
 
 

MONTGOMERY COUNTY PLANNING BOARD 
APPROVED PUBLIC MEETING MINUTES 

 
Meeting Date: Thursday, May 28, 2026 
Meeting Location:  2425 Reedie Drive, Wheaton, MD 20902 
 

SUMMARY 
 
 The Montgomery County Planning Board met in regular session in the Wheaton 
Headquarters Building in Wheaton, Maryland, and via Microsoft Teams video 
conference on Thursday, May 28, 2026, beginning at 10:07 a.m. and adjourning at 6:02 
p.m. 
 

Present were Chair Artie Harris, Vice Chair Josh Linden, and Commissioners 
Shawn Bartley, James Hedrick, and Mitra Pedoeem. 
 

Items 1 through 7 were discussed in that order and reported in the attached 
Minutes.  

 
The Planning Board recessed for lunch at 12:46 p.m. and reconvened in the 

auditorium and via video conference to return to open session at 1:34 p.m. to discuss 
Items 8, 9, 11, 10, and 12, as reported in the attached Minutes. 

 
The Planning Board voted on Item 11 and proceeded to Item 10 and Item 12.  

After Item 12 concluded, at 5:31 p.m., Staff presented the ADU Peer Analysis 
presentation related to Item 11, which is reported in the attached Minutes under Item 
11. 

 
Commissioner Bartley left the meeting at 5:04 p.m. after the Item 11 vote, Vice 

Chair Linden left the meeting at 5:31 p.m. after the Item 12 vote, and Commissioner 
Pedoeem left the meeting at 5:55 p.m. shortly before conclusion of the ADU Peer 
Analysis presentation.  
 
 The Planning Board adjourned at 5:55 p.m. for lack of a quorum and the ADU 
Peer Analysis presentation ended at 6:02 p.m.  The next regular meeting of the 
Planning Board will be held on Thursday, June 4, 2026, in the Wheaton Headquarters 
Building in Wheaton, Maryland, and via video conference. 

        
Rachel Roehrich  
Technical Writer/Legal Assistant 
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MINUTES 

Item 1. Preliminary Matters 
 
A. Adoption of Resolutions 
 

1. Chevy Chase Garden Plaza Site Plan No. 81984001B – MCPB No. 26-33 
 
Board Action: Adopted the Resolution above, as submitted. 
Motion: Pedoeem/Linden  
Vote:   4-0-1 
Other: Commissioner Hedrick abstained due to being necessarily absent for the 
original vote. 
 

2. Montgomery Pearl, Sketch Plan No. 320260020 – MCPB No. 26-30 
 

Board Action: Adopted the Resolution above, as submitted. 
Motion: Hedrick/Pedoeem  
Vote:   5-0 
 
 
B. Approval of Minutes 
  

1. Minutes for May 7, 2026 
 

Board Action:  Approved the Minutes for May 7, 2026, as submitted. 
Motion: Pedoeem/Linden 
Vote:   4-0-1 
Other: Commissioner Hedrick abstained due to being necessarily absent for the 
May 7, 2026 meeting.  
 
 
C. Other Preliminary Matters 
  
There were no other Preliminary Matters submitted for approval. 
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Item 2. Record Plats (Public Hearing) 
  

A. Subdivision Plat No. 220250720, River Road Estates 
 

B. Subdivision Plat No. 220260640, Woodside Park  
 
Staff Recommendation: Approval 
Board Action: Approved Staff recommendation for approval of the Record Plats cited 
above, as submitted. 
Motion: Hedrick/Pedoeem 
Vote:   5-0 
 
 
 
Item 3. Regulatory Extension Requests (Public Hearing) 
 
Mahan Village, Preliminary Plan No. 120250140 and Final Forest Conservation 
Plan No. F20250550: Regulatory Review Extension Request No. 5 to extend the 
regulatory review period until June 25, 2026. 
 
Staff Recommendation: Approval of the Extension Request. 
Board Action: Approved Staff recommendation for approval of the Regulatory 
Extension Request cited above. 
Motion: Hedrick/Pedoeem 
Vote:  5-0 
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Item 4. Roundtable Discussion 
 
Board Action: Received briefing 
 
Montgomery Parks Director, Miti Figueredo, offered a multi-media presentation 
regarding recent updates for the Parks Department. 
 
