
prioritized by tier, starting with those funded in the capital budget, followed by Tiers 1 through 6, in 
descending priority. 


Figure 79 illustrates the BiPPAs in the Plan area. Four BiPPAs in the Plan area have been funded in the county’s 
capital budget: Downtown Wheaton, Four Corners, Colesville Road: Four Corners to Burnt Mills Town Center, 
and Colesville Road: Downtown Silver Spring to Four Corners Town Center. Four other “Major Road” BiPPAs 
are prioritized within the Plan Area: University Boulevard: Downtown Wheaton to Four Corners Town Center 
(Tier 1), University Boulevard: Four Corners Town Center to Long Branch Town Center (Tier 1), Dennis Avenue: 
Georgia Avenue to University Boulevard (Tier 2), and Arcola Avenue: Georgia Avenue to University Boulevard 
(Tier 3). Other “Neighborhood” BiPPAs within the Plan area are generally categorized as Tier 5. 


Typical BiPPA features include new sidewalks, sidepaths, bikeways, median refuges, curb ramps, signalized 
intersections, traffic calming treatments, and Americans with Disabilities Act (ADA) improvements to 
sidewalks, curb ramps, and crosswalks. 
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 Figure 79: Bicycle and Pedestrian Priority Areas (BiPPA) 


Note: Bicycle and Pedestrian Priority Areas 
(BiPPAs) in Tiers 4 through 6 and unfunded 
BiPPAs that do not intersect the Plan Area 
are not shown. 







University Boulevard Corridor Plan - Working Draft 2025  |  117 
 


Bicycle and Pedestrian Priority Areas Recommendations 


 Fund the “University Boulevard: Downtown Wheaton to Four Corners Town Center” BiPPA in the 
County’s Capital Improvements Program. 


PEDESTRIAN NETWORK 
The 2023 Pedestrian Master Plan seeks to make “walking safer, more comfortable, more convenient, and more 
equitable by improving policy and programming, prioritizing infrastructure investments, and insisting on 
pedestrian-oriented design in all Montgomery County communities” (p.5). 


Along most of University Boulevard, walking is considered undesirable due to existing sidewalks that are 
adjacent to travel lanes. Approximately 93% of University Boulevard is considered uncomfortable or 
undesirable, per the Pedestrian Level of Comfort methodology, with relatively narrow sidewalks, no buffer or 
bicycle facility between the sidewalk and adjacent traffic, and a speed limit of 35 miles per hour and even 
higher observed speeds. 


Long distances between protected pedestrian crossings along the corridor, in some instances exceeding half a 
mile, contribute to an unsafe and challenging walking environment. The intersections of University Boulevard 
at Caddington Avenue and Dennis Avenue are more than a half mile apart. The spacing between most other 
intersections along University Boulevard is more than a quarter mile apart (Figure 80).  


The absence of street trees that could provide shade for pedestrians further challenges the corridor’s walking 
environment. Residential neighborhoods, adjacent to the corridor, are more walkable because sidewalks are 
separated from lower-speed travel lanes by landscaped buffers. 
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Figure 80: Protected Crossings 
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Pedestrian Network Recommendations 
 Implement a complete network of comfortable walkways and bikeways, connected by safe, protected 


crossings. 
 Implement 10-foot sidepaths and 8-foot street buffers along both sides of University Boulevard 


between Amherst Avenue and Lorain Avenue and between Lexington Avenue and the I-495 
interchange. 


 Upgrade all intersections with high-visibility continental or ladder crosswalk markings for all 
pedestrian approaches. 


 Provide protected pedestrian crossings that are consistent with the CSDG maximum spacing 
for protected crossings, including at existing and new intersections and at mid-block locations 
where needed to achieve maximum crossing spacing. High priority recommended protected 
crossings are shown on Figure 81.  


  
Figure 81: Pedestrian Connections 
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 Ensure ADA accessibility on all public pathways, including sidewalks, trails, and street 
crossings, in accordance with current best practices. 


 Reduce crossing distances for people walking and biking and slow down turning vehicles at 
intersections. 


 Ensure consistent street lighting along the corridor. 
 Implement “No Right Turn on Red” restrictions at signalized intersections. 
 Provide Leading Pedestrian Intervals (LPI) that permit pedestrians advance times to cross MD 


193 and intersecting streets at signalized intersections. 
 Achieve a Pedestrian Level of Comfort (PLOC) score of 2 or better along and across the right-of-


way. 


BICYCLE NETWORK  
The Plan area generally lacks a direct, connected network of low-stress bicycle facilities. The Plan area has 
existing trails in Sligo Creek Parkway and North Four Corners Park. There are sidepaths along the Blair High 
School frontages of Colesville Road and University Boulevard. During the COVID-19 pandemic, June to 
December 2021, MDOT SHA implemented a temporary protected bikeway along University Boulevard West, 
between Amherst Avenue and Arcola Avenue, but it was removed following the pilot and replaced with a 
dedicated curb-running bus lane pilot project.  


The 2018 Bicycle Master Plan recommends a sidepath along the north side of University Boulevard as part of 
the proposed ‘breezeway’ network. Breezeways are proposed as a network of “bicycle arterials” linking major 
activity centers with high-quality bicycle facilities in which all users—including slower moving bicyclists and 
pedestrians—can safely and comfortably coexist while allowing faster bicyclists to travel with less delay. To 
minimize property acquisitions and remain within the master planned right-of-way for University Boulevard, 
this Plan instead recommends one 10-foot sidepath on each side of University Boulevard. 


Bicycle Network Recommendations 
 Implement a complete network of connected low-stress bicycle facilities (Figure 82). 


a. Implement protected intersections at all intersections with existing or planned separated bike 
lanes, sidepaths, buffered bike lanes, or conventional bike lanes, consistent with the CSDG and 
the 2018 Bicycle Master Plan. 


b. Implement long-term bicycle parking at destinations such as schools, trails, parks, and public 
open spaces; and large multifamily dwellings and employment or retail centers. 


c. Implement a trail connection across I-495 for people walking, biking, and rolling, connecting 
Colesville Road to Indian Spring Terrace Local Park and Marshall Avenue, consistent with the 
2018 Bicycle Master Plan. 


d. Implement a paved trail connection for people walking, biking, and rolling between Reedie 
Drive and University Boulevard with redevelopment of the Har Tzeon-Agudath Achim property. 


Implement a paved trail connection for people walking, biking, and rolling between Hannes Street and 
University Boulevard through the existing 30’ path dedication shown on Plat 3712  
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Figure 82: University Boulevard - Bikeways 
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Bikeshare 
 Expand the bikeshare system in the Plan area to serve both residents and the visitors from nearby 


neighborhoods and CBDs. This recommendation is intended to include all forms of shared personal 
mobility technology, which includes but is not limited to dockless bikeshare, electric assist bikeshare, 
shared scooters and other forms to be developed in the future. Potential locations for future bikeshare 
stations and locations where dockless transportation vehicles should be routinely “re-stocked” 
include but are not limited to: 


a. Multi-unit residential sites 
b. Sligo Creek trailheads 
c. Planned BRT stations 
d. Wheaton Forest Local Park 
e. Breewood Neighborhood Park 
f. Kemp Mill Shopping Center 
g. Near Northwood High School, close to University Boulevard and Arcola Avenue 
h. North Four Corners Local Park 
i. Woodmoor Shopping Center 
j. Safeway, close to University Boulevard and Lorain Avenue 
k. Montgomery Blair High School / Blair Local Park 


 


MICROMOBILITY 
Micromobility is expected to grow within the Plan area. More micromobility corrals should be provided as part 
of public capital projects and private developments so they are widely and conveniently available and riders 
learn to see them as an easy way to park the devices safely, conveniently, and in a way that does not hinder 
pedestrian access. Corrals should be built in accordance with MCDOT location and design specifications, 
including concrete pads, u-racks, scooter racks, lighting, and charging capability for both e-scooters and e-
bikes. 


Micromobility Recommendations 
 Install new micromobility corrals in underutilized parking facilities, within available rights-of-way, near 


planned Bus Rapid Transit stations, and near civic gathering spaces, such as Wheaton Forest Local 
Park, Sligo Creek Stream Valley Park, Breewood Neighborhood Park, Northwood High School, North 
Four Corners Local Park, and Montgomery Blair High School. 
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CHAPTER 9: COMMUNITY FACILITIES  


OVE R VI E W 


A broad range of public facilities, including three elementary schools, two high schools, and a fire station are 
in the Plan area (Figure 83). These facilities contribute to creating a vibrant community for existing and future 
residents and businesses. This Plan recommends retaining all existing public facilities and supporting efforts 
to co-locate new public facilities, if needed, in the future.  


  Figure 83: University Boulevard – Public Facilities 
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FIRE, RESCUE, AND EMERGENCY 
MEDICAL SERVICES        
The Montgomery County Fire and 
Rescue Service provides fire and 
rescue services from Silver Spring Fire 
Station 16 at 111 University Boulevard 
East, which is in the Plan area and is 
adjacent to Blair Local Park and 
Montgomery Blair High School. The 
Wheaton Volunteer Rescue Squad, 
which is located at the intersection of 
Arcola Avenue and Georgia Avenue, also 
provides services to the Plan area.  


The Montgomery County Fire & Rescue 2024-2030 Master Plan does not anticipate any new facilities in the Plan 
area or surrounding communities in the long-term. Additional resources from other fire-rescue stations, 
including in Silver Spring and Kensington, respond to the Plan area as needed. 


PUBLIC SAFETY 
The Montgomery County Department of Police District 4 at 2300 Randolph Road in Wheaton and District 3 at 
1002 Milestone Drive in Silver Spring provide public safety services to the Plan area. This Plan supports 
providing additional public safety resources, if needed, at publicly owned properties in the Plan area.  


LIBRARIES          
The Montgomery County Public Libraries operates library services at the Wheaton Library at 11701 Georgia 
Avenue in Wheaton, which is near the Plan area. Additional library services are provided at the Brigadier 
General Charles E. McGee Library at 900 Wayne Avenue in Silver Spring, the Kensington Park Library at 4201 
Knowles Avenue in Kensington, and the White Oak Library at 11701 New Hampshire Avenue in White Oak. 
These libraries are sufficient for the Plan area. 


RECREATION CENTER   
The Wheaton Community Recreation Center in Wheaton, which is combined with the Wheaton Library, is in the 
vicinity of the Plan area at Georgia Avenue and Arcola Avenue. The Department of Recreation’s Facility 
Development Plan 2010-2030 (2011) indicates that four new community centers or aquatic centers are 
anticipated in the long-term, including the new Silver Spring Recreation Center and Aquatic Center that 
opened in February 2024. This new Recreation and Aquatic Center will provide services to the Plan area.  


CHILD DAYCARE AND SENIOR SERVICES    
The Plan area has existing child daycare services affiliated with religious institutions, including 4 Corners 
Community Nursery at Luther Rice Church and Silver Spring Day School at 4 Corners Ethiopian Evangelical 
Church.  


While there are no dedicated senior centers in the Plan area, the neighborhoods along University Boulevard 
are served by three existing senior centers operated by the Montgomery County Department of Recreation: the 
Wheaton Senior Center, Silver Spring Senior Center, and the Margaret Schweinhaut Senior Center. There are, 
however, exclusive senior residential developments in the Plan area, including The Oaks at Four Corners and 


Silver Spring Fire Station 16 
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Arcola Towers. Autumn Lake Healthcare at Arcola, located along Arcola Avenue, provides nursing care and 
rehabilitation services for seniors.  


This Plan recommends additional child daycare and senior services as new development occurs in the Plan 
area.  


REGIONAL SERVICES CENTERS     
The Montgomery County Silver Spring Regional Service Center and the Midcounty Regional Service Center 
service areas are included in the Plan area and provide county services to residents and businesses. The Silver 
Spring service area is south of Dennis Avenue, including the Four Corners area and the Midcounty service area 
is north of Dennis Avenue. Both regional service centers conduct similar functions, including strengthening 
communications between communities and county agencies and this Plan supports these ongoing efforts. 
This Plan further supports additional engagement with the small business owners in the Four Corners and 
Kemp Mill areas. 


FOOD SECURITY      
The Montgomery County’s Food Council Security Plan (2017) notes that the area northwest of Arcola Avenue 
and University Boulevard West, including the Warwick Apartments and Arcola Towers, has a food insecurity 
rate between 11 and 16%. Food insecurity, according to the Food Council’s Plan, “is understood as the state of 
being without consistent, reliable access to a sufficient quantity of affordable, nutritious food. Lack of access 
to healthy nourishing food undermines the health and wellbeing of children and families” (p.10). Feeding 
America estimates that, approximately 6% of the county’s population is estimated to be food insecure and 
nearly 13% of the county’s children are food insecure. 


This Plan supports new local farming opportunities, including community gardens and creating a new farmers 
market for the Plan area. Farmers markets could be considered in locations proposed for privately owned 
public space, including the WTOP property, the Kemp Mill Shopping Center, the Four Corners West 
Neighborhood, or the Woodmoor Shopping Center. This Plan also supports efforts by the Department of 
Health and Human Services (DHHS) and other County agencies to implement neighborhood-level strategies to 
address food insecurity and other local sources for food production. 


P UB L I C S CHOOL S  


Public schools contribute to creating and 
defining a neighborhood and a larger 
community. There are five Montgomery 
County Public Schools (MCPS) in the Plan 
area: Northwood High School, Montgomery 
Blair High School, Forest Knolls Elementary 
School, Pine Crest Elementary School, and 
Glen Haven Elementary School. These 
schools are in the Downcounty Consortium, 
with the Northwood High School service area 
north of U.S. 29, and the Blair High School 
service area south of U.S. 29, as shown in 
Figure 84. Blair High School 
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A new Northwood High School is currently under construction and is projected to open in 2027. Montgomery 
Blair High School, located at the southwestern intersection of University Boulevard East and U.S. 29, is 
currently above its enrollment capacity and will remain over capacity in the future. Most middle schools within 
the Northwood and Blair High Schools service areas, including Silver Spring International Middle School and 
Sligo Middle School, are forecasted to remain within their enrollment capacities for the long-term. A majority 
of the elementary schools that serve both service areas are within their enrollment and program capacities.  


Figure 84: University Boulevard – High School Clusters 
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Countywide, enrollment growth has started slowing down due to lower birth rates. The elementary and 
middle schools serving the Plan area have already seen their collective enrollment peak and started declining. 
The latest projections from MCPS indicate that by 2030, across all the schools serving the Plan area, there will 
be about 440 surplus seats available at the elementary school level, and 500 at the middle school level. 
Enrollment is still growing at the high school level. The reopening of Charles Woodward High School and the 
addition at Northwood High School is scheduled to provide 3,000 additional seats to address the capacity 
needs across schools in the Down County Consortium and Walter Johnson High School. Before completing the 
high school capital projects, MCPS will determine the boundaries of the new school service area for the middle 
schools and high schools in the Down County Consortium, Bethesda-Chevy Chase, Walter Johnson and 
Whitman clusters.  


There are limited opportunities in the Plan area to accommodate any typically sized public school, and 
existing parkland should not be considered for development by any public agency except for parks. Therefore, 
existing schools are recommended as a priority for future school needs. This Plan envisions that most of the 
future residential development will materialize as either attached or multi-family residential units. Build-out 
of this Plan’s land use and zoning recommendations is anticipated to take many years, likely more than 10 to 
20 years. Some of the anticipated redevelopment may not occur within the life of the Plan, and school 
enrollment trends in the Plan area will vary over the life of the Plan. In addition, the Plan area has not seen 
significant development for decades. MCPS enrollment forecasts and associated capital projects focus on a 
six-year time frame rather than over several decades. Therefore, new residential development that occurs 
because of the Plan will be evaluated for school adequacy by each project or phase individually at the time the 
application is reviewed for development approval. 


 
PUBLIC SCHOOLS RECOMMENDATIONS   
This Plan recommends a broad range of options to accommodate students from the Plan area at different 
school levels based on projected growth in the Plan area. As stated above, there is capacity at the elementary, 
middle, and high school levels, with the reopening of Charles Woodward and Northwood High Schools, to 
accommodate the Plan’s anticipated growth over the next two decades.   


Elementary Schools  
The following alternatives are recommended to accommodate additional elementary school students from 
the Plan area, listed in order of priority: 


 Determine if capacity is available at the elementary schools that serve the Plan area.  
 Add capacity to existing schools that service the Plan area. If additions are infeasible, consider 


reassigning students to a nearby school that has available capacity. 
 If elementary school enrollment increases cannot be met through expansion of existing elementary 


schools or through reassignments with available capacity, then the reopening of a former elementary 
school in the Downcounty Consortium that is owned by MCPS or Montgomery County could be 
considered.  
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Middle Schools       
The following options are recommended to accommodate additional middle school students from the Plan 
area: 


 Determine if there is available capacity at the middle schools serving the Plan area. Students residing 
in this area may choose which school to attend, based on program offerings. Most of the middle 
schools in the Downcounty Consortium are forecast to remain within their program and enrollment 
capacities in the long-term.  


 If additions are infeasible, then consider reassignments to schools with available capacity, or capable 
of additions. 


 If middle school enrollment increases cannot be met through expansion of existing middle schools or 
through reassignments with available capacity, then the opening of a new middle school could be 
considered.  


High Schools 
The following options are recommended to accommodate additional high school students from this Plan: 


 Determine if there is available capacity at the high schools that service the Plan area. Most of the high 
schools in the Downcounty Consortium are projected to exceed capacity in the long-term.  


 If enrollment exceeds the capacity of Downcounty Consortium high schools in the future, even with 
additions built, then explore reassignments to other high schools with available capacity, or capable of 
additions.  


 If none of the previous options turns out to be sufficient, then consider opening a new high school.  


Overall School Recommendations 
If, during the life of the Plan, a school serving the Plan Area becomes overutilized, MCPS should consider 
reassigning students to an adjacent or nearby school where there is surplus capacity available before pursuing 
capital solutions. Public school districts across the country are experiencing enrollment declines that have led 
to school closures, and the enrollment and capacity utilization trends in MCPS are pointing to a similar 
direction. While current projections for schools serving the Plan area do not show an impending threat of 
closure in the near term, an increasing share of schools countywide, including one middle school and one 
elementary school that serves the Plan area, are operating at a level below the facility utilization range of 80 to 
100 percent that MCPS describes as efficient. 
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CHAPTER 10: HISTORIC RESOURCES  


HI S T OR I C R E S OUR CE S  L I S T E D I N T HE  MAS T E R  P L AN F OR  HI S T OR I C P R E S E R VAT I ON 


In 1979, the County Council adopted the Master Plan for Historic Preservation, which includes all officially 
designated historic sites and districts. These sites or districts have met at least one criterion for historical, 
cultural, or architectural significance, and merit protection under the Historic Resources Preservation 
Ordinance, Chapter 24A. The Historic Preservation Commission (HPC) is charged with the identification, 
designation, and regulation of historic sites or districts in Montgomery County. To ensure the rehabilitation of 
historic properties, the County Council adopted legislation to create a historic preservation tax credit program 
for properties listed in the Master Plan for Historic Preservation. Owners of properties are eligible to receive a 
25 percent tax credit for qualified expenses related to maintenance, restoration, or preservation of exterior 
features. 


This Plan area features two resources listed in the Master Plan for Historic Preservation, including the WTOP 
Transmitter (M: 31-12) at 2021 University Boulevard designated as part of the Wheaton Central Business District 
and Vicinity Sector Plan (1990) and the Pinecrest Recreation Center (M: 32-12) at 301 St. Lawrence Drive 
designated as part of the Maryland National-Capital Park and Planning Commission Park Resources (2014). 
These resources have architectural and historical significance, but more importantly, provide material and 
tangible benefits to the community. The historic sites and districts shall continue to be preserved as they 
contribute to the vitality of University Boulevard. 


Recommendations: 


 Protect and preserve resources listed in the Master Plan for Historic Preservation. 
 Educate property owners of historic properties about the benefits of the historic preservation tax 


credit program.  
 Promote the adaptive reuse of historic properties while retaining their character defining features. 


HI S T OR I C R E S OUR CE S  R E COMME NDE D F OR  DE S I GNAT I ON I N T HE  MAS T E R  P L AN F OR  
HI S T OR I C P R E S E R VAT I ON  


ROMEO AND ELSIE HORAD HOUSE 
This Plan recommends the designation of the Romeo 
and Elsie Horad House (M: 31-87) at 2118 University 
Boulevard West in the Master Plan for Historic 
Preservation. The property reflects the efforts and 
achievements of the Webster, Sewell, and Horad 
families to improve conditions for African American 
residents of Montgomery County. 


Romeo Horad, an African American lawyer and realtor, 
challenged racial restrictive covenants in the District of 
Columbia, demanded and lobbied for improved 
educational facilities and infrastructure for Black 
communities in Montgomery County, established a 


Horad House 
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groundbreaking candidacy for the Montgomery County Council, and coordinated voter registration of African 
Americans in Maryland. All these actions occurred while the Horad family resided at the subject house that 
served as a social and political meeting place. The residence further serves as a reminder of the former African 
American community established at the turn of the twentieth century in Wheaton.  


Recommendation: 


 Designate the Romeo and Elsie Horad House (M: 31-87) in the Master Plan for Historic Preservation and 
encourage the adaptive reuse of the building.  


 Promote the adaptive reuse of historic properties while retaining their character defining features. 
  


Figure 85: Horad House Historic District Boundary 
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E VAL UAT E  T H E  F OL L OWI NG R E S OUR CE S  I N T HE  F UT UR E  F OR  DE S I GNAT I ON I N T H E  MAS T E R  
P L AN F OR  HI S T OR I C P R E S E R VAT I ON  


JEWISH SYNAGOGUES, SCHOOLS, AND OTHER INSTITUTIONS 
Jewish residents have had a significant impact on the history and development of University Boulevard since 
the mid-twentieth century. Montgomery County lacks a comprehensive understanding of architectural and 
cultural resources associated with Jewish history. Synagogues, schools, institutions, and businesses in the 
Plan area should be studied as part of a larger effort to evaluate this integral part of Montgomery County’s 
history. 


Resources include but are not limited to:  


 Har Tzeon,1840 University Boulevard West; 
 Temple Israel (now Mount Jezreel Baptist Church), 420 University Boulevard East;  
 Young Israel Shomrai Emunah, 811-815 University Boulevard West and 1132 Arcola Avenue; 
 Yeshiva of Greater Washington (Boys Division), 1216 Arcola Avenue; and  
 Silver Spring Jewish Center, 1401 Arcola Avenue.  


This Plan recommends the following actions: 


 Complete a county-wide Historic Resource Context for architectural and cultural resources associated 
with Jewish residents of Montgomery County, Maryland. 


 Evaluate sites associated with Jewish heritage for listing in the Master Plan for Historic Preservation. 


NICHIREN SHOSHU MYOSENJI TEMPLE 
The Nichiren Shoshu Myosenji Temple, located at 310 University Boulevard West, is identified in the Asian 
American Historical and Cultural Context of Montgomery County (2023). Nichiren Buddhists built this temple in 
1980. It is one of six Nichiren Shoshu Temples in the United States and likely the first purpose-built temple in 
the county. The arrival of large numbers of immigrants from Southeast Asia spurred the buildings associated 
with Buddhism in central Maryland in the late twentieth century. 
 
This Plan recommends the following actions: 


 Expand and develop a comprehensive historic context for the building, highlighting its significance to 
Montgomery County, Maryland, and the United States. 


 Conduct outreach with the property owner to discuss the benefits of historic preservation.   
 Evaluate the Nichiren Shoshu Myosenji Temple for listing in the Master Plan for Historic Preservation.  


WOODMOOR SHOPPING CENTER 
The Woodmoor Shopping Center at Four Corners is an essential commercial hub for the community. In 1937, 
Moss Realty hired architect Harvey Warwick who designed the initial plans for a $250,000 Colonial Revival-
styled center, but the owners never fully built the center due to the onset of World War II. The grocery store 
and pharmacy opened in fall 1938 followed by a gas station at the intersection in early 1939. After World War II, 
the Woodmoor Shopping Center, Inc., hired Schreier, Patterson & Worland to revisit the plans. The architects 
designed a Moderne-inspired center that retained and incorporated the initial grocery and pharmacy building 
into the larger complex. The new Woodmoor Shopping Center formally opened on November 6, 1948, and 
featured retail stores on the first story, professional offices on the second story, and a 150-car parking lot. The 
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owners constructed various additions over the past 75 years, but its architectural form and design remains 
intact.  


This Plan Recommends: 


 Conduct outreach with the property owners and discuss preservation tax incentives for resources 
listed at the local, state, and federal levels.  


 Evaluate the Woodmoor Shopping Center for listing in the Master Plan for Historic Preservation due to 
its potential architectural significance as a Moderne-influenced shopping center and historical 
significance related to mid-twentieth century development patterns at Four Corners.  


B UR I AL  S I T E S  I NVE NT OR Y 


Montgomery County’s Burial Sites Inventory recognizes the significance of cemetery and burial sites to the 
community. In 2017, the County Council passed two laws to help preserve and protect these unique and 
fragile resources. §33A-17 requires the Planning Board to maintain an inventory of human burial sites in the 
county. §18-31 requires these sites to be preserved and protected during the preliminary plan of subdivision 
review and approval process. A burial site is defined in the ordinances as the “physical location where human 
remains were buried in the earth or entombed in mausoleum or columbarium. A burial site includes a 
cemetery but does not include the sprinkling of ashes from cremated remains.” The Burial Sites Inventory is 
the list of burial sites officially adopted by the Planning Board. There is one listed burial site in the University 
Boulevard Corridor Plan area, the Good Shepherd Episcopal Columbarium.  


Good Shepherd Episcopal Columbarium 
The burial site consists of a columbarium located at Good Shepherd Episcopal Church at 818 University 
Boulevard West. A columbarium is a place where ashes from a cremation are interred or immured. Church 
archival records noted the construction of the Columbarium at the St. Francis Room in 1979. There are 
approximately 49 niches on the wall. 


Recommendation: 


 Per §18-31 of the Montgomery County Code, preserve and protect burial sites during the subdivision 
review and approval process. 


Carmack Family Cemetery 
Oral history suggests that the Carmack Family Cemetery may be located in the vicinity of the northwest 
section of the WTOP Transmitter property. The Burial Sites Inventory records the cemetery as an approximate 
site near this location. Review of historical records have not been able to identify the location more precisely. 


