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Date of Hearing: June 25, 2026 

RESOLUTION 

WHEREAS, under Section 59-7.1.2 of the Montgomery County Zoning 
Ordinance, the Montgomery County Planning Board is authorized to review site plan 
applications; and 

WHEREAS, on February 18, 2026, Sean Ruppert, Opal Design Build 
(“Applicant”) filed an application for approval of a Site Plan 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 land in the CRT-0.75, C-
0.75, R-0.25, H-35 and  8,067 square feet (0.185 acres) of R-90-zoned land, located at 
7687 MacArthur Boulevard, in the northeast quadrant of the intersection of MacArthur 
Boulevard and 77th Street (“Subject Property”), in the Bethesda-Chevy Chase Policy 
Area and 1990 Bethesda-Chevy Chase Master Plan (“Master Plan”) area; and 

WHEREAS, the site plan application for the Subject Property was designated 
Site Plan No. 820260090, Cabin John Park, Section One (“Site Plan” or “Application”); 
and 

WHEREAS, the Application was submitted for concurrent review and approval 
with Preliminary Plan No. 120260080; 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 15, 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 25, 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 5-0; Chair 
Harris, Vice Chair Linden, and Commissioners Bartley, Hedrick and Pedoeem voting in 
favor. 
 

NOW, THEREFORE, BE IT RESOLVED that the Planning Board approves Site 
Plan No. 820260090 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, the 
Subject Property, subject to the following conditions:1 
 

 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. 

 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. 

 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 

 
1 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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features, a new noise analysis will be required to reflect the changes and new 
noise attenuation features may be required. 

 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 

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. 

 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 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. 
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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. 

i) Add landscape screening along the eastern site boundary. 

BE IT FURTHER RESOLVED that all site development elements shown on the 
latest electronic version of Cabin John Park, Section One, Site Plan No. 820260090, 
submitted via ePlans to the M-NCPPC as of the date of the Staff Report, are required, 
except as modified by the above conditions of approval; 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:  
 

1. The development satisfies any previous approval that applies to the site.   
 
The Site Plan satisfies the requirements of the accompanying Preliminary Plan 
No. 120260080. 
 

2. The development satisfies 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. 
 

3. The development satisfies 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 property’s zoning on October 29, 2014 was not the 
result of a Local Map Amendment.  
 
 
  



MCPB No. 26-46 
Site Plan No. 820260090 
Cabin John Park, Section One 
Page 6 
 
 

3. 4. The development satisfies applicable use standards, development standards, 
and general requirements under the Zoning Ordinance. 
 

a. Use Standards 
 
Live-Work uses are permitted in the CRT zone and single-family 
residential uses are permitted in the R-90 zone. 
 

b. Development Standards 
 
The Subject Property includes approximately 0.415 acres zoned CRT-
0.75, C-0.75, R-0.25, H-35 and 0.185 acres zoned R-90.  The Application 
satisfies the applicable development standards as shown in the following 
data table: 
 
 

c. Data Table 
 

Development Standard Permitted/ 
Required 

Approved 

Open Space n/a n/a 

Tract Area   

CRT-0.75, C-0.75, R-0.25, H-
35Zone 

n/a 18,043 sf (0.415 acres) 

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

Total  26,110 sf (0.59 acres) 

Prior Dedication   

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

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

Total  5,222 sf (0.12 acres) 

Proposed Dedication   

CRT Zone n/a 260 sf (0.006 acres) 

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



MCPB No. 26-46 
Site Plan No. 820260090 
Cabin John Park, Section One 
Page 7 

Development Standard Permitted/ 
Required 

Approved 

Total 1,045 sf (0.02 acres) 

Site Area 

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 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 
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Development Standard Permitted/ 
Required 

Approved 

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 
 

 
d. General Requirements 

 
i. 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. 
 

ii. 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.  
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Under Sections 6.2.7. and 6.2.8. of the Zoning Ordinance, there are 
no loading and queuing requirements for the proposed uses. 
Therefore, the Applicant is exempt from providing any of these. 
 

iii. 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. 
 

iv. General Landscaping and Outdoor Lighting 
The development includes single-family-residential buildings with 
modest landscape and lighting features consistent with these 
standards. 
 

v. Screening 
A detached  house is not required to provide screening under this 
provision.  However, the Applicant will explore providing some trees 
along the eastern Property line.  

 
 

4. The development satisfies the applicable requirements of Chapters 19 and 22A 
of the Montgomery County Code. 
 

a. Chapter 19, Erosion, Sediment Control, and Stormwater Management 
 
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.  
Therefore, the Site Plan satisfies Chapter 19. 
 

b. 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. 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, is not located within the Commercial 
Residential (CR) zone classification,  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 
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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, which isa condition of this Site Plan. The Tree Save Plan 
includes tree protection measures and required mitigation for the removal of 
specimen trees. 

 
5. The development provides safe, well-integrated parking, circulation patterns, 

building massing, and where required, open spaces and site 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 reviewed and approved site access.  The scale and design of 
the buildings reflect that of single-family homes in the Cabin John community. 
 

6. The development substantially conforms to 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 continued 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 
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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) 
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. 
 
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. 

 
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 the Site’s 
frontage on 77th Street and providing ADA-compliant curb ramps on both sides 
of the northside leg intersection with MacArthur Boulevard.  
 

7. The development 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. 
 
The accompanying Preliminary Plan 120260080, reviewed and provided detailed 
findings for approving the adequate public facilities for five years.   Those 
findings concluded that the development will be served by adequate schools, 
police, and fire protection, public water and sewer, public roads, storm drainage, 
and other public facilities. 
 



MCPB No. 26-46 
Site Plan No. 820260090 
Cabin John Park, Section One 
Page 12 

8. The development is compatible with the character of the residential
neighborhood.

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.

9. The development is compatible with existing and 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.

BE IT FURTHER RESOLVED that this Resolution incorporates by reference all
evidence of record, including maps, drawings, memoranda, correspondence, and other 
information; and 

BE IT FURTHER RESOLVED that this Site Plan shall remain valid as provided in 
Montgomery County Code § 59-7.3.4.H; and 

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

JULY 13, 2026 

(which is the date that this resolution is mailed to all parties of record); and  
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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 motion of  Commissioner Hedrick, seconded by Commissioner 
Pedoeem, with a vote of 5-0;  Chair Harris, Vice Chair Linden, and Commissioners 
Bartley, Hedrick, and Pedoeem, voting in favor of the motion, at its regular meeting held 
on Thursday, July 9, 2026, in Wheaton, Maryland and via video conference. 

_____________________________ 
Artie L. Harris, Chair 
Montgomery County Planning Board 

Approved as to 
Legal Sufficiency:   __/s/ Emily Vaias___________ 

M-NCPPC Legal Department
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