Ms. Figueredo discussed the Park Experience Survey that is currently open and closes 
in June, the Trail Ambassador Program, the Ovid Hazen Wells Recreation Park opening 
and ribbon cutting, Waters Landing Local Park artistic refresh, the Canopy Connections 
Program, the merit award received for Caroline Freeland Park, and the All-Anglers 
Fishing Rodeo.  Lastly, Ms. Figueredo gave an update on the FY27 Budget and impacts 
to Parks’ services. 
 
The Board asked whether some of the lapse was able to be filled and Ms. Figueredo 
offered comments and responses.   
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Item 5. Parks Department – Budget Adjustment 
 
Staff Recommendation: Approval of the request for Budget Adjustments for FY26 and 
FY27 for the Department of Parks. 
Board Action: Approved Staff recommendation for approval of Budget Adjustments for 
FY26 and FY27 for the Department of Parks. 
Motion: Hedrick/Pedoeem 
Vote:  5-0 
 
Kate Bentley, Montgomery Parks Budget Manager, offered a multi-media presentation 
regarding the Parks Department Budget Adjustment. Further information can be found 
in the Staff Report dated May 21, 2026 and posted to the Agenda for May 28, 2026. 
 
Ms. Bentley stated the Department of Parks is requesting the Board’s approval to 

transfer $2,274,040 in funding from the Non-Departmental Compensation Markers and 

$931,000 from Non-Departmental Debt-Service funding to Park Fund divisional budgets 

and the MC Risk Management Internal Service Fund. Ms. Bentley noted a minor budget 

adjustment to the FY27 Park Fund resulting from a small reorganization within the 

Department is also being requested.  Ms. Bentley discussed the budget requests in 

greater detail.  

The Board asked questions regarding the pay adjustments and funding transfer for 

contracts and utilities.  Ms. Bentley offered comments and responses to the Board’s 

questions. 
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Item 6. Planning Board Annual Briefing on Updates to the Montgomery 
County Burial Sites Inventory (Public Testimony Accepted) 
 
Staff Recommendation: Approve revisions to the Burial Sites Inventory. 
Board Action: Approved Staff recommendation for approval of the updates and 
revisions to the Montgomery County Burial Sites Inventory. 
Motion: Hedrick/Pedoeem 
Vote:  5-0 
 
Brian Crane, Cultural Resources Planner III, offered a multi-media presentation 

regarding updates to the Montgomery County Burial Sites Inventory. Further information 

can be found in the Staff Report posted to the Agenda for May 28, 2026. 

Dr. Crane gave a brief overview of the burial sites program and discussed the following 

recommended Burial Site Inventory changes listed below: 

• Addition of five new sites to the inventory based on new information including: 

the Nathaniel and Elizabeth Magruder Cemetery; the Valdenar Family Cemetery; 

the Simpson Family, Blue Mash Cemetery; the Shreeve Family Cemetery; and 

the Duvall Family, Richardsons Range Cemetery; and  

• change of location for one known site record, the Martin Cemetery, based on 

historical research. 

Dr. Crane also discussed additional updates on the Burial Sites Historic Context, a 

survey project, the Thematic Master Plan Amendment, and other program activities 

including ongoing project consultation for Section 106, Mandatory Referrals, 

Subdivision/Development Review, and agency consultation.  Dr. Crane also discussed 

comments provided for SB 233 – Abandoned cemeteries, field visits, public outreach 

and coordination, sites under investigation that took place over the past year as well. 

Eileen McGuckian of the Coalition to Protect Maryland Burial Sites/Montgomery 

Preservation offered comments regarding the inclusion of burial sites included within 

Master Plans, success with cemetery legislation, and updates on African American 

sites.  Ms. McGuckian also made suggestions for identification, inclusion of cemeteries 

owned by Montgomery Parks, review of local protections for burial sites, and visiting all 

the cemeteries on the inventory. 

The Board asked questions regarding the Valdenar Family Cemetery, historical 

documents, whether graves are shown on highway engineering plans, the 

process/requirements of using private property for active burial sites, abandoned 

cemeteries, and what types of stone were used for markers from the 1800’s. 