Recommendation: 


 Consider possible impacts to the cemetery location as warranted during development review. 
 Per §18-31 of the Montgomery County Code, preserve and protect burial sites during the subdivision 


review and approval process. This will require additional research and potentially archaeological 
investigations to clarify the location of this burial ground. 
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Burial Sites Recommended to be Listed in the Burial Sites Inventory 
Captain John and Lucy Adamson Family Burial Ground 


There is an undocumented burial site approximately near the intersection of Caddington Avenue and 
Whittington Terrace. The family burial ground for Captain John and Lucy Adamson was first noted in the 
transfer of property from the estate of John Adamson to Samuel Harwood on November 19, 1779 (Figure 86). 
The deed stated that Harwood received:  


… of every kind advantages and appurtenances to the several tracts or parcels of land 
belonging or in any manner of wise appertaining (the burying ground excepted where the 
deceased Captain John Adamson and his wife and family be lie inter[re]d within a stone 
enclosure) …. (Liber A, Folio 454-455). 


 The last known record of the cemetery in the land records from 1955 stated: 


Subject also to the easement, being a reservation of ½ acre of said land for a family burial 
ground and convenient Right of Way to and from the same, being the same property described 
in a deed from James T. Eslin et al to Elizabeth Swart, dated September 13, 1911, … (Liber CKW 
2074, Foil 440-444).  


The location is considered approximate because there are no visible remains and historical records do 
not specify an exact location. The approximate location is based on the boundaries of the historical 
Adams property and the location of pathways in 1950s aerial imagery that may be associated with the 
right of way mentioned in the 1955 deed.  


The Adamson family bound convicted indentured servants—convicted felons transported to America 
and forced to labor for seven or fourteen years based on the severity of their crime—and enslaved 
African Americans. The burial location for these individuals remains unknown.  


This Plan Recommends: 


 Update the Burial Sites Inventory to list the approximate site of the Captain John and Lucy Adamson 
Family Burial Ground. 


 Consider possible impacts to the cemetery location as warranted during development review. 
 Per §18-31 of the County Code, preserve and protect burial sites during the subdivision review and 


approval process. 
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  Figure 86: Approximate location of Adamson Family Burial Ground 
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CHAPTER 11: RACIAL EQUITY AND SOCIAL JUSTICE  


P L AN AP P R OACH T O R ACI AL  E QUI T Y AND S OCI AL  J US T I CE  


The University Boulevard Corridor Plan draws from the foundational principles of Thrive Montgomery 2050 to 
ensure equitable outcomes for all existing and future community members. In addition, consideration of racial 
equity and social justice, apart from being critical to this Plan, is also a requirement of Montgomery County’s 
Code (Chapter 33A, Planning Procedures, Section 33A-14). 


The Plan applied an equity framework based on guidance from Montgomery Planning’s internal Equity Peer 
Review Group (EPRG), which is a part of the department’s Equity Agenda for Planning. The EPRG includes staff 
that stay actively abreast of equity best practices to provide feedback on planning policies, community 
engagement strategies, and staff recommendations. The group uses an equity tool based on Government 
Alliance on Racial Equity (GARE) recommendations. The tool involves working through a series of steps and 
answering questions. The steps include an analysis and evaluation of: 


 Desired results 
 Analysis of data 
 Community engagement 
 Strategies 
 Implementation 
 Communication and accountability 


These steps are critical to ensuring that the growth and development in the University Boulevard Corridor 
Plan area are inclusive and benefit historically underrepresented communities. These steps are iterative, not 
linear, and are detailed below. 


DESIRED RESULTS 


Vision for Equity and Inclusive Growth  
The primary vision of the Plan is to create a more connected community, and equity is central to this sense of 
connectedness. An equitable community where all residents—regardless of race, ethnicity, gender, geography, 
income, or immigrant status—can thrive depends on access to a diverse range of housing options; safe and 
accessible transportation options; parks, trails, and public open space; and community facilities and services. 
Desired outcomes to realize this vision include: 


 Increased housing diversity, including affordable and attainable housing, to accommodate 
residents of all abilities, income levels, and stages of life. 


 Improved travel options and transportation access through facilitating future BRT and multimodal 
networks, ensuring equitable mobility and access to opportunities for all residents. 


 Enhanced environmental sustainability, addressing urban heat islands, and increasing access to 
green spaces in concurrence with the County’s Climate Action Plan. 


 Ensuring that historically disadvantaged communities along the corridor are included and 
acknowledged in the planning and decision-making processes. 
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ANALYSIS OF DATA 


Who Is Most Impacted?  
To achieve equity in the Plan, it is essential to understand who is most negatively affected by current 
conditions and development trends. While there are limits to collecting and analyzing data on race, ethnicity, 
gender, geography, income, and immigrant status, staff have tried to engage the community over the last two 
years via various means. Disaggregated data from a questionnaire and door-to-door interviews indicate that 
the outreach efforts have successfully reached a relatively representative sample of the population. Additional 
details are included in the Community Engagement Appendix. 


 The Plan area has a racial and ethnic distribution like the county. The differences include slightly 
higher shares of Hispanic or Latino and Black/African American residents in the Plan area, and 
slightly smaller shares of Non-Hispanic White and Asian residents.  


 The Plan area is below average in terms of median and average household income, and per capita 
income compared to the county. 


 Certain neighborhoods along University Boulevard face limited access to essential amenities, 
including parks and retail establishments. This geographic disparity is exacerbated by a reliance 
on public transportation, particularly among lower-income residents. The impact is notably more 
severe for individuals with disabilities, such as those who use wheelchairs for mobility. 


Racial Restrictive Covenants 
In the University Boulevard Corridor Plan, the wide-spread use of racial restrictive covenants in conjunction 
with other discriminatory practices prevented homeownership and housing opportunities for African 
Americans and other racial and ethnic minorities. Discrimination by private citizens and the government was 
widespread and pervasive at nearly all levels of society in the United States until well into the twentieth 
century. Various forms of legal prejudicial housing practices existed prior to signing of the Fair Housing Act 
(1968) that prohibited discrimination concerning the sale, rental, and financing of housing based on race, 
religion, national origin, sex, and, as amended, handicap and family status. Institutional racism contributed to 
the disproportionately and persistently low rates of homeownership and accumulation of housing wealth 
among Black Americans. In Montgomery County, the private and public sectors channeled racial population 
growth and influenced the spatial development of the county. These racial population shifts occurred due to 
the specific actions of land developers, property owners, real estate boards, and the government who used or 
supported de jure and de facto segregation to limit opportunities and control the development of entire 
communities.  


In the Plan boundary, between 1927 and 1953, developers placed racial restrictive covenants on all or parts of 
the following subdivisions: Chestnut Hills, Chestnut Ridge Manor, Clifton Park Village, Country Club Park, 
Fairway, Highland View of Sligo Park, Indian Spring Club Estates, Indian Spring Highlands, Indian Spring 
Knolls, Indian Spring Park, Indian Spring Village, Indian Spring View, Long Branch Village, North Takoma 
Highlands, Northwood Park, Pickwick Village, Warrenton Village, and Woodmoor. Therefore, most of the Plan 
area remained inaccessible for people of color into the 1960s outside of the Chestnut Ridge African American 
community.  
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COMMUNITY ENGAGEMENT 


Inclusive and Intentional Engagement 
The Plan’s equity approach is grounded in meaningful and continuous community engagement, ensuring that 
those most affected by development decisions are actively involved in shaping the Plan. As discussed in the 
Community Engagement Appendix, the outreach and engagement efforts included over 20 in-person or virtual 
meetings, workshops, and more than 25 community events. Planning staff knocked on over 1,000 doors for 
canvassing and held conversations in six different languages in the multifamily residential area at Arcola 
Avenue and University Boulevard. Staff logged 239 one-on-one conversations and sent out nearly 10,000 
bilingual mailers and postcards. Staff also collected over 166 questionnaire responses and analyzed over 
21,000 words of text. 


Outreach and engagement efforts were intentional and deliberate, and sought to specifically engage 
historically underrepresented communities in the planning process, particularly through canvassing, direct 
mailings, participation in community events, and meeting people in their daily lives – whether on the bus or in 
their backyard. The recommendations that follow reflect this engagement effort, as community input is 
foundational to the planning process.  


  
Figure 87: Planning Recommendations 
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STRATEGIES FOR ADVANCING EQUITY 


Recommendations to Mitigate Burdens and Maximize Benefits 
The Plan outlines recommendations that are directly informed by the desired results, data analysis, and 
community engagement – the first three steps in the GARE equity tool. These recommendations are designed 
to ensure that the community benefits from the Plan while minimizing potential negative impacts. While 
detailed recommendations in the subsequent chapters dive deeper into the implications of the 
recommendations, the text below highlights equity implications of the key recommendations: 


 Land Use and Zoning: Rezone corridor-fronting residential blocks, institutional properties, and single-
use commercial shopping centers to promote sustainable development patterns, increase housing 
diversity, and support transportation safety enhancements.  


o This approach provides zoning regulations do not hinder the development of affordable and 
attainable housing, while also promoting mixed-use projects that can drive economic growth 
supported by high-quality transit. 


 Urban Design: Provide design guidance for the Plan area that builds on the unique residential, 
institutional, and commercial context along the corridor, and improves multimodal access to existing 
facilities. The Plan’s urban design recommendations seek to foster a sense of place and connectedness 
by encouraging vibrant and engaging spaces for community interactions. 


 Housing: Preserve naturally occurring affordable housing and expand housing diversity so that units 
are available at different sizes and price points. The recommendations also include promoting 
inclusive communities by removing barriers that restrict access to housing and opportunities based on 
protected characteristics4, and supporting equity by ensuring that all residents have fair access to 
affordable, attainable, and diverse housing options in the area.  


 Parks, Trails, and Public Open Space: Create new open spaces with redevelopment and enhance 
connections to existing parks to promote a livable environment. Retain current parks and explore 
improvements while encouraging community open spaces like gardens. These actions support equity 
goals by ensuring accessible shared spaces for all residents, fostering inclusion and overall well-being. 


 Environmental Sustainability: Protect and expand the tree canopy with native species; create a green, 
cool corridor with sustainable features. Transition development toward net zero buildings. These 
recommendations support equity by ensuring that all communities benefit from environmental 
sustainability, improved walkability, and access to shaded, comfortable public spaces that enhance 
quality of life. Additional recommendations also include minimizing impervious surfaces thus 
protecting current and future residents from the hazards of flooding. 


 Transportation: Provide guidance for the corridor as a multimodal corridor with BRT. The Plan’s 
transportation recommendations advance Complete Streets and Vision Zero to create safe, walkable, 
and accessible environments for people of all ages and abilities. Equitable access to safe crossings, 
micro-mobility, transit, and low stress bicycle and pedestrian facilities ensures meaningful 
transportation equity. 


 
 


4 Pursuant to State Government Article, §20-702, Annotated Code of Maryland, it is the policy of the State of Maryland to provide for fair 
housing throughout the State, to all its citizens, regardless of race, color, religion, sex, familial status, national origin, marital status, 
sexual orientation, gender identity, disability, or source of income. https://mccr.maryland.gov/Pages/Housing-Discrimination.aspx  


 



https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fmccr.maryland.gov%2FPages%2FHousing-Discrimination.aspx&data=05%7C02%7CJessica.McVary%40montgomeryplanning.org%7Cfe2a69ada60945ca1ed808dd15fcd970%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C638690897945197826%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=drfwOQ%2FaNPcsQSVo%2FSbBZAi03P462vY%2BoCvWmVMqFgQ%3D&reserved=0
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 Community Facilities: Promote co-location of public facilities to reduce costs and use land efficiently, 
ensuring equitable access to essential services. Encourage innovative designs and address school 
capacity issues. Encourage child daycare, senior services, local farming, and food insecurity solutions 
to ensure that all sections of the community benefit from resources that facilitate well-being and 
access to opportunities. 


 Historic Preservation: The Plan recommends the study, evaluation, and designation of resources 
associated with underrepresented groups in the Master Plan for Historic Preservation. This includes the 
designation of the Romeo and Elsie Horad House to the Master Plan for Historic Preservation, the 
completion of a county-wide Historic Resource Context for architectural and cultural resources 
associated with Jewish residents of Montgomery County, and the evaluation of significant resources 
associated with Jewish and Asian American history for listing in the Master Plan for Historic 
Preservation.  


IMPLEMENTATION 


Communities in Implementation  
Implementation of the Plan’s equity objectives focus on embedding racial equity into all aspects of planning. 
The Plan’s key recommendations outlined above enable equitable outcomes in all future initiatives by 
ensuring inclusive participation of all community members and mitigating historical inequities. The University 
Boulevard Corridor Plan seeks to ensure greater accessibility and benefit for all residents, current and future, 
in the Plan area.  


Key to accomplishing this is ensuring that the recommendations mentioned above see meaningful action. 
While this Plan’s recommendations will not directly lead to development, specify all development 
possibilities, or result in immediate implementation, the recommendations will make development and public 
realm improvements possible by managing regulations, envisioning a better future, and providing guidance 
for public and private investment.  


COMMUNICATION AND ACCOUNTABILITY 


Tracking Progress 
The Plan envisions greater systems of accountability to ensure that the goals of racial equity and social justice 
are consistently advanced through the public and private improvements in the Plan area.  


Montgomery Planning can play a crucial role in monitoring progress, coordinating stakeholders, and fostering 
transparency in future decision making. To this end, assessments about whether policies and projects align 
with equity goals can be led by Planning staff, in consultation with the Planning Board.  


Publicly available reports on these assessments foster transparency and provide opportunities for 
communities to hold decision makers accountable. In addition, Montgomery Planning frequently collaborates 
with various county agencies, private developers, and community organizations; these collaborations and 
relationships can be used to track progress and outcomes.  


  







University Boulevard Corridor Plan - Working Draft 2025  |  140 
 


CHAPTER 12: IMPLEMENTATION  


F UNDI NG 


Implementing the recommended transportation infrastructure changes along University Boulevard will 
require various financing options, including funding from the Federal government, the State of Maryland and 
Montgomery County. Given the length of the Plan area, new infrastructure changes will likely occur in 
segments based on funding availability and other implementation priorities.  


This Plan recommends that roadway segments that service senior or multifamily residential or public 
institutions, such as between Dennis Avenue and Lorain Avenue and between Arcola Avenue and Inwood 
Avenue, should be considered as implementation priorities.  


University Boulevard is under the jurisdiction of the Maryland Department of Transportation State Highway 
Administration (MDOT SHA). MDOT’s Consolidated Transportation Program (CTP) is Maryland’s six-year capital 
budget for transportation projects, including from the State Highway Administration (SHA). Future 
transportation changes along the corridor could be funded via the CTP or other MDOT programs. Several 
MDOT programs could fund pedestrian and bicycle enhancements in the Plan area, including SHA’s Bicycle 
Retrofit program, MDOT/Kim Lamphier Bikeways Network Program, and the Urban Street Reconstruction 
program. Further, MDOT’s Safe Streets and Roads for All initiative could be utilized since it seeks to advance 
Vision Zero principles, including minimizing transportation-related deaths and serious injuries on State 
managed roadways.  


Securing federal funding through the Federal Transit Administration and other relevant federal agencies could 
provide additional resources to implement the BRT recommendations in this Plan.  


ZONING  


Montgomery County’s current Zoning Ordinance became effective on October 30, 2014. It introduced new 
zones for commercial properties in the Plan area, including the Commercial Residential Town (CRT), 
Commercial Residential Neighborhood (CRN), Employment Office (EOF), and Neighborhood Retail (NR) Zones. 
Most of the commercial properties in the Four Corners area were rezoned to the CRT Zone and the Kemp Mill 
Shopping Center properties were rezoned to the Neighborhood Retail (NR) Zone. All existing single-family 
residential zones were retained.  


The 2014 Zoning Ordinance prohibits the future reuse, via the Sectional Map Amendment (SMA), of the 
Planned Development (PD), Residential Highrise (RH) and Residential Townhouse (RT) Zones. All the 
multifamily residential buildings at Arcola Avenue and University Boulevard are in the RH Zone, and the five 
residential townhouse developments in the Plan area are either in the RT-10 Zone or RT-12.5 Zone. The 
Westchester residential development, located adjacent to WTOP, is in the PD-9 Zone, and the Hearthstone 
Village Condominium, opposite WTOP, is in the PD-18 Zone. This Plan recommends Euclidean zones for 
properties in the RH, RT, and PD zones, as discussed in the Land Use, Zoning, and Urban Design Chapter.   


This Plan recommends the CRN Zone for detached residential properties within blocks fronting University 
Boulevard. The CRN Zone would permit alternative residential building types, such as duplexes and other 
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diverse housing types. Existing detached residential properties in the R-60 and R-90 Zones, which are farther 
away from University Boulevard are retained in the Plan recommendations. 


An overlay zone is recommended for the properties recommended for rezoning by this Plan. Key objectives of 
the zone are to promote a diverse range of housing options in a compact, transit-oriented form of growth that 
supports Bus Rapid Transit on University Boulevard and Colesville Road, creates complete communities, and 
improves safety for all travelers, with a priority for the most vulnerable people. The proposed overlay zone will 
consider elements including, but not limited to transitions in building intensity and height from the corridor to 
the neighborhoods and retaining and enhancing tree canopy.  


PARTNERSHIPS  


This Plan supports public, private and non-profit sector efforts to enhance streetscape maintenance and 
placemaking opportunities within the Plan area. This Plan also supports efforts by the Silver Spring Regional 
Services Center, Mid-County Regional Services Center, and Montgomery Business Center to further enhance 
public services to residents and businesses in the Plan area.  


 


PUBLIC BENEFITS  


Since 2010, applicants interested in pursuing the optional method of development in Commercial Residential 
(CR) and Employment Zones were required to provide public benefits from different categories to support new 
development in the CR, CRT, EOF, and LSC Zones. The public benefits were codified in Section 4.7 of the 
Zoning Ordinance and detailed in the 2017 Commercial / Residential and Employment Zones Incentive Density 
Implementation Guidelines.  


Montgomery Planning recently advanced a project to update the public benefits point system for the CR and 
Employment Zones, a project called the Incentive Zoning Update. Goals of the Incentive Zoning Update were 
to align the current public benefits point system with the county priorities identified in Thrive, the Climate 
Action Plan, and the Racial Equity and Social Justice Act, as well as further recommendations of master plans, 
such as the University Boulevard Corridor Plan.  


The University Boulevard Corridor Plan encourages the redevelopment of single-use commercial properties, 
religious institutional properties, and corridor fronting properties to utilize the optional method and to 
provide public benefits. The Plan further recommends allowing optional method development to earn 
additional density for providing public benefits in the categories of Housing for All, Environmental Resilience, 
Infrastructure for Compact Growth, and Amenities for Complete Communities.  


 Housing for All incentivizes the delivery of affordable housing at varying levels for rent and for sale, as 
well as the provision of units that can house families and intergenerational households near transit.  


 Environmental Resilience incentivizes energy efficient buildings, the use of renewable energy, and 
incorporation of sustainable site design principles. 


 Infrastructure for Compact Growth is focused on delivering facilities that enhance connectivity and 
create an infrastructure framework to support compact growth. 


 Amenities for Complete Communities focuses on public benefits that help achieve Thrive’s goal of 
creating complete communities where residents can easily walk, bike, or roll to services and fulfill 
their daily needs. 
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All optional method development applications must earn incentive density for any requested density above 
0.5 Floor Area Ratio (FAR). In addition to the four categories, the public benefits are further divided into one of 
four tiers, based on how much FAR of incentive density an applicant is permitted for providing that public 
benefit. Tier 1 benefits are permitted 0.25 FAR of incentive density, Tier 2 benefits are permitted 1.0 FAR of 
incentive density, Tier 3 benefits are permitted 1.5 FAR of incentive density, and Tier 4 benefits are permitted 
to maximize the mapped FAR. If an application provides a Tier 4 benefit, no other public benefits are required 
for that application. 


The Plan recommends that for all public benefits with contributions or payment in lieu options, the rate of 
payment be adjusted biannually based on Engineering News Record’s Baltimore Construction Cost Index, which 
is also utilized to benchmark other payment-based programs within the county such as the Growth and 
Infrastructure Policy. The Plan further recommends that the Planning Board have discretion to consider 
additional public benefits outlined in the Incentive Zoning Update if the benefit aligns with the Plan vision and 
is in the public interest.  


Tier 1: The following public benefits are permitted 0.25 FAR of incentive density: 


• Provide the minimum required number of Moderately Priced Dwelling Units (MPDUs) plus 2.5 percent. 
• In multifamily buildings, a minimum of 5% of all units (market rate and MPDUs) must provide three or 


more bedrooms. Provide a proportional number of units with three or more bedrooms as MPDUs. Or, 
in single-family, townhomes, and two-over-twos, provide a minimum of 5% of all MPDUs with four or 
more bedrooms. 


• Tier 1 energy efficiency standards, renewable energy standards, green building standards, and 
sustainable site design specified by the Incentive Zoning Update.   


• Provide offsite streetscape improvements for at least 2,000 square feet or contribute a minimum of 
$0.33 per sq. ft. of gross floor area to a Capital Improvements Program (CIP) project in the Plan area.  


• Construct a BRT station with an estimated cost of at least $100,000.  
• Improve a minimum of 0.25 acres of an existing park or public open space with intergenerational 


amenities and inclusive design features or contribute a minimum of $0.33 per sq. ft. of gross floor area 
for creating or improving public space.  


 


Tier 2: The following public benefits are permitted 1.0 FAR of incentive density: 


• Provide the minimum required number of MPDUs plus 5 percent. 
• In multifamily buildings, a minimum of 10% of all units (market rate and MPDUs) must provide three or 


more bedrooms. Provide a proportional number of units with three or more bedrooms as MPDUs. Or, 
in single-family, townhomes, and two-over-twos, provide a minimum of 10% of all MPDUs with four or 
more bedrooms.  


• Enter into an agreement with the Montgomery County Department of Housing and Community Affairs 
(DHCA) to provide at least 15% of the dedicated MPDUs at various levels of affordability averaging at 
60% AMI.  


• Tier 2 energy efficiency standards, renewable energy standards, green building standards, and 
sustainable site design specified by Incentive Zoning Update. 


• Provide offsite streetscape improvements for at least 4,000 square feet or contribute a minimum of 
$1.00 per sq. ft. of gross floor area to a CIP project in the Plan area.  
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• Construct a BRT station with an estimated cost of at least $300,000.  
• Build one new public street that provides through block connectivity as recommended by the 


Complete Streets Design Guide. 
• Contribute a minimum of $1.00 per sq. ft. of gross floor area for creating or improving public space. 


Tier 3: The following public benefits are permitted 1.5 FAR of incentive density: 


• Provide the minimum required number of MPDUs plus 7.5 percent. 
• Enter into an agreement with DHCA to provide at least 20% of the dedicated MPDUs at various levels of 


affordability averaging at 60% of AMI.  
• Tier 3 energy efficiency standards, renewable energy standards, green building standards, and 


sustainable site design specified by Incentive Zoning Update. 
• Provide offsite streetscape improvements for at least 5,000 square feet or contribute a minimum of 


$2.00 per sq. ft. of gross floor area to a CIP project in the Plan area.  
• Construct a BRT station with an estimated cost of at least $500,000.  
• Underground all utilities along site frontage of Subject Property and/or offsite, with an estimated cost 


of $500,000. 
• Contribute a minimum of $2.00 per sq. ft. of gross floor area for creating or improving public space. 


Tier 4: The following public benefits are worth up to the mapped FAR, and no additional public benefits are 
required.  


• Provide a minimum of 25 percent of all units as MPDUs at various levels of affordability averaging at 60 
percent of AMI. 


• Tier 4 energy efficiency standards, renewable energy standards, green building standards, and 
sustainable site design specified by Incentive Zoning Update. 


• Underground all utilities along site frontage of Subject Property and/or offsite, with an estimated cost 
of at least $1,000,000. 


CAP I T AL  I MP R OVE ME NT S  P R OGR AM 


Montgomery County’s Capital Improvements Program (CIP), which the County Council approves, establishes 
how and when new public projects are funded and implemented. The recommended CIP represents the key 
transportation projects that could be financed by the county (Table 2).  


The planned University Boulevard BRT will service the Plan area and build upon the Pilot Bus Only Lanes on 
University Boulevard. MCDOT has not conducted any preliminary engineering for this corridor and no cost 
estimates have been determined. Given comparable BRT projects in the county, including potential land 
acquisitions, the estimated cost to achieve the recommended minimum right-of-way for University Boulevard 
could be more than $125M.  


Specific county funding could address pedestrian and bicyclist improvements for the Four Corners Bicycle and 
Pedestrian Priority Area (BiPPA). A BiPPA is a geographic area where bicyclist and pedestrian enhancements 
are implemented at transit station areas as well as along major roadways. In addition to the CIP, the county 
could pursue a special assessment district(s), or other innovative financing mechanisms to implement the BRT 
network. 
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In addition to the CIP, Montgomery County should pursue new funding strategies for emerging corridors, such 
as University Boulevard, where more targeted changes could occur in the near-term.  


Table 2: Proposed Capital Improvements Program  


Project Name Description  Lead Agency  
Coordinating 
Agencies 


Priority Neighborhood Street 
Connections 


Realign existing streets across 
University Boulevard; connect streets 
to University Boulevard; connect 
parallel streets. 


MCDOT 
MDOT SHA, 
M-NCPPC, 
Private 


Repurpose General-Purpose 
Travel Lanes 


Provide dedicated transit lanes and 
improved facilities for people walking, 
biking, and rolling that are separated 
from vehicular traffic by street trees 
and planted green space. 


MCDOT 
MDOT SHA, 
M-NCPPC, 
Private 


Narrow Travel Lanes 
Narrow travel lanes and reduce 
roadway design speeds to targets 
identified in the CSDG. 


MCDOT 
MDOT SHA, 
M-NCPPC, 
Private 


Remove Channelized Right-Turn 
Lanes 


Remove channelized right-turn lanes 
from all intersections. MCDOT 


MDOT SHA, 
M-NCPPC, 
Private 


Minimize Curb Radii 


Minimize curb radii and pedestrian 
crossing distances, using curb 
extensions rather than painted 
buffers. Include mountable curbs for 
emergency vehicle and truck access if 
necessary. 


MCDOT 
MDOT SHA, 
M-NCPPC, 
Private 


Signalize, restrict, or close median 
breaks 


Signalize, restrict, or close median 
breaks along University Boulevard. MCDOT 


MDOT SHA, 
M-NCPPC, 
Private 


Consolidate, Remove, or Relocate 
Driveways 


With redevelopment or 
implementation of BRT on University 
Boulevard, consolidate, remove, or 
relocate driveways from University 
Boulevard to other side streets and 
alleys, and limit future driveways. 


MCDOT 
MDOT SHA, 
M-NCPPC, 
Private 


Speed Enforcement 
Install additional traffic enforcement 
and other tools to manage speeding 
along the corridor. 


Montgomery 
County 
Department 
of Police 


MCDOT, 
MDOT SHA, 
M-NCPPC 


Decorative Crosswalks 


Consider decorative crosswalks at the 
intersections of Arcola Avenue and 
Lamberton Drive, in the Four Corners 
area, and at institutional properties. 


