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LOCATION/ADDRESS 

7687 MacArthur Boulevard, Northeast 

quadrant of the intersection of MacArthur 

Boulevard and 77th Street in Cabin John 

MASTER PLAN  

1990 Bethesda-Chevy Chase Master Plan 

ZONE 

CRT-0.75 C-0.75 R-0.25 H-35 and R-90 

PROPERTY SIZE 

26,110 square feet (0.59 acres) 

APPLICANT 

Sean Ruppert, Opal Design Build 

ACCEPTANCE DATE 

February 18, 2026 

REVIEW BASIS 

Chapter 50, Subdivision Ordinance, and Chapter 

59, Zoning Ordinance 

 

Summary: 

• The Applicant proposes five (5) lots for 

10,825 square feet of Gross Floor Area (GFA), 

and 3,600 square feet of cellar space 

excluded from GFA, for live/work uses in 

four (4) single-family-style buildings and 

2,707 square feet of GFA, and 900 square 

feet of cellar space exempt from GFA, for 

residential use in one (1) single-family 

detached home on 18,043 square feet (0.415 

acres) of CRT-zoned land and  8,067 square 

feet (0.185 acres) of R-90-zoned land on 

77th Street in Cabin John, under the 

Standard Method of Development. 

• The Zoning Ordinance classifies a live/work 

unit as a commercial use (Section 59-3.1.6).  

Section 59-3.5.14.H. defines a Live/Work 

Unit as “a building, or a space within a 

building, that combines space for a 

commercial or manufacturing activity that 

is allowed in the zone with a dwelling unit 

for the owner of the commercial or 

manufacturing business, or the owner’s 

employee, and that person’s household.” 

 

• The Zoning ordinance defines “Gross Floor 

Area” in Section 59-1.4.2 to exclude cellar 

space. 

 

• The Planning Director administratively 

extended the review period for these 

applications from June 18, 2026, to July 18, 

2026.   

Planning Staff 

 

 
Elza Hisel-McCoy, Chief, West County Planning, elza.hisel-mccoy@montgomeryplanning.org, 

301.495.2115 
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SECTION 1: RECOMMENDATIONS AND CONDITIONS 

PRELIMINARY PLAN 120260080 

Staff recommends approval with conditions of the Preliminary Plan to create five (5) lots for 10,825 

square feet of Gross Floor Area (GFA), and 3,600 square feet of cellar space excluded from GFA, for 

live/work uses in four single-family-style buildings and 2,707 square feet of GFA, and 900 square feet of 

cellar space excluded from GFA, for residential use in one (1) single-family detached home, on 18,043 

square feet (0.415 acres) of CRT-zoned land and  8,067 square feet (0.185 acres) of R-90-zoned land.  All 

site development elements shown on the latest electronic version of the Preliminary Plan No. 

120260080 as of the date of this Staff Report submitted via ePlans to the M-NCPPC, are required 

except as modified by the following conditions.1  

GENERAL APPROVAL 

 This Preliminary Plan is limited to five (5) lots for up for 10,825 square feet of Gross Floor Area 

(GFA), and 3,600 square feet of cellar space excluded from GFA, for live/work uses in four 

single-family-style buildings and 2,707 square feet of GFA, and 900 square feet of cellar space 

excluded from GFA, for residential use in one (1) single-family detached home. 

ADEQUATE PUBLIC FACILITIES  

 The Adequate Public Facilities (“APF”) review for the Preliminary Plan will remain valid for five 

(5) years from the initiation date (as defined in Montgomery County Code Section 50.4.3.J.5).  

 

PLAN VALIDITY PERIOD  

 The Preliminary Plan will remain valid for three (3) years from its initiation date (as defined in 

Montgomery County Code Section 50.4.2.G), and before the expiration date of this validity 

period, a final record plat for all property delineated on the approved Preliminary Plan must 

be recorded in the Montgomery County Land Records or a request for an extension filed. 

OUTSIDE AGENCIES 

 The Planning Board has reviewed and accepts the recommendations of the Montgomery 

County Department of Transportation (“MCDOT”) in its letter dated May 21, 2026, and 

incorporates them as conditions of the Preliminary Plan approval.  The Applicant must comply 

 

1 For the purposes of these conditions, the term “Applicant” shall also mean the developer, the owner or any successor (s) in 

interest to the terms of this approval. 
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with each of the recommendations in the letter, which may be amended by MCDOT if the 

amendment does not conflict with any other conditions of the Preliminary Plan approval. 

 Before recording a plat for the Subject Property, the Applicant must satisfy MCDOT’s 

requirements for access and improvements.  

 The Planning Board has reviewed and accepts the recommendations of the Montgomery 

County Department of Permitting Services (“MCDPS”), Water Resources Section in its 

stormwater management concept letter dated June 9, 2026, and incorporates them as 

conditions of the Preliminary Plan approval. The Applicant must comply with each of the 

recommendations in the letter, which may be amended by MCDPS – Water Resources Section 

if the amendment does not conflict with any other conditions of the Preliminary Plan 

approval. 

OTHER APPROVALS 

 Before approval of a record plat or any demolition, clearing or grading for the Subject 

Property, the Applicant must receive Staff certification of any subsequent Site Plan(s) 

associated with this Preliminary Plan.  The number and location of site elements including but 

not limited to buildings, on-site parking, site circulation, sidewalks and any bikepaths is 

determined through site plan review and approval. 

 

 If an approved site plan amendment for the Subject Property substantially modifies the lot or 

right-of-way configuration or quantities shown on this Preliminary Plan, the Applicant must 

obtain approval of a Preliminary Plan amendment before certification of the site plan 

amendment. 

TRANSPORTATION 

Frontage Improvements on Existing Roads 

 The Applicant must provide the following dedications and show them on the record plat(s) for 

the following existing roads:  

a) All land necessary to accommodate thirty (30 ft) feet from the existing pavement 

centerline along the Subject Property frontage for 77th Street. 

b) All land necessary to accommodate all required frontage improvements along MacArthur 

Boulevard. 

