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RESOLUTION

WHEREAS, under Montgomery County Code Chapter 50, the Montgomery
County Planning Board is authorized to review preliminary plan applications; and

WHEREAS, on January 7, 2021, the Planning Board, by Resolution MCPB No.
20-132, approved Preliminary Plan No. 120210010, creating one lot for multi-family
residential development of up to 70 units on 0.48 acres in the CR-1.5, C-0.25, R-1.5, H-
70’and Bethesda Overlay Zone (BOZ), located on Chevy Chase Drive approximately
130 feet east of Bradley Boulevard (“Subject Property”), in the Bethesda CBD Policy
Area and 2017 Bethesda Downtown Sector Plan (“Sector Plan”) area; and

WHEREAS, on March 12, 2024, the Planning Board approved Preliminary Plan
Amendment No. 12021001A, by Resolution MCPB No. 24-023, to extend the plan’s
validity period for two years from February 7, 2024, to February 7, 2026; and

WHEREAS, on January 29, 2026, Winthrop Investment Group Inc. (“Applicant”)
filed an application for approval of an amendment to the previously approved
preliminary plan to extend the Preliminary Plan validity period and the Adequate Public
Facilities validity period by 18 months on the Subject Property; and

WHEREAS, Applicant’s application to amend the preliminary plan was
designated Preliminary Plan Amendment No. 12021001B, 4702 Chevy Chase Drive
(“Preliminary Plan,” “Amendment,” or “Application”); and

WHEREAS, following review and analysis of the Application by Planning Board
staff (“Staff’) and other governmental agencies, Staff issued a memorandum to the
Planning Board, dated June 1, 2026, providing its analysis and recommendation for
approval of the Application, subject to certain conditions (“Staff Report”); and
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WHEREAS, on June 18, 2026, the Planning Board held a public hearing on the
Application and voted to approve the Application subject to conditions, on the motion of
Commissioner Hedrick, seconded by Commissioner Pedoeem, with a vote of 4-0; Chair
Harris, Vice Chair Linden, and Commissioners Hedrick and Pedoeem voting in favor;
Commissioner Bartley was necessarily absent.

NOW, THEREFORE, BE IT RESOLVED that the Planning Board APPROVES
Preliminary Plan Amendment No. 12021001B to extend the validity periods of the
Preliminary Plan and Adequate Public Facilities for the Subject Property with the
following modified conditions:’

Adequate Public Facilities

12.  The Adequate Public Facilities (“APF”) review for the Preliminary Plan will remain
valid for eighteen (18) months from the current expiration date February 7, 2026,
until August 7, 2027.

Preliminary Plan Validity Period

15. The Preliminary Plan will remain valid for an additional eighteen (18) months until
August 7, 2027 .-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.

BE IT FURTHER RESOLVED that all other preliminary plan conditions of
approval for this project remain valid, unchanged, and in full force and effect; and

BE IT FURTHER RESOLVED that having considered the recommendations of its
Staff as presented at the hearing and/or as set forth in the Staff Report, which the Board
hereby adopts and incorporates by reference (except as modified herein), and upon
consideration of the entire record, the Planning Board FINDS, with the conditions of
approval, that:

Preliminary Plan Validity Extension

Section 50.4.2.H.1 of the Montgomery County Code authorizes the Board to approve a
preliminary plan validity period extension, subject to the following criteria:

" For the purpose 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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1. Extension request

a)

b)

Only the Board is authorized to extend the validity period. The
applicant must submit a request to extend the validity period of an
approved preliminary plan in writing before the previously
established validity period expires.

The Applicant submitted a timely plan validity extension request, which
was accepted on February 23, 2026. Planning Board Resolution No. 24-
023 established a two-year validity period extension for the Preliminary
Plan with an expiration date of February 7, 2026 (based on the initiation
date as defined in Section 50.4.2.G of the Subdivision Ordinance). The
written request to extend the validity period of the application was received
on January 29, 2026, which was before the previously established validity
period expiration date of February 7, 2026.

The Director may approve a request to amend the validity period
phasing schedule of an approved preliminary plan if the length of the
total validity period of the preliminary plan is not extended. The
applicant must submit the request in writing before the previously
established validity period of the phase expires.

This provision is not applicable.

The written request must deftail all reasons to support the extension
request and include the anticipated date by which the plan will be
validated. The applicant must certify that the requested extension is
the minimum additional time required to record all plats for the
preliminary plan.