MCDOT 
MDOT SHA, 
M-NCPPC, 
Private 
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Reconfigure I-495 / Colesville Road 
Interchange 


Reconfigure the interchange to 
improve safety for all modes. MDOT SHA MCDOT, M-


NCPPC 
Reconfigure I-495 / University 
Boulevard Interchange 


Reconfigure the interchange to 
improve safety for all modes. MDOT SHA MCDOT, M-


NCPPC 


Four Corners Near-Term 
Reconfiguration 


Repurpose one lane per direction and 
relocate curbs along University 
Boulevard to narrow the roadway and 
provide safer and more comfortable 
facilities for people walking, biking, 
and rolling. Implement protected 
crossings. Minimize crossing 
distances. Reduce curb radii. 


MDOT SHA 
MCDOT, M-
NCPPC, 
Private 


Four Corners Connected 
Multimodal Street Network Study 


Study a more connected network of 
Town Center Streets to provide 
increased local connectivity for people 
walking, biking, rolling, taking transit, 
and driving. Consider options for 
improving transit performance 
through Four Corners from Lorain 
Avenue to Lexington Drive as part of a 
comprehensive redesign of the 
intersection of University Boulevard 
and Colesville Road. Pedestrian and 
bicycle safety improvements, 
including a human scale and reduced 
pedestrian crossing distances, a 
Breezeway that connects to bicycle 
and pedestrian facilities along 
University Boulevard, and ample 
street buffers should remain part of 
the long-term vision. The future study 
should also explore introducing a 
more regular street pattern than 
today’s one-way couplet. 


MCDOT MDOT SHA, 
M-NCPPC 


University Boulevard Dedicated 
Transit Lanes 


Provide dedicated curb-running 
transit lanes on University Boulevard 
west of Lorain Avenue and east of 
Lexington Drive. In the long-term, 
explore whether a median BRT 
approach is appropriate. 


MCDOT MDOT SHA, 
M-NCPPC 


Colesville Road Dedicated Transit 
Lanes 


In progress. CIP project number 
P502201 Bus Rapid Transit: US 29 - 
Phase 2. 


MCDOT MDOT SHA, 
M-NCPPC 
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Transit Stop Improvements 


Ensure that all transit stops are ADA 
compliant, with nearby protected 
pedestrian crossings. Improve the 
transit environment with new bus 
shelters along the University 
Boulevard corridor. 


MCDOT MDOT SHA, 
M-NCPPC 


University Boulevard: Downtown 
Wheaton to Four Corners Town 
Center BiPPA  


Fund the “University Boulevard: 
Downtown Wheaton to Four Corners 
Town Center” BiPPA in the County’s 
Capital Improvements Program. 


MCDOT MDOT SHA, 
M-NCPPC 


University Boulevard Sidepaths 


Implement 10-foot sidepaths and 8-
foot street buffers along both sides of 
University Boulevard between 
Amherst Avenue and Lorain Avenue 
and between Lexington Avenue and 
the I-495 interchange. 


MCDOT 
MDOT SHA, 
M-NCPPC, 
Private 


Pedestrian Crossings 


Upgrade all intersections with high-
visibility continental or ladder 
crosswalk markings for all pedestrian 
approaches. 


MCDOT 
MDOT SHA, 
M-NCPPC, 
Private 


Protected Pedestrian Crossings 


Provide protected pedestrian 
crossings that are consistent with the 
CSDG maximum spacing for protected 
crossings, including at existing and 
new intersections and at mid-block 
locations where needed to achieve 
maximum crossing spacing. 


MCDOT 
MDOT SHA, 
M-NCPPC, 
Private 


Public Pathway ADA Accessibility 


Ensure ADA accessibility on all public 
pathways, including sidewalks, trails, 
and street crossings, in accordance 
with current best practices. 


MCDOT 
MDOT SHA, 
M-NCPPC, 
Private 


Street Lighting Ensure consistent street lighting along 
the University Boulevard Corridor. MCDOT 


MDOT SHA, 
M-NCPPC, 
Private 


“No Right Turn on Red” 
Restrictions 


Implement “No Right Turn on Red” 
restrictions at signalized intersections. MCDOT MDOT SHA, 


M-NCPPC 


Leading Pedestrian Intervals 


Provide Leading Pedestrian Intervals 
that permit pedestrians advance times 
to cross MD 193 and intersecting 
streets at signalized intersections. 


MCDOT MDOT SHA, 
M-NCPPC 


Bikeway Network 
Implement a complete network of 
connected low-stress bicycle facilities 
(Figure 82) 


MCDOT 
MDOT SHA, 
M-NCPPC, 
Private 
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Protected Intersections 


Implement protected intersections at 
all intersections with existing or 
planned separated bike lanes, 
sidepaths, buffered bike lanes, or 
conventional bike lanes, consistent 
with the CSDG and the 2018 Bicycle 
Master Plan. 


MCDOT 
MDOT SHA, 
M-NCPPC, 
Private 


Long-Term Bicycle Parking 


Implement long-term bicycle parking 
at destinations such as schools, trails, 
parks, and public open spaces; and 
large multifamily dwellings and 
employment or retail centers. 


MCDOT 


M-NCPPC, 
Montgomery 
County 
Public 
Schools, 
MDOT SHA, 
Private 


I-495 / Colesville Road Trail 
Connection 


Implement a trail connection across I-
495 for people walking, biking, and 
rolling, connecting Colesville Road to 
Indian Spring Terrace Local Park and 
Marshall Avenue, consistent with the 
2018 Bicycle Master Plan. 


MCDOT MDOT SHA, 
M-NCPPC 


Hannes Street Trail Connection 


Implement a paved trail connection 
for people walking, biking, and rolling 
between Hannes Street and University 
Boulevard. 


MCDOT 
MDOT SHA, 
M-NCPPC, 
Private 


Bikeshare System Expansion Expand the bikeshare system in the 
Plan area. MCDOT 


MDOT SHA, 
M-NCPPC, 
Private 


Micromobility Corrals 


Install new micromobility corrals in 
underutilized parking facilities, within 
available rights-of-way, near planned 
Bus Rapid Transit stations, and near 
civic gathering spaces, such as 
Wheaton Forest Local Park, Sligo 
Creek Stream Valley Park, Breewood 
Neighborhood Park, Northwood High 
School, North Four Corners Local Park, 
and Montgomery Blair High School. 


MCDOT 


M-NCPPC, 
Montgomery 
County 
Public 
Schools, 
MDOT SHA, 
Private 


 
 
Agency Acronyms: 
M-NCPPC: Maryland-National Capital Park and Planning Commission 
MTA: Maryland Transit Administration  
MCDOT: Montgomery County Department of Transportation  
MDOT SHA: Maryland Department of Transportation State Highway Administration  
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CHAPTER 13: CONCLUSION 


The University Boulevard Corridor Plan envisions transforming approximately 3.5 miles of University 
Boulevard into a pedestrian-oriented and multimodal corridor that supports safe movements for all people, 
especially those walking biking, rolling, and riding transit. The Plan further envisions a more compact, 
corridor-focused land use pattern that concentrates future development along University Boulevard and near 
five planned Bus Rapid Transit stations, with lower density residential development between planned stations 
and higher density mixed-use development near planned stations.  


Implementation of the Plan’s vision and recommendations will be incremental over the next two decades and 
will rely on a combination of action by private property owners, partnerships among the public, private, and 
non-profit sectors, and various financing options, including funding from the Federal government, the State of 
Maryland, and Montgomery County. 
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person or a business will be able to buy all or part of the Shopping Center to put up
residences? Does this mean that residences might be built on top of Shalom?
(Presumably this might cause it to close temporarily during construction.) Does the
Board realize that Shalom is one of only two Kosher groceries in the entire Washington
metropolitan area? Shutting Shalom or making major changes to it can have very
serious negative consequences to nearly all Jews who keep Kosher throughout not just
Montgomery County, but the entire area. Is the Board aware of this?

My family and I have many, many other issues with the University Boulevard Corridor Plan.
These have to do with transportation and driving, housing density, property values, crime, the
slowing of emergency-vehicle help, etc. But there may be positive as well as negative reasons
for some of these issues that we do not fully understand, so I will not discuss them here. But
with the four issues numbered above, as well as many other issues mentioned and not
mentioned here, those living in Kemp Mill need to be concerned. I think we should get
a Maryland attorney with zoning expertise to review the Plan. Also everyone in Kemp Mill
should make every effort to attend the meetings concerning this plan. Please respond to
requests for comments at these meetings and in the various communications involving the
plan. I'm obviously pessimistic about this Plan, but whether you are for or against it, please be
involved. Thanks.

Richard Weinstein



From: Jonathan Katz
To: MCP-Chair
Cc: Councilmember.Fani-Gonzalez@public.govdelivery.com; Marc.Elrich@public.govdelivery.com;

councilmember.stewart@montgomerycountymd.gov; councilmember.friedson@montgomerycountymd.gov
Subject: Comments on University Boulevard Corridor Plan (Working Draft)
Date: Sunday, February 9, 2025 3:11:00 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

To whom it may concern:

I live in the Kemp Mill neighborhood, and am deeply upset by the University Boulevard
Corridor Plan (Working Draft). The plan calls for several changes that will have a significant
negative impact on Kemp Mill, and the surrounding area, yet I feel that the Kemp Mill
community was not consulted at all about these proposals until recently. (Indeed, the Kemp
Mill Civic Association seems to have been taken by surprise when the plan was released on
January, and its request for an extension to provide feedback was only partially granted.) At a
minimum, I would encourage these plans to be put on hold until you can meet with
community members to hear their concerns, as well as what they would like to see.

There are so many problems with the plan that I am not sure where to start. But let me begin
by discussing proposed changes in the Kemp Mill neighborhood itself, specifically to the
Kemp Mill Shopping Center and Arcola Ave. The Kemp Mill neighborhood has only two
outlets: via Kemp Mill Rd to Randolph Rd, and via Arcola Ave. to University Blvd on one end
and Georgia Ave. on the other end, Traffic on Arcola already backs up during the morning and
evening commutes. The current plan would make this traffic much worse by:
- Adding additional housing at the Kemp Mill Shopping Center and along Arcola.
- Reducing the speed limit on Arcola.
- Eliminating the merge from Arcola to University Blvd. East.
- Eliminating right turn on red from University Blvd. East onto Arcola.

Many Jewish families live in the Kemp Mill neighborhood. While I was glad to see the report
mention Jewish residents of Montgomery Country, I did not get the sense that the writing of
the report actually spoke with any current Jewish residents in the major Jewish communities
(including Kemp Mill). The Kemp Mill Shopping Center is a lifeblood of the community,
providing kosher shopping and dining options for residents of the neighborhood. Any
disruptions to that would be hugely harmful to the existing community.

I don't understand the reasoning for reducing speed limits on University Blvd, Arcole Ave.,
and Lamberton Dr. Driving in Montgomery County is already bad enough -- not due to traffic
volume, but due to poorly timed traffic signals, exceedingly low speed limits, poorly placed
bus stops, and a reduction in car lanes on several key routes (including University Blvd. and
Georgia Ave.).. 

Other comments:
- The repeated focus on "walking, biking, and rolling" is completely impractical. (And I say
this as someone who walks my dog on the trails in Kemp Mill every day.) I never see bikers or
walkers (or rollers!) on University Blvd. Where would they be going? Most people cannot
walk/bike/roll to work or even the Metro. A car is a necessity for the majority of professionals
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living here.
- Have you taken into account the likely reduction in the Federal workforce (including
contractors) as a result of the current Trump administration?

Thank you for your consideration,
Jonathan Katz



From: Michael Singer
To: MCP-Chair
Subject: University Boulevard proposed project
Date: Monday, February 10, 2025 9:38:43 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Hello,

I just want to register the sentiment that the draft plan is breathtakingly lacking in accounting
for the wishes of the community most affected.

Be well. —Michael Singer 
106 Claybrook Drive 
Silver Spring MD 20902
cell:  240-893-0106
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From: O Feuer
To: MCP-Chair
Subject: Concern with Moco University Blvd Plan
Date: Monday, February 10, 2025 10:41:21 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Planning Board Members,

I am writing as a Montgomery County resident and a frequent user of University Boulevard
and the surrounding streets. I have serious concerns about the proposed University Boulevard
Corridor Plan, which prioritizes the needs of a small minority of users—those who travel by
bus, bike, or foot—over the vast majority who rely on personal vehicles. This approach is
impractical and inequitable.

I strongly oppose elements of the plan that would:

Make the underutilized bus lanes on University Boulevard permanent, further reducing the
space available for drivers.

Eliminate dedicated right-turn lanes, forcing vehicles to wait for a signal and increasing
congestion.

Reduce University Boulevard and Colesville Road to two lanes at Four Corners, without a
designated turnaround, creating a bottleneck.

Lower speed limits to 25-30 mph throughout University Boulevard between Four Corners and
Wheaton, further slowing traffic and adding to commuter delays.

Beyond these concerns, it is important to recognize that Arcola Avenue and this section of
University Boulevard serve as critical emergency routes. The proposed changes will
significantly increase congestion and slow emergency response times, particularly for
ambulances traveling from Kemp Mill and neighboring communities to Holy Cross Hospital.
This is a serious public safety issue. Just as speed bumps were avoided on Arcola for this
reason, similar consideration must be given here to ensure emergency vehicles can reach those
in need without unnecessary delays.

Additionally, with the reopening of Northwood High School and the enforcement of return-to-
office policies, traffic on this already highly traveled route will only increase. Reducing lane
capacity and lowering speed limits at a time when more commuters, students, and families will
be relying on University Boulevard is shortsighted and will lead to even greater gridlock and
possible traffic injuries and fatalities. Rather than restricting the flow of traffic, the county
should be seeking solutions that accommodate the growing number of drivers and improve
road efficiency.

While each of these proposals is problematic on its own, their combined effect will be severe
traffic congestion, increased commute times, and gridlock. This will not only frustrate drivers
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but also have environmental and economic consequences, as idling cars contribute more
pollution and lost productivity.

I urge the Planning Board to reconsider this plan and develop a more balanced approach—one
that acknowledges the needs of the tens of thousands of taxpaying Montgomery County
families who rely on University Boulevard for their daily commutes and essential travel while
also preserving the existing communities and the ability of emergency services to operate
effectively.

Thank you for your time and consideration.

Sincerely,

Oneg Feuer

Resident of Kemp Mill, MD 20902



From: O Feuer
To: MCP-Chair
Subject: Re: Automatic reply: Concern with Moco University Blvd Plan
Date: Monday, February 10, 2025 10:59:03 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

11630 Yeatman Terrace Silver Spring MD 20902

On Mon, Feb 10, 2025, 10:41 AM MCP-Chair <mcp-chair@mncppc-mc.org> wrote:

﻿﻿Thank you for contacting the Planning Board Chair’s Office. This confirms receipt of your
message for distribution to appropriate staff to review. If you have submitted an inquiry, we
will respond in a timely manner. You may also leave a voice message at (301) 495-4605 and
a staff member will return your call.

 

If you have submitted written testimony for a Planning Board item, please be sure to include
your mailing address to satisfy proper noticing requirements. If this was not already
included, please reply to this email with that information. Written testimony submitted
before the deadline of 12pm, two business days before the scheduled Planning Board
meeting, will be distributed to the Board and staff and included in the public record. Written
testimony received after the deadline will only be distributed to staff to review.

 

For more information about the Chair’s Office, please visit:
https://montgomeryplanningboard.org/
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From: Goldie Levy
To: MCP-Chair
Subject: MOCO University Blvd Corridor Plan
Date: Monday, February 10, 2025 12:36:46 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Planning Board Members, 
As a Montgomery County resident and someone who frequently uses University Boulevard
and the surround streets as part of my daily commute, I’d like to express my concerns with the
proposed University Boulevard Corridor Plan. In general, the plan priortizes the needs of the
minority of University Boulevard users who use buses, sidewalks, or bike over the needs of
the vast majority who drive. This is impractical and inequitable. In particular, I oppose any
plan to: - Make the currently-underutilized bus lanes on University Blvd permanent,
narrowing the lanes available to drivers. - ⁠Eliminate designated lanes for right-turning vehicles
to turn without a signal. - ⁠Make University and Colesville two-lane roads at Four Corners,
with no designated turnaround. - ⁠Set speed limits along all of University between Four
Corners and Wheaton of either 25mph or 30mph. While each of these proposals has issues, the
combined effect of all of them will be unmanageable traffic congestion and gridlock for
drivers, with serious consequences for the environment and quality of life. I encourage the
Planning Board to reconsider the plan to better account for the tens of thousands of taxpaying
Montgomery County families who drive on University Boulevard as part of their commute
and daily life. 
Thank you,
Chaya "Goldie" Levy 
11205 Healy St 
Silver Spring, MD 20902 
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From: Pauline Toby Munz
To: MCP-Chair
Subject: University Boulevard Corridor Plan
Date: Monday, February 10, 2025 12:58:59 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or responding.

Good afternoon,

I am writing to express my opposition to the University Boulevard Corridor Plan. The plans for development of the
Kemp Mill and surrounding area present significant safety, economic, and environmental concerns. The plan ignores
the needs of diverse community members in favor of out-of-touch concepts backed by outdated and inapplicable
data, and is being presented without due respect and regard for Kemp Mill community members.

The plan’s approach to traffic and development presents significant safety risks to current and future residents of
Kemp Mill. The plan suggests, among other things, removing the the merge from Arcola Ave. to University
Boulevard. This lane allows for smooth traffic flow safely onto University Boulevard. Removing this lane prohibits
residents from safely entering onto University Boulevard and presents significant safety concerns for a suburban
family neighborhood with young and mature drivers alike. Additionally, the removal of merge lanes and car lanes as
well as restrictions on already reduced speeds along University Boulevard will create significant traffic. Additional
traffic presents additional safety concerns for pedestrians, particularly around the Kemp Mill Urban Park, which
lacks a fence between the park and Arcola Avenue, as well as synagogues serving Jewish residents along Arcola.
Furthermore, any restriction on traffic presents a significant safety risk for emergency vehicles which are already
limited in their ingress and egress from the Kemp Mill neighborhood.

The plan also completely ignores the lifestyle, economic, and practical needs of a diverse middle class community. 
Much of the Kemp Mill community commutes to work. Rather than making more frequent buses available along
already-existing bus lanes, the plan purports to open mobility by decreasing the already slow speeds along the
University Corridor, removing lanes used by families to bring children to schools and adults to work, and opening
up the local shopping center to significant development. These plans will restrict mobility of our community, trap
many of the federal civil servants in traffic once return-to-work orders are in place, and increase local traffic by
significantly increasing the users of the would-be diminished commuting lanes. While the plan touts bike lanes as a
paradigm of community accessibly, the plan indeed presents the opposite. The plan would restrict access for our
community and create difficulty for working parents in balancing carpool needs with commuting needs. The reality
of our community is that many cannot afford the time-sink of walking, biking, or busing their children to school
then busing or biking to work. Such impractical and time-consuming methods simply do not work for the working
households with multiple children living in this area. This is particularly true for the community members who send
children to schools where MCPS bus service is unavailable.  As a point of reference, in my nearly ten years as a
community resident, I have never once seen a single biker along the University Corridor, even during biking pilot
programs. The plan therefore ignores the lifestyle  and economic needs of our community.

Moreover, any features of the plan that rely on traffic patters over the past 5 years are based on inapplicable and
outdated data. With federal return-to-work orders in place, and the volume of community members in federal
service, traffic is expected to increase and the need for smoother and faster commutes along the University Corridor
to the Beltway is paramount. Additionally, significant additional traffic is expected once Northwood High-School
resumes operations and will also contribute to the need for smoother transition from Kemp Mill to University
Boulevard. Restricting access to the University Corridor will exacerbate rather than solve this problem.

Furthermore, the plan presents significant environmental issues. As noted above, traffic analyses based on old data
present an inappropriate basis for decision-making and do not reflect the existing environmental conditions of the
area. While I appreciate the need for  affordable housing, high-density development in the Kemp Mill Shopping
Center will put significant additional burden on existing infrastructure and would create community resiliency
issues. As the development affects the entrance to Sligo Creek trails at the Kemp Mill Shopping Center, our already
precious green space would be diminished. Further, high-density development creates the need for more parking and
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would likely result in more cars, exacerbating the traffic concerns noted above and creating potential additional air
quality issues for residents.

I urge decision-makers to consider these comments and the needs of existing community members rather than push
through a plan that fails to address the needs of existing residents and the speculative needs of would-be residents
and users of the Kemp Mill area.

Thank you,
Toby Munz
Kemp Mill Resident



From: Pauline Toby Munz
To: MCP-Chair
Subject: Re: Automatic reply: University Boulevard Corridor Plan
Date: Monday, February 10, 2025 3:12:29 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

While this is not written testimony being submitted I am still providing my address at:

1116 N. Belgrade Rd
Silver Spring MD 20902

Thank you.
Sent from my iPhone

On Feb 10, 2025, at 12:59 PM, MCP-Chair <mcp-chair@mncppc-mc.org> wrote:

﻿
﻿﻿Thank you for contacting the Planning Board Chair’s Office. This confirms receipt of
your message for distribution to appropriate staff to review. If you have submitted an
inquiry, we will respond in a timely manner. You may also leave a voice message at
(301) 495-4605 and a staff member will return your call.
 
If you have submitted written testimony for a Planning Board item, please be sure to
include your mailing address to satisfy proper noticing requirements. If this was not
already included, please reply to this email with that information. Written testimony
submitted before the deadline of 12pm, two business days before the scheduled
Planning Board meeting, will be distributed to the Board and staff and included in the
public record. Written testimony received after the deadline will only be distributed to
staff to review.
 
For more information about the Chair’s Office, please visit:
https://montgomeryplanningboard.org/
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From: Fox Family
To: MCP-Chair
Subject: letter
Date: Tuesday, February 11, 2025 9:47:11 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Planning Board Members,

I am writing as a Montgomery County resident and a frequent user of University Boulevard
and the surrounding streets. I have serious concerns about the proposed University Boulevard
Corridor Plan, which prioritizes the needs of a small minority of users—those who travel by
bus, bike, or foot—over the vast majority who rely on personal vehicles. This approach is
impractical and inequitable.

I strongly oppose elements of the plan that would:

Make the underutilized bus lanes on University Boulevard permanent, further reducing the
space available for drivers.

Eliminate dedicated right-turn lanes, forcing vehicles to wait for a signal and increasing
congestion.

Reduce University Boulevard and Colesville Road to two lanes at Four Corners, without a
designated turnaround, creating a bottleneck.

Lower speed limits to 25-30 mph throughout University Boulevard between Four Corners and
Wheaton, further slowing traffic and adding to commuter delays.

Beyond these concerns, it is important to recognize that Arcola Avenue and this section of
University Boulevard serve as critical emergency routes. The proposed changes will
significantly increase congestion and slow emergency response times, particularly for
ambulances traveling from Kemp Mill and neighboring communities to Holy Cross Hospital.
This is a serious public safety issue. Just as speed bumps were avoided on Arcola for this
reason, similar consideration must be given here to ensure emergency vehicles can reach those
in need without unnecessary delays.

Additionally, with the reopening of Northwood High School and the enforcement of return-to-
office policies, traffic on this already highly traveled route will only increase. Reducing lane
capacity and lowering speed limits at a time when more commuters, students, and families will
be relying on University Boulevard is shortsighted and will lead to even greater gridlock and
possible traffic injuries and fatalities. Rather than restricting the flow of traffic, the county
should be seeking solutions that accommodate the growing number of drivers and improve
road efficiency.

While each of these proposals is problematic on its own, their combined effect will be severe
traffic congestion, increased commute times, and gridlock. This will not only frustrate drivers
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but also have environmental and economic consequences, as idling cars contribute more
pollution and lost productivity.

I urge the Planning Board to reconsider this plan and develop a more balanced approach—one
that acknowledges the needs of the tens of thousands of taxpaying Montgomery County
families who rely on University Boulevard for their daily commutes and essential travel while
also preserving the existing communities and the ability of emergency services to operate
effectively.

Thank you for your time and consideration.

Sincerely,
Chana



From: Eli Landy
To: MCP-Chair
Subject: UBC plan
Date: Tuesday, February 11, 2025 9:47:59 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or responding.

Good afternoon,

I don’t understand why your committee insists on pushing through this unpopular plan that the community has
previously rejected. During the previous go-around, you received feedback from the Kemp Mill community that
overwhelmingly opposed the plan to eliminate one lane of traffic in each direction on University Blvd. between
Arcola Avenue and Amherst. Yet your committee ignored the voice of the people and decided to ram this illogical
plan down our throats. Moreover, the plan to build low-income housing in the Kemp Mill shopping center is another
slap at this community, which will not only lower property values but will also create a palpable security risk for
worshippers attending the Young Israel Shomrai Emunah synagogue for daily prayer services.

The shopping center also serves as a convenient source of kosher food, and demolishing it would deprive the
community of this food.Z
Sent from my iPhone
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From: Aliza Blumenfeld
To: MCP-Chair
Subject: My Opposition to the University Blvd Corridor Plan
Date: Tuesday, February 11, 2025 9:48:05 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Hello,

I am writing to express my opposition to the University Boulevard Corridor Plan. The plans
for development of the Kemp Mill and surrounding area present significant safety, economic,
and environmental concerns. The plan ignores the needs of diverse community members in
favor of out-of-touch concepts back by outdated and inapplicable data, and is being presented
without due respect and regard for Kemp Mill community members. 

The plans approach to traffic and development presents significant safety risks to current and
future residents of Kemp Mill. The plan suggests, among other things, removing the the merge
from Arcola Ave. to University Boulevard. This lane allows for smooth traffic flow safely
onto University Boulevard. Removing this lane prohibits residents from safety entering onto
University Boulevard and presents significant safety concerns for a suburban family
neighborhood with young and mature drivers alike. Additionally, the removal of merge lanes
and car lanes as well as restrictions on already reduced speeds along University Boulevard will
create significant traffic. Additional traffic presents additional safety concerns for pedestrians,
particularly around the Kemp Mill Urban Park, which lacks a fence between the park and
Arcola Avenue, as well as synagogues serving Jewish residents along Arcola. Furthermore,
any restriction on traffic presents a significant safety risk for emergency vehicles which are
already limited in their ingress and egress from the Kemp Mill neighborhood. 

The plan also completely ignores the lifestyle, economic, and practical needs of a diverse
middle class community. Much of the Kemp Mill community commutes to work. Rather than
making more frequent buses available along already-existing bus lanes, the plan purports to
open mobility by decreasing the already slow speeds along the University Corridor, removing
lanes used by families to bring children to schools and adults to work, and opening up the
local shopping center to significant development. These plans will restrict mobility of our
community, trap many of the federal civil servants in traffic once return-to-work orders are in
place, and increase local traffic by significantly increasing the users of the would-be
diminished commuting lanes. While the plan touts bike lanes as a paradigm of community
accessibly, the plan indeed presents the opposite. The plan would restrict access for our
community and create difficulty for working parents in balancing carpool needs with
commuting needs. The reality of our community is that many cannot afford to walk, bike or
bus their children to school then bus or bike to work. Such impractical and time consuming
methods simply do not work for working households with multiple children. In fact, I have
never once seen a single biker along the University Corridor, even during biking pilot
programs. The plan therefore ignores the lifestyle and economic needs of our community. 