 Before the recordation of plat, the Applicant must satisfy all necessary requirements of MCDOT to 

ensure the construction of the following frontage improvements:  

a. Along 77th Street, a six-foot-wide (6 ft) concrete sidewalk and a ten-foot-wide (10 ft) street 

buffer.  

b. At the intersection of 77th Street and MacArthur Boulevard (northside leg), ADA-

compliant receiving ramps on both ends, aligned with a crosswalk, as shown in the 

Certified Preliminary Plan.  
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 Before the issuance of right-of-way permit or building permit (whichever comes first), the 

Applicant will make a financial contribution to MCDPS in the amount of $21,892.42 towards 

the General Sidewalk Fund for the cost of constructing a ten-foot-wide (10 ft) asphalt sidepath 

and a five-foot-wide (5 ft) street buffer, per the 2018 Bicycle Master Plan, and adding three (3) 

feet of extra pavement for a bikeable shoulder along MacArthur Boulevard, as referenced in 

the MCDOT letter dated May 21, 2026. Proof of payment is required.    

 

RECORD PLATS 

 There shall be no clearing or grading of the site before recordation of plat(s).  

 The record plat must show necessary easements. 

 The record plat must reflect common ingress/egress and utility easements over all shared 

driveways. 

CERTIFIED PRELIMINARY PLAN 

 The certified Preliminary Plan must contain the following notes:  

Unless specifically noted on this plan drawing or in the Planning Board conditions of approval, 
the building footprints, building heights, on-site parking, site circulation, and sidewalks shown 
on the Preliminary Plan are illustrative.  The final locations of buildings, structures and 
hardscape will be determined at the time of Site Plan approval.  Please refer to the zoning data 
table for development standards such as setbacks, building restriction lines, building height, and 
lot coverage for each lot.   

 Before submittal of the Certified Preliminary Plan, the Applicant must make the following 

changes: 

a) Show resolutions and approval letters on the certified set 

 

SITE PLAN 820260090 

Staff recommends approval of Site Plan No. 820260090, for the construction of up to for 10,825 square 

feet of Gross Floor Area (GFA), and 3,600 square feet of cellar space excluded from GFA, for live/work 

uses in four single-family-style buildings and 2,707 square feet of GFA, and 900 square feet of cellar 

space excluded from GFA, for residential use in one (1) single-family detached home on 18,043 square 

feet (0.415 acres) of CRT-zoned land and 8,067 square feet (0.185 acres) of R-90-zoned land. The 

development must comply with the conditions of approval for Preliminary Plan No. 120260080, as 

listed in the MCPB Resolution, being reviewed concurrently, as may be amended.  All site 

development elements shown on the latest electronic version of the Site Plan, as of the date of this 
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Staff Report submitted via ePlans to the M-NCPPC, are required except as modified by the following 

conditions.2  

DENSITY, HEIGHT & HOUSING 

 Density  

 

The Site Plan is limited to a maximum of 10,825 square feet of Gross Floor Area (GFA), and 

3,600 square feet of cellar space excluded from GFA, for live/work uses in four single-family-

style buildings and 2,707 square feet of GFA, and 900 square feet of cellar space excluded from 

GFA, for residential use in one (1) single-family detached home.   

 

 Height 

The development is limited to a maximum height of 35 feet, as measured from the building 

height measuring point, as illustrated on the Certified Site Plan. 

ENVIRONMENT AND NOISE 

Tree Save Plan 

 Within the first planting season following the release of the first Sediment and Erosion Control 

Permit from the Montgomery County Department of Permitting Services for the Subject 

Property, or as directed by the M-NCPPC Forest Conservation Inspection Staff, the Applicant 

must install the specimen tree mitigation plantings on the Subject Property as shown on the 

approved Tree Save Plan. The mitigation plantings must be a minimum size of 3.5 caliper 

inches totaling 10.5 caliper inches, as shown on the approved Tree Save Plan. Adjustments to 

the planting locations of these trees are permitted with the approval of the M-NCPPC Forest 

Conservation Inspection Staff. 

 

Noise Attenuation  

 Before the issuance of the first building permit, the Applicant must provide certification to M-

NCPPC Staff from an engineer who specializes in acoustical treatments that the building shell 

for residential dwelling unit(s) affected by exterior noise levels projected at or above 65 dBA 

Ldn, will attenuate the projected exterior noise levels to an interior level not to exceed 45 dBA 

Ldn. 

 If any changes occur to the Site Plan which affect the validity of the noise analysis dated April 

24, 2026, acoustical certifications, and/or noise attenuation features, a new noise analysis will 

be required to reflect the changes and new noise attenuation features may be required. 

 
2 For the purposes of these conditions, the term “Applicant” shall also mean the developer, the owner or any 

successor (s) in interest to the terms of this approval. 
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 Before issuance of any Use and Occupancy Certificate or Final Inspection, whichever is 

relevant, for any of the noise impacted unit(s), a Professional Engineer must certify to the 

Planning Department and Department of Permitting Services that the noise impacted unit(s) 

have been constructed in accordance with these conditions and that the interior noise levels 

do not exceed 45 dBA Ldn. 

 For all noise impacted residential dwelling unit(s), the Applicant must disclose in writing to all 

prospective purchasers that those homes are impacted by transportation noise. Such 

notification may be accomplished by inclusion of this information and any measures to 

reduce the impacts in brochures and promotional documents and must be included in any 

noise impacted sales contracts, any illustrative site plan(s) on display within any sales related 

offices(s); in Homeowner Association documents; with all Deeds of Conveyance of noise 

impacted units; and by inclusion on all signature subdivision and site plans. A copy of this 

notification must be provided to the Planning Department and Montgomery County 

Department of Permitting Services, Site Plan Enforcement Section prior to the issuance of a 

Use and Occupancy Certificate or Final Inspection, whichever is relevant, for any noise 

impacted residential unit. 

TRANSPORTATION & CIRCULATION 

 Transportation 

a) The Planning Board has reviewed and accepts the recommendations of the Montgomery 

County Department of Permitting Services Right-of-Way Section (DPS-ROW) in its memo 

dated May 27, 2026, and incorporates them as conditions of approval.  The Applicant must 

comply with each of the recommendations in their memo, which DPS-ROW may amend if 

the amendments do not conflict with other conditions of Site Plan approval. 

AGENCY COORDINATION 

 Fire and Rescue 

The Planning Board has reviewed and accepts the recommendations of the Montgomery 

County Department of Permitting Services (MCDPS), Fire Department Access and Water 

Supply Section in its letter dated May 30, 2026, and hereby incorporates them as conditions of 

approval.  The Applicant must comply with each of the recommendations in the letter, which 

MCDPS may amend if the amendments do not conflict with other conditions of Site Plan 

approval. 

