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RESOLUTION 

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

WHEREAS, on April 15, 2026, Bethesda Crescent (7475), LLC (“Applicant”) filed 
an application for approval of an administrative subdivision plan of property that would 
create three (3) lots for a total of 596,468 square feet of density with up to 427,500 
square feet of residential uses (up to 420 residential units) with 17.6% MPDUs, and 
168,968 square feet of commercial uses comprised of up to 11,500 square feet of new 
commercial uses and 157,468 square feet of existing commercial uses to remain on 
approximately 2.60 acres of land located at 7401 & 7475 Wisconsin Avenue and 4600 & 
4650 East West Highway (“Subject Property”) in the Bethesda CBD Policy Area and 
2025 Bethesda Downtown Plan Minor Master Plan Amendment Plan and 2017 
Bethesda Downtown Plan (“Master Plan”) area; and 

WHEREAS, Applicant’s administrative subdivision plan application was 
designated Administrative Subdivision Plan No. 620260160, Bethesda Crescent 
(“Administrative Subdivision Plan” or “Application”); and 

WHEREAS, the Application was submitted for concurrent review and approval 
with  

Forest Conservation Plan No. F20260750, Bethesda Crescent (“Forest Conservation 
Plan” or “FCP”) and Expedited Approval Plan No. E20260040 (“EAP”); 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 July 13, 2026, providing its analysis and recommendation for 
approval of the Application, subject to certain conditions (“Staff Report”); and 
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 WHEREAS, on July 23, 2026, the Planning Board held a public hearing on the 
Application and voted to approve the Application, subject to certain conditions, by the 
vote certified below. 
 

NOW, THEREFORE, BE IT RESOLVED that the Planning Board APPROVES 
Administrative Subdivision Plan No. 620260160 to create three (3) lots for a total of 
596,468 square feet of density with up to 427,500 square feet of residential uses (up to 
420 residential units) with 17.6% MPDUs, and 168,968 square feet of commercial uses 
on the Subject Property, subject to the following conditions:1   
 
General Approval  

 This Administrative Subdivision Plan is limited to three (3) lots for a total of 
596,468 square feet for up to 427,500 square feet of residential uses and 
168,968 square feet of commercial uses. The new uses include 427,500 square 
feet of residential square feet and 11,500 square feet of commercial uses. 
157,468 square feet of existing commercial uses will remain. 

Adequate Public Facilities 
 The Adequate Public Facilities (“APF”) review for the Administrative Subdivision 

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 Administrative Subdivision 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 Administrative Subdivision 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 
July 8, 2026 and incorporates them as conditions of the Administrative 
Subdivision Plan approval.  The Applicant must comply 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 Administrative 
Subdivision Plan approval. 

 Before recording a plat for the Subject Property, the Applicant must satisfy 
MCDOT’s requirements for access and improvements.  

 
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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 The Planning Board has reviewed and accepts the recommendations of the 
Maryland State Highway Administration (“MDSHA”) in its letter dated July 17, 
2026 and incorporates them as conditions of the Administrative Subdivision Plan 
approval. The Applicant must comply with each of the recommendations in the 
letter, which may be amended by MD SHA if the amendment does not conflict 
with any other conditions of the Administrative Subdivision Plan approval. 

 Before the issuance of access permits, the Applicant must satisfy the MDSHA’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 July 2, 
2026, and incorporates them as conditions of the Administrative Subdivision 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 Administrative 
Subdivision Plan approval. 

 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 July 7, 2026 and 
incorporates them as conditions of approval.  The Applicant must comply with 
each of the recommendations in the letter, which MCDPS may amend if the 
amendment does not conflict with other conditions of Administrative Subdivision 
Plan approval. 

 The Planning Board has reviewed and accepts the recommendations of the 
Montgomery County Department of Housing and Community Affairs (“DHCA”), in 
its letter dated July 10, 2026, and incorporates them as conditions of approval.  
The Applicant must comply with each of the recommendations in the letter, which 
DHCA may amend if the amendment does not conflict with other conditions of 
Administrative Subdivision Plan approval. 