Moreover, any features of the plan that rely on traffic patters over the past 5 years are based on
inapplicable and outdated data. With federal return-to-work orders in place, and the volume of
community members in federal service, traffic is expected to increase and the need for
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smoother and faster commutes along the University Corridor to the Beltway is paramount.
Additionally, significant additional traffic is expected once Northwood High-School resumes
operations and will also contribute to the need for smoother transition from Kemp Mill to
University Boulevard. Restricting access to the University Corridor will exacerbate rather than
solve this problem. 

Furthermore, than plan presents significant environmental issues. As noted above traffic
analyses based on old data present an inappropriate basis for decision-making and do not
reflect the existing environmental conditions of the area. While I appreciate the need for
affordable housing, high-density development in the Kemp Mill Shopping Center will put
significant additional burden on existing infrastructure and would create community resiliency
issues. The development affects the entrance to Sligo Creek trails at the Kemp Mill Shopping
Center, our already precious green space would be diminished. Further, high-density
development creates the need for more parking and would likely result in more cars, not only
exacerbating the traffic concerns noted above but also would create potential additional air
quality issues for residents. 

I urge decision-makers to consider these comments and the needs of existing community
members rather than push through a plan that fails to address the needs of existing resident and
the speculative needs of would-be residents and users of the Kemp Mill area.

Thank you for listening to my concerns. I look forward to hearing what you have to say.

Thank you so much.

Sincerely,

Aliza Blumenfeld 



From: Bracha Orlansky
To: MCP-Chair
Subject: University Blvd plan
Date: Tuesday, February 11, 2025 9:48:09 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or responding.

Dear Planning Board Members,

As a Montgomery County resident and someone who frequently uses University Boulevard and the surround streets
as part of my daily commute, I’d like to express my concerns with the proposed University Boulevard Corridor Plan.

In general, the plan priortizes the needs of the minority of University Boulevard users who use buses, sidewalks, or
bike over the needs of the vast majority who drive. This is impractical and inequitable.

In particular, I oppose any plan to:

- Make the currently-underutilized bus lanes on University Blvd permanent, narrowing the lanes available to drivers.
- ⁠Eliminate designated lanes for right-turning vehicles to turn without a signal.
- ⁠Make University and Colesville two-lane roads at Four Corners, with no designated turnaround.
- ⁠Set speed limits along all of University between Four Corners and Wheaton of either 25mph or 30mph.

While each of these proposals has issues, the combined effect of all of them will be unmanageable traffic congestion
and gridlock for drivers, with serious consequences for the environment and quality of life.

I encourage the Planning Board to reconsider the plan to better account for the tens of thousands of taxpaying
Montgomery County families who drive on University Boulevard as part of their commute and daily life.

Thank you,

Bracha Orlansky
710 Lamberton Dr
Silver Spring, MD 20902
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From: esther broth
To: MCP-Chair
Subject: NO to corridor plan
Date: Tuesday, February 11, 2025 9:48:14 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Council,

I am writing to express my opposition to the University Boulevard Corridor Plan. The plans
for development of the Kemp Mill and surrounding area present significant safety, economic,
and environmental concerns. The plan ignores the needs of diverse community members in
favor of out-of-touch concepts back by outdated and inapplicable data, and is being presented
without due respect and regard for Kemp Mill community members. 

The plans approach to traffic and development presents significant safety risks to current and
future residents of Kemp Mill. The plan suggests, among other things, removing the the merge
from Arcola Ave. to University Boulevard. This lane allows for smooth traffic flow safely
onto University Boulevard. Removing this lane prohibits residents from safety entering onto
University Boulevard and presents significant safety concerns for a suburban family
neighborhood with young and mature drivers alike. Additionally, the removal of merge lanes
and car lanes as well as restrictions on already reduced speeds along University Boulevard will
create significant traffic. Additional traffic presents additional safety concerns for pedestrians,
particularly around the Kemp Mill Urban Park, which lacks a fence between the park and
Arcola Avenue, as well as synagogues serving Jewish residents along Arcola. Furthermore,
any restriction on traffic presents a significant safety risk for emergency vehicles which are
already limited in their ingress and egress from the Kemp Mill neighborhood. 

The plan also completely ignores the lifestyle, economic, and practical needs of a diverse
middle class community.  Much of the Kemp Mill community commutes to work. Rather than
making more frequent buses available along already-existing bus lanes, the plan purports to
open mobility by decreasing the already slow speeds along the University Corridor, removing
lanes used by families to bring children to schools and adults to work, and opening up the
local shopping center to significant development. These plans will restrict mobility of our
community, trap many of the federal civil servants in traffic once return-to-work orders are in
place, and increase local traffic by significantly increasing the users of the would-be
diminished commuting lanes. While the plan touts bike lanes as a paradigm of community
accessibly, the plan indeed presents the opposite. The plan would restrict access for our
community and create difficulty for working parents in balancing carpool needs with
commuting needs. The reality of our community is that many cannot afford to walk, bike or
bus their children to school then bus or bike to work. Such impractical and time consuming
methods simply do not work for working households with multiple children. In fact, I have
never once seen a single biker along the University Corridor, even during biking pilot
programs. The plan therefore ignores the lifestyle  and economic needs of our community. 

Moreover, any features of the plan that rely on traffic patters over the past 5 years are based on
inapplicable and outdated data. With federal return-to-work orders in place, and the volume of
community members in federal service, traffic is expected to increase and the need for
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smoother and faster commutes along the University Corridor to the Beltway is paramount.
Additionally, significant additional traffic is expected once Northwood High-School resumes
operations and will also contribute to the need for smoother transition from Kemp Mill to
University Boulevard. Restricting access to the University Corridor will exacerbate rather than
solve this problem. 

Furthermore, than plan presents significant environmental issues. As noted above traffic
analyses based on old data present an inappropriate basis for decision-making and do not
reflect the existing environmental conditions of the area. While I appreciate the need for 
affordable housing, high-density development in the Kemp Mill Shopping Center will put
significant additional burden on existing infrastructure and would create community resiliency
issues. The development affects the entrance to Sligo Creek trails at the Kemp Mill Shopping
Center, our already precious green space would be diminished. Further, high-density
development creates the need for more parking and would likely result in more cars, not only
exacerbating the traffic concerns noted above but also would create potential additional air
quality issues for residents. 

I urge decision-makers to consider these comments and the needs of existing community
members rather than push through a plan that fails to address the needs of existing resident and
the speculative needs of would-be residents and users of the Kemp Mill area.

Cheryl Broth 
20902



From: Jeremy Teichman
To: MCP-Chair
Subject: University boulevard plan comments
Date: Tuesday, February 11, 2025 9:48:37 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Commission: 

I would like to share some thoughts with you on the University Boulevard Plan.

I am a resident of Kemp Mill and a 4-season bike commuter through the plan area, so I am
impacted daily by bicycling safety in the corridor. I ride from Kemp Mill to and from
Wheaton Metro in nearly all weather and during daylight and nighttime hours. I believe that
bicycling safety, comfort, and appeal would be best served not by improving bicycle transit on
major corridors like University Boulevard but by facilitating travel along neighborhood
streets, trails, and connectors. Off-street trails, like Sligo, are the most safe, pleasant, and
efficient option during daylight hours, but commuting outside of daylight hours is unavoidable
for much of the year. For nighttime hours and for places without trail options, I find that most
of our neighborhood streets are uncrowded and well-suited for cycling. One of the most
beneficial changes suggested in the plan is the establishment of an effective bicycle-friendly
connector between Reedie Dr. and University Blvd. This would allow Reedie to serve as that
neighborhood street connector, avoiding the need to directly improve bicycle facilities on
University itself for those blocks. Path connectors, like that one and the ones on Blue ridge
nicely allow foot and bike traffic to efficiently employ these parallel routes without turning
them into highly trafficked automobile cut-throughs. I also want to highlight the on-demand
crossing signal at Harbor Tzion where the Reedie connector would exit. Protected crossings
like these allow unimpeded vehicle traffic on University except for the rare occasions that
people need to cross. If, as hoped, bike and pedestrian traffic increase sufficiently, such
crossings could be easily and cheaply upgraded from on demand to scheduled operations.

Even as a cyclist, I oppose the reduction in speed limits on local and through streets. The vast
majority of our neighborhoods depend on private car transportation. Other than in a dense
urban environment, this is unavoidable. Our street networks need to be efficient transportation
links around the country and beyond. Slowing speed limits and reducing throughput directly
reduce the efficiency of our county, adding to commuting durations and, effectively, making
all the destinations in our area further apart from a transit time perspective. This diminishes
quality of life, placing a time and frustration tax on residents, reduces the appeal of the area,
and discourages commerce. I am lucky to be able to commute as I do, without a car, but I am a
rare exception in that regard. I am also very concerned that reducing flow on major roads
connecting parts of our area will drive traffic onto side roads. Congestion on Arcola Ave and
Kemp Mill Rd is already significant from through-traffic bypassing congested arteries.
Driving traffic onto more minor roadways will have the opposite of the intended effect on
safety for pedestrians and cyclists. Reducing speed limits on side roads in order to discourage
this only preemptively imposes similar inefficiency on their intended users.

I support mass transit. It provides convenience and efficiency, reducing environmental impact,
monetary costs, and congestion. I do not believe that our area would see a significant
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abandonment of car ownership if public transit were better, but I do believe we could reduce
the number of car trips, principally by offering better options on regular commuting routes.
This could be experimentally explored by temporarily and dramatically increasing frequency
of buses on selected routes. I believe wait times and wait-time uncertainty are large factors in
non-adoption of busing. As a side point, even if people move in with the intention of
commuting by public transit, today many people switch jobs every few years. We want to
encourage community, which is fostered by long term residency and it's associated feeling of
commitment and investment in a neighborhood. Jobs in the county and nearby, other than in
downtown Washington, are not sufficiently concentrated that one could depend on continued
transit-convenient job opportunities.

I agree that the area could use more gradations of housing options, including row houses,
multi-family homes, and small apartment houses. These would give more opportunities for
young families and people starting out to move in, and it would give better options to empty
nesters to downsize without leaving the neighborhood. This would lead to more efficient use
of housing stock while maintaining the enduring neighborhood connections that create
community. The added housing stock would also allow people at different income levels to
join the neighborhoods and communities they want. But added density also comes with added
traffic, so road throughput becomes a critical factor again. I support the added density as long
as there transportation and other services can keep pace.

Finally, with regard to Kemp Mill Shopping center, any redevelopment temporarily shutting
down the resources there would be a devastating blow to the community, from seniors and
other residents in the apartment buildings who walk there for commerce to neighborhood kids
without cars for whom it is the only walkable commerce destination to the Jewish community
that relies on local kosher shopping and dining.

In my opinion, creation of a vital and thriving business and commerce district in downtown
Wheaton with additional dense housing stock and efficient public transit access to it along
University boulevard would be a sensible first step toward many of the goals expressed in the
University boulevard corridor proposal. For the initial levels of increased for it bike traffic,
wider sidewalks, even without a buffer, would suffice until such traffic levels justified
stronger measures. 

Thank you for your interest, 
Jeremy Teichman



From: Leah Grossman
To: MCP-Chair
Subject: I am concerned
Date: Tuesday, February 11, 2025 9:56:02 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Planning Board Members,
 I am writing as a Montgomery County resident and a frequent user of University Boulevard
and the surrounding streets.
I have serious concerns about the proposed University Boulevard Corridor Plan, which
prioritizes the needs of a small minority of users—those who travel by bus, bike, or foot—
over the vast majority who rely on personal vehicles. This approach is impractical and
inequitable. I strongly oppose elements of the plan that would: Make the underutilized bus
lanes on University Boulevard permanent, further reducing the space available for drivers.
Eliminate dedicated right-turn lanes, forcing vehicles to wait for a signal and increasing
congestion. Reduce University Boulevard and Colesville Road to two lanes at Four Corners,
without a designated turnaround, creating a bottleneck. Lower speed limits to 25-30 mph
throughout University Boulevard between Four Corners and Wheaton, further slowing traffic
and adding to commuter delays.  
Beyond these concerns, it is important to recognize that Arcola Avenue and this section of
University Boulevard serve as critical emergency routes. The proposed changes will
significantly increase congestion and slow emergency response times, particularly for
ambulances traveling from Kemp Mill and neighboring communities to Holy Cross Hospital.
This is a serious public safety issue. Just as speed bumps were avoided on Arcola for this
reason, similar consideration must be given here to ensure emergency vehicles can reach those
in need without unnecessary delays.
 Additionally, with the reopening of Northwood High School and the enforcement of return-
to-office policies, traffic on this already highly traveled route will only increase. Reducing
lane capacity and lowering speed limits at a time when more commuters, students, and
families will be relying on University Boulevard is shortsighted and will lead to even greater
gridlock and possible traffic injuries and fatalities.
Rather than restricting the flow of traffic, the county should be seeking solutions that
accommodate the growing number of drivers and improve road efficiency. While each of these
proposals is problematic on its own, their combined effect will be severe traffic congestion,
increased commute times, and gridlock. This will not only frustrate drivers but also have
environmental and economic consequences, as idling cars contribute more pollution and lost
productivity.
 I urge the Planning Board to reconsider this plan and develop a more balanced approach—one
that acknowledges the needs of the tens of thousands of taxpaying Montgomery County
families who rely on University Boulevard for their daily commutes and essential travel while
also preserving the existing communities and the ability of emergency services to operate
effectively. Thank you for your time and consideration.
Sincerely,
Leah Grossman
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From: Chana Wiggins
To: MCP-Chair
Subject: University boulevard
Date: Tuesday, February 11, 2025 9:56:59 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Planning Board Members,
 I am writing as a Montgomery County resident and a frequent user of University Boulevard
and the surrounding streets. I have serious concerns about the proposed University Boulevard
Corridor Plan, which prioritizes the needs of a small minority of users—those who travel by
bus, bike, or foot—over the vast majority who rely on personal vehicles. This approach is
impractical and inequitable. I strongly oppose elements of the plan that would: Make the
underutilized bus lanes on University Boulevard permanent, further reducing the space
available for drivers. Eliminate dedicated right-turn lanes, forcing vehicles to wait for a signal
and increasing congestion. Reduce University Boulevard and Colesville Road to two lanes at
Four Corners, without a designated turnaround, creating a bottleneck. Lower speed limits to
25-30 mph throughout University Boulevard between Four Corners and Wheaton, further
slowing traffic and adding to commuter delays. Beyond these concerns, it is important to
recognize that Arcola Avenue and this section of University Boulevard serve as critical
emergency routes. The proposed changes will significantly increase congestion and slow
emergency response times, particularly for ambulances traveling from Kemp Mill and
neighboring communities to Holy Cross Hospital. This is a serious public safety issue. Just as
speed bumps were avoided on Arcola for this reason, similar consideration must be given here
to ensure emergency vehicles can reach those in need without unnecessary delays.
Additionally, with the reopening of Northwood High School and the enforcement of return-to-
office policies, traffic on this already highly traveled route will only increase. Reducing lane
capacity and lowering speed limits at a time when more commuters, students, and families will
be relying on University Boulevard is shortsighted and will lead to even greater gridlock and
possible traffic injuries and fatalities. Rather than restricting the flow of traffic, the county
should be seeking solutions that accommodate the growing number of drivers and improve
road efficiency. While each of these proposals is problematic on its own, their combined effect
will be severe traffic congestion, increased commute times, and gridlock. This will not only
frustrate drivers but also have environmental and economic consequences, as idling cars
contribute more pollution and lost productivity. I urge the Planning Board to reconsider this
plan and develop a more balanced approach—one that acknowledges the needs of the tens of
thousands of taxpaying Montgomery County families who rely on University Boulevard for
their daily commutes and essential travel while also preserving the existing communities and
the ability of emergency services to operate effectively. Thank you for your time and
consideration. 
 Sincerely,
Steven and Hannah Wiggins 
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From: Naomi Shaps
To: MCP-Chair
Subject: University Blvd Corridor Plan
Date: Tuesday, February 11, 2025 10:03:09 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Planning Board Members,

I am writing as a Montgomery County resident and a frequent user of University Boulevard
and the surrounding streets. I have serious concerns about the proposed University Boulevard
Corridor Plan, which prioritizes the needs of a small minority of users—those who travel by
bus, bike, or foot—over the vast majority who rely on personal vehicles. This approach is
impractical and inequitable.

I strongly oppose elements of the plan that would:

Make the underutilized bus lanes on University Boulevard permanent, further reducing the
space available for drivers.

Eliminate dedicated right-turn lanes, forcing vehicles to wait for a signal and increasing
congestion.

Reduce University Boulevard and Colesville Road to two lanes at Four Corners, without a
designated turnaround, creating a bottleneck.

Lower speed limits to 25-30 mph throughout University Boulevard between Four Corners and
Wheaton, further slowing traffic and adding to commuter delays.

Beyond these concerns, it is important to recognize that Arcola Avenue and this section of
University Boulevard serve as critical emergency routes. The proposed changes will
significantly increase congestion and slow emergency response times, particularly for
ambulances traveling from Kemp Mill and neighboring communities to Holy Cross Hospital.
This is a serious public safety issue. Just as speed bumps were avoided on Arcola for this
reason, similar consideration must be given here to ensure emergency vehicles can reach those
in need without unnecessary delays.

Additionally, with the reopening of Northwood High School and the enforcement of return-to-
office policies, traffic on this already highly traveled route will only increase. Reducing lane
capacity and lowering speed limits at a time when more commuters, students, and families will
be relying on University Boulevard is shortsighted and will lead to even greater gridlock and
possible traffic injuries and fatalities. Rather than restricting the flow of traffic, the county
should be seeking solutions that accommodate the growing number of drivers and improve
road efficiency.

While each of these proposals is problematic on its own, their combined effect will be severe
traffic congestion, increased commute times, and gridlock. This will not only frustrate drivers
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but also have environmental and economic consequences, as idling cars contribute more
pollution and lost productivity.

I urge the Planning Board to reconsider this plan and develop a more balanced approach—one
that acknowledges the needs of the tens of thousands of taxpaying Montgomery County
families who rely on University Boulevard for their daily commutes and essential travel while
also preserving the existing communities and the ability of emergency services to operate
effectively.

Thank you for your time and consideration.

Sincerely,
Naomi Shaps 



From: Michal Segelman
To: MCP-Chair
Subject: University Boulevard Corridor Plan
Date: Tuesday, February 11, 2025 10:05:02 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Planning Board Members,

I am writing as a Montgomery County resident and a frequent user of University Boulevard
and the surrounding streets. I have serious concerns about the proposed University Boulevard
Corridor Plan, which prioritizes the needs of a small minority of users—those who travel by
bus, bike, or foot—over the vast majority who rely on personal vehicles. This approach is
impractical and inequitable.

I strongly oppose elements of the plan that would:

Make the underutilized bus lanes on University Boulevard permanent, further reducing the
space available for drivers.

Eliminate dedicated right-turn lanes, forcing vehicles to wait for a signal and increasing
congestion.

Reduce University Boulevard and Colesville Road to two lanes at Four Corners, without a
designated turnaround, creating a bottleneck.

Lower speed limits to 25-30 mph throughout University Boulevard between Four Corners and
Wheaton, further slowing traffic and adding to commuter delays.

Beyond these concerns, it is important to recognize that Arcola Avenue and this section of
University Boulevard serve as critical emergency routes. The proposed changes will
significantly increase congestion and slow emergency response times, particularly for
ambulances traveling from Kemp Mill and neighboring communities to Holy Cross Hospital.
This is a serious public safety issue. Just as speed bumps were avoided on Arcola for this
reason, similar consideration must be given here to ensure emergency vehicles can reach those
in need without unnecessary delays.

Additionally, with the reopening of Northwood High School and the enforcement of return-to-
office policies, traffic on this already highly traveled route will only increase. Reducing lane
capacity and lowering speed limits at a time when more commuters, students, and families will
be relying on University Boulevard is shortsighted and will lead to even greater gridlock and
possible traffic injuries and fatalities. Rather than restricting the flow of traffic, the county
should be seeking solutions that accommodate the growing number of drivers and improve
road efficiency.

While each of these proposals is problematic on its own, their combined effect will be severe
traffic congestion, increased commute times, and gridlock. This will not only frustrate drivers
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but also have environmental and economic consequences, as idling cars contribute more
pollution and lost productivity.

I urge the Planning Board to reconsider this plan and develop a more balanced approach—one
that acknowledges the needs of the tens of thousands of taxpaying Montgomery County
families who rely on University Boulevard for their daily commutes and essential travel while
also preserving the existing communities and the ability of emergency services to operate
effectively.

Thank you for your time and consideration.

Sincerely,

Michal Segelman
Kemp Mill Resident



From: Bethany Mandel
To: MCP-Chair
Subject: Kemp Mill resident
Date: Tuesday, February 11, 2025 10:23:02 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Planning Board Members,

As a Montgomery County resident and someone who frequently uses University Boulevard
and the surround streets as part of my daily commute, I’d like to express my concerns with the
proposed University Boulevard Corridor Plan. 

In general, the plan priortizes the needs of the minority of University Boulevard users who use
buses, sidewalks, or bike over the needs of the vast majority who drive. This is impractical and
inequitable.

In particular, I oppose any plan to:

- Make the currently-underutilized bus lanes on University Blvd permanent, narrowing the
lanes available to drivers.
- ⁠Eliminate designated lanes for right-turning vehicles to turn without a signal.
- ⁠Make University and Colesville two-lane roads at Four Corners, with no designated
turnaround.
- ⁠Set speed limits along all of University between Four Corners and Wheaton of either 25mph
or 30mph.

While each of these proposals has issues, the combined effect of all of them will be
unmanageable traffic congestion and gridlock for drivers, with serious consequences for the
environment and quality of life. 

I encourage the Planning Board to reconsider the plan to better account for the tens of
thousands of taxpaying Montgomery County families who drive on University Boulevard as
part of their commute and daily life.

Thank you,

Bethany Mandel 
11410 Fairoak Dr, Silver Spring, MD 20902
-- 
Bethany S. Mandel

Twitter: @BethanyShondark 
Instagram: @BethanyShondark and @BethanySMandel
Facebook: Bethany Shondark Mandel
Phone: 646-825-0077
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From: Sarah Alya
To: MCP-Chair
Date: Tuesday, February 11, 2025 10:23:17 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Planning Board Members,

I am writing as a Montgomery County resident and a frequent user of University Boulevard
and the surrounding streets. I have serious concerns about the proposed University Boulevard
Corridor Plan, which prioritizes the needs of a small minority of users—those who travel by
bus, bike, or foot—over the vast majority who rely on personal vehicles. This approach is
impractical and inequitable.

I strongly oppose elements of the plan that would:

Make the underutilized bus lanes on University Boulevard permanent, further reducing the
space available for drivers.

Eliminate dedicated right-turn lanes, forcing vehicles to wait for a signal and increasing
congestion.

Reduce University Boulevard and Colesville Road to two lanes at Four Corners, without a
designated turnaround, creating a bottleneck.

Lower speed limits to 25-30 mph throughout University Boulevard between Four Corners and
Wheaton, further slowing traffic and adding to commuter delays.

Beyond these concerns, it is important to recognize that Arcola Avenue and this section of
University Boulevard serve as critical emergency routes. The proposed changes will
significantly increase congestion and slow emergency response times, particularly for
ambulances traveling from Kemp Mill and neighboring communities to Holy Cross Hospital.
This is a serious public safety issue. Just as speed bumps were avoided on Arcola for this
reason, similar consideration must be given here to ensure emergency vehicles can reach those
in need without unnecessary delays.

Additionally, with the reopening of Northwood High School and the enforcement of return-to-
office policies, traffic on this already highly traveled route will only increase. Reducing lane
capacity and lowering speed limits at a time when more commuters, students, and families will
be relying on University Boulevard is shortsighted and will lead to even greater gridlock and
possible traffic injuries and fatalities. Rather than restricting the flow of traffic, the county
should be seeking solutions that accommodate the growing number of drivers and improve
road efficiency.

While each of these proposals is problematic on its own, their combined effect will be severe
traffic congestion, increased commute times, and gridlock. This will not only frustrate drivers
but also have environmental and economic consequences, as idling cars contribute more

mailto:arzsaza@gmail.com
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pollution and lost productivity.

I urge the Planning Board to reconsider this plan and develop a more balanced approach—one
that acknowledges the needs of the tens of thousands of taxpaying Montgomery County
families who rely on University Boulevard for their daily commutes and essential travel while
also preserving the existing communities and the ability of emergency services to operate
effectively.

Thank you for your time and consideration.

Sincerely,
Sarah Arzouan

1111 university Blvd w, silver spring, MD 20902



From: Chelsea Fantl
To: MCP-Chair
Subject: Concerns regarding University blvd.
Date: Tuesday, February 11, 2025 10:28:59 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or responding.

Dear Planning Board Members,

I am writing as a Montgomery County resident and a frequent user of University Boulevard and the surrounding
streets. I have serious concerns about the proposed University Boulevard Corridor Plan, which prioritizes the needs
of a small minority of users—those who travel by bus, bike, or foot—over the vast majority who rely on personal
vehicles. This approach is impractical and inequitable.

I strongly oppose elements of the plan that would:

Make the underutilized bus lanes on University Boulevard permanent, further reducing the space available for
drivers.

Eliminate dedicated right-turn lanes, forcing vehicles to wait for a signal and increasing congestion.

Reduce University Boulevard and Colesville Road to two lanes at Four Corners, without a designated turnaround,
creating a bottleneck.

Lower speed limits to 25-30 mph throughout University Boulevard between Four Corners and Wheaton, further
slowing traffic and adding to commuter delays.

Beyond these concerns, it is important to recognize that Arcola Avenue and this section of University Boulevard
serve as critical emergency routes. The proposed changes will significantly increase congestion and slow emergency
response times, particularly for ambulances traveling from Kemp Mill and neighboring communities to Holy Cross
Hospital. This is a serious public safety issue. Just as speed bumps were avoided on Arcola for this reason, similar
consideration must be given here to ensure emergency vehicles can reach those in need without unnecessary delays.

Additionally, with the reopening of Northwood High School and the enforcement of return-to-office policies, traffic
on this already highly traveled route will only increase. Reducing lane capacity and lowering speed limits at a time
when more commuters, students, and families will be relying on University Boulevard is shortsighted and will lead
to even greater gridlock and possible traffic injuries and fatalities. Rather than restricting the flow of traffic, the
county should be seeking solutions that accommodate the growing number of drivers and improve road efficiency.

