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1  EXECUTIVE SUMMARY

Phoenix Noise & Vibration has conducted a Transportation Noise Impact Analysis of the
proposed 7687 MacArthur Boulevard residential development in Montgomery County,
Maryland. Upon completion, there will be one single-family home and four live/'work units. This
study, primarily focused on MacArthur Boulevard and Clara Barton Parkway, included:

& Oin-site 24-hour noise measuremeants,
e Computer noise modeling.
s Determination of future noise levels.

Moise impact throughout the site will vary with height: therefore, impact has been presented at
both the ground level (5 feet above adjacent grade) and upper level (25 feet above adjacent
grade). Impact is presented in varying levels of noise indicating the future transportation noise
level. The noise levels presented are due only to surmmounding roadways and do not account for
nivse from other sources such as construction, mechanical noise, environmental nodse, eie.

Calculated noise levels throughout the site and upon future building facades are “mitigated,”
accounting for the presence of existing topography, surrounding buildings, and significant
structures, as well as the future building and future site topography, Structures along roadways
act as noise bamers, providing protection from noise exposure and reducing the impact and
extent of any potential mitigation required, if any, to comply with the noise regulations of
Montgomery County.

According to Montgomery County noise regulations, the proposed site is located within the 65
dBA Ldn noise zone. Therefore, any residence and outdoor activity area exposed 10 noise levels
greater than 65 dBA Ldn require further evaluation to determine the mitigation designs necessary
to reduce noise levels in outdoor activity areas and interior living spaces to 65 dBA Ldn and 45
dBA Ldn, respectively.

Results of this analysis indicate that the single-family home closest to MacArthur Boulevard, on
Lot 5, will be impacted by future {2046) transportation noise levels above 65 dBA Ldn, with
maximum impact up to 6% dBA Ldn. Further analysis of this home will be required to determine
whether modifications to the proposed standard building construction will be required to
maintain interior noise levels not exceeding 45 dBA Ldn. This analvsis will be conducted once
architectural plans for the site are available and further developed, typically during the Design
Development phase.

The remaining live/work units, on Lots 1-4, will not be exposed to future transportation noise
levels exceeding 65 dBA Ldn and will not require further analysis or mitigation.

In addition, there are small patios on the rear of each home. If these patios are considered as
outdoor activity areas, the patios will not be exposed to future transportation noise impact above
65 dBA Ldn, therefore, no further analysis is required for outdoor noise at the site.

TEAT MacArhur Boulevard 24 April 2026
Transporiation Moise Impact Analysis Page 1
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2 NOISE TERMINOLOGY

21 dBvs, dBA

While the standard unit of measurement for sound is the decibel (dB), discussions of noise
impacting the human ear use “dBA.” The “A" refers to a frequency weighting network used to
simulate the human ear’s unequal sensitivity to different frequencies. The A-weighted noise level
is therefore more representative of a human’s perception of a noise environment than the
unweighted overall noise level in dB and 15 currently used in most all environmental noise
studies.

2.1 Ldn

The day-night average noise level, or Ldn, is the equivalent sound pressure level averaged over a
24-hour period, obtained by adding 10 dB to sound pressure levels measured from 10:00 p.m. to
100 a.m, This 10 dB “penalty™ accounts for the added sensitivity caused by noise generated
during the mghttime hours.

The Ldn is sometimes referred to as the "DNL,” however, both terms represent the same
quantity, The Ldn 1s NOT a measurement of the instantancous noise level, It is very possible to
have several short term events (tractor trailer, emergency vehicle siren, car hom, etc.) which
generate a relatively high noise level (eg. 85 dBA) during a given time period, vet have a more
moderate overall Ldn value (e.g. 65 dBA LDN).

2.3 Summing Noise Levels

Moise levels from multiple sources do not add arithmetically, i.¢. when two noise sources
generate 60 dB individually, they do not produce 120 dB when combined. Noise levels are
measured using a logarithmic scale; therefore, they must be summed logarithmically. In the
decibel scale, two identical, non-coherent noise sources having the same noise level produce a 3
dB increase above the condition of one source alone (i.e. two 80 dB lawnmowers running at the
same time generates 33 dB).

Similarly, two different noise sources with a difference of 10 dB in their individual levels results
in no measurable increase in noise when they are combined. Put another way, the quieter noise
source does not increase the overall noise generated by the louder source; i.e. adding an 80 dB
lawnmower into a noise environment where a 90 dB lawnmower is already running does not
increase the noise level above 90 dB.

TEAT MacArhur Boulevard 24 April 2026
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3 NOISE REGULATION

Traffic noise impact for proposed residential developments in Montgomery County is governed
by Table 2-1 (reprinted in Table 1) on page 8 of the Staff Guidelines for the Consideration of
Transpartation Nolse Impacts in Land Use Planning and Development (June 1983).
Accompanying this table is Map 2-1 (see Figure 1), indicating outdoor noise level requirements
not to be exceeded throughout the County,

Table 1: Maximum Levels for Exterior Noise & Building Line' For Moise Sensifive Land Uses (Table 2-1).

Guideline

Value Area of Application

This guideline ks suggested as an appropriate goal in permanent rural areas of the
County where residentlal zoning is for five or mare acres per dwelling wunit and
background levels are low enough to allow maintenancse of a 55 dBa Level. This
guideling is consistent with Federal, State, and County geals for residential areas,

This is the basic residential noise guideline which will be applied in rmost areas of the
County where suburban densities predominate, Maintenance of this level will protect
health and substantially prevent activity interference both interiors and outdoors,
Moise attenuation measwras will ke racommendad to allow attainment of this lavel.
This guideline will generally be applied in the urban ring, freeway, and major highway
corridor areas, where ambient levels are such that application of a stricter guideline
wiould bie infeasible or inequitable. Significant activity interferance will occur outdoors
and Interiors if windows are partially openad, but available evidence indicates hearing
it adeguately protected, Noie attenuation meadures will be strongly recommended to
attain this lewal,

! Building line a5 used here refers to habitable structures only. It does not include garages, sheds, ar
recreational accessory buildings.,

Ldn = 55 dBA

Ldn = 60 dB&

Ldn = 65 dBA

According to Map 2-1, 7587 MacArthur Boulevard 15 located within the 65 dBA Ldn nomse zone,
indicating that noise levels in the building’s outdoor activity areas should be maintained at or
below 65 dBA Ldn. Any outdoor area exposed to future transportation noise levels above 65
dBA Ldn typically requires further analysis to determine the mitigation designs necessary to
comply with this requirement.