Other Approvals 
 Before approval of a record plat or any clearing or grading, except clearing and 
grading associated with the demolition of the existing building and paving, the 
Applicant must receive Staff certification of any subsequent Expedited Approval 
Plan or Site Plan(s) associated with this Administrative Subdivision Plan. The 
number and location of site elements including but not limited to buildings, 
dwelling units, on-site parking, site circulation, sidewalks, and bikepaths are 
determined through Expedited Approval Plan or Site Plan review and approval. 

 If an approved Expedited Approval Plan, Site Plan, or amendment thereto for the 
Subject Property substantially modifies the lot or right-of-way configuration or 
quantities shown on this Administrative Subdivision Plan, the Applicant must 
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obtain approval of an Administrative Subdivision Plan amendment before 
certification of the Expedited Approval Plan amendment or Site Plan amendment. 

Transportation 

Frontage Improvements on Existing Roads 

 The Applicant must provide the following dedications through a Public 
Improvement Easement (PIE) or other similar instrument accepted by MDHSA 
and show them on the record plat(s) for the following existing roads: 

a. All land necessary to accommodate thirty-one (31) feet from the existing 
pavement centerline along the Subject Property frontage for East-West 
Highway (MD 410). 

b. Ten-foot-wide (10 ft) public improvement easement (PIE), or similar 
instrument accepted by MDSHA, along the Subject Property frontage for 
East-West Highway (MD 410). 

c. All land necessary to accommodate sixty-one (61) feet from the opposite 
right-of-way line along the Subject Property frontage for Wisconsin 
Avenue. 

d. A minimum ten-foot-wide (10 ft) public improvement easement (PIE) with 
variable widths along the Subject Property frontage for Wisconsin Avenue. 

 Before the recordation of plat(s), the Applicant must satisfy all necessary 
requirements from MDSHA to ensure the construction of the following: 

a. Along Wisconsin Avenue: minimum ten-foot-wide (10 ft) sidewalk with 
variable widths and a minimum six-foot-wide (6 ft) street buffer with 
variable widths. 

b. Along East-West Highway (MD 410): a minimum ten-foot-wide (10 ft) 
sidewalk with a minimum six-foot-wide (6 ft) street buffer with variable 
widths. 

 
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, as 
applicable, over all shared driveways. 

Notes and Labels 
 The record plat must reflect all areas under common ownership.  

 The record plat must reference the Common Open Space Covenant recorded 
among the Montgomery County Land Records at Book 28045 Page 578 
(“Covenant”).  
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Certified Administrative Subdivision Plan 

 The certified Administrative Subdivision 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 Administrative Subdivision Plan are 
illustrative.  The final locations of buildings, structures and hardscape will be 
determined at the time of Expedited Approval 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 Administrative Subdivision Plan, the Applicant 
must make the following changes: 

a) Show resolutions and approval letters on the certified set. 

b) Remove the access point/curb cut along East-West Highway (MD-
140). Ingress and egress from and to East-West Highway (MD-140) 
are restricted, as required by MDSHA and Planning Staff.  

c) The applicant should provide revised cross-sections for all roads, 
including Wisconsin Ave, to clearly demonstrate the extent of the 
Public Improvement Easement (PIE) along the property frontage 

 
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 Administrative Subdivision Plan meets the requirements of Chapter 50, 
Section 6.1.E for Subdivision application for property approved under an 
Expedited Approval Plan under Section 7.3.5. of the Zoning Ordinance: 
 
E. A lot or lots created for an Expedited Approval Plan may be approved if: 

 
1. the Planning Board approves an Expedited Approval Plan under 

Section 59-7.3.5, including a finding of adequate public facilities 
under the standards of Section 50-4.3.J, before approval of the plat; 
 
Expedited Approval Plan No. E20260040 is under concurrent review 
with the Administrative Subdivision Plan. Adequate public facilities exist 
to support and service the Property in accordance with Section 50.4.3.J 
of the Subdivision Regulations as discussed in the findings section 
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below.   
 