SITE PLAN 

 Site Design  

The exterior architectural character, proportion, materials, and articulation must be 

substantially similar to the schematic elevations shown on the Certified Site Plan, as 

determined by M-NCPPC Staff. 
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 Lighting 

a) All onsite down-lights must have full cut-off or BUG-equivalent fixtures. 

b) Illumination levels generated from on-site lighting must not exceed 0.5 footcandles (fc) at 

the lot line, excluding areas impacted by street lights within the right-of-way. 

 Certified Site Plan 

Before approval of the Certified Site Plan the following revisions must be made and/or 

information provided subject to Staff review and approval: 

a) Include the stormwater management concept approval letter, Site Plan resolution, and 

Development Program on the approval or cover sheet(s). 

b) Add the following notes: 

i. “M-NCPPC Staff must inspect all tree-save areas and protection devices before 

clearing and grading.” 

ii. “Minor modifications to the limits of disturbance shown on the site plan within the 

public right-of-way for utility connections may be done during the review of the right-

of-way permit drawings by the Department of Permitting Services.” 

iii. “The Applicant must schedule a preconstruction meeting (pre-con), preferably on-site, 

with staff from the Department of Permitting Services (DPS) responsible for Certified 

Site Plan conformance and compliance, upon approval of the Certified Site Plan (CSP).  

The pre-con must occur before any site development work commencement and 

before any work that is covered by the site plan surety and maintenance agreement.  

The Applicant, along with their representatives, must attend the pre-con with DPS CSP 

Staff. A copy of the approved Certified Site Plan along with any subsequent 

amendments is required to be on-site at all times during construction.” 

iv. “Coordination with the National Park Service and/or the Army Corp of Engineers is 

necessary for any activities within the MacArthur Boulevard ROW such as but not 

limited to utility connections and construction traffic.” 

c) Include approved Fire Department Access Plan. 

d) Modify data table to reflect development standards approved by the Planning Board. 

e) Ensure consistency of all details and layout between Site and Landscape plans. 

f) Show noise impacted unit(s). 

g) Add a note to the effect that homeowners may modify onsite elements including 

landscaping, play equipment, patios, lead walks, etc. without amending the Site Plan, 

providing they do not conflict with Stormwater Management, or other agency approval 

conditions.   

h) Include notes, details, and specifications for soil restoration for the landscape and lawn 

areas within the LOD. 
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SECTION 2: SITE DESCRIPTION 

 

VICINITY 

The site is located in the Cabin John community of greater Bethesda, west of Glen Echo along 

MacArthur Boulevard near the Potomac River.  The surrounding uses are primarily single-family 

residential homes, with a few retail centers and several parks. 

 

Figure 1 – Vicinity Map  

 

PROPERTY DESCRIPTION 

The Property or Site is approximately 0.46 acres located at 7687 MacArthur Boulevard  in the northeast 

quadrant of the intersection of MacArthur Boulevard and 77th Street.   The Site is split-zoned, with 

18,043 square feet (0.415 acres) of CRT-zoned land and 8,067 square feet (0.185 acres) of R-90-zoned 

land.  The unique zoning delineation (shown below) follows the recommendation of the 1990 

Bethesda-Chevy Chase Master Plan, intended to facilitate compatible redevelopment of the Site. 

The Site is currently developed with one- and two-story commercial structures and parking areas, to 

be replaced with the proposed development.  All  access is from 77th Street. The topography is 



    Cabin John Section One 

 Preliminary Plan 120260080 & Site Plan 82026090 

         10 

 

generally flat, and with a few trees of various sizes along the perimeter. The Site is located within the 

Potomac Direct watershed which is a Use Class I-P watershed. There are no known rare, threatened, 

or endangered species or other environmentally sensitive features on or adjacent to the Site.  

MacArthur Boulevard and its associated underground aqueduct which runs along the south of the 

Property is identified under the Maryland Inventory of Historic Properties (as Resource Number M: 29-

49). 

The surrounding properties are primarily single-family homes, with the Cabin John United Methodist 

Church opposite the site on 77th Street. 

 

 

Figure 2 – Subject Property  
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Figure 3 – Subject Property, view across MacArthur Boulevard 

 

Figure 4 – Subject Property, Zoning Detail 
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SECTION 3: PROJECT DESCRIPTION 

 

PREVIOUS APPROVALS 

In 1991, the Planning Board approved Preliminary Plan 119990110, Cabin John Lot 43 Sec. 1, for two 

lots in the C-1 zone.  On Lot 1, the subject of these current applications, this approval allowed up to 

4,575 square feet of office/retail use (including some existing commercial structures to remain), and 

on Lot 2 a new single-family house.   

 

Figure 5 – Detail from Approved Preliminary Plan 119990110  
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PROPOSAL 

The Applicant proposes five (5) lots for 10,825 square feet of Gross Floor Area (GFA), and 3,600 square 

feet of cellar space excluded from GFA, for live/work uses in four single-family-style buildings and 

2,707 square feet of GFA, and 900 square feet of cellar space excluded from GFA, for residential use in 

one (1) single-family detached home, under the Standard Method of Development.  All proposed 

development is located on the CRT-zoned land. 

 

Figure 6 – Proposed Development (CRT zone outlined in red) 
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BUILDING/ARCHITECTURE 

The Applications replace a cluster of commercial buildings and a surface parking lot with five 

detached buildings; one single family dwelling and four live-work units. Cabin John is primarily a 

residential neighborhood with architectural styles ranging from Sears Catalogue to farmhouse, 

colonial, and mid-century modern. The proposed building design varies slightly between units but is 

consistently mid-century. 

 

Figure 7 – Conceptual Street Elevation View 

All proposed units are designed with compact footprints to limit imperviousness, and with simple roof 

lines that allow for a third floor without exceeding the maximum permitted height (35 feet). Lower 

floors engage the street and pedestrians directly; upper levels are set back from the street to maintain 

a residential scale like other homes along 77th Street and from the rear property line to ensure 

compatibility with adjacent residential lots. As previously mentioned, the proposal sits entirely within 

the CRT portion of the lot and utilizes the available zoning envelope efficiently.  

