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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 November 6, 2025, VICSN I, LLC (“Applicant”) filed an 
application for approval of an administrative subdivision plan of property that would 
create one (1) lot and 148 dwelling units on 2.72 acres of land in the Commercial 
Residential Town (CRT) -1.5, C-0.5, R-1.5, H-60 zone, located at 831 University 
Boulevard East at the southwest quadrant of the intersection of University Boulevard 
East and Forston Street (“Subject Property”), in the Purple Line East Policy Area and 
2013 Long Branch Sector Plan (“Sector Plan”) area; and 

WHEREAS, Applicant’s administrative subdivision plan application was 
designated Administrative Subdivision Plan No. 620260090, Sonina Properties 
Apartments (“Administrative Subdivision Plan” or “Application”); and 

WHEREAS, the Application was submitted for concurrent review and approval 
with Forest Conservation Plan No. F20260220 and Expedited Approval Plan No. 
E20260010; 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 

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. 

http://www.montgomeryplanningboard.org/
mailto:mcp-chair@mncppc.org
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NOW, THEREFORE, BE IT RESOLVED that the Planning Board APPROVES 

Administrative Subdivision Plan No. 620260090 to create one (1) lot and 148 units on 
the Subject Property, subject to the following conditions:1   
 
General Approval 

 This Administrative Subdivision Plan is limited to one (1) lot for a maximum of 
130,980 square feet of total residential development with 148 multi-family 
dwelling units. 

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 

Maryland State Highway Administration (“MDSHA”) 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 MDSHA 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 Transportation (“MCDOT”) in its letter dated 
April 15, 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.  

 Before the issuance of access permits, the Applicant must satisfy the Maryland 
State Highway Administration’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 
Montgomery County Department of Permitting Services (“MCDPS”), Water 
Resources Section in its stormwater management concept letter dated April 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 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 February 25, 
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 May 28, 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 
 If an approved Expedited Approval Plan, Site Plan, or amendment for the Subject 
Property substantially modifies the lot or right-of-way configuration or quantities 
of units or any site element shown on this Administrative Subdivision Plan, the 
Applicant must obtain approval of an Administrative Subdivision Plan amendment 
before certification of the Expedited Approval Plan or Site Plan amendment. 

Transportation 
 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 seventy-one feet (71 ft.) from the
existing pavement centerline along the Subject Property frontage of
University Boulevard.

b) All land necessary to accommodate forty-five feet (45 ft.) from the existing
pavement centerline along the Subject Property frontage for Carroll
Avenue.

c) All land necessary to accommodate thirty feet (30 ft.) from the existing
pavement centerline along the Subject Property frontage for Forston
Street.

d) All land necessary to accommodate thirty feet (30 ft.) from the existing
pavement centerline along the Subject Property frontage for Glenville
Road.
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 Before the recordation of plat, the Applicant must satisfy all necessary 
requirements of MDSHA to ensure construction of the following: 

a) A four-foot-wide (4 ft.) southbound bikeway along the Property frontage of
University Boulevard with a variable tree buffer.

b) An eight-foot-wide (8 ft.) sidewalk along the Property frontage of University
Boulevard with a variable tree buffer.

c) A five-foot-wide (5 ft.) bikeway along the Property frontage of Carroll
Avenue with a variable tree buffer.

d) An eight-foot-wide (8 ft.) sidewalk along the Property frontage of Carroll
Avenue with a variable tree buffer.

 Before the recordation of plat, the Applicant must satisfy all necessary 
requirements of MCDOT to ensure construction of a six-foot-wide (6 ft.) sidewalk 
along the Property frontage of Forston Street with an estimated nine-foot-and-
thirty-three-inch (141 inches) tree buffer. 

 Before the recordation of plat, the Applicant must satisfy all necessary 
requirements of MCDOT to ensure construction of a six-foot-wide (6 ft.) sidewalk 
and variable tree buffer along the Property frontage of Glenville Road. 

Record Plats 
 There shall be no clearing or grading of the site before recordation of the plat. 

 The record plat must show necessary easements. 
Certified Administrative Subdivision Plan 

 The certified Administrative Subdivision Plan must contain the following note: 

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.

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 
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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, an Administrative Subdivision Plan
application can be filed for property approved under an Expedited
Approval Plan under Section 59-7.3.5 of the Zoning Ordinance if:

A. 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. E20260010 (said Approval being
incorporated herein by reference) was approved concurrently with
the Administrative Subdivision Plan and includes a finding of
adequate public facilities. Based on those findings discussed below,
adequate public facilities exist to support and service the Property
in accordance with Section 50.4.3.J of the Subdivision Regulations

B. any required road dedications, or covenants for future dedications,
and associated public utility easements are shown on the record
plat;
As conditioned, required road dedications will be shown on the
record plat. No public utility easements are required for this
Application, as explained further in the transportation findings below
in this document.