2. any required road dedications, or covenants for future dedications, 
and associated public utility easements are shown on the record 
plat; 
 
As conditioned and described in the findings below, required road 
dedications and associated public utility easements will be shown on the 
plat. 
 

3. forest conservation plan approval, stormwater management, and 
environmental protection requirements, if applicable, are satisfied 
before approval of the plat; and 
 
The Applicant has submitted a Final Forest Conservation Plan (“FCP”) 
with the Application. As conditioned, the Application satisfies the 
applicable requirements of the Forest Conservation Law, Montgomery 
County Code, Chapter 22A and is in compliance with the Montgomery 
County Planning Department’s approved Environmental Guidelines, as 
further discussed in the findings for the accompanying FCP No. 
F20260750, which are included in a separately approved resolution 
and are incorporated herein.  
 
The Subject Property is zoned CR and is assigned a Land Use 
Category of Mixed Use Development Areas (“MDP”) as defined in 
Section 22A-3 of the Montgomery County Forest Conservation Law 
(“FCL”) and in the Land Use Table of the Trees Technical Manual. This 
results in an afforestation threshold of 15% and a conservation 
threshold of 20% of the Net Tract Area. 
 
The tract area for forest conservation purposes includes the 1.65-acre 
Subject Property plus approximately 0.15 acres of offsite disturbance 
associated with this Application, for a total net tract area of 1.80 acres. 
There is no forest on-site; however, there is an afforestation requirement 
of approximately 0.27 acres.  
 
Since no on-site priority planting area is present, no other appropriate 
on-site planting area is available and the afforestation requirements are 
less than 0.5 acre, the afforestation requirements can be met through 
Fee-in-Lieu 
 
The Applicant is providing stormwater management through vegetated 
green roof combined with micro-bioretention facilities and has included 
a stormwater management concept plan as part of the submission. DPS 



MCPB No. 26-63 
Administrative Subdivision Plan No. 620260160 
Bethesda Crescent 
Page 7 

approved the Stormwater Management Concept on July 2, 2026. 
Therefore, the requirements of Chapter 19 are satisfied. 

4. when located in a special protection area, all special protection
area requirements are satisfied before approval of the plat.

This is not applicable as the Property is not located in a special
protection area.

2. The Administrative Subdivision Plan meets the technical review requirements of
Chapter 50, Section 4.3.

A. 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 Administrative Subdivision Application is to consolidate several lots
and parts of lots into three (3) record lots containing the Phase 1 Property,
the two existing office buildings (each on its own lot), and a private alley.
There are no proposed changes to the existing block design; the size,
width, shape, orientation, and density of the proposed record lots are
appropriate for the Project’s location which features similarly developed
properties on recently subdivided lots and existing buildings on similarly
sized lots/parts of lots.

The length, width, and shape of the block will remain compatible with the
existing development patterns and the land use goals for the area of the
subdivision given that the proposed uses on the lot are consistent with
existing uses in the area.

Request to eliminate truncation at Wisconsin Avenue/East-West Highway
The Subdivision Regulations generally call for a 25-foot truncation at the
corner of (a) Wisconsin Avenue and East-West Highway, (b) East-West
Highway and Waverly Street, and (c) Wisconsin Avenue and Montgomery
Avenue. This Application includes a request to eliminate truncation as
follows:

Pursuant to Section 50-4.3.E.2.f.iii of the Subdivision Regulations, the
Planning Board may specify a lesser truncation than otherwise required
when less width is needed for traffic safety and operations. The proposed
building is setback with a minimum 25-foot build-to-line pursuant to the
Bethesda Downtown Plan Design Guidelines, which allows for safe and
efficient traffic operations at the intersection of Wisconsin Avenue and
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East-West Highway. No additional right-of-way can be dedicated along 
Wisconsin Avenue and East-West Highway because the existing below-
grade garage is proposed to remain and projects into the right-of-way. 
However, the Applicant is proposing to provide a public improvement 
easement (PIE) to create additional sidewalk areas at grade as part of the  
EAP Plan.  
 