The Applicant provided a statement of justification for the requested
extension to the plan validity period, which requests an additional 18
months to record the plat for the Preliminary Plan. The Applicant states
that this is the minimum time necessary to record a plat for the Preliminary
Plan, as some additional offsite easements need to be recorded prior to
platting and building permits. In addition, this extension will allow time to
protect against market uncertainties, including interest rates, construction
costs, and supply shortages. The Applicant has indicated that they have
financially invested in post-entitlement work to ensure that the project can
meet the 18-month timeline set by this Amendment.

2. Effect of failure to submit a timely extension request.

The request was received in a timely manner; therefore, the sub-sections herein
do not apply.
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3. Grounds for Preliminary Plan Extension

a. The Board may only grant a request to extend the validity period of a
preliminary plan if the Board finds that:

ii.

i. delays by the government or some other party after the plan
approval have prevented the applicant from meeting terms or
conditions of the plan approval and validating the plan, provided
such delays are not caused by the applicant; or

the occurrence of significant, unusual and unanticipated events,
beyond the applicant’s control and not caused by the applicant,
have substantially impaired the applicant’s ability to validate the
plan, and exceptional or undue hardship (as evidenced, in part, by
the efforts undertaken by the applicant to implement the terms and
conditions of the plan approval in order to validate the plan) would
result to the applicant if the plan were not extended.

The Applicant team has indicated that the delay in recording the plat is
due in part to lengthy negotiations with the adjacent property owners.
Given the nature of the non-profit volunteer board of the Bethesda Fire
Department and the operations of the Condominium Board, the delay in
recording the plat was largely out of the Applicant’s control. The
Applicant has taken steps to reach an agreement with neighboring
properties, which are included with this application.

b. The applicant bears the burden of establishing the grounds in
support of the requested extension.

The Applicant provided justification outlining the validity extension request
and the necessary information to support the required findings.

4. Planning Board considerations for extension.

a. The Board may condition the grant of an extension on a requirement
that the applicant revise the plan to conform with changes to the
requirements of this Chapter since the plan was approved.

No major requirements have changed since approval of Preliminary Plan
No. 120210010, as amended, that would necessitate a change to the
approved plan.

b. The Board may deny the extension request if it finds that the project,
as approved and conditioned, is no longer viable. The Board must
consider whether the project is capable of being financed,
constructed, and marketed within a reasonable time frame. The
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Applicant must demonstrate the project’s viability upon request by
the Board or the Director.

The Board finds that the Applicant has demonstrated that the Project is
still viable and capable of being financed and constructed within a
reasonable timeframe, as stated in the Statement of Justification. The
Applicant has made progress towards obtaining all necessary agreements
and has indicated that they have invested approximately $900,000 in post-
entitlement work to ensure the Project will meet the new 18-month
timeline.

5. Planning Board Action.

a. After a duly noticed public hearing, the Board must determine

whether it should grant a request for an extension. The requirements
for noticing and conducting a public hearing must follow the
requirements for a preliminary plan.

The Preliminary Plan Amendment was properly noticed pursuant to the
requirements of Chapter 50 and the Administrative Procedures for
Development Review.

. If voting to approve an extension, the Board must only grant the

minimum time it deems necessary for the applicant to validate the
plan.

The Board finds that the 18-month extension requested by the Applicant is
the minimum time needed to complete prerequisites for record plat
approval as indicated in the statement of justification.

The Board may only grant an extension to a preliminary plan within
the plan’s APF validity period, unless a further extension is allowed
by law.

The Preliminary Plan’s Adequate Public Facilities (“APF”) validity period
ended on February 7, 2026. With the Subject Amendment, the Applicant
has been granted an extension of the APF validity period for 18 months to
line up with the proposed Preliminary Plan validity period, as further
discussed below.

. An applicant may request, and the Board may approve, more than

one extension.

This is the second request for Preliminary Plan validity extension made for
the original approval of Preliminary Plan No. 120210010.
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e. Once a phasing schedule is approved by the Board as part of a
preliminary plan approval, the Board must treat any revision or
alteration to the schedule other than an amendment approved under
Section 4.3.J.7 as a minor amendment to the preliminary plan. Board
approval of a revised phasing schedule is required to extend the
total length of the validity period.

This provision is not applicable, as the development will be completed in
one phase.