When outdoor noise levels meet or exceed 65 dBA Ldn, Montgomery County also requires an
analysis of interior noise levels in residential buildings. According to Sections 2.2.2 and 2.2.3 of
the Staff Guidelines, any residential building impacted by noise levels above 65 dBA Ldn must
b evaluated to certify that the building structure will be capable of maintaining interior noise
levels at 45 dBA Ldn.

TEET MacArthur Boulevard 24 April 2026
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4  SITE DESCRIPTION

The proposed 7687 MacArthur Boulevard site (shown in Figure 2) 15 located directly north of
MacArthur Boulevard and Clara Barton Parkway. Near the site, MacArthur Boulevard consists
of one travel lane in each direction, while Clara Barton Parkway consists of two travel lanes in
each direction.

TEET MacArthur Boulevard 24 April 2026
Transportation Moise Impact Analysis Page 5
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3 NOISE MEASUREMENTS

From August 6 to 7, 2025, Phoenix Noise & Vibration conducted an on-site noise
measurement survey at another site along MacArthur Boulevard within a half-mile of the subject
site. With the approval of Montgomery County', the calibrated noise emission levels for
MacArthur Boulevard and Clara Barton Parkway were used to determine existing transportation
noise levels for the 7687 MacArthur Boulevard site. The noise measurement survey involved
continuous noise level measurements and monitoring for one 24-hour period. Measurements
were made using three Norsonic Type 139 Precision Integrating Sound Level Meters. All meters
were calibrated prior to the survey traceable to National Institute of Standards and Technology
{NIST). Each meter meets the ANSI 51.4 standard for Type 1 sound level meters.

Noise level measurements were made approximately 167 and 89 feet from the centerline of
MacArthur Boulevard at Noise Measurement Locations (NMLs) A and B, respectively.
However, the site where measurements were taken included more significant grading and foliage
than the subject site, which was accounted for in the model during calibration. Measurements
were made at 5 feet (“ground level™, GL) and 25 feet (fupper level”, UL) above adjacent grade.
Measurements at 5 feet represent noise impact in outdoor areas and upon the first story of
buildings, while measurements at 25 feet represent noise impact upon upper stories of buildings.

Measurement results are presented in Figure 3 graphically, showing the noise level as measured
in five-minute increments throughout the survey. Figure 3 indicates the actual measured values
over the 24-hour period. While the 10 dBA nighttime penalty is not shown graphically, it was
includad in the Ldn caleulations.

Mote that some of the measurement locations contain isolated instances during the 24-hour
measurement period at which the noise level appears inconsistent with the rest of the noise
profile (i.e. peaks, spikes, or dips in the graph). These inconsistencies are typically due to
extraneous occurrences such as emergency sirens or temporary traffic congestion. Such short-
term events, while producing a relatively high or low noise level and which may have a
significant impact on the five-minute average, generally have little effect on the overall, 24-hour
Ldn value. Also note that the nighttime noise at NML B GL is primarily due to inscct noise
rather than roadway noise,

! Approval 1o use previous measurements received from Montgomery County Planning Department via email on
32320206,

TEAT MacArhur Boulevard 24 April 2026
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6 CoMPUTER MODELING

The existing and future sites were computer modeled using the CadnaA software program, a
three-dimensional noise propagation model capable of determining the noise level impact from
multiple noise sources across vertical and horizontal surfaces while accounting for complex
factors such as topography, surface reflections, significant structures, and roadway data (traffic
volumes, speeds, and vehicle classifications, ete.). Noise levels can be presented either in spot
locations or as noise contours of equal value throughout a defined surface area.

6.1 Existing Model

An existing model was developed to simulate the existing site and its surroundings using
information provided on the site’s existing site plan,” the Montzomery County GIS, and data
collected during the 24-hour measurement survey by inputting existing topography, roadway
alignments, and buildings. The modeled roadway noise output was vahidated using the on-site
noise measurements, confirming that the modeled input produced a modeled noise level output
which matched the measured values.

6.2 Future Model

A future model was developed by altering the existing model to include projected roadway data
and the future site buildings and topography.'

The future model calculated the “mitigated™ noise levels throughout the entire site at both the
ground level and upper level as shown on Drawings 1 and 2 of the Appendix, respectively.
Mitigated noise levels are calculated in the presence of future site buildings and topography, as
well as all existing surrounding buildings, topography, and significant structures. Mitigated noise
levels account for the effect of buildings and other significant structures in reducing and
reflecting roadway noise propagation and are more representative of the noise level actually
experienced at a specific location.

* Provided by OFal in AutoCAD format on April 1, 2026,

TEAT MacArhur Boulevard 24 April 2026
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6.3 Roadway Data

Average annual weekday traffic (AAWDT) volumes, velucle percentages, and nighttime
percentages for the roadways were based upon the most recent data published by the Maryland
Department of Transportation State Highway Administration (MDOT SHA). MDOT SHA does
not typically provide future traffic data, a conservative 2% increase in traffic compounded
annually until 2046 was assumed.” All necessary traffic data is provided in Table 2.