The Applicant proposes a ten (10)-foot PIE along the East-West Highway 
frontage to accommodate the development of a 4-foot frontage zone, 12-
foot-wide concrete sidewalk and 9.6-foot planting zone. In addition, a 16-
foot PIE will be provided along Wisconsin Avenue to accommodate a 16-
foot-wide concrete sidewalk with a 13-foot-wide planting zone. The 
proposed design features justify the Planning Board’s approval of the 
Applicant’s request to eliminate truncation at this corner. 
 
Density Averaging 
This Administrative Subdivision Application also proposes to apply density 
averaging across the entire Property pursuant to pursuant to Sections 59-
4.5.2.B.2 and 59-4.9.2.C.5.a of the Zoning Ordinance. The Application 
satisfies all of the applicable criteria and there is excess density 
attributable to the two remaining office buildings (4600 East-West Highway 
and 7401 Wisconsin Avenue) that can be utilized as part of the CRR use 
on the Phase 1 Property. 
 
The entire assembled Property consists of 112,896 square feet of tract 
area and is zoned for up to a 5.0 FAR; thus, the Property is eligible for 
564,480 square feet of mapped gross floor area. The Applicant is 
proposing to maintain approximately 157,468 square feet of existing 
commercial uses on the assembled Property. Therefore, there is 407,012 
square feet of mapped density available from the Property for the CRR 
use on the Phase 1 Property.  
 
The EAP Plan proposes up to 439,000 square feet of gross floor area for 
the Phase 1 Property, which exceeds the available mapped density. In 
order to provide the density over the maximum mapped density, the 
Applicant is proposing to obtain 31,988 square feet of additional gross 
floor area beyond the mapped density (5.0 FAR) for the entire Property via 
the Bethesda Overlay Zone. However, approximately 58,444 square feet 
is proposed as MPDUs, which is exempt from the payment of a Park 
Impact Payment pursuant to Section 59-4.9.2.C.3.c.i of the Zoning 
Ordinance because the Property is within the Height Incentive Area. As a 
result, density averaging can be used to allow for the Phase 1 of the EAP 
Plan to be approved with up to 26,456 square feet of density remaining 
from the Property for a future Phase 2 of development. 
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The Administrative Subdivision Plan meets the lot requirements for the CR 
zone as specified in the Zoning Ordinance and as shown in Table 1 below, 
in relation to maximum density, height, and minimum open space. The 
proposed uses are consistent with the requirements of Chapter 59 for a 
Commercial to Residential Reconstruction (CRR) project. 

 

Table 1: Bethesda Crescent Administrative Subdivision Plan Data Table for CR Zone,  
Optional Method, Section 59-4.5.4 

Development Standard Permitted/ 
Required 

Proposed/Approved 

Gross Tract Area n/a 112,896 sq. ft 
Prior Dedication n/a 41,073 sq. ft. 
Proposed Dedication n/a 2,442 sq. ft. 

Site Area n/a 69,381 sq. ft. 
Mapped Density  
(CR-5.0, C-5.0, R-4.75, H-290 & H-175) 

564,480 sq. ft.  
 

Residential (GFA/ FAR) 536,256 sq. 
ft./ 4.75 FAR 

427,500 sq. ft. / 3.79 FAR 

Density Above Base 
(BOZ Density) 

 31,988 sq. ft. / 0.73 FAR 

Commercial (GFA/ FAR) 564,480 sq. ft. 
/ 5.0 FAR 

168,968 sq. ft.2 / 1.50 FAR 

Total Mapped Density (GFA/FAR) 564,480 sq. ft. 
/ 5.0 FAR 

596,468 sq. ft. / 5.28 FAR 

Maximum Building Height 290/175 feet 302/187 feet3 
Minimum Lot Area n/a Lot 15: 27,686 sq. ft 

Lot 16 (existing/Phase 2 
Lot): 16,144 sq. ft.  