Adequate Public Facilities (APF) Validity Extension
Section 50.4.3.J.7 of the Montgomery County Code authorizes the Board to extend the
validity period for a determination of APF, subject to the following findings:

7. Extensions

a. Application. Only the Board may extend the validity period for a
determination of adequate public facilities; however, a request to amend
any validity period phasing schedule may be approved by the Director if
the length of the total validity period is not extended.

i. The applicant must file an application for extension of an
adequate public facilities determination or amendment of a
phasing schedule before the applicable validity period or
validity period phase expires.

The Applicant submitted an application for an extension of an APF
determination on January 29, 2026, which was before the
previously established expiration date of February 7, 2026.

ii. The applicant must submit a new development schedule or
phasing plan for completion of the project for approval.

This provision is not applicable, as the development will be
completed in a single phase.

iii. For each extension of an adequate public facilities
determination:

a) the applicant must not propose any additional
development above the amount approved in the original
determination;

The Board finds that no additional development is proposed.
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b) the Board must not require any additional public

improvements or other conditions beyond those required
for the original preliminary plan;

The Board does not require any additional conditions with the
Amendment.

the Board may require the applicant to submit a traffic
study to demonstrate how the extension would not be
adverse to the public interest;

This Application does not alter any of the findings or
requirements of the approved Preliminary Plan No.
120210010, as amended. Thus, it does not generate any net
new vehicle trips. As such, it is exempt from providing any
transportation analysis.

d) an application may be made to extend an adequate

public facilities period for a lot within a subdivision
covered by a previous adequate public facilities
determination if the applicant provides sufficient
evidence for the Board to determine the amount of
previously approved development attributed to the lot;
and

The Property is still covered by the APF since the Applicant
submitted an application for extension of an APF
determination on January 29, 2026, which was prior to the
February 7, 2026 expiration date.

if the remaining unbuilt units would generate more than
10 students at any school serving the development, the
Board must make a new adequate public facilities
determination for school adequacy for the remaining
unbuilt units under the school test in effect at the time of
Board review.

A new APF determination for school adequacy is not required
since the project will not generate more than 10 students in
any schools that will serve the development.

School Impact Area Classification

The Subject Property is located within the Bethesda CBD
Policy Area, which is categorized as an Infill Impact Area by
the 2024-2028 Growth and Infrastructure Policy.
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Enroliment Impact Estimate
Table 1 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 1. Student Enrollment Impact Estimate (reflects FY2026-2027 Student Generation Rates)

Infill Infill Infill
Net ES ES MS MS HS HS
Type of Unit | Number | Student Student | Student Student | Student Student
of Units | Generation | Estimate | Generation | Estimate | Generation | Estimate
Rate Rate Rate
MF High-rise | 49 x 0.039 =1.911 | x0.016 =0.784 | x0.020 =0.980
TOTAL 1 0 0
(rounded down)

The enrollment impact of the proposed units during an

average year throughout the life of this project is estimated to

be 1 elementary school student, no middle school students,
and no high school students.

b. Section 50.4.3.J.7.c of the Subdivision Regulations sets forth the
specific criteria below that must be satisfied for approval of the
extension of the Preliminary Plan APF determination for an
exclusively residential subdivision development, as follows:

i. Exclusively residential subdivisions. The Board may extend a
determination of adequate public facilities for an exclusively
residential subdivision beyond the otherwise applicable
validity period if the Department of Permitting Services has
issued building permits for at least 50 percent of the entire
subdivision before the application for extension is filed. The
Board may approve one or more extensions if the aggregate

length of all extensions for the development does not exceed:

1. 2.5 years for a subdivision with an original validity
period of 7 years or less; or
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2. 6 years for a subdivision with an original validity period
longer than 7 years.

The Preliminary Plan has not been validated; therefore, the
Applicant has not obtained a building permit or commenced
construction. The Applicant, as expressed in the Statement
of Justification, is requesting a waiver from the findings
delineated under 50.4.3.J.7.c.i.

Subdivision Waiver — Section 50.9.1

Section 50.9.1 of the Subdivision Regulations authorizes the Board to modify or
waive any portion of the Subdivision Regulations. In granting a waiver, the
Planning Board must make certain findings, set forth in Section 50.9.3.A.