Table 2: Roadway traffic data wsed in the existing computer model,

AAWDT AAWDT Mighttime Posted Speed
Readway (Year) 2046 volume% | T™*% | limit {mph)
12,421
Machrthur Boulevard 12023 19,587 T3 2% 30
11,345
Clara Barton Parkway (2024) 17,539 3% 1% 50

fd  Future Noise Impact

As shown on Drawings 1, 2 and 3 of the Appendix, the single-family home closest to MacArthur
Boulevard, on Lot 5, will be exposed to future transportation noise levels exceeding 65 dBA
Ldn, with a maximum impact up to 68 dBA Ldn. According to Montgomery County s
requirements, further analysis will be required for the home impacted by noise levels above 65
dBA Ldn to determine the exterior building construction needed to maintain interior noise levels
not exceeding 45 dBA Ldn.

The remaining live/work units, on Lots 1-4, will not be exposed to future transportation noise
levels above 65 dBA Ldn. These remaining residences will not require further analysis, and the
proposed standard building construction may be used without modification in these locations,

As shown on Drawing 1 of the Appendix, there are small patios on the rear of each living unit. If
these patios are considered as outdoor activity areas, the patios will not be exposed to future
transportation noise impact above 65 dBA Ldn, therefore, no further analysis is required for
outdoor noise.

3 Montgomiery County typically reguires that roadway maise impact studies be comnducted wing the projecied irafTic
viplumes 20 years from the date of the sfudy.

TEET MacArhur Boulevard 24 April 2026
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T MITIGATION

According to Montgomery County’s noise regulations for residential development, residential
sites and buildings impacted by noise levels above 65 dBA Ldn (at any height) require further
analysis to determine the mitigation measures necessary to maintain noise levels in outdoor
activity areas and interior living spaces at 65 and 45 dBA Ldn or less, respectively.

7.1 Interior Noise Levels

As shown on Drawings 1, 2 and 3 of the Appendix, the single-family home closest to MacArthur
Boulevard will be exposed to transportation noise levels above 65 dBA Ldn, with maximum
impact up to 68 dBA Ldn.

Further evaluation of the impacted single-family home will be required to determine whether
modifications will be needed to maintain interior noise levels not exceeding 45 dBA Ldn within
the impacted umit. This evalvation, or “building shell analysis,” calculates a room’s interior noise
level based upon its exterior noise level, the Sound Transmission Class (STC) ratings” of its
various building components, the amount of exposed exterior wall area, and the room’s size and
finish.

Modifications to standard building construction may not be necessary for the residence impacted
by future noise levels above 65 dBA Ldn, especially if noise impact is only up to {or slightly
above) 65 dBA Ldn. It is possible that the proposed standard building construction will provide
sufficient noise reduction to maintain the required 45 dBA Ldn interior noise level for exterior
noise levels above 65 dBA Ldn,

Onee architectural plans for the 7687 MacArthur Boulevard single-family home are further
developed (typically during the Design Development phase), noise impact will be analvzed for
the home exposed to transportation noise levels above 65 dBA Ldn.

* The STC rating 15 a simgle number value which descnbes a building element™s (wall, window, door, roof, ete,)
ability to redece noise transmission from one side of the partition to the other.

TEAT MacArhur Boulevard 24 April 2026
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8 CoxcLusion

The single-family home on Lot 5, closest to MacArthur Boulevard, will be exposed to future
{2046) transportation noise levels above 63 dBA Ldn, with a maximum impact up to 68 dBA
Ldn. This represents a low to moderate level of noise impact, and compliance with Montgomery
County’s residential noise regulations can be achieved through reasonable modifications to
proposed building plans if necessary,

The remaining livingwork units of Lots 1-4 will not be exposed to future transportation noise
levels above 65 dBA Ldn. These living/work units will not require further analysis, and the
proposed standard building construction may be used without modification in these locations.

There are currently small patios on the rear of the homes proposed for the site, If considered as
outdoor activity spaces, the patios will not be exposed w noise levels exceeding 65 dBA Ldn;
therefore, additional analysis is not required for outdoor spaces.

Flease note: The results of this Transportation Woise Impact Analysis have been based upon the
site information made available at the time of this study, including proposed topography,
projected roadway traffic volumes, and the proposed building layout, Should any of this
information be altered, additional analysis will be required to determine if the results and
recommendations presented herein can reduce outdoor and indoor noise levels to comply with
Montgomery County’s noise level requirements for residential development.

TEAT MacArhur Boulevard 24 April 2026
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DEPARTMENT OF TRANSPORTATION

Marc Elrich Christopher R. Conklin
County Executive Director

May 21, 2026

Mr. Elza Hisel-McCoy, Division Chief
WestCounty Planning Division

The Maryland-National Capital

Park & Planning Commission

2425 Reedie Dr

Wheaton, MD 20902

RE: Preliminary Plan No. 120260080
Cabin John Park, Section One
Preliminary Plan Letter

Dear Mr. Hisel-McCoy:

We have completed our review of the revised preliminary plan uploaded to eplans on May 5, 2026.
A previous version of the plans was reviewed by the Development Review Committee at its March 20, 2026,
meeting. This plan is tentatively scheduled for June 18, 2026, Planning Board meeting. We recommend

approval of the plans, subject to the following comments:

Significant Comments

1. 77th Street is not classified; however, we believe it's considered a Neighborhood Street with a
minimum right-of-way (ROW) of 60 feet. According to Plat #21141, the existing ROW is 50 feet.
Thus, MCDOT believes additional dedication of 5 feet is necessary for a closed road section.