Principle Building setbacks   
Front 0 ft. 0 ft. 
Side 0 ft. 0 ft. 
Sum of Side 0 ft. 0 ft. 
Rear 4 ft. 4 ft. 
MPDUs (min.) 12.5% 17.6% 

Public Open Space 10% (3,350 
sq. ft.)4 

13.5% (3,750 sq. ft.) 

 
2 Includes 157,468 of existing commercial uses and 11,500 square feet of proposed commercial uses. 
3 This project is eligible for an additional floor (12 feet) of building height through the provision of a 
minimum of 17.6% MPDU’s per section 59-4.5.2.C.7  
4 10% of Phase 1 Site Plan area 
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B. The Administrative Subdivision Plan substantially conforms to the Master
Plan.

a) Land Use
The project meets the objectives of the 2017 Bethesda Downtown Plan
and the 2025 Bethesda Downtown Plan Minor Master Plan Amendment.
Page 102 (Rezone Map #123) of the Downtown Plan recommends
rezoning the western portion of the Property to allow for additional FAR
and building height to provide flexible development opportunities and allow
future development to better adapt to market conditions. The
Administrative Subdivision and accompanying EAP Plan are necessary for
the Applicant to adapt to market conditions by replacing two vacant office
buildings with multi-family units and retail uses. The Applicant is proposing
additional MPDUs to achieve up to 302 feet of building height on this
portion of the Phase 1 Property in accordance with this recommendation.

Similar to the recommendation for the western portion of the Property, the 
Bethesda Downtown Sector Plan recommended rezoning of the eastern 
portion of the Property to allow for additional FAR, but less building height 
(up to 175 feet) to accommodate future development. The Applicant is 
proposing to achieve an additional 12 feet of building height on this portion 
of the Phase 1 Property (up to 187 feet) through the inclusion of additional 
MPDUs. Consistent with this recommendation, the Applicant is proposing 
to demolish both vacant office buildings on the Phase 1 Property so that 
street-activating retail and multi-family residential uses can be added as 
part of this Application and the associated EAP Plan.  

The Sector Plan also recommends affordable housing near transit stations 
and to enhance underutilized privately owned public use spaces (pg. 97). 
This Administrative Subdivision will facilitate the replacement of 
underutilized office buildings with mixed-income housing immediately next 
to transit. Further, the existing office building, 7475 Wisconsin Avenue, 
houses an underused access point to the tunnel that runs underneath 
Wisconsin Avenue and provides access to the Bethesda Metro Station. 
The current improvements in the lobby of the vacant office building do not 
activate this important intersection and are extremely underutilized by the 
public due to poor visibility and a design that does not effectively draw the 
general public into the lobby. The Applicant is proposing to construct a 
stairway and elevator as part of the Project that will be prominently located 
at the street to enhance accessibility and visibility for the public. 
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b) Environment 
The Application proposes to upgrade the streetscape along Wisconsin 
Avenue and East-West Highway in accordance with the Design 
Guidelines’ recommendations for Urban Boulevards. The Project 
proposed on the Phase 1 Property has been set back from the street per 
Design Guidelines to accommodate generous streetscapes of at least 25 
feet in width comprised of a minimum 10-foot-wide Pedestrian Through 
Zone, Building Frontage Zone, and expansive Planting and Furnishings 
Zone. Streetscape improvements include brick pedestrian pavements, 
streetlights, street furnishings, and garden plantings and street trees as 
prescribed by the Sector Plan and Bethesda Streetscape Standards. 
 