While each of these proposals is problematic on its own, their combined effect will be severe traffic congestion,
increased commute times, and gridlock. This will not only frustrate drivers but also have environmental and
economic consequences, as idling cars contribute more pollution and lost productivity.

I urge the Planning Board to reconsider this plan and develop a more balanced approach—one that acknowledges
the needs of the tens of thousands of taxpaying Montgomery County families who rely on University Boulevard for
their daily commutes and essential travel while also preserving the existing communities and the ability of
emergency services to operate effectively.

Thank you for your time and consideration.

Sincerely,
Chelsea Fantl
(301)908-0068
NextHome Envision

mailto:ckfantl@gmail.com
mailto:mcp-chair@mncppc-mc.org


(301)881-Next
“A Realtor that represents YOUR needs”



From: Paul Werner
To: MCP-Chair
Subject: University Blvd Corridor Plans
Date: Tuesday, February 11, 2025 10:52:17 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Planning Board Members,

I am writing as a Montgomery County resident and a frequent user of University Boulevard
and the surrounding streets, both for my daily commute to work and for carpool driving for
my kids. I have deep concerns about the proposed University Boulevard Corridor Plan, which
prioritizes the needs of a small minority of users—those who travel by bus, bike, or foot—
over the vast majority who rely on personal vehicles. This approach is impractical and
inequitable.

I strongly oppose elements of the plan that would:

Make the underutilized bus lanes on University Boulevard permanent, further reducing the
space available for drivers.

Eliminate dedicated right-turn lanes, forcing vehicles to wait for a signal and increasing
congestion.

Reduce University Boulevard and Colesville Road to two lanes at Four Corners, without a
designated turnaround, creating a bottleneck.

Lower speed limits to 25-30 mph throughout University Boulevard between Four Corners and
Wheaton, further slowing traffic and adding to commuter delays.

Beyond these concerns, it is important to recognize that Arcola Avenue and this section of
University Boulevard serve as critical emergency routes. The proposed changes will
significantly increase congestion and slow emergency response times, particularly for
ambulances traveling from Kemp Mill and neighboring communities to Holy Cross Hospital.
This is a serious public safety issue. Just as speed bumps were avoided on Arcola for this
reason, similar consideration must be given here to ensure emergency vehicles can reach those
in need without unnecessary delays.

Additionally, with the reopening of Northwood High School and the enforcement of return-to-
office policies, traffic on this already highly traveled route will only increase. Reducing lane
capacity and lowering speed limits at a time when more commuters, students, and families will
be relying on University Boulevard is shortsighted and will lead to even greater gridlock and
possible traffic injuries and fatalities. Rather than restricting the flow of traffic, the county
should be seeking solutions that accommodate the growing number of drivers and improve
road efficiency.

While each of these proposals is problematic on its own, their combined effect will be severe
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traffic congestion, increased commute times, and gridlock. This will not only frustrate drivers
but also have environmental and economic consequences, as idling cars contribute more
pollution and lost productivity.

I urge the Planning Board to reconsider this plan and develop a more balanced approach—one
that acknowledges the needs of the tens of thousands of taxpaying Montgomery County
families who rely on University Boulevard for their daily commutes and essential travel while
also preserving the existing communities and the ability of emergency services to operate
effectively.

Thank you for your time and consideration.

Sincerely,
Paul Werner



From: La Zooz
To: MCP-Chair; marc.elrich@montgomerycountymd.gov; councilmember.albornoz@montgomerycountymd.gov;

councilmember.jawando@montgomerycountymd.gov; councilmember.sayles@montgomerycountymd.gov;
councilmember.friedson@montgomerycountymd.gov; councilmember.balcombe@montgomerycountymd.gov;
councilmember.katz@montgomerycountymd.gov; councilmember.stewart@montgomerycountymd.gov;
councilmember.mink@montgomerycountymd.gov; councilmember.fani-gonzalez@montgomerycountymd.gov;
councilmember.luedtke@montgomerycountymd.gov

Subject: Important Feedback Regarding Plans for University Blvd Corridor
Date: Tuesday, February 11, 2025 11:18:27 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Planning Board Members and Council Members,

I am writing as a Montgomery County resident and a frequent user of University Boulevard
and the surrounding streets. I have serious concerns about the proposed University Boulevard
Corridor Plan, which prioritizes the needs of a small minority of users—those who travel by
bus, bike, or foot—over the vast majority who rely on personal vehicles. This approach is
impractical and inequitable.

I strongly oppose elements of the plan that would:

Make the underutilized bus lanes on University Boulevard permanent, further reducing the
space available for drivers.

Eliminate dedicated right-turn lanes, forcing vehicles to wait for a signal and increasing
congestion.

Reduce University Boulevard and Colesville Road to two lanes at Four Corners, without a
designated turnaround, creating a bottleneck.

Lower speed limits to 25-30 mph throughout University Boulevard between Four Corners and
Wheaton, further slowing traffic and adding to commuter delays.

Beyond these concerns, it is important to recognize that Arcola Avenue and this section of
University Boulevard serve as critical emergency routes. The proposed changes will
significantly increase congestion and slow emergency response times, particularly for
ambulances traveling from Kemp Mill and neighboring communities to Holy Cross Hospital.
This is a serious public safety issue. Just as speed bumps were avoided on Arcola for this
reason, similar consideration must be given here to ensure emergency vehicles can reach those
in need without unnecessary delays.

Additionally, with the reopening of Northwood High School and the enforcement of return-to-
office policies, traffic on this already highly traveled route will only increase. Reducing lane
capacity and lowering speed limits at a time when more commuters, students, and families will
be relying on University Boulevard is shortsighted and will lead to even greater gridlock and
possible traffic injuries and fatalities. Rather than restricting the flow of traffic, the county
should be seeking solutions that accommodate the growing number of drivers and improve
road efficiency.
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While each of these proposals is problematic on its own, their combined effect will be severe
traffic congestion, increased commute times, and gridlock. This will not only frustrate drivers
but also have environmental and economic consequences, as idling cars contribute more
pollution and lost productivity.

I urge the Planning Board to reconsider this plan and develop a more balanced approach—one
that acknowledges the needs of the tens of thousands of taxpaying Montgomery County
families who rely on University Boulevard for their daily commutes and essential travel while
also preserving the existing communities and the ability of emergency services to operate
effectively.

Thank you for your time and consideration.

Sincerely,

Michelle Penn
Kemp Mill resident since 2013

-- 
La Zooz Dance
954-232-6020
lazoozdance@gmail.com

mailto:lazoozdance@gmail.com


From: Mike Gabai
To: MCP-Chair
Subject: University Blvd Corridor Master Plan for Kemp Mill
Date: Tuesday, February 11, 2025 3:13:42 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

The available information in the Master Plan documents do not
address the additional required infrastructure to support the
Kemp Mill community. For example:

1) Additional families residing in the new apartments or
townhomes will have additional children at the different public
and private schools in the neighborhood (e.g., Kemp Mill
Elementary, Shannon Middle School, [new] Northwood High
School, Yeshiva High School).

Does the Master Plan include additional schools to be built or
existing schools to be expanded? If so, where? Will they be
bussing the children to other schools nearby?

2) Traffic modifications (e.g., Univ Blvd connector through
Towers and Kemp Mill Plaza) will mean additional traffic on
Arcola Ave and through the neighborhood streets.

Does the Master Plan include widening Arcola Avenue? If so,
how? Will property owners along Arcola Avenue be forced to
sell?

3) Modifications to Kemp Mill Plaza stores will require the store
owners to close temporarily while the modifications take place.

mailto:mike_gabai@yahoo.com
mailto:mcp-chair@mncppc-mc.org


Shalom's Kosher Market is one of the few kosher markets
serving the entire DC metro area, including Northern VA and
Richmond VA. How will this demographic be served?

4) The concept of living and working in the same vicinity or
commuting by mass transit is nice in theory, but in many cases
infeasible. During my decades-long career living here, I worked
in Northern VA (Tysons Corner, Reston, and Baileys
Crossroads), DC, and Maryland (Columbia, Laurel, Greenbelt,
and Landover). Rarely was mass transit available for these
commutes. In the few cases where bus or train connectivity
existed, it took twice as long door-to-door (close to 2 1/2 hours
each way) than driving.

5) A dedicated bus-only lane on University Blvd was a pilot
project tried a few years ago. It led to increased congestion and
traffic jams during rush-hour, especially when the right turn only
lane from Arcola Ave to University Blvd was closed. Forcing the
three lanes of traffic into two made the commute slow and
painful, especially this changes to the traffic light patterns remain
unchanged. The new Master Plan proposes widening University
Blvd to accommodate pedestrian traffic better. Will that force
the home owners and businesses to sell? The car lanes will be
reduced from 12 feet to 11 (middle lane) and 10 (inner lane). Are
those widths safe enough to avoid close-call accidents, especially
during inclement weather?

Respectfully,

Michael Gabai (a home owner since July 1987)
605 Winona CT



Silver Spring, MD 20902



From: Noam Kovacs
To: MCP-Chair
Subject: University Boulevard Corridor Plan
Date: Tuesday, February 11, 2025 5:57:41 PM
Attachments: UPDATED- University Boulevard_ Pedestrian_Cyclist Safety, Traffic Congestion, and Community Voices.pdf

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Hi,

I hope this email finds you well.

Following up on my recent meeting with the County, I've attached a 10-page PDF report
detailing my outreach, data, and thoughts regarding pedestrian/cyclist safety, traffic
congestion, and community voices for the University Boulevard Corridor Plan. This document
serves as a comprehensive record of my research and the data presented.

I would appreciate a formal review of my written work, followed by a written response.

Thank you for your time and consideration,
Noam Kovacs

mailto:kovacsnoam@gmail.com
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University Boulevard: Pedestrian/Cyclist Safety, Traffic Congestion, and Community Voices 
 


Response to the 2025 University Boulevard Corridor Working Draft Plan: 


●​ I wholeheartedly advocate for and support initiatives aimed at enhancing 
pedestrian/cyclist safety, such as improved crosswalks, sidewalks, and dedicated 
shared-use paths.  


○​ However, it is crucial to find solutions that balance these safety improvements 
with the needs of drivers and the surrounding community. 


●​ Adding bus lanes will not reduce the number of CARS needing to travel, as evidenced 
by the CURRENT University Boulevard Bus Lane Pilot Program. 


○​ All it has resulted in is making it more difficult to live here. 
●​ While the concept of shared-use paths along University Boulevard sounds nice in 


theory, it is essential to acknowledge the concerns of the surrounding community. 
●​ The 2025 approved University Boulevard Corridor Working Draft Plan has generated 


many concerns among residents.  
○​ The Plan calls to reduce speed limits on major roads like University Boulevard 


to a crawl at 30 MPH and 25 MPH, even further to 20 MPH on other critical 
roads like Arcola Avenue and Dennis Avenue. 


○​ It also calls to quote 'install additional traffic enforcement and other tools to 
manage speeding along the corridor.' However, with the speed limit set so low, 
and planned further reductions, drivers will now have to comply with absurdly 
reduced speeds or be ticketed for traveling at normal and safe speeds. In other 
words, driving at a completely safe speed on a road will now be illegal. 


■​ This will result in significant TIME AND FINANCIAL costs to drivers with 
NO added benefit.  


○​ The plan also calls for a blanket ban on ‘right turns on red’ at every signalized 
intersection, significantly increasing delays and frustration for drivers.  


○​ Additionally, a drastic removal of two entire driving lanes is proposed for 
major roads like University Boulevard and Colesville Road, effectively 
creating gridlock.  


●​ Furthermore, the Plan calls for the elimination of all merge areas, including those from 
Arcola Avenue onto University Boulevard and even as far as the right-lane yield merges 
onto and off of the Capital Beltway.  


○​ This will severely impact the flow of traffic and travel times.  
○​ Drivers will no longer be able to smoothly merge; instead, they will be forced 


to wait at ‘newly installed traffic signals’ to be able to turn.  
○​ Moreover, the additional presence of 'no turn on red' signs at every signalized 


intersection will further exacerbate delays, forcing drivers to endure extended 
waits for the green light in order to legally turn. 


●​ It is of utmost importance to explore alternative solutions that prioritize pedestrian 
safety without significantly disrupting and negatively affecting the flow of traffic. 
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https://montgomeryplanningboard.org/wp-content/uploads/2025/01/Staff-Working-Draft_FINAL.pdf





University Boulevard: Pedestrian/Cyclist Safety, Traffic Congestion, and Community Voices 
 


 


Response to the Current University Boulevard Bus Lane Pilot Program- 


●​ In 2021, the SHA implemented the Shared Streets Pilot project, bike-only lanes, on 
University Boulevard. 


○​ After the project concluded, the SHA stated that the pilot program was a 
complete success. But, due to community feedback, the bike lanes would not 
become permanent.  


○​ However, the SHA never stated what specifically was the ‘feedback’ surveyed 
from the community. 


○​ In reality, the project was a disaster, and traffic on Arcola Avenue was backed 
up all the way toward the Kemp Mill Shopping Center. 


○​ Additionally, there was nowhere near enough bicycle ridership to justify 
removing two driving lanes. 


 
●​ After the bike lane pilot project on University Boulevard in 2021, we thought it would be 


over. That was most definitely not the case, it was just the beginning.  
○​ In November of 2023, I was shocked when I saw the red paint trucks come out 


of nowhere on University Boulevard.  
○​ Shortly after, in February of 2024, the covered signs on University Boulevard 


were unveiled. We finally learned that now, no matter what time of day, we are 
prohibited from using the right lane of the road unless making a right turn.  


○​ I conducted some research to understand what was going on. Come to find out 
that the County had been deliberately planning these new bike/bus lanes.  


○​ My community (Kemp Mill) and many others were upset as our voices and 
objections to the 2021 bike lane pilot project clearly were not heard. 


 
●​ In addition, earlier in 2023, bike lanes were added to Old Georgetown Road 


(MD-187), taking away two driving lanes and two merging lanes.  
○​ I drive on Old Georgetown Road whenever I go to Potomac.  
○​ It is constantly congested, and getting onto and off of I-270 for a car is a huge 


inconvenience as there is no longer a right lane for merging. 
○​ An SHA spokesperson stated, “Travel times along the entire corridor increased 


by about 60 seconds since implementation of the bike lanes.” 
○​ However, the traffic on Old Georgetown Road has gotten incredibly bad. 
○​ Anecdotally, I have never once seen a cyclist on Old Georgetown Road. The 


car lanes are always backed up with cars, while the bike lanes remain empty. 
○​ Even if there were to be cyclists on the road, the bike lanes are extremely 


dangerous. The SHA placed bike lanes alongside the entrance and exit ramps 
of the highway, I-270. How is this considered safe? 


 
●​ On a daily basis, Montgomery County is making it less and less safe and 


convenient to drive on its roads. 
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https://roads.maryland.gov/mdotsha/pages/pressreleasedetails.aspx?PageId=0&newsId=3920#:~:text=Bicyclists%20traveling%20along%20MD%20193,go%20to%20md511.maryland.gov

https://www.montgomerycountymd.gov/DOT/Projects/buspriority/university.html
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https://www.strongtowns.org/journal/2023/8/21/data-suggests-fears-of-bike-lane-induced-traffic-problems-are-unfounded#:~:text=Contrary%20to%20intuition%2C%20meanwhile%2C%20overall,said%20the%20Maryland%20SHA%20spokesperson.





University Boulevard: Pedestrian/Cyclist Safety, Traffic Congestion, and Community Voices 
 


●​ In December of 2023, the County put up no turn on red signs in every direction at 
Four Corners. 


○​ This includes ‘no turn on red’ at dedicated right turn lanes to get on/off the Capital 
Beltway. 


○​ So what happens→ Now that you can no longer make a right turn on red, the 
backup on University Boulevard goes all the way up to Lorain Avenue. 


○​ Once you are finally able to make a right turn onto Colesville from University 
Boulevard, you are immediately met with a red light on Colesville. This is 
because Lanark Way has a green light in alignment with University Boulevard. 


○​ This easily adds 60-90 seconds to a person's commute just in the area of 
Four Corners. 


○​ The installation of 'no turn on red' signs at intersections with full visibility seems 
unnecessary and counterproductive. Traffic laws already mandate a complete 
stop and yield to pedestrians before turning right. 


○​ If pedestrian safety is a concern at a particular intersection, a better approach 
would be to enforce existing laws, ensuring drivers fully comply with the 
existing 'stop and yield' laws.  


○​ Implementing blanket 'no turn on red' restrictions at intersections with clear 
visibility, unnecessarily impedes the flow of traffic and inconveniences motorists 
without addressing the root cause of pedestrian safety concerns. 


○​ This has become a huge inconvenience to drivers at Four Corners. Now 
drivers cannot even make a right turn on red onto Colesville during hours 
with no/little pedestrian activity. 


 
●​ The implementation of the current bus/bike lane pilot program has not only made it 


inconvenient to access the Capital Beltway but has also exacerbated the already 
severe traffic congestion on University Boulevard. 


○​ We are prohibited from using two whole lanes of our street at all times. 
○​ You will see a bus driving in the dedicated lanes every now and again.  
○​ However, for cyclists, I think I can count on one hand how many times I have 


seen a cyclist since the Pilot Program started. 
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University Boulevard: Pedestrian/Cyclist Safety, Traffic Congestion, and Community Voices 
 


●​ In terms of the speed limit of University Boulevard, it was originally set to 45 MPH but 
subsequently lowered to 40 MPH. In 2017, the SHA lowered the speed limit from 40 
MPH to 35 & 30 MPH, the current speed limit. However, during these years, the road 
design did not change.  


○​ On the one hand, we have drivers driving 40/45/50 MPH, which is the speed 
that one would naturally drive and is in line with the original designated 
speed on University Boulevard. 


○​ On the other hand, we have drivers driving 30/35 MPH, or even slower in line 
with current posted speed limits on University Boulevard. 


○​ Simply hanging up new speed limit signs on the road does not change the 
way people drive, nor the speed at which people drive, on those roads.  


○​ I believe that this arbitrary reduction in the posted speed limit leads to more 
dangerous driving by the people who want to drive at the comfortable speed 
that was originally posted. However, they are now slowed down by drivers 
adhering to the ‘new’ posted speed. 


○​ This leads to friction between drivers’ behaviors and therefore a greater danger 
of collisions. 
 


●​ In an online article discussing lower speed limits on roads in Montgomery County, Erich 
Florence, Deputy District Engineer for the Maryland State Highway Administration, 
stated, "It’s rare for there to be a 10 mph change, whether it be an increase or 
decrease." 


○​ First off, as far as I am aware, there has never been an increase in the speed 
limit on a State or County road in Montgomery County. 


○​ Meanwhile, numerous crucial roads, including University Boulevard, Georgia 
Avenue, Great Seneca Highway, Bradley Boulevard, River Road, Veirs Mill Road, 
Connecticut Avenue, New Hampshire Avenue, and many others, have seen 
speed limits reduced by either 10 MPH or even 15 MPH.  


■​ In addition, speed limits on many other main roads, arterials, and side 
streets are constantly being lowered by 5 MPH. 


○​ The overwhelming majority of these roads have not undergone any road 
redesigns to justify such drastic speed reductions. As a result, drivers are 
now faced with unreasonably low speed limits that do not align with the 
actual road conditions. 


○​ These widespread reductions on crucial roads do not just increase travel 
times and congestion; they also create conflict between drivers adhering to 
the new posted speed limit and those driving at a natural, road-appropriate speed 
(which was the original limit). 


 
 
 
 
 
 


Noam Kovacs, 4 of 10​
Updated: February 5, 2025 



https://maryland.maps.arcgis.com/apps/webappviewer/index.html?id=3d3846cffd444c2e858c0db1260e65a3

https://wtop.com/montgomery-county/2023/12/after-complaints-speed-limit-reduced-on-stretch-of-massachusetts-ave-in-md/





University Boulevard: Pedestrian/Cyclist Safety, Traffic Congestion, and Community Voices 
 


●​ This is the County that lowered the speed limit for a portion of Norbeck Road (MD-28), a 
highway that was once posted at 50 MPH but is now posted at 40 MPH. 


○​ But why did they lower the speed limit on our highway?  
○​ For pedestrian safety? This is a highway solely used for cars. 


■​ There are no sidewalks, no bus stops, no schools, no houses, no 
bike lanes, and no pedestrian activity.  


○​ For vehicle safety? If so, would the speed limit not also be lowered for I-495 or 
I-270, our main highways which have regular collisions and crashes? 


■​ This is because it is completely unrealistic to have a wide-open road 
posted with such a low speed as 40 MPH.  


○​ Hanging up ‘new speed signs’ does not change anything. People will 
always be tempted to drive at a speed based on the conditions of the road. 


○​ What it has done, though, is create congestion and backup from people who 
are driving at these arbitrarily low posted speeds, which are completely 
unrealistic for the road.   


○​ Consequently, this leads to increased traffic on side streets as drivers seek to 
avoid congestion and delays on main roads. 


○​ Driving in Montgomery County has become a bigger pain, hassle, and 
inconvenience for drivers.  


 
●​ There was a time in this County when “35 MPH” meant the road was designed for 


a maximum safe speed of 35 miles per hour. However, this is certainly not the case 
now.  


●​ Public trust in MCDOT/SHA’s speed limit signs has been constantly diminishing 
due to their practice of reducing speed limits by 5, 10, or even 15 mph—on roads 
without actually implementing corresponding design changes.  


●​ In order to genuinely enhance safety for both drivers and pedestrians, we need to 
focus on enforcing laws against dangerous driving and jaywalking, rather than 
relying solely on posting new speed limit signs, which fail to address safety 
effectively and contribute to increased congestion. 
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University Boulevard: Pedestrian/Cyclist Safety, Traffic Congestion, and Community Voices 
 


 
●​ Back to University Boulevard, in terms of the bike aspect of the current bus/bike 


lanes, it is completely futile, impractical, and dangerous.  
○​ I have biked over 500 miles in 2023 and nearly 1,000 miles in 2024. I am a 


huge cyclist, but I will never bike in the dedicated bus/bike lanes on University 
Boulevard nor on Georgia Avenue.  


○​ If I want to get to the Wheaton or Four Corners area, I will use side streets, trails, 
and the sidewalk on University Boulevard. 


○​ The SHA and MCDOT are misleading the public by assuring cyclists that it is 
safe to bike on University Boulevard & Georgia Avenue with only paint separating 
them from cars, trucks, and buses. 


■​ This raises serious concerns about safety and accountability, as current 
road conditions are not designed for cyclists. 


○​ In fact, when I spoke with a council member at a community event, it was made 
clear to me that biking on Georgia Avenue is extremely dangerous.  


■​ So why are there signs telling the public, 'Buses, Bikes, and Right Turns 
Only,' 


○​ If a cyclist was biking in the middle of the road before the pilot program, I 
would wonder what in the world is going on with this person, because it is 
so dangerous. 


○​ So now that the County has put red paint on our roads, we are all just 
supposed to believe that it is safe?  


■​ How is that practical or safe? 
 


●​ In terms of the bus aspect of the current bus/bike lanes, I am assuming that the goal 
is to increase and promote ridership.  


○​ However, during this pilot program, it has been made clear that people are, and 
will continue to, travel using their own cars despite the presence of dedicated 
transit lanes. 


■​ We know this based on the constant congestion and backups, due to the 
University Boulevard Bus Lane Pilot Program. 


■​ The majority of commuters are still driving, despite the dedicated bus 
lanes. 


○​ I would like to see evidence/data regarding bus ridership in the dedicated 
bus lanes justifying the removal of two vehicle travel lanes. 


■​ From my observations and from speaking with many different people from 
different communities, it is clear that bus ridership is minimal and 
does not justify implementing permanent bus lanes. 


○​ It is simple: the County is sacrificing car lanes for buses. However, the 
significant majority of people who are commuting daily on University 
Boulevard travel in cars, not buses.  


○​ The vast majority of people in Kemp Mill and the surrounding neighborhoods 
drive and will keep driving. Hence, residents want cars to be able to travel 
in all six lanes to efficiently reach their destinations. 
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●​ Furthermore, in an online article, the Special Assistant to the Director for Montgomery 


County Department of Transportation, Gary Erenrich said, “There may be 500 or 600 
cars an hour on University Boulevard versus a bus every five minutes.” 


○​ However, taking a look at maps.roads.maryland.gov, we can see the current 
number of vehicles expected to pass a given location on an average day of the 
year (AADT).  


○​ For University Boulevard from Arcola Avenue to I-495, there are 40,304 
vehicles traveling in that section on a given day.  


■​ Dividing that number by 24 (for the hours in a day), it equals around 1,680 
vehicles driving on University Boulevard in a given hour. 


■​ However, there are not the same amount of drivers on the road during 
peak hours compared to off-peak hours. 


○​ In reality, there are likely over 3,000 vehicles traveling on University 
Boulevard during peak hours compared to just 12 buses. 


 
●​ Now, more than ever, we need all six lanes for vehicle travel. 


○​ With the pandemic behind us, businesses and the federal government are 
bringing workers back in person, further increasing the number of daily 
commuters on University Boulevard. 


○​ Despite the County’s push for bus transit along University Boulevard, the current 
pilot program has made it clear that people are not switching to buses; they 
are still driving. 


○​ Day after day, the bus lanes do not see nearly enough ridership to justify 
dedicating two entire lanes, while congestion in the remaining four lanes 
continues to worsen. 


○​ Additionally, Northwood High School is currently under construction and closed, 
but once it reopens, we will see even more cars on the road—students, 
parents, and staff adding to the already heavy traffic. 


○​ Given these realities, it is clear that all six lanes must be restored for 
vehicle travel. 
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●​ So, what is happening now that they made it very undesirable to drive on University 
Boulevard? Now, people are taking different/faster routes, because they still need to 
get to their destination.  


○​ Drivers have started using side streets, such as Lorain/Lanark/Tenbrook or 
Eisner/Edgewood/Southwood to get onto Colesville Road, leading to an influx of 
cars on routes not designed for heavy traffic.  


■​ This is due to the congestion on University Boulevard being 
unbearable. 


■​ This (has already) creates a busier/louder environment in residential 
places and more danger to its residents. 


○​ If bus lanes are added on Colesville Road, it will only create more and more 
congestion.  


○​ In reality, cyclists should be using the side streets. Whereas, cars should be 
using the main streets. 


○​ People are typically accepting of cyclists in their community. However, most 
people do not want their side streets infested with cars constantly driving through. 


 
●​ Roads like Colesville Road, University Boulevard, Georgia Avenue, and others 


must remain reliable main routes, so people do not have to rely on side streets to 
reach their destinations. 


 
●​ In the University Boulevard Corridor plan, one of the proposed safety projects is to 


implement a protected pedestrian crossing at the intersection of Lorain Ave and 
University Boulevard.  