Staff, including Rebeccah Ballo, Chief of the Historic Preservation Division, offered 

comments and responses to the Board’s questions. 
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Item 7. The Great Seneca Plan Draft Design Guidelines (Public Testimony 
Accepted) 
 
Staff Recommendation: Approval of the Design Guidelines. 
Board Action: Approved Staff recommendation for approval of The Great Seneca Plan 
Draft Design Guidelines, with modifications and revisions discussed during the meeting. 
Motion: Hedrick/Pedoeem 
Vote:  5-0 
 
Atul Sharma, Chief of the Design and Placemaking Division, offered brief comments 

regarding the Design Guidelines for the Plan.  Sandra Pereira, Urban Design 

Supervisor, offered comments regarding the coordination and collaboration with other 

divisions and property owners that provided feedback for the guidelines. 

Luis R. Estrada-Cepero, Planner III, offered a multi-media presentation regarding the 

draft Design Guidelines for The Great Seneca Plan. Further information can be found in 

the Staff Report dated May 15, 2026 and posted to the Agenda for May 28, 2026. 

Mr. Estrada gave an overview and discussed past design guidance, the purpose of the 

guidelines, general plan goals, document organization, the guidelines for the Life 

Sciences Center, opportunity sites, additional strategies, and placemaking. 

Mr. Estrada also noted revisions to Section 3.2 Opportunity Sites for the first bullet on 

Page 26 and note Number 2 on Page 27 regarding the adaptive reuse of the Belward 

Farm buildings and structures. 

The Board asked questions regarding general practices for creating design guidelines 

for individual Master Plans, differences between the Master Plan recommendations 

versus design guidelines, rationale for building types suggested for different road 

classifications, and how place management organization moves forward. 

Staff, including Jason Sartori, Planning Director, Robert Kronenberg, Deputy Director of 

Planning, and Atul Sharma, Chief of the Design and Placemaking Division, offered 

comments and responses to the Board’s questions. 

The Board also held discussion regarding the need for the design guidelines to be 

flexible enough based on market conditions as well as the wording “appropriate” under 

the second bullet on Page 44.  Staff discussed modifying the language under the 

second bullet on Page 44 and ending the text after the word “edges”.  The Board 

agreed by consensus with Staff’s suggestion. 
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Item 8. Woodside Locational Atlas District (M:36-4): Removal of the District 
and Addition of Six Individual Locational Atlas Sites (Public Hearing) 
 
Staff Recommendation: Remove the Woodside Locational Atlas District from the 
Locational Atlas and Index of Historic Sites, and list six individual sites in the Locational 
Atlas and Index of Historic Sites. 
Board Action: Approved Staff recommendation for the removal the Woodside 
Locational Atlas District from the Locational Atlas and Index of Historic Sites, and listing 
of six individual sites in the Locational Atlas and Index of Historic Sites. 
Motion: Hedrick/Pedoeem 
Vote:  4-0-1 
Other: Commissioner Bartley abstained. 
 
John Liebertz, Cultural Resource Planner III, offered a multi-media presentation 

regarding the Woodside Locational Atlas District. Further information can be found in the 

Staff Report dated May 21, 2026 and posted to the Agenda for May 28, 2026. 

Mr. Liebertz stated the Woodside Locational Atlas District is located directly northwest 

of Downtown Silver Spring and is bounded primarily by 16th Street to the north, Spring 

and Ballard Streets to the south, Georgia Avenue to the east, and the CSX Railroad to 

the west.   

Mr. Liebertz discussed the Woodside Locational Atlas review, the historic context and 

history of the land for Woodside, and Staff’s evaluation of the Woodside Locational 

Atlas District. 

Mr. Liebertz stated Staff recommends removing Woodside from the Locational Atlas 

and Index of Historic Sites and confirming that it does not merit inclusion in the Master 

Plan for Historic Preservation.  It fails to meet the designation criteria for historical 

significance due to not adequately reflecting the development patterns of a railroad and 

streetcar suburb, its imprecise boundary, limited development during its period of 

significance, and the extensive demolition of late nineteenth and early twentieth century 

resources.  Mr. Liebertz also stated the district does not meet the designation criteria for 

architectural and design significance due to substantial loss of resources which erode 

its ability to convey character defining features, widespread distribution of non-

contributing resources leaving the remaining historic fabric fragmented, and a lack of 

cohesive design from the railroad or streetcar era. 