OPEN SPACE 

While each structure will have front, side, and rear yards, under the development standards for 

Standard Method projects (Section 59-4.5.3.C.1), public open space is not required for detached house 

structures. 
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TRANSPORTATION 

All units will have their driveways located along 77th Street and pedestrian access will also be 

provided mainly through 77th Street, as the Applicant will be constructing a six-foot-wide (6 ft) 

concrete sidewalk separated from traffic by a ten-foot-wide (10 ft) street buffer with trees. At the 

intersection of 77th Street and MacArthur Boulevard, a high-visibility crosswalk will be provided, 

aligned with two (2) ADA-compliant receiving curb ramps. The existing Ride-On bus stop along 

MacArthur Boulevard will also be improved.  

 

Figure 8 – Frontage Improvements, as conditioned. 
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ENVIRONMENT AND CLIMATE 

The infill project will repurpose an existing developed property that consists almost entirely of 

impervious surfaces having no existing stormwater management treatment. The plans will 

moderately reduce the overall impervious areas while providing appropriate Stormwater 

Management per DPS standards. Furthermore, as conditioned the Applicant will perform soil 

restoration for the landscape and lawn areas which will further enhance porosity/infiltration and help 

the new plantings to thrive. 

Additionally, the project will provide onsite native canopy tree plantings, and new streetscape 

plantings within wide planting panels along 77th Street which will ultimately expand the overall 

canopy beyond the existing conditions. 

SECTION 4: COMMUNITY OUTREACH 

The Applicant has complied with all submittal and noticing requirements, and a pre-submittal public 

meeting was held on October 28, 2025.  All application materials have been available on the Planning 

Department website. 

Staff received one letter from a community member in opposition to the proposal (Appendix D).  

Pertinent to the findings required for approval, the letter raises concerns about the reduction of 

already-limited commercial space in Cabin John and the design’s compatibility with the 

neighborhood. 

Four of the five proposed units are live-work units.  The CRT zone allows office and other commercial 

uses, which are not allowed in single-family homes in the R-90 zone.  For the Site, the Master Plan 

recommended in part “Existing Uses,” which included “2 houses with Retail and Offices”.  The 

proposed development is consistent with this recommendation.  Further, the MacArthur Plaza 

shopping center is within a five-minute walk of the Site and has numerous offices, restaurants, and 

shops.  Within a five-minute drive of the Site is the Glen Echo Center, with office, restaurant, retail, and 

service uses. 

In response to a staff request regarding the Master Plan recommendations for architectural 

compatibility, the Applicant also provided the following images showing homes of similar design and 

scale within the Cabin John community. 
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Figure 9 – Cabin John Residential Architectural Precedents 

 

SECTION 5: PRELIMINARY PLAN 120260080 FINDINGS AND ANALYSIS 

The Preliminary Plan would create five lots for 10,825 square feet of Gross Floor Area (GFA), and 3,600 

square feet of cellar space excluded from GFA, for live/work uses in four single-family-style buildings 

and 2,707 square feet of GFA, and 900 square feet of cellar space excluded from GFA, for residential use 

in one single-family detached home.  This Application has been reviewed for compliance with the 

Montgomery County Code, Chapter 50, Subdivision Regulations.  The Application has been reviewed by 

other applicable State and County agencies.  

1. The layout of the subdivision, including size, width, shape, orientation and density of lots, 
and location and design of roads is appropriate for the subdivision given its location and 
the type of development or use contemplated and the applicable requirements of Chapter 
59- 

The lots’ size, width, and shape meet the dimensional requirements in Chapter 59 for the CRT 

and R-90 zones.  The lots also accommodate required stormwater management structures.  All 

single-family detached style buildings are located on the CRT portion of the lots, and the 

density of development is within the limits of the Standard Method of Development in the CRT 

zone.  The alignment of the lots, with access on 77th Street (a public road) is consistent with 

the surrounding properties and minimizes transportation impacts onto MacArthur Boulevard.  

No new streets are included in the development.  No public open space is required detached 
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houses.  The below data table shows how the Project complies with the development 

standards for detached houses, which applies to all of the proposed homes. 

Table 1: Cabin John Section One Preliminary Plan Data Table for the CRT and R-90 Zones, Standard Method, 
Section 59-4.5.3.C and 59-4.4.8.B. 

Development Standard Permitted/ Required Proposed 

Open Space n/a n/a 

Tract Area n/a  

CRT Zone n/a 18,043 sf (0.415 acres) 

R-90 Zone n/a 8,067 sf (0.185 acres) 

Total n/a 26,110 sf (0.59 acres) 

Prior Dedication n/a  

CRT Zone n/a 1,297 sf (0.03 acres) 

R-90 Zone n/a 3,925 sf (0.09 acres) 

Total n/a 5,222 sf (0.12 acres) 

Proposed Dedication n/a  

CRT Zone n/a 260 sf (0.006 acres) 

R-90 Zone n/a 785 sf (0.018 acres) 

Total n/a 1,045 sf (0.02 acres) 

Site Area n/a  

CRT Zone n/a 16,486 sf (0.379 acres) 

R-90 Zone n/a 3,357 sf (0.077 acres) 

Total n/a 19,843 sf (0.46 acres) 

Density Gross Floor Area (GFA) (CRT 

only) 

  

Commercial GFA 13,532 sf (0.75 FAR) 10,825 sf (0.60 FAR) 

Residential GFA 4,510 sf (0.25 FAR) 2,707 sf (0.15 FAR) 

Total 13,532 sf (0.75 FAR) 13,532 sf (0.75 FAR) 

Cellar space exempt from GFA per 59-

1.4.2 (CRT only) 

  

Commercial Cellar space n/a 3,600 sf (0.20 FAR) 

Residential Cellar space n/a 900 sf (0.05 FAR) 

Minimum Lot Area   

CRT Zone 1,000 sf 3,748 sf 

R-90 Zone 9,000 sf n/a (no complete lot in R-90) 

Minimum Lot Frontage   

CRT Zone 10 feet n/a (no complete lot 

frontage in CRT ) 

R-90 Zone 25 feet 39 feet 
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Minimum Lot width at front building 

line 

  

CRT Zone 25 feet 39 feet 

R-90 Zone 75 feet n/a (no front building line in 

R-90) 

Maximum Lot Coverage   

CRT Zone 90% 67% 

R-90 Zone 30% n/a (no complete lot in R-90) 

Minimum Principal Building setbacks 

(CRT only) 