Urban Green Goals 
 
In addition to providing a minimum of 32.2% green cover for the Phase I 
site area the Applicant is proposing to increase the tree canopy cover on 
East-West Highway by providing a double row of street trees (where 
feasible) and maximizing ‘greening’ of the streetscapes by including lush 
garden plantings at every opportunity. Broad planting panels are provided 
along the street curbs of Wisconsin Avenue to soften the street character 
and offer pedestrians a higher level of comfort and sense of separation 
from road traffic. As recommended by the Sector Plan, canopy trees will 
be provided with a minimum of 600 cubic feet of soil within continuous soil 
panels. As conditioned, the Applicant will coordinate with Staff to further 
maximize the soil volumes and surface areas of the streetscape planting 
panels prior to certification of the Expedited Plan. Although the Applicant 
cannot fully achieve the 35% Green Cover on the Phase I site area 
(mainly due to constraints associated with the private alley), as 
conditioned in the EAP, the 35% will be achieved for the overall onsite site 
area as part of the applications for future phases. 
 
Furthermore, there are conditions of approval incorporated as part of the 
associated Expediated Approval Plan relative to the goals of the Master 
Plans, including but not limited to exploring the use of permeable paving 
(even if not acceptable for formal SWM purposes, permeable pavers help 
reduce heat island effects), incorporating Bird-Safe Design elements into 
the building’s architecture (with emphasis on Glass Coverage and 
Glazing), and when feasible, exceed the County’s minimum stormwater 
treatment requirement (for example, by adding to the thickness and/or 
overall footprint of green roof). 
 
c) Transportation 
The proposed frontage improvements along Wisconsin Avenue and East-
West Highway (MD 410) are consistent with the recommendations of the 
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Master Plan of Highways and Transitways and the 2017 Bethesda 
Downtown Plan, as discussed in the subsequent sections. 
 

C. Public facilities will be adequate to support and service the area of the 
subdivision. 
a.  Roads and other Transportation Facilities 

i. Existing Facilities 
Roadway Network 
East-West Highway (MD-410) is classified as a Downtown 
Boulevard with a planned 110-foot right-of-way per the Master 
Plan of Highway and Transitways (MPHOT). The roadway has 
five (5) travel lanes, which include two (2) exclusive left turn 
lanes that abut the Site. The centerline along this segment of 
East-West Highway is offset. The existing total right-of-way 
width is 90 feet. Presently, the Subject Property line is 31 feet 
from centerline with a 13-foot-wide pedestrian zone including 
tree pits. There are no existing bus shelters along this frontage. 
 
Wisconsin Avenue is classified as a Downtown Boulevard with a 
planned 122-foot right-of-way per the MPHOT. The roadway 
has six (6) travel lanes and a center median. The existing right-
of-way along Wisconsin Avenue is approximately 104 feet with 
61 feet of right-of-way from centerline to the Subject Property. 
There are no bus stops along the Property frontage; however, 
there is a Washington Metropolitan Transportation Authority 
(WMATA) metro train access tunnel that connects to the 
existing building and is accessed by escalators within the 
building. 
 
The Subject Property is served by two existing alleys with 
access to Waverly Street and Montgomery Avenue. Presently, 
the alleys do not connect due to a grade change. Phase 1 of 
this project proposes vehicle access from the Waverly Street 
alley and the two alleys will connect as part of this project in this 
phase, providing a complete alley network that provides access 
to both Montgomery Avenue and Waverly Street.   
 
The Applicant will need to demonstrate the future alley 
connection between Waverly Street and Montgomery Avenue 
on the certified plans. Additionally, at the certified set stage, the 
Applicant must submit a full operational analysis addressing all 
of MDSHA’s comments in its letter of July 17, 2026 for the 
access point located at Montgomery Avenue. The operational 
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analysis must be reviewed and approved by MDSHA and 
Planning Staff. 