Mr. Liebertz noted that although Staff found that there was no viable historic district, 

several individual resources remain potentially historically and architecturally significant 

on their own merit. Mr. Liebertz stated the six sites recommended for retention include 

Grace Church, Cemetery, and Parsonage; the Richard and Laura Wilson House; the 

Charles and Kate Morgan House; the Dr. James Everard Sr. and Elizabeth Junken 

Benedict House; and the Wilbur and Nellie Parsley House. Mr. Liebertz discussed each 

in greater detail. 
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The Board asked questions regarding grantors of land grants in the 1700’s, reasoning 

for demolition of so many houses within Woodside, whether the Parsley House was a 

Sears craftsman house, process of opting in or out of historic designation or of a historic 

district, how Woodside compared to other historic districts, Locational Atlas standards of 

review, potential impacts to property values, reasoning for not redefining the Woodside 

boundary, if any new development within Woodside adhered to historic guidelines, and 

if the six new recommended sites will be reviewed within a certain timeframe. 

Staff, including Rebeccah Ballo, Chief of the Historic Preservation Division, offered 

comments and responses to the Board’s questions. 
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Item 9. Subdivision Regulation Amendment (SRA) 26-01, Subdivision of 
Land – Continuation of Roads (Public Testimony Accepted) 
 
Staff Recommendation: The Planning Board transmit comments to the District Council 
against the SRA. 
Board Action:  Approved Staff recommendation for approval to transmit comments to 
the District Council, with additional comments discussed during the meeting regarding 
review of the LATIP list of improvements, as stated in a transmittal letter to be prepared 
at a later date. 
Motion: Hedrick/Linden  
Vote:  4-1 
Other:  Commissioner Bartley voted nay. 
 
Benjamin Berbert, Planner IV, offered a multi-media presentation regarding Subdivision 

Regulation Amendment (SRA) 26-01, Subdivision of Land – Continuation of Roads.  

Further information can be found in the Staff Report dated May 21, 2026 and posted to 

the Agenda for May 28, 2026. 

Mr. Berbert stated Chapter 50, Section 50.4.3.E Roads, requires that subdivision plans 

provide for the continuation of any existing roads unless otherwise determined by the 

Board in consultation with the appropriate outside agencies. Mr. Berbert noted SRA 26-

01 would prohibit the Planning Board from making such connections if the road is a 

neighborhood or neighborhood yield street and is located within a Local Area 

Transportation Improvement Program (LATIP) area. 

Mr. Berbert also noted community concerns from the West Hillendale community 

supporting the SRA, stating the primary concern raised is the prospect that future 

development projects may be required to connect to and extend neighborhood streets 

and neighborhood yield streets, resulting in new vehicle trips through the community 

without the benefit of a Local Area Transportation Review (LATR) study.  

Lastly, Mr. Berbert stated Planning Staff recommends the Planning Board not support 

SRA 26-01 because it is inconsistent with transportation best practices and with master 

and functional plans.   

The following offered testimony: 

In Person 

Larry Taub (Individual)  
Nancy Stark (Hillandale Citizens Association) 
Michael Petty (Individual) 
Nancy Dalton (Individual)  
Robin Garner (Individual) 
Leslie Harris (Individual) 
Ann Perry (Individual) 
Jennie Mizani (Individual)  
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Judith Rawson (Individual)  
Vernon Rood (Individual) 
Margaret Goergen-Rood (Individual)  
Milton Chappell (Individual) 
Matthew Gordon (WRS, Inc.) 
Jeff Gezner (Individual) 
 

Virtual via Teams 

Leslie Harris (Individual) 
Eric Padmore (Burnt Mills Hills Citizens Association) 
Sue Present (Individual) 
 
Mr. Taub and Ms. Stark provided multi-media exhibits with their testimony. 
 
The Board asked questions regarding potential intent of the SRA, traffic 
studies/requirements, whether the Montgomery County Department of Transportation 
(MCDOT) could perform an operations analysis, and how traffic mitigation would 
potentially be determined without traffic studies. 
 
Staff, including Carries Sanders, Chief of East County Planning and Richard Brockmyer, 
Transportation Regulatory Supervisor, offered comments and responses. 
 