a. The certified preliminary plan shall reflect the following proposed frontage improvements
from the edge curb to the property line along the entirety of the project’s frontage (shown
on Plan Sheet 07-PREL-120260080-211 V3):

e 10-foot street buffer
e 6-foot bike path

e 1-foot maintenance buffer

Office of the Director

101 Monroe Street, 10" Floor, Rockville, MD 20850 - 240-777-7170 - 240-777-7178 Fax
www.montgomerycountymd.gov/mcdot

montgomerycountymd.gov/311 301-251-4850 TTY
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MacArthur Boulevard is classified as an Area Connector with a varying right-of-way. The Federal
Government, through the Army Corps of Engineers, owns MacArthur Boulevard, and the County is
responsible for maintenance. The Bicycle Master Plan recommends a bikeable shoulder. Because
of the unique ownership agreement between the federal government and the county, the applicant
must pay a fee-in-lieu to cover the full cost of adding a 3-foot bikeable shoulder, 5-foot buffer, and
a 10-foot sidepath during the right-of-way permit stage.

a. The applicant is responsible for paying a fee-in-lieu of $21,892.42 to the General Sidewalk

fund at the time of the right-of-way permit stage to DPS.

Sight Distance: Given the short roadway length of 850 feet, low traffic volumes (137 and 110),

and the ability to meet stopping sight distance for the posted speed and grades, MCDOT supports
allowing the use of stopping sight distance for this project only. This is a site-specific

determination that will not serve as a precedent.

A copy of the accepted Sight Distances Evaluation certification form is enclosed for your information
and reference. The applicant is responsible for ensuring sight distance, which should be clear of
any existing or proposed obstructions within the line of sight (tree trimming and/or removal,
relocation of existing utility pole, removal of street parking, etc.), to achieve a minimum sight

distance in each direction.

Storm Drain Study: Since the Federal Government (Army Corps of Engineers) owns MacArthur

Blvd., and the County only holds a maintenance easement. We defer to the Army Corps of

Engineers (ACOE) for the storm drain study along MacArthur Boulevard.

The applicant shall improve the current bus stop at 77" Street and MacArthur Blvd by adding a
bench, and construct ADA ramps and a crosswalk across 77th Street. At or before the permit
stage, please contact Mr. Wayne Miller of our Division of Transit Services for further clarification.
Written response must be included with the permit drawings for these improvements.. Mr. Miller
may be contacted at 240 777-5836 or at Wayne.Miller2@montgomerycountymd.gov.

Standard Comments

All Planning Board Opinions relating to this plan or any subsequent revision, project plans or site
plans should be submitted to the Department of Permitting Services (DPS) in the package for
record plats, storm drain, grading or paving plans, or application for access permit. Include this

letter and all other correspondence from this department.

Design all access points and alleys to be at-grade with the sidewalk, dropping down to street level

between the sidewalk and roadway.

Forest Conservation Easements are NOT ALLOWED to overlap any MCDOT easement.
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10.

11.

12.

13.

14.

15.

16.

Stop sign locations, crosswalks and markings will be shown on the signing and marking plans
and be reviewed and approved at the right-of-way permit stage.

The owner will be required to submit a recorded covenant for the operation and maintenance of
any private storm drain systems, and/or open space areas prior to MCDPS approval of the record
plat. The deed reference for this document is to be provided on the record plat.

The applicant is responsible for relocating utilities along existing roads to accommodate the

required roadway improvements, if necessary.

If the proposed development will alter any existing streetlights, replacement of signing, and/or
pavement markings, please contact Mr. Dan Sanayi of our Traffic Engineering Design and
Operations Section at (240) 777-2190 for proper executing procedures. All costs associated with

such relocations shall be the responsibility of the applicant.

The applicant must submit streetlight plans that comply with MCDOT Streetlight Design
Requirements at the time the ROW permit application is submitted. Installation must be
completed in accordance with the approved plans. MCDPS will review and approve the location
and types of streetlights as part of the ROW permitting process. Failure to meet these
requirements will result in the denial of the ROW permit.

Trees in the County rights of way — spacing and species to be in accordance with the applicable
MCDOT standards. Tree planting within the public right-of-way must be coordinated with the
DPS Right-of-Way Plan Review Section.

Erosion and sediment control measures as required by Chapter 19 and on-site stormwater
management, where applicable, shall be provided by the Developer (at no cost to the County) at
such locations deemed necessary by MCDPS and will comply with their specifications. Erosion
and sediment control measures are to be built prior to construction of streets, houses, and/or site
grading and are to remain in operation (including maintenance) as long as deemed necessary by
MCDPS.

Posting of a right-of-way permit bond is a prerequisite to DPS approval of the record plat. The
right-of-way permit will include, but not necessarily be limited to, the following improvements:
a. Curb and gutters, buffers, sidewalk, handicap ramps, storm drainage and appurtenances,
and street trees along 77" Street per Significant Plan Review Comments.
b. Enclosed storm drainage and/or engineered channel (in accordance with the MCDOT

Storm Drain Design Criteria) within the County rights-of-way and all drainage easements.

c. Permanent monuments and property line markers, as required by Section 50.4.3(G) of the
Subdivision Regulations.
d. Developer shall provide streetlights in accordance with the specifications, requirements,

and standards prescribed by the MCDOT Division of Traffic Engineering and Operations.
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Thank you for the opportunity to review this preliminary plan. If you have any questions or comments
regarding this letter, please contact me for this project at brenda.pardo@montgomerycountymd.gov or at
(240) 777-7170.