  

Front 5 feet 19 feet 

Side abutting R-90 6 feet 6 feet 

Side abutting CRT 4 feet 4 feet 

Side abutting street 5 feet 14 feet 

Rear abutting R-90 15 feet 15 feet 

Building Height 35 feet 35 feet 

2. The Preliminary Plan substantially conforms to the Master Plan. 

a) Land Use 
Under its discussion of Plan-wide recommendations, the 1990 Bethesda-Chevy Chase 
Master Plan (the “Plan”) set three central elements: 

• The key land use policy of the Plan is a reconfirmation of the existing residential 

character and zoning of the Planning Area. (p. 1) 

• The major goal of the Master Plan is to protect the high quality of life, the 

residential character, and the natural environment throughout the area. (p. 3) 

• In the Pallsades, the Plan endorses protection of the environment, character, and 

cultural resources of the area. (p. 3) 

 

The subject development reflects and reinforces the residential character of the 

community with five single-family-home structures.  The development will remove a 

paved parking lot, reducing imperviousness and enhancing the natural environment.  

 

In the Palisades Land Use and Zoning Recommendations, the Plan identifies the site as 

Parcel PC 19, Wild Bird Center (p. 74, 77-78).  The Plan recommended C-1 commercial 

zoning for the footprints of the existing buildings and parking required for the uses 

existing at the time, with the balance to be zoned R-90.  The Plan saw this as the “best way 

to assure continues uses here that are of a residential scale..., which would essentially 

enable the construction of a building equal to the square footage of the existing one” (p. 

78).  The Plan also recommends that “any future development on site should reflect the 
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character of the area and should be of design and scale to enhance the ambience of 

MacArthur Blvd and the Palisades” (p. 74) and “enhance the unique cultural and natural 

environment of the area.” (p. 78) 

 

The subject development substantially conforms to the recommendations of the 1990 

Plan.  With the 2014 Zoning Rewrite, the C-1 was converted to CRT-0.75, with a focus on 

commercial development.   The buildings themselves are limited to the CRT portion of the 

properties and include four live-work commercial uses designed in the style of a detached 

house and one additional single-family detached  home.  The scale and design are in 

keeping with the established character of the community. 

 

b) Environment 
 

The Master Plan has extensive recommendations and major goals on the protection of the 

Palisades’ environmental features such as mature trees and stream quality. The 

Application will ultimately expand/enhance the overall tree canopy associated with the 

Site while also reducing the extents of impervious surfaces and provide stormwater 

management (“SWM”) where none currently exists. Therefore, the overall Application will 

perpetuate and enhance the environmental features and the special open space character 

as recommended by the Master Plan. 

Noise 

The site is adjacent to MacArthur Boulevard which has an Annual Average Daily Traffic 

(AADT) of greater than 5,000 to 20,000 trips and is therefore subject to a noise analysis to 

demonstrate conformance with the 1983 Staff Guidelines for the Consideration of 
Transportation Noise Impacts in Land Use Planning and Development (“Noise Guidelines”).  

The Noise Guidelines stipulate a 65 dBA (A-weighted decibel scale of frequency sensitivity 

that accounts for the sensitivity of the human ear) Ldn (the average A-weighted sound 

level during a 24-hour day) maximum noise level for outdoor recreation areas and 45 dBA 

Ldn for indoor areas. 

A noise analysis report dated April 24, 2026 (Attachment C) was prepared for the project. 

The analysis indicates that the detached house (Lot 5) closest to MacArthur Boulevard will 

be exposed to future transportation noise levels exceeding 65 dBA. The document also 

notes that further analysis will be required to determine the building construction 

methods needed to maintain the interior noise levels not exceeding 45 dBA Ldn. The 

remaining units will not be exposed to future transportation noise levels above 65 dBA 

Ldn and those residences will not require further analysis, as ordinary building 
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construction may be used without modification in these locations. Standard conditions of 

approval are recommended to address the noise mitigation requirements. 

c) Transportation 
The Master Plan supports the enhancement of different modes of transportation, 

especially pedestrian, bicyclist, and public transportation. In line with this, the 2017 

Bicycle Master Plan calls for an asphalt sidepath facility along MacArthur Boulevard.  
 
The Project supports the intent of both master plans. As part of this Project, the Applicant 

is responsible for constructing a six-foot-wide (6 ft) concrete sidewalk separated from 

traffic by a ten-foot-wide (10 ft) street buffer along their Site’s frontage on 77th Street and 

providing ADA-compliant curb ramps on both sides of the northside leg intersection with 

MacArthur Boulevard.  

 

In addition, there is an existing sidewalk east of this leg of this intersection that provides 

access to the existing RideOn bus stop along MacArthur Boulevard. The Applicant is 

responsible for upgrading this sidewalk to six (6) feet and providing a six-foot-wide street 

buffer. Similarly, the bus stop will be improved, following MCDOT’s direction at a later 

stage.  

 

In lieu of the construction of the asphalt sidepath, the Applicant will provide a dollar 

amount contribution to MCDPS. Further details are discussed in the sections below.  

 

3. Public facilities will be adequate to support and service the area of the subdivision. 

a) Roads and other Transportation Facilities 

 Existing Facilities  

MacArthur Boulevard is a federally owned and maintained street classified as an Area 

Connector under the Master Plan of Highways and Transitways with an existing right-

of-way of variable width. Along the Property line, MacArthur Boulevard has no 

pedestrian and bicyclist facilities. On the opposite side, it has an existing asphalt 

sidepath that provides access to both pedestrians and cyclists.  

77th Street is a County-owned and maintained public street classified as a 

Neighborhood Street under Section 49-31 of the County Code with an existing right-of-

way of 50 feet. There are no pedestrian and bicyclist facilities on either side of the 
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street. At the east side of the intersection of MacArthur Boulevard and 77th Street, 

there is an existing pad site with a bus stop that provides RideOn bus service.  

 Proposed public transportation infrastructure  

As part of this Project, the Applicant will construct a six-foot-wide (6 ft) concrete 

sidewalk separated from traffic by a ten-foot-wide (10 ft) street buffer with trees along 

the Site’s frontage on 77th Street, in compliance with the Complete Streets Design 
Guide. The proposed six-foot-wide (6 ft) concrete sidewalk will allow access to the 

existing RideOn bus stop. To comply with the prescriptive right-of-way requirement, 

the Applicant will dedicate an additional 5 feet. 