○​ If the County’s (and State’s) true priority is pedestrian safety, why has the 
County/SHA not added a crosswalk or crosslights at Lorain and University 
Boulevard, immediately after realizing it was necessary? 


○​ If we look at other roads in the area, such as Randolph Road, we know that they 
are capable of adding pedestrian lights and crossings.  


■​ In the past couple of years, lights have been added on Randolph Road at 
the intersections of Livingston, Heurich, near Springloch, Bregman, etc. 


○​ Randolph Road is a County-managed road, whereas University Boulevard is 
managed by the SHA. However, the SHA has added numerous signals and 
crosswalks on other state roads.  


■​ Additional traffic lights have been installed on Georgia, University, Veirs 
Mill, and various other state roads. 


○​ The County is finally agreeing to add a safe crossing on Lorain but is 
asserting that it can only be done if their whole agenda is implemented. 


○​ People want safer streets, but they do not support the other drastic and 
disruptive changes being proposed in the University Boulevard Corridor Plan.  


■​ The County should not use long-overdue safety measures as leverage 
to push through an agenda that the County residents do not appear to 
want or support. 


 
Noam Kovacs, 8 of 10​


Updated: February 5, 2025 



https://montgomeryplanning.org/wp-content/uploads/2024/10/UBC-Preliminary-Recommendations_10.15.24.pdf

https://roads.maryland.gov/mdotsha/pages/Index.aspx?PageId=577

https://roads.maryland.gov/mdotsha/pages/Index.aspx?PageId=577





University Boulevard: Pedestrian/Cyclist Safety, Traffic Congestion, and Community Voices 
 


●​ In addition to the current bus/bike lane pilot program from Dennis to Amherst, the County 
plans to remove additional driving lanes at Four Corners.  


○​ The County has proposed removing at least four lanes at Four Corners. 
○​ This would result in extreme congestion at a critical intersection, as 


discussed above. 
 


●​ In terms of outreach related to the current bus/bike lane pilot program and any future 
changes to University Boulevard. 


○​ I believe that this County has not done even close to a sufficient job in 
terms of communicating with communities. 


○​ Most residents had no idea that ‘bus/bike lanes’ were coming until they saw all 
the red paint. 


 
●​ As you know, I am very vocal about transportation issues in my community.  


○​ Whenever I discuss upcoming county projects, people are often shocked to 
learn about them.  


○​ These projects are planned for roads that people rely upon daily for 
commuting, and their voices and opinions matter.  


○​ Had I not informed people, they would have remained unaware of these 
changes until construction begins, by which point it would be too late for 
them to voice their concerns or make a difference. 


 
●​ It is extremely important to focus on outreach to ensure that projects are not 


planned or implemented without community awareness or input.  
●​ Clear communication and community involvement are key to preventing decisions 


from being made behind our backs. 
 


●​ People want their voices heard. 
○​ Now that the paint is on the road, we are required to wait 12-18 months for 


any word about an evaluation of the pilot program.  
○​ Not only should the County be reaching out to the residents who live directly on 


University Boulevard, but they should also include the over 40,000 people who 
drive on the street daily. 


○​ The overwhelming majority of my community (Kemp Mill) and surrounding 
communities are opposed to removing two car lanes. 


○​ In addition, I attended the University Boulevard Corridor meeting on October 
22nd at the Wheaton Headquarters Auditorium.  


■​ What I had heard from the crowd of people from different communities, 
was that the majority of people are against reducing the vehicle travel 
lanes on University Boulevard from six to four.  


■​ Yet, the County is disregarding community input and not taking 
residents' concerns into account. 


●​ Think about all of the people who are not at this meeting today, but have voices 
that need to be heard and are not being heard. 
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●​ What point do we have to get to until we are heard? How much damage needs to 
be done before our main roads are just going to be at a complete standstill? 


●​ In order to actually improve safety alongside University Boulevard, we need 
enforcement of dangerous driving such as swerving, excessive speeding, 
distracted driving, tailgating, texting while driving, etc. 


●​ We need enforcement for pedestrians who are jaywalking and walking 
illegally on the roadway.  


○​ Nearly every day, there are pedestrians who are standing in the 
middle of the median or are illegally crossing the road. It has gotten 
out of control.  


●​ Reducing the speed limit to 25 MPH and taking away two driving lanes, will 
not be an effective way of solving the problem. It will just result in massive 
amounts of traffic and backup in our county.  


○​ Please listen to the community and take their concerns into serious 
consideration. 


 


●​ If I could leave you with one thing, it would be a statement from the State Highway 
Administration.  


○​ As follows, "It is important to note more than 93 percent of all crashes in 
Maryland are attributed to driver error," Buck told Patch. "SHA certainly plays a 
major role in keeping roads safe through engineering and education, but 
motorists need to do their part every day by driving defensively and giving full 
attention to their driving responsibilities.” 


○​ We need to do our part as pedestrians, cyclists, and drivers to make 
University Boulevard a safer road. 


 
Thank you for your attention and consideration, 
 
Noam Kovacs 
 
kovacsnoam@gmail.com 
(240) 505-4868 
​
 


 
Noam Kovacs, 10 of 10​


Updated: February 5, 2025 



https://montgomeryplanning.org/wp-content/uploads/2024/10/Four-Corners-Workshop-Sep-25-2024-Accessible.pdf

https://www.montgomerycountymd.gov/DOT/Projects/buspriority/university.html

https://patch.com/maryland/gaithersburg/sha-no-plans-to-change-great-seneca-speed-limit

mailto:kovacsnoam@gmail.com





University Boulevard: Pedestrian/Cyclist Safety, Traffic Congestion, and Community Voices 
 

Response to the 2025 University Boulevard Corridor Working Draft Plan: 

●​ I wholeheartedly advocate for and support initiatives aimed at enhancing 
pedestrian/cyclist safety, such as improved crosswalks, sidewalks, and dedicated 
shared-use paths.  

○​ However, it is crucial to find solutions that balance these safety improvements 
with the needs of drivers and the surrounding community. 

●​ Adding bus lanes will not reduce the number of CARS needing to travel, as evidenced 
by the CURRENT University Boulevard Bus Lane Pilot Program. 

○​ All it has resulted in is making it more difficult to live here. 
●​ While the concept of shared-use paths along University Boulevard sounds nice in 

theory, it is essential to acknowledge the concerns of the surrounding community. 
●​ The 2025 approved University Boulevard Corridor Working Draft Plan has generated 

many concerns among residents.  
○​ The Plan calls to reduce speed limits on major roads like University Boulevard 

to a crawl at 30 MPH and 25 MPH, even further to 20 MPH on other critical 
roads like Arcola Avenue and Dennis Avenue. 

○​ It also calls to quote 'install additional traffic enforcement and other tools to 
manage speeding along the corridor.' However, with the speed limit set so low, 
and planned further reductions, drivers will now have to comply with absurdly 
reduced speeds or be ticketed for traveling at normal and safe speeds. In other 
words, driving at a completely safe speed on a road will now be illegal. 

■​ This will result in significant TIME AND FINANCIAL costs to drivers with 
NO added benefit.  

○​ The plan also calls for a blanket ban on ‘right turns on red’ at every signalized 
intersection, significantly increasing delays and frustration for drivers.  

○​ Additionally, a drastic removal of two entire driving lanes is proposed for 
major roads like University Boulevard and Colesville Road, effectively 
creating gridlock.  

●​ Furthermore, the Plan calls for the elimination of all merge areas, including those from 
Arcola Avenue onto University Boulevard and even as far as the right-lane yield merges 
onto and off of the Capital Beltway.  

○​ This will severely impact the flow of traffic and travel times.  
○​ Drivers will no longer be able to smoothly merge; instead, they will be forced 

to wait at ‘newly installed traffic signals’ to be able to turn.  
○​ Moreover, the additional presence of 'no turn on red' signs at every signalized 

intersection will further exacerbate delays, forcing drivers to endure extended 
waits for the green light in order to legally turn. 

●​ It is of utmost importance to explore alternative solutions that prioritize pedestrian 
safety without significantly disrupting and negatively affecting the flow of traffic. 
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Response to the Current University Boulevard Bus Lane Pilot Program- 

●​ In 2021, the SHA implemented the Shared Streets Pilot project, bike-only lanes, on 
University Boulevard. 

○​ After the project concluded, the SHA stated that the pilot program was a 
complete success. But, due to community feedback, the bike lanes would not 
become permanent.  

○​ However, the SHA never stated what specifically was the ‘feedback’ surveyed 
from the community. 

○​ In reality, the project was a disaster, and traffic on Arcola Avenue was backed 
up all the way toward the Kemp Mill Shopping Center. 

○​ Additionally, there was nowhere near enough bicycle ridership to justify 
removing two driving lanes. 

 
●​ After the bike lane pilot project on University Boulevard in 2021, we thought it would be 

over. That was most definitely not the case, it was just the beginning.  
○​ In November of 2023, I was shocked when I saw the red paint trucks come out 

of nowhere on University Boulevard.  
○​ Shortly after, in February of 2024, the covered signs on University Boulevard 

were unveiled. We finally learned that now, no matter what time of day, we are 
prohibited from using the right lane of the road unless making a right turn.  

○​ I conducted some research to understand what was going on. Come to find out 
that the County had been deliberately planning these new bike/bus lanes.  

○​ My community (Kemp Mill) and many others were upset as our voices and 
objections to the 2021 bike lane pilot project clearly were not heard. 

 
●​ In addition, earlier in 2023, bike lanes were added to Old Georgetown Road 

(MD-187), taking away two driving lanes and two merging lanes.  
○​ I drive on Old Georgetown Road whenever I go to Potomac.  
○​ It is constantly congested, and getting onto and off of I-270 for a car is a huge 

inconvenience as there is no longer a right lane for merging. 
○​ An SHA spokesperson stated, “Travel times along the entire corridor increased 

by about 60 seconds since implementation of the bike lanes.” 
○​ However, the traffic on Old Georgetown Road has gotten incredibly bad. 
○​ Anecdotally, I have never once seen a cyclist on Old Georgetown Road. The 

car lanes are always backed up with cars, while the bike lanes remain empty. 
○​ Even if there were to be cyclists on the road, the bike lanes are extremely 

dangerous. The SHA placed bike lanes alongside the entrance and exit ramps 
of the highway, I-270. How is this considered safe? 

 
●​ On a daily basis, Montgomery County is making it less and less safe and 

convenient to drive on its roads. 
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●​ In December of 2023, the County put up no turn on red signs in every direction at 
Four Corners. 

○​ This includes ‘no turn on red’ at dedicated right turn lanes to get on/off the Capital 
Beltway. 

○​ So what happens→ Now that you can no longer make a right turn on red, the 
backup on University Boulevard goes all the way up to Lorain Avenue. 

○​ Once you are finally able to make a right turn onto Colesville from University 
Boulevard, you are immediately met with a red light on Colesville. This is 
because Lanark Way has a green light in alignment with University Boulevard. 

○​ This easily adds 60-90 seconds to a person's commute just in the area of 
Four Corners. 

○​ The installation of 'no turn on red' signs at intersections with full visibility seems 
unnecessary and counterproductive. Traffic laws already mandate a complete 
stop and yield to pedestrians before turning right. 

○​ If pedestrian safety is a concern at a particular intersection, a better approach 
would be to enforce existing laws, ensuring drivers fully comply with the 
existing 'stop and yield' laws.  

○​ Implementing blanket 'no turn on red' restrictions at intersections with clear 
visibility, unnecessarily impedes the flow of traffic and inconveniences motorists 
without addressing the root cause of pedestrian safety concerns. 

○​ This has become a huge inconvenience to drivers at Four Corners. Now 
drivers cannot even make a right turn on red onto Colesville during hours 
with no/little pedestrian activity. 

 
●​ The implementation of the current bus/bike lane pilot program has not only made it 

inconvenient to access the Capital Beltway but has also exacerbated the already 
severe traffic congestion on University Boulevard. 

○​ We are prohibited from using two whole lanes of our street at all times. 
○​ You will see a bus driving in the dedicated lanes every now and again.  
○​ However, for cyclists, I think I can count on one hand how many times I have 

seen a cyclist since the Pilot Program started. 
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●​ In terms of the speed limit of University Boulevard, it was originally set to 45 MPH but 
subsequently lowered to 40 MPH. In 2017, the SHA lowered the speed limit from 40 
MPH to 35 & 30 MPH, the current speed limit. However, during these years, the road 
design did not change.  

○​ On the one hand, we have drivers driving 40/45/50 MPH, which is the speed 
that one would naturally drive and is in line with the original designated 
speed on University Boulevard. 

○​ On the other hand, we have drivers driving 30/35 MPH, or even slower in line 
with current posted speed limits on University Boulevard. 

○​ Simply hanging up new speed limit signs on the road does not change the 
way people drive, nor the speed at which people drive, on those roads.  

○​ I believe that this arbitrary reduction in the posted speed limit leads to more 
dangerous driving by the people who want to drive at the comfortable speed 
that was originally posted. However, they are now slowed down by drivers 
adhering to the ‘new’ posted speed. 

○​ This leads to friction between drivers’ behaviors and therefore a greater danger 
of collisions. 
 

●​ In an online article discussing lower speed limits on roads in Montgomery County, Erich 
Florence, Deputy District Engineer for the Maryland State Highway Administration, 
stated, "It’s rare for there to be a 10 mph change, whether it be an increase or 
decrease." 

○​ First off, as far as I am aware, there has never been an increase in the speed 
limit on a State or County road in Montgomery County. 

○​ Meanwhile, numerous crucial roads, including University Boulevard, Georgia 
Avenue, Great Seneca Highway, Bradley Boulevard, River Road, Veirs Mill Road, 
Connecticut Avenue, New Hampshire Avenue, and many others, have seen 
speed limits reduced by either 10 MPH or even 15 MPH.  

■​ In addition, speed limits on many other main roads, arterials, and side 
streets are constantly being lowered by 5 MPH. 

○​ The overwhelming majority of these roads have not undergone any road 
redesigns to justify such drastic speed reductions. As a result, drivers are 
now faced with unreasonably low speed limits that do not align with the 
actual road conditions. 

○​ These widespread reductions on crucial roads do not just increase travel 
times and congestion; they also create conflict between drivers adhering to 
the new posted speed limit and those driving at a natural, road-appropriate speed 
(which was the original limit). 
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●​ This is the County that lowered the speed limit for a portion of Norbeck Road (MD-28), a 
highway that was once posted at 50 MPH but is now posted at 40 MPH. 

○​ But why did they lower the speed limit on our highway?  
○​ For pedestrian safety? This is a highway solely used for cars. 

■​ There are no sidewalks, no bus stops, no schools, no houses, no 
bike lanes, and no pedestrian activity.  

○​ For vehicle safety? If so, would the speed limit not also be lowered for I-495 or 
I-270, our main highways which have regular collisions and crashes? 

■​ This is because it is completely unrealistic to have a wide-open road 
posted with such a low speed as 40 MPH.  

○​ Hanging up ‘new speed signs’ does not change anything. People will 
always be tempted to drive at a speed based on the conditions of the road. 

○​ What it has done, though, is create congestion and backup from people who 
are driving at these arbitrarily low posted speeds, which are completely 
unrealistic for the road.   

○​ Consequently, this leads to increased traffic on side streets as drivers seek to 
avoid congestion and delays on main roads. 

○​ Driving in Montgomery County has become a bigger pain, hassle, and 
inconvenience for drivers.  

 
●​ There was a time in this County when “35 MPH” meant the road was designed for 

a maximum safe speed of 35 miles per hour. However, this is certainly not the case 
now.  

●​ Public trust in MCDOT/SHA’s speed limit signs has been constantly diminishing 
due to their practice of reducing speed limits by 5, 10, or even 15 mph—on roads 
without actually implementing corresponding design changes.  

●​ In order to genuinely enhance safety for both drivers and pedestrians, we need to 
focus on enforcing laws against dangerous driving and jaywalking, rather than 
relying solely on posting new speed limit signs, which fail to address safety 
effectively and contribute to increased congestion. 
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●​ Back to University Boulevard, in terms of the bike aspect of the current bus/bike 

lanes, it is completely futile, impractical, and dangerous.  
○​ I have biked over 500 miles in 2023 and nearly 1,000 miles in 2024. I am a 

huge cyclist, but I will never bike in the dedicated bus/bike lanes on University 
Boulevard nor on Georgia Avenue.  

○​ If I want to get to the Wheaton or Four Corners area, I will use side streets, trails, 
and the sidewalk on University Boulevard. 

○​ The SHA and MCDOT are misleading the public by assuring cyclists that it is 
safe to bike on University Boulevard & Georgia Avenue with only paint separating 
them from cars, trucks, and buses. 

■​ This raises serious concerns about safety and accountability, as current 
road conditions are not designed for cyclists. 

○​ In fact, when I spoke with a council member at a community event, it was made 
clear to me that biking on Georgia Avenue is extremely dangerous.  

■​ So why are there signs telling the public, 'Buses, Bikes, and Right Turns 
Only,' 

○​ If a cyclist was biking in the middle of the road before the pilot program, I 
would wonder what in the world is going on with this person, because it is 
so dangerous. 

○​ So now that the County has put red paint on our roads, we are all just 
supposed to believe that it is safe?  

■​ How is that practical or safe? 
 

●​ In terms of the bus aspect of the current bus/bike lanes, I am assuming that the goal 
is to increase and promote ridership.  

○​ However, during this pilot program, it has been made clear that people are, and 
will continue to, travel using their own cars despite the presence of dedicated 
transit lanes. 

■​ We know this based on the constant congestion and backups, due to the 
University Boulevard Bus Lane Pilot Program. 

■​ The majority of commuters are still driving, despite the dedicated bus 
lanes. 

○​ I would like to see evidence/data regarding bus ridership in the dedicated 
bus lanes justifying the removal of two vehicle travel lanes. 

■​ From my observations and from speaking with many different people from 
different communities, it is clear that bus ridership is minimal and 
does not justify implementing permanent bus lanes. 

○​ It is simple: the County is sacrificing car lanes for buses. However, the 
significant majority of people who are commuting daily on University 
Boulevard travel in cars, not buses.  

○​ The vast majority of people in Kemp Mill and the surrounding neighborhoods 
drive and will keep driving. Hence, residents want cars to be able to travel 
in all six lanes to efficiently reach their destinations. 
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●​ Furthermore, in an online article, the Special Assistant to the Director for Montgomery 

County Department of Transportation, Gary Erenrich said, “There may be 500 or 600 
cars an hour on University Boulevard versus a bus every five minutes.” 

○​ However, taking a look at maps.roads.maryland.gov, we can see the current 
number of vehicles expected to pass a given location on an average day of the 
year (AADT).  

○​ For University Boulevard from Arcola Avenue to I-495, there are 40,304 
vehicles traveling in that section on a given day.  

■​ Dividing that number by 24 (for the hours in a day), it equals around 1,680 
vehicles driving on University Boulevard in a given hour. 

■​ However, there are not the same amount of drivers on the road during 
peak hours compared to off-peak hours. 

○​ In reality, there are likely over 3,000 vehicles traveling on University 
Boulevard during peak hours compared to just 12 buses. 

 
●​ Now, more than ever, we need all six lanes for vehicle travel. 

○​ With the pandemic behind us, businesses and the federal government are 
bringing workers back in person, further increasing the number of daily 
commuters on University Boulevard. 

○​ Despite the County’s push for bus transit along University Boulevard, the current 
pilot program has made it clear that people are not switching to buses; they 
are still driving. 

○​ Day after day, the bus lanes do not see nearly enough ridership to justify 
dedicating two entire lanes, while congestion in the remaining four lanes 
continues to worsen. 

○​ Additionally, Northwood High School is currently under construction and closed, 
but once it reopens, we will see even more cars on the road—students, 
parents, and staff adding to the already heavy traffic. 

○​ Given these realities, it is clear that all six lanes must be restored for 
vehicle travel. 
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University Boulevard: Pedestrian/Cyclist Safety, Traffic Congestion, and Community Voices 
 

●​ So, what is happening now that they made it very undesirable to drive on University 
Boulevard? Now, people are taking different/faster routes, because they still need to 
get to their destination.  

○​ Drivers have started using side streets, such as Lorain/Lanark/Tenbrook or 
Eisner/Edgewood/Southwood to get onto Colesville Road, leading to an influx of 
cars on routes not designed for heavy traffic.  

■​ This is due to the congestion on University Boulevard being 
unbearable. 

■​ This (has already) creates a busier/louder environment in residential 
places and more danger to its residents. 

○​ If bus lanes are added on Colesville Road, it will only create more and more 
congestion.  

○​ In reality, cyclists should be using the side streets. Whereas, cars should be 
using the main streets. 

○​ People are typically accepting of cyclists in their community. However, most 
people do not want their side streets infested with cars constantly driving through. 

 
●​ Roads like Colesville Road, University Boulevard, Georgia Avenue, and others 

must remain reliable main routes, so people do not have to rely on side streets to 
reach their destinations. 

 
●​ In the University Boulevard Corridor plan, one of the proposed safety projects is to 

implement a protected pedestrian crossing at the intersection of Lorain Ave and 
University Boulevard.  

○​ If the County’s (and State’s) true priority is pedestrian safety, why has the 
County/SHA not added a crosswalk or crosslights at Lorain and University 
Boulevard, immediately after realizing it was necessary? 

○​ If we look at other roads in the area, such as Randolph Road, we know that they 
are capable of adding pedestrian lights and crossings.  

■​ In the past couple of years, lights have been added on Randolph Road at 
the intersections of Livingston, Heurich, near Springloch, Bregman, etc. 

○​ Randolph Road is a County-managed road, whereas University Boulevard is 
managed by the SHA. However, the SHA has added numerous signals and 
crosswalks on other state roads.  

■​ Additional traffic lights have been installed on Georgia, University, Veirs 
Mill, and various other state roads. 

○​ The County is finally agreeing to add a safe crossing on Lorain but is 
asserting that it can only be done if their whole agenda is implemented. 

○​ People want safer streets, but they do not support the other drastic and 
disruptive changes being proposed in the University Boulevard Corridor Plan.  

■​ The County should not use long-overdue safety measures as leverage 
to push through an agenda that the County residents do not appear to 
want or support. 
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University Boulevard: Pedestrian/Cyclist Safety, Traffic Congestion, and Community Voices 
 

●​ In addition to the current bus/bike lane pilot program from Dennis to Amherst, the County 
plans to remove additional driving lanes at Four Corners.  

○​ The County has proposed removing at least four lanes at Four Corners. 
○​ This would result in extreme congestion at a critical intersection, as 

discussed above. 
 

●​ In terms of outreach related to the current bus/bike lane pilot program and any future 
changes to University Boulevard. 

○​ I believe that this County has not done even close to a sufficient job in 
terms of communicating with communities. 

○​ Most residents had no idea that ‘bus/bike lanes’ were coming until they saw all 
the red paint. 

 
●​ As you know, I am very vocal about transportation issues in my community.  

○​ Whenever I discuss upcoming county projects, people are often shocked to 
learn about them.  

○​ These projects are planned for roads that people rely upon daily for 
commuting, and their voices and opinions matter.  

○​ Had I not informed people, they would have remained unaware of these 
changes until construction begins, by which point it would be too late for 
them to voice their concerns or make a difference. 

 
●​ It is extremely important to focus on outreach to ensure that projects are not 

planned or implemented without community awareness or input.  
●​ Clear communication and community involvement are key to preventing decisions 

from being made behind our backs. 
 

●​ People want their voices heard. 
○​ Now that the paint is on the road, we are required to wait 12-18 months for 

any word about an evaluation of the pilot program.  
○​ Not only should the County be reaching out to the residents who live directly on 

University Boulevard, but they should also include the over 40,000 people who 
drive on the street daily. 

○​ The overwhelming majority of my community (Kemp Mill) and surrounding 
communities are opposed to removing two car lanes. 

○​ In addition, I attended the University Boulevard Corridor meeting on October 
22nd at the Wheaton Headquarters Auditorium.  

■​ What I had heard from the crowd of people from different communities, 
was that the majority of people are against reducing the vehicle travel 
lanes on University Boulevard from six to four.  

■​ Yet, the County is disregarding community input and not taking 
residents' concerns into account. 

●​ Think about all of the people who are not at this meeting today, but have voices 
that need to be heard and are not being heard. 
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University Boulevard: Pedestrian/Cyclist Safety, Traffic Congestion, and Community Voices 
 

●​ What point do we have to get to until we are heard? How much damage needs to 
be done before our main roads are just going to be at a complete standstill? 

●​ In order to actually improve safety alongside University Boulevard, we need 
enforcement of dangerous driving such as swerving, excessive speeding, 
distracted driving, tailgating, texting while driving, etc. 

●​ We need enforcement for pedestrians who are jaywalking and walking 
illegally on the roadway.  

○​ Nearly every day, there are pedestrians who are standing in the 
middle of the median or are illegally crossing the road. It has gotten 
out of control.  

●​ Reducing the speed limit to 25 MPH and taking away two driving lanes, will 
not be an effective way of solving the problem. It will just result in massive 
amounts of traffic and backup in our county.  

○​ Please listen to the community and take their concerns into serious 
consideration. 

 

●​ If I could leave you with one thing, it would be a statement from the State Highway 
Administration.  

○​ As follows, "It is important to note more than 93 percent of all crashes in 
Maryland are attributed to driver error," Buck told Patch. "SHA certainly plays a 
major role in keeping roads safe through engineering and education, but 
motorists need to do their part every day by driving defensively and giving full 
attention to their driving responsibilities.” 

○​ We need to do our part as pedestrians, cyclists, and drivers to make 
University Boulevard a safer road. 

 
Thank you for your attention and consideration, 
 
Noam Kovacs 
 
kovacsnoam@gmail.com 
(240) 505-4868 
​
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From: Jeremy Teichman
To: MCP-Chair
Subject: University boulevard plan comments amended with address for written testimony
Date: Wednesday, February 12, 2025 1:48:16 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Commission: 

I would like to share some thoughts with you on the University Boulevard Plan. You may
consider this written testimony for the hearing on the University Blvd Corridor Plan.

I am a resident of Kemp Mill and a 4-season bike commuter through the plan area, so I am
impacted daily by bicycling safety in the corridor. I ride from Kemp Mill to and from
Wheaton Metro in nearly all weather and during daylight and nighttime hours. I believe that
bicycling safety, comfort, and appeal would be best served not by improving bicycle transit on
major corridors like University Boulevard but by facilitating travel along neighborhood
streets, trails, and connectors. Off-street trails, like Sligo, are the most safe, pleasant, and
efficient option during daylight hours, but commuting outside of daylight hours is unavoidable
for much of the year. For nighttime hours and for places without trail options, I find that most
of our neighborhood streets are uncrowded and well-suited for cycling. One of the most
beneficial changes suggested in the plan is the establishment of an effective bicycle-friendly
connector between Reedie Dr. and University Blvd. This would allow Reedie to serve as that
neighborhood street connector, avoiding the need to directly improve bicycle facilities on
University itself for those blocks. Path connectors, like that one and the ones on Blueridge
nicely allow foot and bike traffic to efficiently employ these parallel routes without turning
them into highly trafficked automobile cut-throughs. I also want to highlight the on-demand
crossing signal at Har Tzion where the Reedie connector would exit. Protected crossings like
these allow unimpeded vehicle traffic on University except for the rare occasions when people
need to cross. If, as hoped, bike and pedestrian traffic increase sufficiently, such crossings
could be easily and cheaply upgraded from on-demand to scheduled operations.