Sincerely,

Brenda M. Pardo, Engineer I
Development Review Team
Office to Transportation Policy

SharePoint\teams\DOT\Transportation Policy\Director’s Office\Development Review\Brenda\Preliminary Plan\PP120260080 Cabin John Park
Section One\120260080-Cabin John Park Section One-DOT Preliminary Plan Letter 5.21.26

Attachments: Approved Sight Distance Study

cc-e:  Nima Upadhyay MCDOT DTEO
Atiq Panjshiri MCDPS RWPR
Sam Farhadi MCDPS RWPR

Rebecca Torma MCDOT OTP



NTGOMERY COUNTY, MARYLAND
DEPARTMENT OF TRANSPORTATION

. . DEPARTMENT OF PERMITTING SERVICES

SIGHT DISTANC ’
Plan Number: 120260080 Lot 1 Driveway

Neighborhood Street

25 MPH (Posted)
22 MPH (Speed Study)

Project Name: Cabin John Park

ENGINEER/ SURVEYOR CERTIFICATE

| hereby certify that this information is

accurate and was collected in accordance 240 276 YES
with these guidelines. 308 295 YES*
Signature 0 276
9 Professional Certification +3.7% 240 YES
I hereby certify that these documents were prepared or -6.2% 308 225 YES*

approved by me, and that | am a duly licensed
Professional Engineer under the Laws of the State of
Maryland. Lic. No. 35186 Exp. Date. 01.05.2028

PLS/PE MD Reg. Ne

04.14.2026
Date

Digitally -signe'df\ﬁgz Patrick La Vay
Date: 2026.04.14 07:23:55-04'00'

Montgomery County Review: See Vertical Profile.

A . . . . .
g pproved *Stopping sight distance requirement of 173" is
D Disapproved: met and is appropriate for use given proximity

of the property to stop control at MacArthur
By: Blvd.

FORM APPROVED | % 2oz REVISED Montgomery County
. Date Department of Transportation
% L}

Chief, Division of Tran ortation ngineering
Montgé_'mery C un!;y Dept. of Transportation . .
PR N Sight Distance
_ Review Form
Ch’ f, Land Develo  ent
Montgomery County Dept. of Permitting Services



NTGOMERY COUNTY, MARYLAND
DEPARTMENT OF TRANSPORTATION
DEPARTMENT OF PERMITTING SERVICES

SIGHT DISTANC ’
Plan Number: 120260080 Lot 2 Driveway

Neighborhood Street

25 MPH (Posted)
22 MPH (Speed Study)

Project Name: Cabin John Park

ENGINEER/ SURVEYOR CERTIFICATE

| hereby certify that this information is

accurate and was collected in accordance 240 236 YES*
with these guidelines. 308 259 YES*
Signature 0 236
9 Professional Certification +3.7% 240 YES*
I hereby certify that these documents were prepared or -6.8% 308 259 YES**

approved by me, and that | am a duly licensed
Professional Engineer under the Laws of the State of
Maryland. Lic. No. 35186 Exp. Date. 01.05.2028

PLS/PE MD Reg. Ne g,

N M “,

AN "9%
04.14.2026 SEF gl
= i :
Date = i@ )<
3o

Digitally -sig'h‘éd'\ﬁ§{ Patrick La Vay

Date: 2026.04.14 07:23:44-04'00'

Montgomery County Review:

x Approved

|:| Disapproved:
By:
Date:  ©/21/2026

[ - 2c2=

Date

FORM APPROVED

< \

Chief, Division of Tran ortation ngineering

Montgémery C un!;y Dept. of Transportation
= il ;

» s

. ;;’ /\

Ch’ f, Land Develo ent
Montgomery County Dept. of Permitting Services

&

REVISED

See Vertical Profile.

*Distance of 236" measured to centerline of
MacArthur Blvd. Clear sight line is available beyond
intersection.

*Stopping sight distance requirement of 173" is met

and is appropriate for use given proximity of the
property to stop control at MacArthur Blvd.

Montgomery County
Department of Transportation

Sight Distance
Review Form



NTGOMERY COUNTY, MARYLAND
DEPARTMENT OF TRANSPORTATION

. . DEPARTMENT OF PERMITTING SERVICES

SIGHT DISTANC ’
Plan Number: 120260080 Lot 3 Driveway

Neighborhood Street

25 MPH (Posted)
22 MPH (Speed Study)

Project Name: Cabin John Park
ENGINEER/ SURVEYOR CERTIFICATE

| hereby certify that this information is

accurate and was collected in accordance 240 195 YES*
with these guidelines. 308 280 YES*
Signature 0 195
9 Professional Certification +3.2% 240 YES*
I hereby certify that these documents were prepared or -6.6% 308 280 YES**

approved by me, and that | am a duly licensed
Professional Engineer under the Laws of the State of
Maryland. Lic. No. 35186 Exp. Date. 01.05.2028

PLS/PE MD Reg. Ne

04.14.2026
Date

trick La Vay

Digitally-sigrfe’d'\'(& Pa
Date: 2026.04.14 07:23:34-04'00'

Montgomery County Review: See Vertical Profile.

& Approved *Distance of 195' measured to centerline of
Di d: MacArthur Blvd. Clear sight line is available beyond
[:l ISapprovea: intersection.

By: . . . . .
4 *Stopping sight distance requirement of 173" is met

Date: 5/21/2026 and is appropriate for use given proximity of the
property to stop control at MacArthur Blvd.

FORM APPROVED I "%’ Z"OZLZ REVISED
Date
A )

Chief, Division of Tran ortation ngineering
Montgé_'mery C un!;y Dept. of Transportation . .
PR N Sight Distance
_ Review Form
Ch’ f, Land Develo  ent
Montgomery County Dept. of Permitting Services

Montgomery County
Department of Transportation



NTGOMERY COUNTY, MARYLAND
DEPARTMENT OF TRANSPORTATION

. . DEPARTMENT OF PERMITTING SERVICES

SIGHT DISTANC ’
Plan Number: 120260080 Lot 4 Driveway

Neighborhood Street

25 MPH (Posted)
22 MPH (Speed Study)

Project Name: Cabin John Park

ENGINEER/ SURVEYOR CERTIFICATE

| hereby certify that this information is
accurate and was collected in accordance 240 154 YES*
with these guidelines.