Transit 
The Subject Property is connected to the Bethesda Metro 
Station via an access tunnel. The station is served by the 
following Metro Bus routes: 
• Route D96 provides service to Park Potomac
• Route M22 provides service to Olney
• Route M70 provides service to Silver Spring
• Route M70 provides service to Montgomery Mall
• Route 29 provides service to Friendship Heights
• Route 30 provides service to Medical Center
• Route 32 provides service to Naval Ship Research Center
• Route 34 provides service to Wheaton
• Route 36 provides service to Bradley Blvd
• Route 47 provides service to Rockville
• Route 70 provides service to Milestone Center Park and
Ride

ii. Proposed public transportation infrastructure
The Applicant has proposed a ten (10)-foot Public Improvement
Easement (PIE) along the East-West Highway frontage to
accommodate the development of a 4-foot frontage zone, 12-
foot-wide concrete sidewalk and 9.6-foot planting zone. In
addition, a 16-foot Public Improvement Easement (PIE) will be
provided along Wisconsin Avenue to accommodate a 16-foot-
wide concrete sidewalk with a 13-foot-wide planting zone. The
Applicant has also proposed replacing the Metro access
escalator with an external stairwell and elevator. This
improvement has been accepted by WMATA as indicated in
correspondence with the Applicant via email on May 21,2026,
and further coordination on the design will be handled by
WMATA and the Applicant at the time of permit.

iii. Proposed private transportation infrastructure
Vehicular access to the Subject Site is provided by an existing
private alley with a curb cut on Waverly Street. This Application
proposes the construction of an additional alley that will connect
to the existing alley and front onto MD410. Planning Staff and
the MDSHA do not support alley access to MD 410.  Planning
Staff found that the truck turning movements submitted by the
Applicant demonstrate trucks entering the site via the MD 410
alley obstruct the egress lane and upon exiting back into the
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ingress lane. Both maneuvers are unsafe and significantly 
disrupt residential circulation. Planning staff also received 
correspondence from MDSHA that highlighted the agency’s 
concern with potential side-swipe accidents, conflicts with 
pedestrians along MD410, and queuing on MD410. The 
Planning Board finds that the proposed access onto MD 410 is 
not safe and efficient and has conditioned no access onto MD 
410 also in accordance with MDSHA’s findings. 
 
The proposed connected alley system also includes a 
maneuvering space along the Waverly Street alley to provide 
trucks with an area for safe turning movements. In addition to 
the maneuvering space, as conditioned, the Applicant will 
provide a loading management plan to reduce vehicle conflicts 
within the alley during loading operations. At the time of certified 
set, the Applicant must update the plans to remove the 
proposed alley access onto MD 410. 
 
 

b. Local Area Transportation Review (LATR) 
The previous use on the Site was a 148,154 square foot office building. 
The proposed 420 high-rise residential units are estimated to generate 
a net decrease of 85 vehicle trips in the morning peak hour and a net 
decrease of 84 vehicle trips in the evening peak hour.  Additionally, in 
accordance with the LATR guidelines, this application does not include 
trip generation for the proposed 11,500 square foot commercial space.  
The guidelines assume that a small amount of ground floor retail in a 
mostly residential mixed-use building will not generate additional trips 
so long as the commercial space is less than 15,000 square feet and 
does not include parking. The proposed commercial space meets both 
criteria.    The 2024-2028 Growth and Infrastructure Policy requires a 
transportation impact study for any project that is estimated to 
generate a net increase of 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. 
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Table 2: Trip Generation Analysis 

Use Quantity AM ITE 
Vehicle 
Rates 

PM ITE 
Vehicle 
Rates 

AM Adjusted 
Policy Area 
Rates 

PM Adjusted 
Policy Area 
Rates 

Existing  
General 
Office  
ITE - 710 

148,154 
SF 

186 178 134 128 

Proposed 
Multifamily 
High Rise 
ITE - 222 

420 
Dwelling 
Units 

84 109 49 63 

   Net 
Change 

-85 -65 

Source: Transportation Exemption Statement from Gorove Slade Associates Inc, April 15, 2026 
modified by staff 

 
c. Schools 
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. 
 