To provide pedestrians with safe and efficient access to the existing bus stop, the 

Applicant is responsible for installing a high-visibility crosswalk with ADA-compliant 

receiving curb ramps at both sides and upgrading the existing sidewalk link to a six-

foot-wide (6 ft) concrete sidewalk. To further enhance the bus rider experience, the 

Applicant is responsible for upgrading the existing bus stop pad site. Those 

improvements will be determined by MCDOT in coordination with the Applicant at a 

later stage.  

Since MacArthur Boulevard is owned by the Federal government, the frontage 

improvements along that street have been deemed unfeasible. To fulfill the 

requirements under the Complete Streets Design Guide and the Bicycle Master Plan, the 

Applicant will provide a fee-in-lieu of construction instead. This financial contribution 

was calculated using the latest edition of the LATR Cost Estimation Tool and approved 

by Planning Staff and MCDOT.  

A total of $21,892.42 will be paid to MCDPS at the right-of-way permit stage and will go 

to the General Sidewalk Fund. This dollar amount will cover the expenses of 

constructing a ten-foot-wide (10 ft) asphalt sidepath, a five-foot-wide (5 ft) street 

buffer, and three (3) additional feet of pavement for bikeable shoulders. Although 

frontage improvements are not being constructed at this time. 

Local Area Transportation Review (LATR) 

 

The previous use on the Site was 1,913 SF of office space and 2,667 SF of commercial 

space. The proposed five (5) dwelling units are estimated to generate a net decrease of 

seven (7) vehicle trips in the morning peak hour and a net decrease of 16 vehicle trips in 

the evening peak hour. The 2024-2028 Growth and Infrastructure Policy (GIP) requires a 

transportation impact study for any project that is estimated to generate a net increase of 
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30 or more vehicle trips in either the morning or evening peak hours. As that is not the 

case for this Application, the LATR review is satisfied with a transportation exemption 

statement. A summary of the trip generation analysis is provided in Table 2 below. 

Table 2: Trip Generation Analysis 

Uses AM Vehicle 

Trips 

PM Vehicle 

Trips 

AM Adjusted 

Trips 

PM Adjusted 

Trips 

Existing  
1,913 SF - Small Office Building 
[ITE LUC-712] 

4 5 4 5 

 

Existing 
2,667 SF - Strip Retail <40K 

[ITE LUC-822] 

7 18 7 16 

Proposed 
5 Units 

Single Family Detached 

[ITE LUC-210] 

4 5 4 5 

  Net New 

Vehicle Trips 

-7 -16 

Source: Transportation Exemption Statement MHG, December 23, 2025. 

b) Schools 

School Impact Area Classification 

The Subject Property is located within the Bethesda/Chevy Chase Policy Area, which is 

categorized as a Turnover Impact Area by the 2024-2028 Growth and Infrastructure Policy.  

Annual School Test Results 

This Application is scheduled to be reviewed on June 25, 2026. Therefore, the results of the 

FY2026 Annual School Test, approved by the Planning Board on June 26, 2025 and effective 

since July 1, 2025, are applicable.  

The Property is served by Bannockburn Elementary School, Thomas W. Pyle Middle School, 

and Walt Whitman High School. The enrollment and capacity projections of these schools 

are reflected in the FY2026 Annual School Test, which evaluates for the 2029-2030 school 

year, and the default Utilization Premium Payment (UPP) tier placements are shown in  
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Table .  
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Table 3. FY2026 Annual School Test Projections (2029-2030 School Year) & UPP Tier Placements 

 
Program 

Capacity 
Enrollment 

Utilization 

Rate 

Seat Surplus  

or Deficit 

UPP Tier 

Placement 

Bannockburn ES 389 412 105.9% -23 No UPP 

Thomas W. Pyle MS 1,498 1,294 86.4% +204 No UPP 

Walt Whitman HS3 2,218 2,101 94.7% +117 No UPP 

 

Based on the FY2026 Annual School Test results above, the school service areas of the 

project are not placed in any UPP tiers. However, if the project’s enrollment impact 

estimate exceeds an adequacy ceiling of a school shown in Table , a payment will be 

required.  

 

Table 4. FY2026 Annual School Test Adequacy Ceilings 

 
Tier 1 

Adequacy Ceiling 

Tier 2 

Adequacy Ceiling 

Tier 3 

Adequacy Ceiling 

Bannockburn ES 51 69 114 

Thomas W. Pyle MS 324 504 729 

Walt Whitman HS 277 561 894 

Enrollment Impact Estimate 

 

Table  shows the project’s enrollment impact estimate calculation based on the School 

Impact Area classification and net residential units proposed, using the FY2026-2027 

Student Generation Rates.  

 

Table 5. Student Enrollment Impact Estimate (reflects FY2026-2027 Student Generation Rates) 

Type of Unit 

Net 

Number 

of Units 

Turnover 
ES Student 

Generation 

Rate 

ES 

Student 

Estimate 

Turnover  
MS Student 

Generation 

Rate 

MS 

Student 

Estimate 

Turnover  
HS Student 

Generation 

Rate 

HS 

Student 

Estimate 

SF Detached 5 x 0.180 = 0.900 x 0.098 = 0.490 x 0.148 = 0.740 

TOTAL 

(rounded down) 
  0  0  0 

 

 
3 Projected enrollment is modified to estimate the impact of the Charles W. Woodward High School Reopening 

(CIP P651908) and the Northwood HS Addition/Facility Upgrades (CIP P651907), reflecting the scope of the 

boundary study approved by the Board of Education on March 28, 2023. 
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The enrollment impact of the proposed units during an average year throughout the life of 

this project is estimated to be 0 elementary school students, 0 middle school students, and 0 

high school students. This does not exceed the adequacy ceilings identified in Table . 

Therefore, a UPP is not required. 

 

Other Public Facilities and Services 
 
Public water and sewer mains currently serve the Property, which will be adequate to 

serve the proposed subdivision.  Dry utilities including electricity, gas, and telephone are 

also available to the Property. Other utilities, public facilities and services, such as 

telecommunications, police stations, firehouses and health services are currently 

operating within the standards set by the Growth and Infrastructure Policy currently in 

effect. 