The Board held further discussion regarding the White Oak area being the only LATIP 
within the County, and sympathized with the community concerns, but noted the SRA 
may be an inappropriate way to address the concerns of transportation safety and 
adequacy.  Staff suggested additional comments be transmitted recommending that the 
County initiate a review of the White Oak LATIP with potentially updating the list 
prioritized projects to address the most pressing needs. Additionally, language could be 
added ensuring adequate operational and safety analyses are still performed, even in 
the absence of a typical transportation impact study under the LATR program.   
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Item 11. Zoning Text Amendment (ZTA) 26-06, Accessory Residential Uses – 
Accessory Dwelling Unit (ADU) (Public Testimony Accepted) 
 
Staff Recommendation: The Planning Board transmit comments to the District Council 
supporting the ZTA. 
Board Action:  Approved Staff recommendation for approval to transmit comments to 
the District Council, as stated in a transmittal letter to be prepared at a later date. 
Motion: Hedrick/Pedoeem 
Vote:  5-0 
 
Bhavna Sivasubramanian, Planner II, offered a multi-media presentation regarding 
Zoning Text Amendment (ZTA) 26-06, Accessory Residential Uses – Accessory 
Dwelling Unit (ADU).  Further information can be found in the Staff Report dated May 
21, 2026 and posted to the Agenda for May 28, 2026. 
 
Ms. Sivasubramanian stated ZTA 26-06 would modify the current County Code to be in 
compliance with HB 1466/SB 891 (from 2025 General Assembly), and promotes and 
encourages the creation of accessory dwelling units on land with single-family detached 
dwelling units. Ms. Sivasubramanian gave a brief overview of the history of ADUs in 
Montgomery County, ADU production, the purpose of HB 1466/SB 891, and local law 
governing ADUs. 
 
Ms. Sivasubramanian discussed changes to the introduced ZTA and Staff’s 
recommendations including changes to the Use Table, definitions, Use Standards, 
parking requirements, density calculations, and rear and side setbacks.  Ms. 
Sivasubramanian also discussed the Climate Assessment. 
 
Ms. Sivasubramanian noted correspondence was received that was generally 
supportive of the legislative effort to modernize the ADU framework and expand housing 
options, but there were requests for the elimination of the current owner-occupancy 
requirement for ADUs to enhance housing access and affordability. 
 
Lastly, Ms. Sivasubramanian stated Staff recommends that the Planning Board support 
ZTA 26-06 as introduced with minor changes to reduce redundancy. 
 
Michael Saxenian, an Individual, offered testimony regarding the removal of owner 

occupancy requirement for ADUs. 

The Board asked questions regarding owner occupancy requirements and enforcement.  

Staff, including Lisa Govoni, Housing, Infrastructure and Zoning Supervisor and 

Benjamin Berbert, Planner IV, offered comments and responses to the Board’s 

questions.  

After the Planning Board voted, they proceeded with Item 10 and Item 12, noting that 

Staff’s presentation on ADU Peer Analysis would be provided at the conclusion of Item 

12, the last item of the day. 
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Continuation of Item 11 – ADU Peer Analysis 

During the introduction hearing, the Planning Board requested Planning Staff explore 
ADU policies in other counties and states as well as information on the number of 
parking waiver requests submitted to the Hearing Examiner and the overall complexity 
of the process.  Paul Mortensen, Planning Innovation Lead, offered a multi-media 
presentation regarding the analysis performed exploring ADU policies in other counties 
and states.   
 
Mr. Mortensen gave an overview and discussed the nation’s history of ADUs as well as 
ADU standards for California, Los Angeles, Washington State, Seattle, Oregon, 
Portland, and Vermont in greater detail. Mr. Mortensen also discussed common themes 
to encourage ADU production including: no on-site parking requirements; no owner-
occupied restrictions; limited, or no short-term rental restrictions; expediting, reducing, 
or eliminating reviews and utility hook-up fees or other development charges; 
establishing grant programs; and increased lot coverage for the ADU.   
 