Annual School Test Results 
This Application was reviewed on July 23, 2026. Therefore, the results of 
the FY2027 Annual School Test, approved by the Planning Board on June 
25, 2026 and effective since July 1, 2026, are applicable.  
 
The FY2027 Annual School Test evaluates for the 2030-2031 school year, 
during which the Property will be served by Somerset Elementary School, 
Westland Middle School, and Bethesda-Chevy Chase High School. The 
enrollment and capacity projections of these schools reflected in the 
FY2027 Annual School Test and the default Utilization Premium Payment 
(UPP) tier placements are shown in Table 3. 

Table 3. FY2027 Annual School Test Projections (2030-2031 School Year) & UPP Tier 
Placements 

 Program 
Capacity 

Enrollme
nt 

Utilization 
Rate 

Seat 
Surplus  

or Deficit 

UPP Tier 
Placement 

Somerset ES 550 315 57.3% +235 No UPP 
Westland MS 1,064 743 69.8% +321 No UPP 
Bethesda-Chevy Chase 
HS 2,475 2,238 90.4% +237 No UPP 
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Based on the FY2027 Annual School Test results above, the school 
service areas of the project are not placed in any UPP tiers by default. A 
payment will be triggered however if the project’s enrollment impact 
estimate exceeds an adequacy ceiling of a school shown in Table 4. 

Enrollment Impact Estimate 
Table 4 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 4. Student Enrollment Impact Estimate (reflects FY2026-2027 Student Generation Rates) 

Type of Unit 
Net 

Number 
of Units 

ES 
Student 

Generation 
Rate 

ES 
Student 
Estimate 

MS 
Student 

Generation 
Rate 

MS 
Student 
Estimate 

HS 
Student 

Generation 
Rate 

HS 
Student 
Estimate 

MF High-
rise 420 x 0.039 = 

16.380 x 0.016 = 6.720 x 0.020 = 8.400 

TOTAL 
(rounded 
down) 

16 6 8 

The enrollment impact of the proposed units during an average year 
throughout the life of this project is estimated to be 16 elementary school 
students, 6 middle school students, and 8 high school students. This does 
not exceed the adequacy ceilings identified in Table 3. Therefore, a UPP 
is not required. 

d. Other Public Facilities and Services
The Property is served by public water and sewer and is classified in the
W-1 and S-1 categories.  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 electric, 
telecommunications, police stations, firehouses and health services are 
currently operating within the standards set by the Growth and 
Infrastructure Policy currently in effect. 

D. The Application satisfies all the applicable requirements of the Forest
Conservation Law, Montgomery County Code Chapter 22A.

The Application satisfies all of the applicable requirements of the Forest
Conservation Law, Montgomery County Code, Chapter 22A and is in
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compliance with the Montgomery County Planning Department’s 
Environmental Guidelines as further discussed in the findings for Forest 
Conservation Plan F20260750, which are included in a separately 
approved resolution and are incorporated herein.  

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

The Applicant is providing stormwater management through vegetated
green roof combined with micro-bioretention facilities and has included a
stormwater management concept plan as part of the submission. DPS
approved the Stormwater Management Concept on July 2, 2026.
Therefore, the requirements of Chapter 19 are satisfied.

F. 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
4.3.M

This finding is not applicable to this Application, as the Applicant does not
have actual or constructive notice of any burial site on the Property, and it
is not included in the Cemetery Inventory.

G. Any other applicable provision specific to the property and necessary for
approval of the Administrative Subdivision is satisfied.

No other provisions apply to the Subdivision.

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 29, 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 
approved and 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 at its regular 
meeting held on Thursday, July 23, 2026, in Wheaton, Maryland and via video 
conference. 

_____________________________ 
Artie L. Harris, Chair 
Montgomery County Planning Board 

Approved as to 
Legal Sufficiency:  __/s/ Matthew Mills_________ 

M-NCPPC Legal Department
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