 

4. All Forest Conservation Law, Chapter 22A requirements are satisfied. 
 
The Application satisfies all of the applicable requirements of the Forest Conservation Law, 

Montgomery County Code, Chapter 22A and is in compliance with the Montgomery County 

Planning Department’s Environmental Guidelines. Forest Conservation Exemption No. 

42025096E was confirmed for the project on September 4, 2025. The project is exempt from 

Article II of the Montgomery County Code, Chapter 22A (Forest Conservation Law), under 

Section 22A-5(s)(2) because the activity is occurring on a tract of land that is less than 1 acre 

and that is not located within the Commercial Residential (CR) zone classification, that would 

not result in the clearing of more than a total of 20,000 square feet of existing forest (no forest 

clearing is proposed) or any existing specimen or champion tree, and the reforestation 

requirements would not exceed 10,000 square feet. Furthermore, the application would not 

result in development within an environmental buffer, and preserves forest in any on-site 

floodplains, stream buffers, steep slopes, critical habitats, and areas designated as priority 

save areas in a master plan or functional plan. 

Since the proposed development will impact specimen trees, the exemption confirmation 

includes a Tree Save Plan per Section 22A-6(a) of the Forest Conservation Law. The Tree Save 

Plan includes tree protection measures and required mitigation for the removal of specimen 

trees. 
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5. All stormwater management, water quality plan, and floodplain requirements of Chapter 
19 are satisfied. 
 

DPS approved a Stormwater Management Concept on June 9, 2026. 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 granted. 

6. Any burial site of which the applicant has actual notice or constructive notice or that is 
included in the Montgomery County Cemetery Inventory and located within the subdivision 
boundary is approved under Subsection 50-4.3.M. 
 
This finding is not applicable to this Application, as the Applicant has no actual or constructive 

knowledge of any burial site on the Property and it is not included in the Cemetery Inventory. 

7. Any other applicable provisions specific to the property and necessary for approval of the 
subdivision is satisfied. 
 
No other provisions apply to the Subdivision. 

 

SECTION 6: SITE PLAN 820260090 FINDINGS AND ANALYSIS 

 

Section 59-7.3.4.A.8. requires Site Plan review for Standard Method of Development projects 10,000 

square feet or greater which abut or confront residential zoned property. 

1. When reviewing an application, the approval findings apply only to the site covered by the 
application. 
 
The findings herein apply only to the Subject Property. 

2. To approve a Site Plan, the Planning Board must find that the proposed development: 

a) satisfies any previous approval that applies to the site; 
 
The Site Plan satisfies all requirements of Preliminary Plan 120260080, being reviewed 

concurrently. 
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b) satisfies under Section 7.7.1.B.5 the binding elements of any development plan or 
schematic development plan in effect on October 29, 2014; 
 
This section is not applicable as there are no binding elements of an associated 

development plan or schematic development plan in effect on October 29, 2014. 

 
c) satisfies under Section 7.7.1.B.5 any green area requirement in effect on October 29, 

2014 for a property where the zoning classification on October 29, 2014 was the result of 
a Local Map Amendment; 
 
This section is not applicable as the Subject Property’s zoning classification on October 

29, 2014 was not the result of a Local Map Amendment. 

 

d) satisfies applicable use standards, development standards, and general requirements 
under this Chapter; 

 Division 4.5.3 CRT and 4.4.8 R-90 Zones 

 

Table 6: Cabin John Section One Site Plan Data Table for the CRT and R-90 Zones, Standard Method, 
Section 59-4.5.3.C and 59-4.4.8.B. 

Development Standard Permitted/ Required Proposed 

Open Space n/a n/a 

Tract Area n/a  

CRT Zone n/a 18,043 sf (0.415 acres) 

R-90 Zone n/a 8,067 sf (0.185 acres) 

Total n/a 26,110 sf (0.59 acres) 

Prior Dedication n/a  

CRT Zone n/a 1,297 sf (0.03 acres) 

R-90 Zone n/a 3,925 sf (0.09 acres) 

Total n/a 5,222 sf (0.12 acres) 

Proposed Dedication n/a  

CRT Zone n/a 260 sf (0.006 acres) 

R-90 Zone n/a 785 sf (0.018 acres) 

Total n/a 1,045 sf (0.02 acres) 

Site Area n/a  

CRT Zone n/a 16,486 sf (0.379 acres) 

R-90 Zone n/a 3,357 sf (0.077 acres) 

Total n/a 19,843 sf (0.46 acres) 
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Development Standard Permitted/ Required Proposed 

Density Gross Floor Area (GFA) (CRT 

only) 

  

Commercial GFA 13,532 sf (0.75 FAR) 10,825 sf (0.60 FAR) 

Residential GFA 4,510 sf (0.25 FAR) 2,707 sf (0.15 FAR) 

Total GFA 13,532 sf (0.75 FAR) 13,532 sf (0.75 FAR) 

Cellar space exempt from GFA per 59-

1.4.2 (CRT only) 

  

Commercial Cellar space n/a 3,600 sf (0.20 FAR) 

Residential Cellar space n/a 900 sf (0.05 FAR) 

Minimum Lot Area   

CRT Zone 1,000 sf 3,748 sf 

R-90 Zone 9,000 sf n/a (no complete lot in R-90) 

Minimum Lot Frontage   

CRT Zone 10 feet n/a (no complete lot 

frontage in CRT ) 

R-90 Zone 25 feet 39 feet 

Minimum Lot width at front building 

line 

  

CRT Zone 25 feet 39 feet 

R-90 Zone 75 feet n/a (no front building line in 

R-90) 

Maximum Lot Coverage   

CRT Zone 90% 67% 

R-90 Zone 30% n/a (no complete lot in R-90) 

Minimum Principal Building setbacks 

(CRT only) 

  

Front 5 feet 19 feet 

Side abutting R-90 6 feet 6 feet 

Side abutting CRT 4 feet 4 feet 

Side abutting street 5 feet 14 feet 

Rear abutting R-90 15 feet 15 feet 

Building Height 35 feet 35 feet 

 

 Division 59-6 General Development Standards 

(1) Division 6.1 Site Access 
 
This Division is not applicable because it only applies when there is an 

apartment, multi-use or general building type.  The proposed buildings are 

detached houses. 
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(2) Division 6.2 Parking, Queuing and Loading 
 
The Applicant is required to provide a minimum of five (5) vehicle parking 

spaces (1 space/dwelling unit), following Section 6.2 of the Zoning Ordinance. 