308 320 YES
Signature . L +2.69 240 154 *
g Professional Certification 2.6% YES
| hereby certify that these documents were prepared or -6.6% 308 320 YES
approved by me, and that | am a duly licensed
Professional Engineer under the Laws of the State of
Maryland. Lic. No. 35186 Exp. Date. 01.05.2028
PLS/PE MD Reg. Ne Ty,
9 o FM <
SKAY Ry,
AN i 15 %y
" GERAR 7 2
04.14.2026 .
Date
- 0.-' T s -
% 35180 NS
Digitall§/ signed by Patrick La Vay
Date: 2026.04.14 07:23:23-04'00"
Montgomery County Review: See Vertical Profile.
Approved *Distance of 154' measured to centerline of
Di d: MacArthur Blvd. Clear sight line is available beyond
[:l Isapprovea: intersection.
By:
Date: 5/21/2026
FORM APPROVED I v % - 'Z_O%Z REVISED Montgomery County

Date Department of Transportation

< \
Chief, Division of Tran ortation ngineering
Montgé_'mery C un!;y Dept. of Transportation . .
PR N Sight Distance
_ Review Form
Ch’ f, Land Develo  ent
Montgomery County Dept. of Permitting Services



NTGOMERY COUNTY, MARYLAND
DEPARTMENT OF TRANSPORTATION

. . DEPARTMENT OF PERMITTING SERVICES

SIGHT DISTANC ’
Plan Number: 120260080 Lot 5 Driveway

Neighborhood Street

25 MPH (Posted)
22 MPH (Speed Study)

Project Name: Cabin John Park
ENGINEER/ SURVEYOR CERTIFICATE

| hereby certify that this information is
accurate and was collected in accordance 240 114 YES*
with these guidelines.

308 361 YES
Signature 9 114
g Professional Certification +2.6% 240 YES*
I hereby certify that these documents were prepared or -6.0% 308 361 YES

approved by me, and that | am a duly licensed
Professional Engineer under the Laws of the State of
Maryland. Lic. No. 35186 Exp. Date. 01.05.2028

PLS/PE MD Reg. Ne aw gy,

N 1
SR,
04.14.2026 S0 .7,
Date

Digitally/ signed by Patrick La Vay
Date: 2026.04.14 07:23:05-0400°

Montgomery County Review: See Vertical Profile.

Approved *Distance of 154' measured to centerline of
[:l Disapproved: MacArthur Blvd. Clear sight line is available beyond

intersection.
By:

Date: 5/21/2026

FORM APPROVED I v % - Z"OZLZ REVISED Montgomery County
' Date Department of Transportation
</ \
Chief, Division of Tran ortation ngineering
Montgé'mery C unty Dept. of Transportation . .
origamen © Do el T Sight Distance

_ Review Form
Ch' f, Lanc:tbevelo ent
Montgomery County Dept. of Permitting Services



DPS-ROW CONDITIONS OF APPROVAL May 27,2026

820260090 Cabin John Park Section One
Contact: Sam Farhadi at 240 777-6333

We have reviewed site plan file:
“07-SITE-820260090-201.pdf V4~ uploaded on/ dated “5/27/2026” and
The following needs to be addressed prior to the certification of site plan:

1. Provide safe truck turning movements (especially right turns) for the public roads
intersection. Curb radii adjustments may be needed.



Department of Permitting Services
Fire Department Access and Water Supply Comments

DATE:  30-May-26

TO: Patrick La Vay - plavay@mhgpa.com
Macris, Hendricks & Glascock

FROM: Marie LaBaw

RE: Cabin John Park Section One
820260090
PLAN APPROVED

1. Review based only upon information contained on the plan submitted 28-May-26.Review and approval does not cover
unsatisfactory installation resulting from errors, omissions, or failure to clearly indicate conditions on this plan.

2. Correction of unsatisfactory installation will be required upon inspection and service of notice of violation to a party
responsible for the property.
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Professional Certification

| hereby certify that these documents were prepared or
approved by me, and that | am a duly licensed
Professional Engineer under the Laws of the State of
Maryland. Lic. No. 35186 Exp. Date. 01.05.2028

OPaL Design Build, LLC
6428 79th Street, Suite 100
Cabin John, MD 20818
301-320-3979
sean@opaldc.com
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DEPARTMENT OF PERMITTING SERVICES

Marc Elrich Rabbiah Sabbakhan
County Executive Director

June 9, 2026
Mr. Patrick La Vay, P.E.
Macris Hendricks & Glascock, P.A.
9220 Wightman Road, Suite 120
Montgomery Village, MD 20886
Re: COMBINED STORMWATER MANAGEMENT
CONCEPT/SITE DEVELOPMENT
STORMWATER MANAGEMENT PLAN for
7687 MacArthur Boulevard
Preliminary Plan #: 120260080
SM File #: 304167
Tract Size/Zone: 0.46 Ac/R-90
Total Concept Area: 0.22 Ac/19843 SF
Lot: 209
Watershed: Potomac River Direct, Use Class |
Redevelopment (Yes/No): YES
Dear Mr. La Vay:

Based on a review by the Department of Permitting Services Review Staff, the stormwater
management concept for the above-mentioned site is acceptable. The plan proposes to meet required
stormwater management goals via the use of Micro-Bioretention Planter Boxes and Green Roof. A
waiver of SWM for the improvements within the public ROW was requested and is hereby granted.

The following items will need to be addressed during the detailed sediment control/stormwater
management plan stage:

1. A detailed review of the stormwater management computations must occur at the time of detailed
plan review. All work must be shown.

2. An engineered sediment control plan must be submitted for this project comprising of all
proposed lots and ROW improvements.

3. Allfiltration media for manufactured best management practices, whether for new development or
redevelopment, must consist of MDE approved material.

4. Attime of final design, confirm with MCDOT what they require of the project to address the
existing storm system stated in 2019 to be "full of dirt". Coordinate with MCDOT and upload
correspondence.