C. forest conservation plan approval, stormwater management, and
environmental protection requirements, if applicable, are satisfied
before approval of the plat; and
Per Section 22A-11(a)(1), Forest Conservation Plan No.
F20260220 was submitted for review and approval with
Administrative Subdivision No. 620260090 and Expedited Approval
Plan No. E20260010 (Accompanying Plans). The total net tract
area for forest conservation purposes is 2.23 acres, which includes
the Subject Property of 1.93  acres plus off-site work of 0.30 acres.
The Subject Property is currently zoned CRT-1.5, C-0.5, R-1.5,
H-60 which is classified as Mixed-Use Development Areas (MDP),
as defined in Section 22A-3 of the Forest Conservation Law,
Chapter 22A of the County Code, and specified in the Trees
Technical
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Manual. The Subject Property contains no forest, which results in a 
total afforestation requirement of 0.33 acres regardless of 
watershed or Priority Area, as calculated in the Forest Conservation 
Worksheets. Per the Planning Board’s approval, the Application will 
meet this requirement by purchasing credits from a mitigation bank 
elsewhere in the County or through fee-in-lieu payment. 

Furthermore, the Application has satisfied its requirements for 
stormwater management and environmental protection 

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

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.

i. The block design is appropriate for the development or use
contemplated

The Application is located within an existing residential subdivision. 
There are no changes to the existing block design that is currently 
well-established within the neighborhood. Section 50.4.3.B.1.a. of 
the Subdivision Regulations states that: The length, width, and 
shape of a residential block must be compatible with existing 
development patterns and the land use goals for the area of the 
subdivision. No new residential blocks are being established through 
this Application. The Application will continue to use the existing 
residential block that will provide a sufficient length and width. 
Section 50.4.3.B.1.d. of the Subdivision Regulations states: “The 
Board must review and approve the design and arrangement of 
access roads within a subdivision for multi-unit or apartment 
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dwellings, together with the required parking facilities and pedestrian 
walks, to determine that resulting blocks are a suitable length and 
width for pedestrian and vehicle circulation.” The existing block 
between University Boulevard East and Glenville Road allows the 
provision of adequate vehicular and non-vehicular circulation 
associated with the multifamily building. Overall, the Planning Board 
finds that the existing block design is appropriate for the 
development and use therein. 

ii. The lot design is appropriate for the development or use
contemplated

Section 50.4.3.C.1.a. of the Subdivision Regulations states: “Lot 
size, width, shape, and orientation must be appropriate for the 
location of the subdivision and for the type of development or use 
contemplated, considering the recommendations of the master plan 
and the applicable requirements of Chapter 59. The dimensions of a 
lot must be able to accommodate any proposed building and other 
infrastructure deemed necessary to serve the lot, including but not 
limited to any accessory structure, stormwater management, 
parking, access drive, and off-street service.” The Application will 
create one multifamily building within an existing community while 
accentuating height transitions to support maintaining the current 
character of the neighborhood. The lot is appropriate for the existing 
residential subdivision due to the intent of the CRT zone, lot size 
that is comparable to both the existing unplatted parcels and platted 
lots, the arrangement of the building, drive aisles, parking, and 
stormwater management areas within the lot, and setbacks that are 
comparable to the neighboring lots to the north. Overall, the Board 
finds that the lot design is appropriate for the development and use 
therein. 

iii. The Administrative Subdivision Plan provides for required public
sites and adequate open areas

Master Planned Sites

The Subject Property has not been identified in the Sector Plan
for a required public site. Adequate open area in the rear of the lot
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is based on the requirements associated with the number of 
frontages. 

Local Recreation 

The Application provides onsite recreation facilities that 
complement 
the nearby existing recreational inventory. The Application 
includes picnic/tables and seating, grilling area, outdoor game 
station, tot lot playground, indoor fitness room, and a multi-
purpose lobby area. 

Transportation and Utilities 

The Application will provide new transportation facilities and install 
dry utilities to adequately serve the Application, as is described 
within agency approval letters. Additional discussion of these 
items is provided in the subsequent section. 

3. The Lot(s) and Use comply with the basic requirements of Chapter 59

The Administrative Subdivision Plan meets the dimensional
requirements for the CRT zone as specified in the Zoning Ordinance
and as shown in Table 1 below, in relation to maximum density, height,
and minimum open space. Additionally, the Application must provide
the minimum required amount of parking spaces associated with the
use, which is also summarized in Table 1. The final number,
configuration, and location of  parking spaces were approved with a
concurrently submitted Expedited Approval Plan No. E20260010
based on the number of residential dwelling units. Further discussion
on parking is provided in the subsequent section.
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Table 1: Sonina Properties Apartments Administrative Subdivision Plan Data Table for 
CRT Zone, Optional Method, Section 59-4.5.4 

Development 
Standard 

Permitted/ Required Approved 

Tract Area n/a 118,318 sf. (2.72 ac.) 

Prior Dedication n/a 34,289 sf. (0.79 ac.) 

Approved 
Dedication 

n/a 2,386 sf. (0.06 ac.) 