As part of this Project, ten (10) vehicle parking spaces are being provided. Thus, 

the Proposed Development meets all parking requirements.  

Under Sections 6.2.7. and 6.2.8. of the Zoning Ordinance, there are no loading 

and queuing requirements for the proposed use. Therefore, the Applicant is 

exempt from providing any of these.  

(3) Division 6.3 Open Space and Recreation 
 
For a detached house , the Standard Method of Development does not require 

Open Space.    Numerous existing parks are near the site and will provide ample 

recreation opportunities. 

(4) Division 6.4 General Landscaping and Outdoor lighting 
 
The development includes single-family-residential buildings with modest 

landscape and lighting features consistent with these standards. 

(5) Division 6.5 Screening  
 
A detached  house is not required to provide screening under this provision. 

e) Satisfies the applicable requirements of: 

 Chapter 19, Erosion, Sediment Control, and Stormwater Management; and 
 
As previously mentioned, DPS approved a Stormwater Management Concept on 

June 9, 2026. 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 granted. 

 Chapter 22A, Forest Conservation 
 

The Application satisfies all of the applicable requirements of the Forest 

Conservation Law, Montgomery County Code, Chapter 22A and is in compliance with 

the Montgomery County Planning Department’s Environmental Guidelines as 
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further discussed in the findings for Preliminary Plan above.  A Tree Save Plan is 

required.. 

f) Provides safe, well-integrated parking, circulation patterns, building massing, and 
where required opens spaces and amenities; 

 
The development includes five single-family-style buildings on individual lots with front-

loaded parking and access from 77th Street.  The County Department of Transportation 

has review and approved site access.  The scale and design of the buildings reflect that of 

single-family homes in the Cabin John community. 

 

g) Substantially conforms with the recommendations of the applicable master plan and 
any guidelines approved by the Planning Board that implement the applicable plan; 
 

Under its discussion of Plan-wide recommendations, the 1990 Bethesda-Chevy Chase 
Master Plan set three central elements: 

• The key land use policy of the Plan is a reconfirmation of the existing residential 

character and zoning of the Planning Area. (p. 1) 

• The major goal of the Master Plan is to protect the high quality of life, the 

residential character, and the natural environment throughout the area. (p. 3) 

• In the Palisades, the Plan endorses protection of the environment, character, and 

cultural resources of the area. (p. 3) 

 

The subject development reflects and reinforces the residential character of the 

community with five single-family-home structures.  The development will remove a 

paved parking lot, reducing imperviousness and enhancing the natural environment.  

 

In the Palisades Land Use and Zoning Recommendations, the Plan identifies the site as 

Parcel PC 19, Wild Bird Center (p. 74, 77-78).  The Plan recommended C-1 commercial 

zoning for the footprints of the existing buildings and parking required for the uses 

existing at the time, with the balance to be zoned R-90.  The Plan saw this as the “best way 

to assure continues uses here that are of a residential scale..., which would essentially 

enable the construction of a building equal to the square footage of the existing one” (p. 

78).  The Plan also recommends that “any future development on site should reflect the 

character of the area and should be of  design and scale to enhance the ambience of 

MacArthur Blvd and the Palisades” (p. 74) and “enhance the unique cultural and natural 

environment of the area.” (p. 78) 
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The subject development substantially conforms to the recommendations of the 1990 

plan.  With the 2014 Zoning Rewrite, the C-1 was converted to CRT-0.75, with a focus on 

commercial development.   The buildings themselves are limited to the CRT portion of the 

properties and include four live-work commercial buildings designed as single-family 

homes and one additional single-family home.  The scale and design are in keeping with 

the established character of the community. 

 

 

h) will be served by adequate public services and facilities including schools, police and 
fire protection, water, sanitary sewer, public roads, storm drainage, and other public 
facilities.  
 
As discussed in the Preliminary Plan Findings, the development will be adequately served 

by public facilities. 

 
i) on a property in a Rural Residential or Residential zone, is compatible with the 

character of the residential neighborhood; and 
 
The site is split-zoned between CRT and R-90.  New buildings will be limited to the 
CRT portion of the Property.  The scale, character, and siting of the buildings are 
compatible with the character of the residential neighborhood. The subject 
development reflects and reinforces the residential character of the community 
with five single-family-home structures.  The development will remove a paved 
parking lot, reducing imperviousness and enhancing the natural environment.  

 

 
j) on a property in all other zones, is compatible with existing, approved or pending 

adjacent development. 
 
The site is split-zoned between CRT and R-90.  New buildings will be limited to the CRT 

portion of the properties.  The scale, character, and siting of the buildings are compatible 

with the existing, approved, or pending adjacent development, which is primarily two-

story residential in scale. 
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3. To approve a Site Plan for a Restaurant with a Drive-Thru, the Planning Board must also 
find that a need exists for the proposed use due to an insufficient number of similar uses 
presently serving existing population concentrations in the County, and the uses at the 
location proposed will not result in a multiplicity or saturation of similar uses in the same 
general neighborhood. 
 
Not applicable, this Site Plan does not include a restaurant with a drive-thru. 

4. For a property zoned C-1 or C-2 on October 29, 2014 that has not been rezoned by Sectional 
Map Amendment or Local Map Amendment after October 30, 2014, if the proposed 
development includes less gross floor area for Retail/Service Establishment uses than the 
existing development, the Planning Board must consider if the decrease in gross floor area 
will have an adverse impact on the surrounding area. 
 
Not applicable, the Subject Property was not zoned C-1 or C-2 on October 29, 2014. 

SECTION 7: CONCLUSION 

As conditioned, the Preliminary Plan and Site Plan applications each satisfy the applicable standards 

of the Subdivision Regulations and the Zoning Ordinance and substantially conform to the 

recommendations of the 1990 Bethesda-Chavy Chase Master Plan.  Therefore, Staff recommends 

approval of the Preliminary Plan and Site Plan with the conditions specified at the beginning of this 

report.   

ATTACHMENTS 

Attachment A: Preliminary Plan 120260080 

Attachment B: Site Plan 820260090 

Attachment C: Noise Analysis 

Attachment D: Agency Letters 

Attachment E: Community Correspondence 

Attachment F: Affidavit Regarding Community Meeting and Meeting Minutes  
 