This list may not be all-inclusive and may change based on available information at the time.

Payment of a stormwater management contribution in accordance with Section 2 of the Stormwater
Management Regulation 4-90 is required.

2425 Reedie Drive, 7th Floor, Wheaton, Maryland 20902 | 240-777-0311
www.montgomerycountymd.gov/permittingservices



file://///dps50/villan/Home/www.montgomerycountymd.gov/permittingservices

Patrick La Vay, P.E.
6/9/2026
Page 2 of 2

This letter must appear on the sediment control/stormwater management plan at its initial submittal. The
concept approval is based on all stormwater management structures being located outside of the Public
Utility Easement, the Public Improvement Easement, and the Public Right of Way unless specifically
approved on the concept plan. Any divergence from the information provided to this office; or additional
information received during the development process; or a change in an applicable Executive Regulation
may constitute grounds to rescind or amend any approval actions taken, and to reevaluate the site for
additional or amended stormwater management requirements. If there are subsequent additions or
modifications to the development, a separate concept request shall be required.

If you have any questions regarding these actions, please feel free to contact Alex Weintraub at

240-777-6356.

cC: Neil Braunstein
SM File # 304167

Lot1

ESD: Required/Provided 400 cf / 413 cf
PE: Target/Achieved: 27/2.07”
STRUCTURAL: N/A cf

WAIVED: N/A cf.

Lot 2

ESD: Required/Provided 399 cf / 443 cf
PE: Target/Achieved: 27/2.22”
STRUCTURAL: N/A cf

WAIVED: N/A cf.

Lot 3

ESD: Required/Provided 399 cf / 443 cf
PE: Target/Achieved: 27/2.22”
STRUCTURAL: N/A cf

WAIVED: N/A cf.

Lot 4

ESD: Required/Provided 399 cf / 443 cf
PE: Target/Achieved: 2/2.22”
STRUCTURAL: N/A cf

WAIVED: N/A cf.

Lot5

ESD: Required/Provided 409 cf / 443 cf
PE: Target/Achieved: 2"/2.17"
STRUCTURAL: N/A cf

WAIVED: N/A cf.

ROW

ESD: Required/Provided 740 cf/ O cf
PE: Target/Achieved: 2"/0”
STRUCTURAL: N/A cf

WAIVED: 740 cf.

Sincerely,

Mark Etheridge, Manager
Water Resources Section
Division of Land Development Services



April 25, 2026

Submitted via U.S. Mail and Email to Elza.Hisel-McCoy@montgomeryplanning.org

Ms. Elza Hisel-McCoy
M-NCPPC Lead Reviewer
Montgomery Planning
2425 Reedie Drive
Wheaton, MD 20902

Re:  Opposition to Development Plans 120260080 and 820260090
Dear Ms. Elza Hisel-McCoy

I am writing to urge the Montgomery County Planning Board to deny Development
Application for Plans 120260080 and 820260090. The proposal would eliminate a
cherished community gathering spot for our neighborhood and convert important and
scarce commercial space in our neighborhood to residential use that is not needed. The
proposalis inconsistent with existing permitted uses for the property, inconsistent with the
adjacent properties and neighborhood, and makes nho commercial sense. In addition, the
process followed has been misleading and not forthcoming.

1. The Proposal Would Remove a Cherished Community Resource

The current property is the site of a community gym that is a cherished resource in the
Cabin John community. Itis one of the few places in our neighborhood that the young and
the old and everyone in between can gather. On any given weekday or weekend, you would
see high school students mingling with octagenarians in the work out rooms, moms and
dads and their kids coming together to hit the gym or take the exercise classes they offer.
In the world we live in that is increasingly inward looking on electronic devices, these types
of community spaces are a rarity and must be preserved.

The developer, who is a neighbor, does not appreciate that, and instead is proposing to
bulldoze the facility to cram in five housing units in order to make a profit at our
community’s expense. His profit, his neighbors’ loss.

Even if the gym were no longer commercially viable, which the developer alleged to be the
case during the community meeting, it is still important to keep the space a commercial
space to allow community gatherings of this kind that are so essential to the character of
our community.



2. The Proposal Would Eliminate Scarce and Important Commercial Space

The proposal would eliminate one of the scarce commercial lots in our neighborhood. As it
stands, the only other commercial lots are located in a within a few blocks north and south
on MacArthur Boulevard. Itis over 4 miles to retail sites in Bethesda, and 4.5 miles to retail
sites in Potomac from the site. That equates to a 25-30 minute drive.

Even if the gymnasium is no longer commercially viable, it is important to keep the site
open to other future commercial uses. It could be a coffee house, a sandwich shop, a
retail store, a small grocery store. Ideally it would be the type of place the community
could gather, young and old. But the important point is that our community has a real lack
of commercial space and retail of the kind that sustains and enhances communities.

3. The Proposalis not needed

There is no need to add 5 more residential units in the Glen Echo neighborhood,
particularly condo units at the 2.4-2.6 million price point OpalDC intends to sell them at as
they disclosed during the community meeting. Our neighborhood has plenty of residential
units that are much larger and nicer than the ones proposed at much lower price points.

4. The residential units are out of character with the Neighborhood

The proposal would drop 5 tacky identical three story condo units onto a single lot jammed
together in a way no other homes in the area are. There are no other condo style
developments in the neighborhood. The developer claims they are two stories with “loft,”
but the “loft” is in fact a third story no matter what they call it.

5. The proposal makes no commercial sense

The developer explained during the meeting that they needed to have 5 units on the lot,
priced at $2.4-2.6 million because otherwise the project would not be commercially viable.
But none of that makes any sense. That would generate $12 million in sales. The lot was
purchased, as | understand it, at $3.4 million. That would appear to generate considerable
profit for the developer at that price point.