Per Section 50.9.3.A, to grant a waiver, the Planning Board must find that:

1. due to practical difficulty or unusual circumstances of a plan, the

application of a specific requirement of the Chapter is not needed to
ensure the public health, safety, and general welfare;

The Applicant requests that the Board waive the requirements of Section
50.4.3.J.7.c. The Board finds that the requirements create practical difficulties
for the Applicant as the Proposal is a single building that will be constructed in
one phase, so obtaining permits for 50% of the development while the
Applicant was actively negotiating easement agreements is not feasible. The
negotiation process has taken the Applicant longer than anticipated from the
previously approved Preliminary Plan Amendment No. 12021001A due to the
non-profit nature of the neighboring Bethesda Volunteer Fire Department and
other construction related issues causing delays in applying for the record plat.
Plat recordation is a condition of approval for the issuance of building permits
for this application, but the Applicant was unable to secure and record the
necessary easements with neighboring properties that were essential for
recording the plat, thus preventing them from obtaining any building permits.

the intent of the requirement is still met; and

The Board finds that the intent of the requirements of Chapter 50 are still met.
At the time Preliminary Plan No. 120210010 was approved, the public facilities
were determined to be adequate, and the requested delay of 18 months will
not have any adverse impacts or alter the intent of the requirements. The
Applicant is still providing the necessary dedications along all frontages; and
agency approvals and requirements from the previously approved Preliminary
Plan still apply.
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3.

and

the waiver is:

a.

the minimum necessary to provide relief from the requirements;

The Applicant intends to complete the record plat process within the
requested APF Validity period. The Board finds that the requested 18-
month APF extension is the minimum necessary length of time to
provide relief for the Applicant to secure negotiation agreements, record
the plat, and obtain necessary building permits.

consistent with the purposes and objectives of the General Plan.

The Board finds that the extension is consistent with the County’s
General Plan, Thrive Montgomery 2050, which recommends facilitating
“the development of a variety of housing types in every part of the
county, but especially in areas near transit, employment, and
educational opportunities.” (p. 132). The underlying Preliminary Plan
approved 49 multi-family units (including 15% MPDUs), with the
opportunity for home (condominium) ownership approximately 0.54 miles
from the WMATA Bethesda Metro Station.

The Amendment substantially conforms to the 2017 Bethesda
Downtown Sector Plan (“Sector Plan”), where the Subject Property is
designated as site 187 on p. 140 and is in the South Bethesda
Residential Edge District. This District is characterized by tree lined
streetscapes, garden apartments and townhomes, and has opportunities
to create better connections for pedestrians and bikes. The Subject
Property meets the recommendations and goals of the South Bethesda
Edge District by redeveloping an underutilized property, which is
currently used as a medical office, to provide a condominium building in
an area of Bethesda that presently lacks condominium housing options.
Site 187 was rezoned pursuant to the recommendations of the Sector
Plan from R-10 to CR 1.5, C-0.25, R-1.5, H-70 to promote infill
redevelopment of residential apartments and increased lot coverage (p.
141). The Proposal also will provide several enhancements along Chevy
Chase Drive and Nottingham Drive, including a public connection that
will link Chevy Chase Drive to Norwood Local Park. This meets the
Sector Plan recommendations by breaking up the existing long blocks
and improving access to Norwood Local Park for all residents in the
vicinity. Finally, the proposed building design and massing was designed
appropriately with respect to the single-family residential neighborhood
to the south, with the height of the building along Nottingham road
proposed to be 35 feet, and then the building will scale up to 70 feet
along the Chevy Chase Drive frontage, meeting the requirements set
forth in the 2017 Plan to balance development with transitions to single-
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unit residential neighborhoods surround the Sector Plan area in
residential and edge districts.

With the approval of the requested waiver, the Board finds that the remaining
requirements of Section 50.4.H and Section 50.4.J are met.

BE IT FURTHER RESOLVED that this Resolution constitutes the written opinion
of the Board in this matter, and the date of this Resolution is

June 30, 2026
(which is the date that this Resolution is mailed to all parties of record); and
BE IT FURTHER RESOLVED that any party authorized by law to take an

administrative appeal must initiate such an appeal consistent with the Maryland Rules
for the judicial review of administrative agency decisions.

* * * * * * * * * * *

CERTIFICATION

This is to certify that the foregoing is a true and correct copy of a resolution adopted by
the Montgomery County Planning Board of The Maryland-National Capital Park and
Planning Commission on the motion of Commissioner Hedrick, seconded by
Commissioner Pedoeem, with a vote of 4-0-1; Chair Harris, Vice Chair Linden, and
Commissioners Hedrick, and Pedoeem, voting in favor of the motion, Commissioner
Bartley abstaining at its regular meeting held on Thursday, June 25, 2026, in Wheaton,

Maryland and via video conference.

Artie L. Harris, Chair
Montgomery County Planning Board

Approved as to
Legal Sufficiency: /s/ Allison Myers
M-NCPPC Legal Department
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