Even as a cyclist, I strongly oppose the reduction in speed limits on local and through streets.
The vast majority of our neighborhoods depend on private car transportation. Other than in a
dense urban environment, this is unavoidable. Our street networks need to be efficient
transportation links around the country and beyond. Slowing speed limits and reducing
throughput directly reduce the efficiency of our county, adding to commuting durations and,
effectively, making all the destinations in our area farther apart from a transit time perspective.
This diminishes quality of life, placing a time and frustration tax on residents, reduces the
appeal of the area, and discourages commerce. I am lucky to be able to commute as I do,
without a car, but I am a rare exception in that regard. I am also very concerned that reducing
flow on major roads connecting parts of our area will drive traffic onto side roads. Congestion
on Arcola Ave and Kemp Mill Rd is already significant from through-traffic bypassing
congested arteries. Driving traffic onto more minor roadways will have the opposite of the
intended effect on safety for pedestrians and cyclists. Reducing speed limits on side roads in
order to discourage this only preemptively imposes similar inefficiency on their intended
users. Additionally, safety issues on side roads are probably driven much more by speeders
than by speed limits.

I support mass transit. It provides convenience and efficiency, reducing environmental impact,
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monetary costs, and congestion. I do not believe that our area would see a significant
abandonment of car ownership if public transit were better, but I do believe we could reduce
the number of car trips, principally by offering better options on regular commuting routes.
This could be experimentally explored by temporarily and dramatically increasing frequency
of buses on selected routes. I believe wait times and wait-time uncertainty are large factors in
non-adoption of busing. As a side point, even if people move in with the intention of
commuting by public transit, today many people switch jobs every few years. We want to
encourage community, which is fostered by long term residency and its associated feeling of
commitment and investment in a neighborhood. Jobs in the county and nearby, other than in
downtown Washington, are not sufficiently concentrated that one could depend on continued
transit-convenient job opportunities without moving.

I agree that the area could use more gradations of housing options, including townhouses,
multi-family homes, and small apartment houses. These would give more opportunities for
young families and people starting out to move in, and it would give better options to empty
nesters to downsize without leaving the neighborhood. This would lead to more efficient use
of housing stock while maintaining the enduring neighborhood connections that create
community. The added housing stock would also allow people at different income levels to
join the neighborhoods and communities they want. But added density also comes with added
traffic, so road throughput becomes a critical factor again. I support the added density as long
as transportation and other services can keep pace.

Finally, with regard to Kemp Mill Shopping center, any redevelopment temporarily shutting
down the resources there would be a devastating blow to the community, from seniors and
other residents in the apartment buildings who walk there for commerce to neighborhood kids
without cars for whom it is the only walkable commerce destination to the Jewish community
that relies on local kosher shopping and dining.

In my opinion, creation and fostering of a vital and thriving business and commerce district in
downtown Wheaton with additional dense housing stock near an existing transit hub and
efficient public transit access to it along University Boulevard would be a sensible first step
toward many of the goals expressed in the University Boulevard Corridor proposal. For the
initial levels of increased foot and bike traffic, wider sidewalks, even without a buffer, would
suffice until such traffic levels justify stronger measures. 

Thank you for your interest, 
Jeremy Teichman
512 Cosgrave Way
Silver Spring, MD 20902



Stay connected

 
From: Brian Horowitz <brianabhorowitz@gmail.com> 
Sent: Tuesday, February 11, 2025 12:16 PM
To: Brian Horowitz <brianabhorowitz@gmail.com>
Subject: University Blvd Corridor Plan

 

[EXTERNAL EMAIL]

Hello,

Thank you for the opportunity to provide comments regarding the draft University Boulevard
Corridor Plan. I appreciate your commitment to improving the lives of those who live along the
corridor. As a member of the community who uses University Blvd daily—either riding my
scooter to the Wheaton Metro (weather permitting) or taking the RideOn Bus to and from the
Silver Spring Metro Station—I am highly opposed to the proposed plan.

Before diving into my specific concerns, I want to share that the implementation of the bus
lanes has led to increased road rage and congestion in an area that will always be car-
dependent, despite Montgomery County's push to reduce car usage. My family has
experienced increased commute times to the grocery store, our children’s doctor’s office,
and our child's daycare. Additionally, my wife’s commute to and from Reston, Virginia, has
increased by nearly three minutes each way, resulting in 30 minutes less time each week that
she can spend with our young children—all since the implementation of the bus lanes.

While riding my scooter along University Blvd or riding as a bus passenger, I often observe
buses slamming on their brakes, speeding, and frequently switching lanes as they navigate
around cars turning into neighborhood streets.

Having shared the effects of the initial bike trial and now the bus lane implementation on my
family’s experience living in this area, I’d like to address my concerns with the overall plan:

1. Making the currently underutilized bus lanes on University Blvd permanent, which
would further narrow the lanes available to drivers.

2. Eliminating designated lanes for right-turning vehicles to turn without a signal.

3. Reducing University Blvd and Colesville Road to two-lane roads at Four Corners, with no
designated turnaround.

4. Setting speed limits along all of University Blvd between Four Corners and Wheaton to
either 25 mph or 30 mph.

These proposed changes are likely to increase commute times and create new challenges for
residents who rely on their vehicles for daily transportation. Considering increased
enrollment at Northwood High School and the return to the office five days a week, I am
concerned that there will be increased congestion within the UBC.

As a resident of Kemp Mill, I am also concerned with the redevelopment of the Kemp Mill
Shopping Center. I commend the plan’s suggestion of creating an additional access point to
the shopping center, leading to less congestion on Arcola Avenue. I also agree with the
changes in zoning, with the hope that increased housing can provide seniors with the



opportunity to downsize and more options for those who are unable to afford a single-family
home. However, I am concerned that with development will come increased rents, and local
businesses will have to pass on those costs to their consumers or risk closing.

While at Northwood High School, I served as a youth member on the Commission of Youth
and Services, and Councilmember Nancy Floreen shared with me that the County treats
Wheaton as a "stepchild." Despite some progress, I am afraid that this plan is once again
fulfilling her words.

In closing, I ask the county to revisit the overall proposal and review the data once Northwood
opens and more people begin commuting to work. I encourage wider sidewalks that can be
shared by bikers and pedestrians, as well as pedestrian bridges to cross University Blvd. The
county needs to treat University Blvd as it has been intended- a suburban road and not an
urban corridor.

Thank you for your attention to these concerns. I look forward to your response and hope that
my feedback will be taken into account.

Sincerely,

Brian Horowitz

11626 Yeatman Terrace

Silver Spring, MD 20902

For more helpful Cybersecurity Resources, visit:
https://www.montgomerycountymd.gov/cybersecurity

For more helpful Cybersecurity Resources, visit:
https://www.montgomerycountymd.gov/cybersecurity



From: Chayie Chinn
To: MCP-Chair
Subject: proposed University Boulevard Corridor Plan
Date: Wednesday, February 12, 2025 9:40:49 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Planning Board Members,

I am writing as a Montgomery County resident and a frequent user of University Boulevard
and the surrounding streets. I have serious concerns about the proposed University Boulevard
Corridor Plan, which prioritizes the needs of a small minority of users—those who travel by
bus, bike, or foot—over the vast majority who rely on personal vehicles. This approach is
impractical and inequitable.

I strongly oppose elements of the plan that would:

Make the underutilized bus lanes on University Boulevard permanent, further reducing the
space available for drivers.

Eliminate dedicated right-turn lanes, forcing vehicles to wait for a signal and increasing
congestion.

Reduce University Boulevard and Colesville Road to two lanes at Four Corners, without a
designated turnaround, creating a bottleneck.

Lower speed limits to 25-30 mph throughout University Boulevard between Four Corners and
Wheaton, further slowing traffic and adding to commuter delays.

Beyond these concerns, it is important to recognize that Arcola Avenue and this section of
University Boulevard serve as critical emergency routes. The proposed changes will
significantly increase congestion and slow emergency response times, particularly for
ambulances traveling from Kemp Mill and neighboring communities to Holy Cross Hospital.
This is a serious public safety issue. Just as speed bumps were avoided on Arcola for this
reason, similar consideration must be given here to ensure emergency vehicles can reach those
in need without unnecessary delays.

Additionally, with the reopening of Northwood High School and the enforcement of return-to-
office policies, traffic on this already highly traveled route will only increase. Reducing lane
capacity and lowering speed limits at a time when more commuters, students, and families will
be relying on University Boulevard is shortsighted and will lead to even greater gridlock and
possible traffic injuries and fatalities. Rather than restricting the flow of traffic, the county
should be seeking solutions that accommodate the growing number of drivers and improve
road efficiency.

While each of these proposals is problematic on its own, their combined effect will be severe
traffic congestion, increased commute times, and gridlock. This will not only frustrate drivers

mailto:chayiechinn@gmail.com
mailto:mcp-chair@mncppc-mc.org


but also have environmental and economic consequences, as idling cars contribute more
pollution and lost productivity.

I urge the Planning Board to reconsider this plan and develop a more balanced approach—one
that acknowledges the needs of the tens of thousands of taxpaying Montgomery County
families who rely on University Boulevard for their daily commutes and essential travel while
also preserving the existing communities and the ability of emergency services to operate
effectively.

Thank you for your time and consideration.

Sincerely,

Chayie Chinn



From: Maryanna Walls
To: MCP-Chair
Subject: University Blvd plan
Date: Wednesday, February 12, 2025 9:40:53 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Planning Board Members,

As a Montgomery County resident and someone who frequently uses University Boulevard
and the surround streets as part of my daily commute, I’d like to express my concerns with the
proposed University Boulevard Corridor Plan. 

In general, the plan priortizes the needs of the minority of University Boulevard users who use
buses, sidewalks, or bike over the needs of the vast majority who drive. This is impractical and
inequitable.

In particular, I oppose any plan to:

- Make the currently-underutilized bus lanes on University Blvd permanent, narrowing the
lanes available to drivers.
- ⁠Eliminate designated lanes for right-turning vehicles to turn without a signal.
- ⁠Make University and Colesville two-lane roads at Four Corners, with no designated
turnaround.
- ⁠Set speed limits along all of University between Four Corners and Wheaton of either 25mph
or 30mph.

While each of these proposals has issues, the combined effect of all of them will be
unmanageable traffic congestion and gridlock for drivers, with serious consequences for the
environment and quality of life. 

I encourage the Planning Board to reconsider the plan to better account for the tens of
thousands of taxpaying Montgomery County families who drive on University Boulevard as
part of their commute and daily life.

Thank you,
Maryanna Walls
11409 Charlton Dr, Silver Spring, MD 20902
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From: Tehila Holzer
To: MCP-Chair
Subject: University Blvd Corridor Plan
Date: Wednesday, February 12, 2025 9:40:56 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Planning Board Members,

I am writing as a Montgomery County resident and a frequent user of University Boulevard
and the surrounding streets. I have serious concerns about the proposed University Boulevard
Corridor Plan, which prioritizes the needs of a small minority of users—those who travel by
bus, bike, or foot—over the vast majority who rely on personal vehicles. This approach is
impractical and inequitable.

I strongly oppose elements of the plan that would:

Make the underutilized bus lanes on University Boulevard permanent, further reducing the
space available for drivers.

Eliminate dedicated right-turn lanes, forcing vehicles to wait for a signal and increasing
congestion.

Reduce University Boulevard and Colesville Road to two lanes at Four Corners, without a
designated turnaround, creating a bottleneck.

Lower speed limits to 25-30 mph throughout University Boulevard between Four Corners and
Wheaton, further slowing traffic and adding to commuter delays.

Beyond these concerns, it is important to recognize that Arcola Avenue and this section of
University Boulevard serve as critical emergency routes. The proposed changes will
significantly increase congestion and slow emergency response times, particularly for
ambulances traveling from Kemp Mill and neighboring communities to Holy Cross Hospital.
This is a serious public safety issue. Just as speed bumps were avoided on Arcola for this
reason, similar consideration must be given here to ensure emergency vehicles can reach those
in need without unnecessary delays.

Additionally, with the reopening of Northwood High School and the enforcement of return-to-
office policies, traffic on this already highly traveled route will only increase. Reducing lane
capacity and lowering speed limits at a time when more commuters, students, and families will
be relying on University Boulevard is shortsighted and will lead to even greater gridlock and
possible traffic injuries and fatalities. Rather than restricting the flow of traffic, the county
should be seeking solutions that accommodate the growing number of drivers and improve
road efficiency.

While each of these proposals is problematic on its own, their combined effect will be severe
traffic congestion, increased commute times, and gridlock. This will not only frustrate drivers
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but also have environmental and economic consequences, as idling cars contribute more
pollution and lost productivity.

I urge the Planning Board to reconsider this plan and develop a more balanced approach—one
that acknowledges the needs of the tens of thousands of taxpaying Montgomery County
families who rely on University Boulevard for their daily commutes and essential travel while
also preserving the existing communities and the ability of emergency services to operate
effectively.

Thank you for your time and consideration.

Sincerely,
Tehila Holzer



From: esther broth
To: MCP-Chair
Subject: Vote NO please
Date: Wednesday, February 12, 2025 9:41:07 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Planning Board Members,

I am writing as a Montgomery County resident and a frequent user of University Boulevard
and the surrounding streets. I have serious concerns about the proposed University Boulevard
Corridor Plan, which prioritizes the needs of a small minority of users—those who travel by
bus, bike, or foot—over the vast majority who rely on personal vehicles. This approach is
impractical and inequitable.

I strongly oppose elements of the plan that would:

Make the underutilized bus lanes on University Boulevard permanent, further reducing the
space available for drivers.

Eliminate dedicated right-turn lanes, forcing vehicles to wait for a signal and increasing
congestion.

Reduce University Boulevard and Colesville Road to two lanes at Four Corners, without a
designated turnaround, creating a bottleneck.

Lower speed limits to 25-30 mph throughout University Boulevard between Four Corners and
Wheaton, further slowing traffic and adding to commuter delays.

Beyond these concerns, it is important to recognize that Arcola Avenue and this section of
University Boulevard serve as critical emergency routes. The proposed changes will
significantly increase congestion and slow emergency response times, particularly for
ambulances traveling from Kemp Mill and neighboring communities to Holy Cross Hospital.
This is a serious public safety issue. Just as speed bumps were avoided on Arcola for this
reason, similar consideration must be given here to ensure emergency vehicles can reach those
in need without unnecessary delays.

Additionally, with the reopening of Northwood High School and the enforcement of return-to-
office policies, traffic on this already highly traveled route will only increase. Reducing lane
capacity and lowering speed limits at a time when more commuters, students, and families will
be relying on University Boulevard is shortsighted and will lead to even greater gridlock and
possible traffic injuries and fatalities. Rather than restricting the flow of traffic, the county
should be seeking solutions that accommodate the growing number of drivers and improve
road efficiency.

While each of these proposals is problematic on its own, their combined effect will be severe
traffic congestion, increased commute times, and gridlock. This will not only frustrate drivers
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but also have environmental and economic consequences, as idling cars contribute more
pollution and lost productivity.

I urge the Planning Board to reconsider this plan and develop a more balanced approach—one
that acknowledges the needs of the tens of thousands of taxpaying Montgomery County
families who rely on University Boulevard for their daily commutes and essential travel while
also preserving the existing communities and the ability of emergency services to operate
effectively.

Thank you for your time and consideration.

Sincerely,
Cheryl Broth 



From: rabbischick@gmail.com
To: MCP-Chair
Subject: University Blvd Plan
Date: Wednesday, February 12, 2025 9:41:22 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Planning Board Members,
 
As a Montgomery County resident and someone who frequently uses University
Boulevard and the surround streets as part of my daily commute, I’d like to express my
concerns with the proposed University Boulevard Corridor Plan. 
 
In general, the plan priortizes the needs of the minority of University Boulevard users
who use buses, sidewalks, or bike over the needs of the vast majority who drive. This is
impractical and inequitable.
 
In particular, I oppose any plan to:
 
- Make the currently-underutilized bus lanes on University Blvd permanent, narrowing
the lanes available to drivers.
- ⁠Eliminate designated lanes for right-turning vehicles to turn without a signal.
- ⁠Make University and Colesville two-lane roads at Four Corners, with no designated
turnaround.
- ⁠Set speed limits along all of University between Four Corners and Wheaton of either
25mph or 30mph.
 
While each of these proposals has issues, the combined effect of all of them will be
unmanageable traffic congestion and gridlock for drivers, with serious consequences for
the environment and quality of life. 
 
I encourage the Planning Board to reconsider the plan to better account for the tens of
thousands of taxpaying Montgomery County families who drive on University Boulevard
as part of their commute and daily life.
 
Thank you,
Rabbi Jonathan Schick
11409 Charlton Dr, Silver Spring, MD 20902
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From: Nathan Gilson
To: MCP-Chair
Subject: Are community concerns about University Boulevard Corridor plan being heard?
Date: Wednesday, February 12, 2025 11:22:18 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Good morning Planning Board members,

I've lived in MoCo for 10 years. Thank you for all of your hard work for the county. 

Regarding the University Boulevard Corridor Plan, I hope you can dispel a feeling that is felt
widely among many of my neighbors in Kemp Mill that officials who are promoting the plan
are not interested in listening to concerns from the community. 

For instance, seeing that the two meetings about the plan (N.O.W. and the planning board
public hearing) are scheduled at the same time gives the perception of thoughtlessness at best
and shadiness at worst. Hearing County Executive Marc Elrich's concerns about the plan, his
disappointment that there is no citizens committee, and his comment that some of the planners
are refusing to meet with him make it sound like something is very dysfunctional about this
process.

Do you agree with this take? If not, can you articulate what you've been hearing from Kemp
Mill residents who are concerned about the plan, its impact on traffic and Jewish communal
life, and how you are addressing those concerns? 

With much thanks for your service,

--

Nathan Gilson
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From: Arnold Kling
To: MCP-Chair
Subject: University Corridor Plan
Date: Wednesday, February 12, 2025 12:29:03 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

To the planning board:

I write to oppose the University Corridor Plan.  It would make driving more difficult where we
need it and impose congestion in our residential areas. 

It is too radical an effort at social engineering.  And it imposes these radical changes on a
community that  has a rare child-friendly character.  Please do not destroy this community in
order to satisfy abstract goals of "15-minute living" or public transit or as a supposed remedy
for climate change or past injustices.

If you were to visit the corridor, you would see that many households own and use cars.  "15-
minute" living is not a viable option for people who have to work elsewhere.

If you visited the corridor, you would see that the parking lot of Blair high school is often
filled with  cars.  I imagine that the high school staff and many students will be very much
inconvenienced by making it more difficult to drive on University Boulevard.  

The most pedestrian-friendly solution for For Corners, in my opinion, would be an
underground pedestrian walkway.

I am an avid bike rider, and I do not see any need to re-engineer the corridor on my behalf.   I
stick to bike paths and low-traffic streets.  The existing bike path along Sligo Creek connects
to other bike paths in all directions.  On the other hand, bike lanes on major roads are always
dangerous, and I avoid them.  

I am an avid walker, and I am only deterred from walking to the Wheaton Metro because of
crime (I was mugged last year in broad daylight just two blocks from the subway stop).

I have lived in this community since 1983.  We have known many of our neighbors since the
1980s.  

We raised our three daughters here.  They went to Kemp Mill Elementary, what was then
called Lee Middle School, and Kennedy high school. For fifteen years, I taught at high school
in the area, and many of my former students now live on streets near mine.  

I cannot stress enough how special this community is in its old-fashioned connections among
neighbors.  You will not find a community with more young children and teenagers.

The 150-page planning document does not show any understanding of what this community
means to the people who live here.  It is based on an abstract vision, and it is out of touch with
what makes this area special. 

mailto:arnold@arnoldkling.com
mailto:mcp-chair@mncppc-mc.org


I urge you to have a planning process that genuinely involves people who live here.  Stay
away from consultants and abstract visions.

Arnold Kling
810 Bromley Street
Silver Spring  20902

-- 
Arnold Kling
http://arnoldkling.com
https://arnoldkling.substack.com/

https://nam11.safelinks.protection.outlook.com/?url=http%3A%2F%2Farnoldkling.com%2F&data=05%7C02%7Cmcp-chair%40mncppc-mc.org%7Cbe52a93205e14e5ce80708dd4b8abb78%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C638749781432048914%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=f90%2BwRQzOysyFEpY5pcbXAQERuhM%2Bx3mBIG9M8w%2BKyo%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Farnoldkling.substack.com%2F&data=05%7C02%7Cmcp-chair%40mncppc-mc.org%7Cbe52a93205e14e5ce80708dd4b8abb78%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C638749781432073773%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=Q46UTJFyAuStXIH3QGFyuHpacEeYiWkLMcgdhfN3AN8%3D&reserved=0


From: C Namrow
To: MCP-Chair
Subject: Concern about 2050 university blvd plan
Date: Wednesday, February 12, 2025 6:27:23 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or responding.

Dear Sir,
I am a pediatrician in Kemp Mill and have concerns regarding the redevelopment of the local area . There is a local
park on Arcola that many children and dog walkers use and there are local Kemp Mill shops that many locals
including  the elderly  as well as disabled and young people can easily access by walking . It is lovely to see how
many people walk from our community to those shops and heartening to see the relationships locals have with the
diverse type of people who work in those stores. We all know everyone by name.  Redeveloping the shopping center
would be extremely detrimental to the local ethnic way of life as those stores that provide specialty foods would
inevitably close  during redevelopment and would be gone forever . There have also been many complaints amongst
the locals here about the safety of the new bus lane on University approaching Arcola as cars must move into and
out of the lane and back in again in order to make the turn onto Arcola . I feel that this is not such a safe bus lane for
those reasons .
Many thanks for taking the time to read my email .
Dr Caroline Namrow

mailto:cnamrow@gmail.com
mailto:mcp-chair@mncppc-mc.org


From: Steven and Hadas Kozlowski
To: MCP-Chair
Subject: University Boulevard Corridor Plan
Date: Wednesday, February 12, 2025 7:32:58 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Chairman and Planning Board Members,

As a Montgomery County resident of more than 30 years, I am writing to ask you to
reconsider the University Boulevard Corridor Plan.

Traffic on University Blvd is currently very heavy, especially during rush hour, and
will no doubt increase significantly with the federal return-to-office mandates.  For
example, many thousands of FDA employees, who have been teleworking four days
per week, are soon likely to need to use the Corridor on a daily basis.  If you have done
any studies of traffic patterns post-Covid, the return-to-office changes will render
them useless.

Buses cannot replace the need for cars in suburbia, and so I also urge you to terminate
the dedicated bus lanes on University Blvd, as that enhances gridlock and increases
pollution.  Similarly, the plan to reduce the number of lanes at Four Corners will make
commuting miserable for me and many, many others.

Thank you for your attention,
Hadas Kozlowski
16 Saddlerock Ct.
Silver Spring, MD  20902

mailto:kozlowskifam12@gmail.com
mailto:mcp-chair@mncppc-mc.org


From: Malka Groden
To: MCP-Chair
Cc: Marc.Elrich@montgomerycountymd.gov
Subject: Concerns regarding University Blvd plan
Date: Wednesday, February 12, 2025 7:35:48 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or responding.

Dear Planning Board Members,

As a Montgomery County resident and someone who frequently uses University Boulevard and the surround streets
as part of my daily commute, I’d like to express my concerns with the proposed University Boulevard Corridor Plan.

In general, the plan prioritizes the needs of the minority of University Boulevard users who use buses, sidewalks, or
bike over the needs of the vast majority who drive. This is impractical and inequitable.

In particular, I oppose any plan to:

- Make the currently-underutilized bus lanes on University Blvd permanent, narrowing the lanes available to drivers.
- ⁠Eliminate designated lanes for right-turning vehicles to turn without a signal.
- ⁠Make University and Colesville two-lane roads at Four Corners, with no designated turnaround.
- ⁠Set speed limits along all of University between Four Corners and Wheaton of either 25mph or 30mph.

While each of these proposals has issues, the combined effect of all of them will be unmanageable traffic congestion
and gridlock for drivers, with serious consequences for the environment and quality of life.

I encourage the Planning Board to reconsider the plan to better account for the tens of thousands of taxpaying
Montgomery County families who drive on University Boulevard as part of their commute and daily life.

Thank you,
Malka Groden

716 Hillsboro Drive,
Silver Spring, MD 20902

mailto:mdmargolin@gmail.com
mailto:mcp-chair@mncppc-mc.org
mailto:Marc.Elrich@montgomerycountymd.gov


From: Penina Blate
To: councilmember.albornoz@montgomerycountymd.gov; councilmember.glass@montgomerycountymd.gov;

councilmember.jawando@montgomerycountymd.gov; councilmember.balcombe@montgomerycountymd.gov;
councilmember.katz@montgomerycountymd.gov; councilmember.stewart@montgomerycountymd.gov;
councilmember.mink@montgomerycountymd.gov; councilmember.fani-gonzalez@montgomerycountymd.gov;
councilmember.luedtke@montgomerycountymd.gov; councilmember.sayles@montgomerycountymd.gov;
councilmember.friedson@montgomerycountymd.gov; marc.elrich@montgomerycountymd.gov; MCP-Chair;
bonnie.cullison@house.state.md.us; charlotte.crutchfield@house.state.md.us; governor@maryland.gov;
mcdot.director@montgomerycountymd.gov; luisa.montero@montgomerycountymd.gov

Subject: University Blvd
Date: Thursday, February 13, 2025 9:42:10 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Planning Board Members,

I am writing as a Montgomery County resident and a frequent user of University
Boulevard and the surrounding streets. I have serious concerns about the proposed
University Boulevard Corridor Plan, which prioritizes the needs of a small
minority of users—those who travel by bus, bike, or foot—over the vast majority
who rely on personal vehicles. This approach is impractical and inequitable.

I strongly oppose elements of the plan that would:

Make the underutilized bus lanes on University Boulevard permanent, further
reducing the space available for drivers.

Eliminate dedicated right-turn lanes, forcing vehicles to wait for a signal and
increasing congestion.

Reduce University Boulevard and Colesville Road to two lanes at Four Corners,
without a designated turnaround, creating a bottleneck.

Lower speed limits to 25-30 mph throughout University Boulevard between Four
Corners and Wheaton, further slowing traffic and adding to commuter delays.