But even if the developer were correct that they needed to sell 5 units at that price point to
hit their profit goals, they put themselves in that position by paying far more than the
property was worth. That lot had a for sale sign up for years and had not sold because it
was overpriced. The developer should not be able to argue they need to cram 5 houses on
the lot because they overpaid for it.

Finally, there is no market for identical condos at that price point. In our neighborhood, you
can buy a 6,000 - 8,000 square foot house with a tennis court or a pool for $2.4 million. No
one is going to buy a condo at that price. The development plans are simply not realistic.



6. The proposal has been misleading and not forthcoming

The developer did not appear to want to consider anything other than the proposal during
the community meeting. Rather than explain the proposal and consider the
neighborhood’s feedback, the developer showed up with his lawyers who lawyered the
entire presentation. Rather than explain that they needed approval from the planning
board to achieve their goals, they presented the project as a done deal. They did not
accept or consider any recommendations not to move forward or to consider a smaller and
less invasive development more consistent with the neighborhood. Very nearly all of the
comments and questions in the room were opposed to the project, but the developer’s
attorneys did not pause or appear to be open to anything but the project as proposed as a
done deal. They misled about the need and the character of the project, for example
characterized the clearly 3 story buildings as 2 stories with a loft, which they clearly are
not. Merely calling a third story a loft does not make it not a third story.

They did not explain they needed permission from the planning board or the review process
during the meeting. That only came in the form of a printout from the planning board in the
notice they sent to interested parties. The notice stated interested parties could submit
comments, but did not provide a due date.

In the notice, they said that the hearing would take place on June 18. From your website, it
appears that the hearing may have already occurred.

Conclusion

The developer is continuing to propose the exact same proposal that met widespread
opposition during the community meeting. They are apparently confident they can
navigate through community opposition and get the Planning Commissions to do what they
want despite widespread opposition. | am confident that the Montgomery County Planning
Commission, like our neighbors, is not so easily handled.

I urge the Planning Commission not to approve this project.

Ifitis available, | would like to speak with the lead reviewer and testify at the hearing.
Thank you for your consideration,
Elliott Milhollin
6712 Bonaventure Ct.

Bethesda, MD 20817
(202) 420-0037









taken a very thoughtful approach 1o the design of the project, to ensure these homes exemplily the
positive attributes that make Cabin John umique. The Project will reduce imperviousness on-site
and will provide stormwater management where none currently exists.

At the conclusion of the applicant’s presentation, attendees were invited to ask questions
and’or provide comments. Representative questions and comments include:

©): How large is the existing lot?
The existing property is roughly ¥ acre.
0 Why is the tract area shown as being larger on the plan?

Tract area is larger than the for, as it includes the areas for past and proposed right-of-way
dedication,

0: Where will the green roof be located and will there be adequate sunlight?

The green roofe will be located an the carpart roofs and there will be adequare sunlight ta support
those plantings.

0: What is the stormwater now and what stormwater management is being proposed?

There is curvently no stormwater management. Today the water just runs off the property and
drains to the disch along MacArthur, The Applicans is prapasing to vreduce the imperviousness, so
the runoff values will be reduced from what exists today. Also, the Applicant will be providing

stormwater management through green roofs and also bioretention facilitfes. Net runofl will be
reduced.

}: The soil here has a lot of clay, so how does that impact the stormwater management and
liltration?

The Applicant will be providing stermwater facilitles. which do not rely on the infiltration of
existing soif. Soil testing is also done in connection with the stormwater managenent plans.

: How will parking be provided on-site?

There will be a single-car garage and then area within the carport andior driveway io
accammaodate additional parking,

): How will the materials be brought in on MacArthur given the viaduet?
The Applicant explained that they are very familiar with these restrictions, having worked closely

with the Army Corps of Engineers to develop several other houses nearby. This Property can get
heavy trucks through the neighborhood to minimize the number of trucks needed overall.
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Chherwise, if trucks need to come down MacArthur the Applicant will need o wve more, smaller
frucks, given welght restrictions.

): What will the construction process and timing entail?

CPal. will close on the property in March. The entitfement and permitting process will take up
most of 2026, The construction (s not anticipated fo commence uniil 2027, The Applicant
anticipates consiructing three houses in first phase and two in second phase.

): What is the overall square footage, including the cellars?

Cellars are exempt from the calcuwlation of FAR bur including the cellars, the homes will have an
averall area of approximately 4,100 square feet.

0 Why is level fitness vacating the building now?

The seller is getting the property ready for the sale in March, as there iy no expectation or
regquirement for the new properiy owner o keep the existing tenant in the buildings.

}: Can you retain the front building on MacArthur?

CPal. does a signiffcant amount of historic renovations as part of their business. However, OFal
does not believe this building should be retained and it is not reguired to be, as it is not historically
desighated

0 Where will overflow parking be accommodated?

The project provides more than the code reguired parking on each lot. Just like other residential
homes in residential neighborhoods, the visitors will alsa have the ability to use on-street parking
ar arvange for carpeoling, as needed,

0Q: Will there be backyards and how large are they?

Yes — there will be backvards and they will be approximarely {8 x 40,

: What will be the demographics for the project?

OPal. anticipates that it will be young families and empiy nesters.

): What is the process for the Application?

The application, after submission, will be considered by the Planning Depariment and agency
Stafl. Planning Staff will make a recommendation to the Planning Board. The Planning Board
will kold a pubfic hearing, ar which time members of the public are welcome to testify feither in-

person, virtwally or via written festimony), The Planning Board will conxider all testimony and
then make a decision on the application.
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0z Will there be notice of the Planning Board hearing?

Yes. Signs of the application acceptance will be pasted on the Property, which will have a OR caode
o them, Notices will also be mailed for the hearing.

The meeting concluded at approximately 7:40 PM.
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