Lastly, Mr. Mortensen showed pictures from a recent visit to Fayetteville and Bentonville 
in Arkansas. Mr. Mortensen noted due to an increase in growth, Plan Bentonville was 
created and turned the previous zoning code into a form-based code, which for ADUs, 
allows greater lot coverage of up to 75 percent for the downtown urban sites. Mr. 
Mortensen stated in less urban sites, lot coverage is also increased, but at lower 
percentages, and the new plan does not regulate minimum lot sizes, but rather creates 
minimum lot widths of 30 feet, 40 feet, 50 feet and wider depending on where the lot is 
located within the rural to urban transect. 
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Item 10. Zoning Text Amendment (ZTA) 26-05, Expedited Approval Plan – Job 
Creation Project (Public Testimony Accepted) 
 
Staff Recommendation: The Planning Board transmit comments to the District Council 
supporting the ZTA with amendments. 
Board Action:  Approved Staff recommendation for approval to transmit comments to 
the District Council, as stated in a transmittal letter to be prepared at a later date. 
Motion: Hedrick/Pedoeem 
Vote:  4-0 
Other: Commissioner Bartley was necessarily absent. 
 
Benjamin Berbert, Planner IV, offered a multi-media presentation regarding Zoning Text 
Amendment (ZTA) 26-05, Expedited Approval Plan – Job Creation Project.  Further 
information can be found in the Staff Report dated May 21, 2026 and posted to the 
Agenda for May 28, 2026. 
 
Mr. Berbert noted ZTA 26-05 amends Section 59-3.5.8. - Office and Professional by 

removing the Signature Business Headquarters use that was established in 2018 and 

has a very high threshold for qualification, requiring at least 20,000 employees be 

added within a single Metro Station Policy Area. The ZTA establishes a new use, Job 

Creation Project, that substantially lowers the threshold for qualification, down to only 

200 employees, or any employer that has received county or state funding or incentives.  

Mr. Berbert discussed Staff’s recommendations for the Use Table, defining Job Creation 

Project, and enforcement in greater detail as well as the Climate Assessment. 

Lastly, Mr. Berbert noted Staff recommends the Planning Board support ZTA 26-05, 

with amendments discussed during the meeting to streamline the definition, increase 

the standards needed to qualify, clarify jobs must be new to the County, and adding 

DPS to the enforcement. 
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Item 12. Zoning Text Amendment (ZTA) 26-07, Solar Collection System – Use 
Standards (Public Testimony Accepted) 
 
Staff Recommendation: The Planning Board transmit comments to the District Council 
supporting the ZTA. 
Board Action:  Approved Staff recommendation for approval to transmit comments to 
the District Council, as stated in a transmittal letter to be prepared at a later date. 
Motion: Linden/Pedoeem 
Vote:  4-0 
Other:  Commissioner Bartley was necessarily absent. 
 
Benjamin Berbert, Planner IV, offered a multi-media presentation regarding Zoning Text 

Amendment (ZTA) 26-07, Solar Collection System – Use Standards.  Further 

information can be found in the Staff Report dated May 21, 2026 and posted to the 

Agenda for May 28, 2026. 

Mr. Berbert stated the ZTA amends the use standards for Solar Collection Systems 

under Section 3.7.2. The current use standards are divided into three broad sections: 

limited use standards for the AR Zone, limited use standards for Rural Residential, 

Residential, Commercial/Residential, Employment, and Industrial Zones, and 

conditional use standards for the AR Zone. The ZTA would shift the focus from 

standards based solely on on-site energy usage, to instead add a distinction between 

ground mounted and rooftop mounted Solar Collection Systems to provide relief to 

rooftop mounted systems from certain use standards, such as site plan review, site 

area, setbacks, and screening. 

Mr.  Berbert discussed Staff’s recommendations for defining ground mounted and roof 

mounted structures, updating references to “State Code” and the “Public Utilities 

Article”, clarifying the preemption, adding language “Annual baseline of” on-site energy 

use, adding “59-” to zoning code section references to avoid confusion with the state 

code references, and reorganizing Section 59-3.7.2.B.1.a. AR zone limited use 

standards to mirror B.1.b. all other zone limited use standards, and splitting rooftop and 

ground mounted into separate subsections.  Mr. Berbert also discussed the Climate 

Assessment in greater detail. 

Planning Staff recommends the Planning Board support this proposed ZTA, modifying 

the use standards for Solar Collection Systems and the technical edits proposed by 

Staff to make the Code sections clearer. 

The Board asked questions regarding anti-reflection/glare coating standards and 

whether roof mounted structures could exceed 120 percent with utility approval. 

Staff offered comments and responses to the Board’s questions. 
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