Beyond these concerns, it is important to recognize that Arcola Avenue and this
section of University Boulevard serve as critical emergency routes. The proposed
changes will significantly increase congestion and slow emergency response
times, particularly for ambulances traveling from Kemp Mill and neighboring
communities to Holy Cross Hospital. This is a serious public safety issue. Just as
speed bumps were avoided on Arcola for this reason, similar consideration must
be given here to ensure emergency vehicles can reach those in need without
unnecessary delays.

Additionally, with the reopening of Northwood High School and the enforcement
of return-to-office policies, traffic on this already highly traveled route will only
increase. Reducing lane capacity and lowering speed limits at a time when more
commuters, students, and families will be relying on University Boulevard is
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shortsighted and will lead to even greater gridlock and possible traffic injuries and
fatalities. Rather than restricting the flow of traffic, the county should be seeking
solutions that accommodate the growing number of drivers and improve road
efficiency.

While each of these proposals is problematic on its own, their combined effect
will be severe traffic congestion, increased commute times, and gridlock. This
will not only frustrate drivers but also have environmental and economic
consequences, as idling cars contribute more pollution and lost productivity.

I urge the Planning Board to reconsider this plan and develop a more balanced
approach—one that acknowledges the needs of the tens of thousands of taxpaying
Montgomery County families who rely on University Boulevard for their daily
commutes and essential travel while also preserving the existing communities and
the ability of emergency services to operate effectively.

Thank you for your time and consideration.

Sincerely,
Penina Blate



From: Jake Adler
To: MCP-Chair
Subject: University Boulevard Corridor Plan
Date: Friday, February 14, 2025 11:45:28 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Good morning,

I am writing to share online testimony/comments regarding the University Boulevard Corridor
Plan. Before I go further, I want to state that though I am a county employee, my comments
are from me as a citizen.

I live at 611 Hillsboro Dr, Silver Spring, MD 20902. 

I think for the most part the plan is very good, it offers excellent ideas for the future, especially
as it pertains to buildings. I do have concerns about the transportation portion.

I think removing the merge lane from Arcola to University is a bad idea. The Kemp Mill
community does not have many ways in and out. Any density increases will also increase car
traffic. Though I know the idea is to lower the number of cars on the road, it's not realistic
right now. 

I think bus lanes on 6 lane highways can work, but they should not be dedicated that way all
day, just in certain peak hours. I know some people are adamantly against bus lanes, I am not.
I understand that many people take public transportation and especially down in this part of
the county we must try and offer proper solutions for them. 

I myself work out of the UpCounty Regional Services center in Germantown. Public
transportation is not an option for me, I will always need a car. Understanding what the goal of
the overall plan is, my hope is that some of the transportation recommendations be toned
down. I am happy to be a part of any conversation that helps us make the area a thriving and
convenient place for all our neighbors and visitors.

Thank you for your time and consideration.

Yaakov (Jake) Adler
Dova Boyars
611 Hillsboro Dr Silver Spring, MD 20902
301-980-3002

mailto:jakejake1975@gmail.com
mailto:mcp-chair@mncppc-mc.org


From: Eli Landy
To: MCP-Chair
Subject: UBC plan
Date: Friday, February 14, 2025 3:35:14 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or responding.

Hello,

I’m writing to object vehemently to the proposed UBC plan, which will 1) increase congestion on the roads and 2)
lower both the quality of life and property values in this community.

Sincerely,

Eli Landy
Sent from my iPhone

mailto:eli_landy@hotmail.com
mailto:mcp-chair@mncppc-mc.org


From: Jordie Gilbert-Honick
To: MCP-Chair
Subject: Please Do Not Implement University Boulevard Corridor Plan
Date: Friday, February 14, 2025 4:57:11 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Planning Board Members,

I live and work in Montgomery County and have serious concerns about the proposed
University Boulevard Corridor Plan. I also want to mention that I have 4 young children
under the age of 8 and I work full-time, often working overtime. This issue is so important
to me that I have dedicated this evening to writing to you about it despite having very
little time to spare.

The University Boulevard Corridor Plan, if implemented, would directly and negatively
impact me and my children in several significant ways. Beginning on March 17, I will be
returning to work in person at the FDA campus in White Oak along with thousands of my
colleagues. My commute includes University Boulevard and Colesville Road and is
directly impacted by your plan in several ways:

·         The University Boulevard Corridor Plan will reduce University Boulevard and
Colesville Road to two lanes at Four Corners, without a designated turnaround,
creating a bottleneck.
·         The University Boulevard Corridor Plan will make the underutilized bus lanes
on University Boulevard permanent, further reducing the space available for
drivers and cementing the current unsafe driving environment caused by these
lanes. Not only do the bus lanes increase traffic congestion, they cause drivers to
rapidly switch between lanes or force drivers to merge into the bus lane at
locations immediately before a right turn (the dashed red line area). I have
personally been cut-off by drivers merging to or from these bus lanes.
·         The University Boulevard Corridor Plan will eliminate dedicated right-turn
lanes, forcing vehicles to wait for a signal and increasing congestion. This will add
significant traffic and commuting time.
·         The University Boulevard Corridor Plan will lower speed limits to 25-30 mph
throughout University Boulevard between Four Corners and Wheaton, further
slowing traffic and adding to commuter delays.

These changes are not victimless. Each of these changes will significantly increase the
commuting time for me and thousands of other Montgomery County residents, making it
that much harder for me to get home in time for my kids when they get off the bus from
school.

In addition, thousands of federal employees are about to return to the office in the
coming months and the University Boulevard Corridor Plan will create a disaster from
traffic congestion during rush hour as these roads are flooded with drivers. It is
important to note that any driving pattern data from the past 5 years is irrelevant to the
University Boulevard Corridor Plan because so many people who have been teleworking
for the past 5 years are about to return to office commuting on these exact roads. I
strongly oppose this plan, which will add significant time to my commute and create

mailto:jordie.gilbert@gmail.com
mailto:mcp-chair@mncppc-mc.org


unsafe driving conditions. In general, the plan prioritizes the needs of the minority of
University Boulevard users who use buses, sidewalks, or bike over the needs of the vast
majority who drive. This is impractical and inequitable.

Beyond these concerns, it is important to recognize that Arcola Avenue and this section
of University Boulevard serve as critical emergency routes. The proposed changes will
significantly increase congestion and slow emergency response times, particularly for
ambulances traveling from Kemp Mill and neighboring communities to Holy Cross
Hospital. This is a serious public safety issue. Just as speed bumps were avoided on
Arcola for this reason, similar consideration must be given here to ensure emergency
vehicles can reach those in need without unnecessary delays.

Additionally, with the reopening of Northwood High School and the enforcement of
return-to-office policies, traffic on this already highly traveled route will only increase.
Reducing lane capacity and lowering speed limits at a time when more commuters,
students, and families will be relying on University Boulevard is shortsighted and will
lead to even greater gridlock and possible traffic injuries and fatalities. Rather than
restricting the flow of traffic, the county should be seeking solutions that accommodate
the growing number of drivers and improve road efficiency.

While each of these proposals is problematic on its own, their combined effect will be
severe traffic congestion, increased commute times, and gridlock. This will not only
frustrate drivers but also have environmental and economic consequences, as idling
cars contribute more pollution and lost productivity.

Please do not implement this plan. I implore you to reconsider this plan and develop a
new plan that acknowledges the needs of the tens of thousands of taxpaying
Montgomery County families who rely on University Boulevard for their daily commutes
and essential travel while also preserving the existing communities and the ability of
emergency services to operate effectively.

Thank you,

Jordana Gilbert-Honick

11407 Gilsan Street

Silver Spring, MD 20902



From: Todd and Emily Friedman
To: MCP-Chair
Subject: University Blvd
Date: Wednesday, February 12, 2025 11:34:07 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Planning Board Members,

I am writing as a Montgomery County resident and a frequent user of University Boulevard
and the surrounding streets. I have serious concerns about the proposed University Boulevard
Corridor Plan, which prioritizes the needs of a small minority of users—those who travel by
bus, bike, or foot—over the vast majority who rely on personal vehicles. This approach is
impractical and inequitable.

I strongly oppose elements of the plan that would:

Make the underutilized bus lanes on University Boulevard permanent, further reducing the
space available for drivers.

Eliminate dedicated right-turn lanes, forcing vehicles to wait for a signal and increasing
congestion.

Reduce University Boulevard and Colesville Road to two lanes at Four Corners, without a
designated turnaround, creating a bottleneck.

Lower speed limits to 25-30 mph throughout University Boulevard between Four Corners and
Wheaton, further slowing traffic and adding to commuter delays.

Beyond these concerns, it is important to recognize that Arcola Avenue and this section of
University Boulevard serve as critical emergency routes. The proposed changes will
significantly increase congestion and slow emergency response times, particularly for
ambulances traveling from Kemp Mill and neighboring communities to Holy Cross Hospital.
This is a serious public safety issue. Just as speed bumps were avoided on Arcola for this
reason, similar consideration must be given here to ensure emergency vehicles can reach those
in need without unnecessary delays.

Additionally, with the reopening of Northwood High School and the enforcement of return-to-
office policies, traffic on this already highly traveled route will only increase. Reducing lane
capacity and lowering speed limits at a time when more commuters, students, and families will
be relying on University Boulevard is shortsighted and will lead to even greater gridlock and
possible traffic injuries and fatalities. Rather than restricting the flow of traffic, the county
should be seeking solutions that accommodate the growing number of drivers and improve
road efficiency.

While each of these proposals is problematic on its own, their combined effect will be severe
traffic congestion, increased commute times, and gridlock. This will not only frustrate drivers

mailto:todd.emily.friedman@gmail.com
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but also have environmental and economic consequences, as idling cars contribute more
pollution and lost productivity.

I urge the Planning Board to reconsider this plan and develop a more balanced approach—one
that acknowledges the needs of the tens of thousands of taxpaying Montgomery County
families who rely on University Boulevard for their daily commutes and essential travel while
also preserving the existing communities and the ability of emergency services to operate
effectively.

Thank you for your time and consideration.

Sincerely,
Emily Friedman 



From: Kalman Knizhnik
To: MCP-Chair
Subject: University boulevard corridor plan
Date: Tuesday, January 28, 2025 7:16:51 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

To whom it may concern,

The proposed university boulevard corridor plan is terrible. Please stop with this nonsense. It
will be terrible for cars, unsafe, and nobody uses your useless busses, and nobody bikes.

But of course you don’t care, you’ve made up your mind, and you go to bed at night thinking
what a great job you are doing. 

mailto:kalman.knizhnik@gmail.com
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From: Kalman Knizhnik
To: MCP-Chair
Subject: Re: Automatic reply: University boulevard corridor plan
Date: Tuesday, January 28, 2025 7:18:32 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

My address is 11717 Stonington Pl, Silver Spring, MD 20902

On Tue, Jan 28, 2025 at 7:16 PM MCP-Chair <mcp-chair@mncppc-mc.org> wrote:

﻿﻿Thank you for contacting the Planning Board Chair’s Office. This confirms receipt of your
message for distribution to appropriate staff to review. If you have submitted an inquiry, we
will respond in a timely manner. You may also leave a voice message at (301) 495-4605 and
a staff member will return your call.

 

If you have submitted written testimony for a Planning Board item, please be sure to include
your mailing address to satisfy proper noticing requirements. If this was not already
included, please reply to this email with that information. Written testimony submitted
before the deadline of 12pm, two business days before the scheduled Planning Board
meeting, will be distributed to the Board and staff and included in the public record. Written
testimony received after the deadline will only be distributed to staff to review.

 

For more information about the Chair’s Office, please visit:
https://montgomeryplanningboard.org/
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From: Rebecca Novetsky
To: MCP-Chair
Subject: Testify towards the Montgomery planning board
Date: Wednesday, January 29, 2025 10:42:42 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Hello, 

I am writing in to testify towards the Montgomery planning board regarding the University
Boulevard Corridor plan. 

As a resident of the Kemp Mill, I agree there are many cars that travel too fast through the
neighborhood. Lowering the speed limit on neighborhood streets will not reduce driving
speeds. Adding speed cameras or cameras at stop signs will create better enforcement through
the neighborhood. If the current speeds are enforced, the neighborhood will be a safer place
for pedestrians and drivers.

Thank you for your time and consideration.

Rebecca Novetsky

mailto:rjlewin@gmail.com
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From: Mayer Samuels
To: MCP-Chair
Subject: University Blvd Plan
Date: Wednesday, January 29, 2025 10:21:22 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

I wish to comment on your plan for University Blvd.  I don't believe that the University Blvd
corridor should be densified in any way.  This is a suburban arterial and it is important for
traffic to have full use of the street, 3 lanes in each direction to keep traffic moving.  Also,
please do not change the housing density along the corridor.  Building more apartments will
only increase traffic and change the quality of our single family neighborhoods.  You should
create more apartments near the Metro stations.

Mayer Samuels
Kemp Mill Resident

mailto:samuelsmayer@gmail.com
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From: Micah Segelman
To: MCP-Chair; councilmember.Fani-Gonzalez@montgomerycountymd.gov
Subject: Fwd: University Boulevard Corridor Plan
Date: Saturday, February 15, 2025 11:16:11 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Hello,

I am writing to express concerns with the proposed Univ Blvd Corridor Plan. My wife recently
wrote an extensive letter to the chair of the planning board about this subject (below). I agree
with her, and wanted to specifically call out one item:

Reduce University Boulevard and Colesville Road to two lanes at Four Corners, without
a designated turnaround, creating a bottleneck.

Four corners is a very high traffic area and we need to figure out how to reduce congestion,
not increase it. Decreasing the number of lanes at this corner is a terrible idea. Anyone who
drives in this area should know this.

Please do not make changes that would make traffic worse in our area.

Thank you for your time and attention to this matter,

Micah Segelman

Dear Planning Board Members,

I am writing as a Montgomery County resident and a frequent user of University Boulevard
and the surrounding streets. I have serious concerns about the proposed University Boulevard
Corridor Plan, which prioritizes the needs of a small minority of users—those who travel by
bus, bike, or foot—over the vast majority who rely on personal vehicles. This approach is
impractical and inequitable.

I strongly oppose elements of the plan that would:

Make the underutilized bus lanes on University Boulevard permanent, further reducing the
space available for drivers.

Eliminate dedicated right-turn lanes, forcing vehicles to wait for a signal and increasing
congestion.

Reduce University Boulevard and Colesville Road to two lanes at Four Corners, without a
designated turnaround, creating a bottleneck.

Lower speed limits to 25-30 mph throughout University Boulevard between Four Corners and
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Wheaton, further slowing traffic and adding to commuter delays.

Beyond these concerns, it is important to recognize that Arcola Avenue and this section of
University Boulevard serve as critical emergency routes. The proposed changes will
significantly increase congestion and slow emergency response times, particularly for
ambulances traveling from Kemp Mill and neighboring communities to Holy Cross Hospital.
This is a serious public safety issue. Just as speed bumps were avoided on Arcola for this
reason, similar consideration must be given here to ensure emergency vehicles can reach those
in need without unnecessary delays.

Additionally, with the reopening of Northwood High School and the enforcement of return-to-
office policies, traffic on this already highly traveled route will only increase. Reducing lane
capacity and lowering speed limits at a time when more commuters, students, and families will
be relying on University Boulevard is shortsighted and will lead to even greater gridlock and
possible traffic injuries and fatalities. Rather than restricting the flow of traffic, the county
should be seeking solutions that accommodate the growing number of drivers and improve
road efficiency.

While each of these proposals is problematic on its own, their combined effect will be severe
traffic congestion, increased commute times, and gridlock. This will not only frustrate drivers
but also have environmental and economic consequences, as idling cars contribute more
pollution and lost productivity.

I urge the Planning Board to reconsider this plan and develop a more balanced approach—one
that acknowledges the needs of the tens of thousands of taxpaying Montgomery County
families who rely on University Boulevard for their daily commutes and essential travel while
also preserving the existing communities and the ability of emergency services to operate
effectively.

Thank you for your time and consideration.

Sincerely,

Michal Segelman
Kemp Mill Resident



From: Rosalyn Malin
To: MCP-Chair
Subject: University Blvd corridor plan
Date: Sunday, February 16, 2025 3:31:21 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

I want you to know that I am a voter who lives in Kemp Mill and I absolutely oppose
the plan.

Please take that into consideration.

mailto:rozmalin@verizon.net
mailto:mcp-chair@mncppc-mc.org


From: Moshe Kaplan
To: MCP-Chair
Subject: Moshe Kaplan - Opposed to University Boulevard Corridor Plan
Date: Sunday, February 16, 2025 3:31:41 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Good afternoon,

I have recently learned about the plan on https://montgomeryplanning.org/planning/corridor-
planning/university-boulevard-corridor-plan/  and am opposed to it because I think it will
significantly degrade the quality of life and safety for current and future residents.

I am significantly against a few aspects of the plan:

Dedicated transit lanes on University Blvd and Colesville Rd
Lowering speed limits
Banning right-turn on reds
Removing the right-turn merge area at Arcola and University
Rezoning areas near Arcola Ave for higher-density living spaces

I am against these for a few reasons:

1. This will greatly increase traffic for anyone who needs to go to work, drop off children
at childcare, or have a medical emergency.

2. The traffic data measured was collected during the aftermath of COVID, when many
more employers allowed working from home. In the coming months, many Federal and
private employers are now necessitating in-office work. This alone is expected to
greatly increase the area's traffic

3. The bus lanes serve only a tiny percentage of the population, and removing the traffic
lanes will negatively impact many more people.

4. The streets are already congested during work hours. There is not enough employment
opportunities within even Kemp Mill to support even current residents, so adding higher
density housing will only make traffic disastrously worse.

Please do not make changes that will harm current and future residents of Kemp Mill and
surrounding areas.

Thank you,
Moshe Kaplan
Resident of Kemp Mill for 11+ years

mailto:mosheekaplan@gmail.com
mailto:mcp-chair@mncppc-mc.org
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fmontgomeryplanning.org%2Fplanning%2Fcorridor-planning%2Funiversity-boulevard-corridor-plan%2F&data=05%7C02%7Cmcp-chair%40mncppc-mc.org%7C564eaef198dc4740fae608dd4ec8e81b%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C638753347005676686%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=GLZLePnLtvENRaRS1Etf%2FzOFJgEWBIuJf3NUOU7SgkY%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fmontgomeryplanning.org%2Fplanning%2Fcorridor-planning%2Funiversity-boulevard-corridor-plan%2F&data=05%7C02%7Cmcp-chair%40mncppc-mc.org%7C564eaef198dc4740fae608dd4ec8e81b%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C638753347005676686%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=GLZLePnLtvENRaRS1Etf%2FzOFJgEWBIuJf3NUOU7SgkY%3D&reserved=0


From: Adina Turoff
To: MCP-Chair
Subject: UBC Plan for Kemp Mill Area
Date: Sunday, February 16, 2025 7:55:00 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Planning Commission,

Please, PLEASE do not continue with the UBC changes as plan. I oppose it strongly, and
many feel the same. It has so much potential to do more harm than good. Slowing speed
limits is not the way to go. Do you want Lamberton to be safer, as I do? I hear them at
midnight speeding down the Drive. Put in a speed bump or two and THAT might help.
Nothing else would make a difference. Minimizing turning lanes? They are there to keep us
safe! Do NOT support anything that would reduce our safety in this way, please! The Kemp
Mill Shopping Center fills a vital need (or two or three) for our community and should not
be rezoned. Perhaps give some grants to the businesses there and encourage others to
move in? Yes. Housing? Absolutely not.
Please, please - listen to your constituents. We are the ones living here. Please abolish the
plan and include the residents in planning for the future. We have a lot of wise, balanced
suggestions to offer that will increase the value of the area for current and future residents
and commuters, and will definitely benefit you as well.

Thank you.

Adina Turoff
Kemp Mill Estates Resident
Silver Spring, MD

mailto:aturoff@yeshiva.edu
mailto:mcp-chair@mncppc-mc.org


From: Adina Turoff
To: MCP-Chair
Subject: Re: UBC Plan for Kemp Mill Area
Date: Sunday, February 16, 2025 7:56:32 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Address for sent Written Testimony: Adina Turoff, 915 Lamberton Dr., Silver Spring MD
20902

From: MCP-Chair <mcp-chair@mncppc-mc.org>
Sent: Sunday, February 16, 2025 7:55 PM
To: Adina Turoff <aturoff@yeshiva.edu>
Subject: Automatic reply: UBC Plan for Kemp Mill Area
 
﻿
﻿﻿Thank you for contacting the Planning Board Chair’s Office. This confirms receipt of your message for
distribution to appropriate staff to review. If you have submitted an inquiry, we will respond in a
timely manner. You may also leave a voice message at (301) 495-4605 and a staff member will
return your call.
 
IMPORTANT: If you have submitted written testimony for a Planning Board item, please be sure to
include your mailing address to satisfy proper noticing requirements. If this was not already
included, please reply to this email with that information. Written testimony submitted before the
deadline of 12pm, two business days before the scheduled Planning Board meeting, will be
distributed to the Board and staff and included in the public record. Written testimony received
after the deadline will only be distributed to staff to review.
 
For more information about the Chair’s Office, please visit: https://montgomeryplanningboard.org/

mailto:aturoff@yeshiva.edu
mailto:mcp-chair@mncppc-mc.org
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fmontgomeryplanningboard.org%2F&data=05%7C02%7Cmcp-chair%40mncppc-mc.org%7Cd89d32f8a7774110bba508dd4eede8d7%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C638753505917094310%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=cw5W2ACD3YGGdQpUg87J251q3bM%2FJdTeYJnaNdr6y5w%3D&reserved=0


From: Zachary Prince
To: MCP-Chair
Subject: Opposition to university Blvd corridor plan
Date: Sunday, February 16, 2025 8:57:31 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Good evening--

My name is Zach Prince, and my wife, two children, and I live in Silver Spring.  I am sending
this message to lodge my vehement opposition to the University Blvd Corridor Plan currently
under consideration.  While I respect the objectives, this plan is terribly misguided, guaranteed
to dramatically exacerbate traffic in the area.  Ever single part of the proposal appears
designed to make traffic a nightmare.  Bus lines in the county are fool-hardy; slower speed
limits seem pointless and intended to generate revenue; prohibiting turns on red is draconian.

The desire to address housing costs is laudable.  The proposal for this is also ill-considered. 
We have seen before that this type of proposal likely means subsidized apartments, often run
poorly, changing the character of existing communities.

Please listen to your constituents and either amend or turn back from this plan.

Best,

Zach Prince

mailto:zachary.d.prince@gmail.com
mailto:mcp-chair@mncppc-mc.org


From: Eli Landy
To: MCP-Chair
Subject: The UBC plan
Date: Monday, February 17, 2025 1:59:44 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or responding.

Hello,

youth concocted this plan in contravention to the community’s express opinion and vote. This is the height of hubris
and arrogance, and ignores the effect it will have on traffic patterns and congestion and doesn’t account for the
return of Federal employees to their offices.

Moreover, the plan to build low-income housing in the Kemp Mill shopping center will create a security risk for
worshippers at the Young Israel Shomrai Emunah synagogue and decrease property values significantly.

There are large swathes of land in northern Montgomery County that are available and better suited for low-income
housing and would not have the same deleterious effects that imposing such housing on this community would have.

Sincerely,

Eli Landy

Sent from my iPhone

mailto:eli_landy@hotmail.com
mailto:mcp-chair@mncppc-mc.org


From: zvi malin
To: MCP-Chair
Subject: opposition to UBC plan
Date: Tuesday, February 18, 2025 11:19:45 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

I am a long time resident of Kemp Mill and I vote in elections.

I want to let you know that I strongly oppose the University Blvd Corridor plan
Zvi Malin

mailto:zvimalin@gmail.com
mailto:mcp-chair@mncppc-mc.org


From: Nelson Moskowitz
To: MCP-Chair
Subject: University Boulevard Corridor Plan (UBCP)
Date: Tuesday, February 18, 2025 11:31:21 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.
      As a resident of Montgomery County and registered voter for fifty-five years and a
resident of Kemp Mill for the last 51 years I object to much of the University Boulevard
Corridor Plan (UBCP).    As a retired attorney who practiced real property law and a
former cyclist I am cognizant of the realities of the Planning Department goals, and yet
know that they are contrary to the interests of residents and are detrimental to our
quality of life.   

      A bus lane is acceptable, bike lanes that very few use and worsen traffic are not
acceptable.  Further reduction of speed limits on a six lane major highway are
detrimental, as ZERO speed would insure that no accidents occur.  Its a balancing
equation and for those of us who must drive this is much more than an inconvenience.   
It is over regulation and poor planning!

      Permitting denser development in single family home communities harms our
communities and engenders more traffic, less parking space, more need for public
schools, more need for policing, and higher taxes and fees to pay for this.    We have a
beautiful community.   Do not undermine it.

      If you want more housing lessen the the cost and amount of regulation required
by Montgomery County.  As one who has practiced before the MNCP&P I well know the
high cost and extreme amount of regulation our County has promulgated, and how that
is passed on to home buyers.    Make the process simpler, quicker, and less expensive.

      Thank you in advance for carefully considering my comments.

Nelson Moskowitz
Attorney at Law, Retired
920 Hyde Rd.
Silver Spring, Maryland  20902
301-649-2698
nelson@moskowitzlaw.com

mailto:nelson@moskowitzlaw.com
mailto:mcp-chair@mncppc-mc.org
mailto:nelson@moskowitzlaw.com


      

      



From: Sharon Samuels
To: MCP-Chair
Subject: Bus Lanes in Wheaton Area (Georiga and University Avenues)
Date: Wednesday, February 12, 2025 3:27:47 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Hello,

 

I am a Kemp Mill resident and spend much of my time driving along Univeristy Blvd and Georgia Avenue. 
I am writing to register a safety concern in regards to the painted red or striped red bus-only lanes.  These
lanes create unnecessary lane changes and the lanes are barely used by busses.  For example, I use to
be able to take a right turn at 4 Corners (at 29 and University) and drive in the right hand lane until Arcola
Avenue where I coule simply make a right turn into my neighborhood.  Now, I must merge left and then
right sometimes from a near stop into faster traffic in the left lanes.  If I somehow am forced into the right
lane from either a side street or a main intersection because of the speed of the traffic in the left lanes, I
am likely to end up having to try and merge from a stop position as there is a good chance I will pull
behind a bus even through bus traffic isn't particularly heavy as the "bus only" signs put pressure on the
drivers to get out of the bus only lanes.  For "aging drivers" such as myself, constant merging, is not just
unpleasant but a hazard and an unnecessary one at that.

 

Thank you,

 

 

Sharon Samuels

718-207-2530

Tax and Accounting Services

OMSAI LLC-IRS Authorized E-file Provider

If you have received this email in error, please delete.

mailto:yasharontax@yahoo.com
mailto:mcp-chair@mncppc-mc.org