Site Area n/a 81,643 sf. (1.87 ac.) 

Mapped Density  

(CRT-1.5, C-0.5, R-1.5, 
H-60)

Residential (GFA/ 
FAR) 

177,477 sf. (1.5 FAR) 130,980 sf. (1.10 FAR) 

Commercial 
(GFA/FAR) 

59,159 sf. (0.5 FAR) 0 sf. 

Total Mapped Density 
(GFA/FAR) 

177,477 sf. (1.5 FAR) 130,980 sf. (1.10 FAR) 

Maximum Building 
Height 

60 ft. 60 ft. 

Principle Building 
Setbacks 

Front Set by plan 20 ft. 

Side Set by plan 20 ft. 

Rear Set by plan 53 ft. 

MPDUs (min.) 17.5%2 (26 units) 17.5% (26 units) 

Public Open Space 8,164 sf. (10%) 11,300 (13.84%) 

2 The Site is subject to the Long Branch Sector Plan and therefore has a base requirement of 12.5% 
MPDU’s. However, Zoning Text Amendment ZTA 25-03 incentivizes the conversion of highly vacant office 
buildings into housing to help address the County's housing crisis. To qualify for the Housing Payment in 
Lieu of Taxes (PILOT) Bill 2-25 with a 20-year tax abatement, a total of 17.5% MPDU’s is required.  
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B. The Administrative Subdivision Plan substantially conforms to the Master
Plan.

a) Land Use
Land Use & Zoning

Overall, the Application meets the objectives of the Sector Plan. Page 79 lists 
one of the primary land use and zoning objectives of the Subject Property is 
to, “Preserve space on-site for small neighborhood retail and service uses 
that cater to the community’s various income levels.” The Application will add 
one multifamily building into a mixed-use neighborhood which meets the 
intent of the Commercial Residential Town (CRT) zoning district. The 
Application will replace the existing commercial use of the Property with 
residential use. While the new building is primarily residential, it will be 
located approximately one-third of a mile from existing retail shopping and 
service establishments located proximate to the Purple Line Piney Branch 
Station and multiple shopping plazas adjacent to the Takoma Langley Station. 
The Application’s non-motorized improvements for pedestrians, bicyclists, 
and other modes allow safe and convenient access to small neighborhood 
retail in the immediate area. 

Density & Building Height 

The Property is within the Commercial Residential Town (CRT) zoning district 
and is limited to a density of 1.5 FAR for residential, whereas the Application 
encompasses 1.1 FAR for residential. The Sector Plan also envisioned that 
Site No. 10 (the Subject Property) may yield up to 100 dwelling units under an 
average redevelopment scenario. The Application will deliver more needed 
housing – a total of 148 dwelling units – while remaining within the density 
parameters for the site. 

The Sector Plan limits the maximum building height to 45 feet proximate to 
Forston Street and 60 feet for the remainder of the Property. Therefore, the 
portion of the building adjacent to existing single-family dwellings on Forston 
Street is a maximum building height of forty-five feet (45 ft.) and a maximum 
building height of sixty feet (60 ft.) for the remainder of the building, which is 
the maximum for the zoning district. 

Community  
There are five elements of community that the Sector Plan strives to achieve, 
as follows: 
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i. Provide diverse housing types to serve mixed income and special
populations.

The Application’s surrounding area is composed of single-family attached 
homes and duplexes. The Subject Application will redevelop an existing 
commercial use and surface parking into a new multifamily residential 
building with up to 148 units, including 17.5 % MPDUs, or 26 units. The 
Application will introduce a new type of housing within the vicinity of the 
Forston Street and University Boulevard intersection.  

ii. Design sites to encourage physical activity and support pedestrian
friendly, street-oriented development.

The Application provides new housing, and the design includes new 
sidewalks on all frontages and a separated bicycle lane along University 
Boulevard. The Application will consolidate vehicle access from three 
existing vehicular access points to a single access point. This 
improvement will reduce the number of potential conflict points between 
drivers, pedestrians and cyclists, making the Property safer for all modes 
of circulation, and it will encourage physical activity. The Application will 
make frontage enhancements nearby to Carroll Avenue to accommodate 
MCDOT’s funded bicycle lane installation to progress as envisioned by the 
County. These pedestrian and bicycle improvements will help enable 
access from the Property to the two nearby Purple Line Stations, each 
approximately one-third of a mile away.  

iii. Incorporate public art and other gateway features into new
development.

Public art is not provided as a major public benefit. However, the Applicant 
is seeking public benefit points from the Exceptional Design category to 
enhance the overall appearance of the building, which is associated with a 
concurrently submitted Expedited Approval Plan No. E20260010. The 
general location and architectural design for the building’s northeast 
corner allow for the building itself and its lobby space to step forward as 
gateway-style features. The design for the residential lobby at this corner 
includes a high degree of transparency allowing for visual interplay and 
activation between the lobby and street. The stepping up of the building’s 
height and change in architectural styles of its two wings at this point 
serves as a visual transition from the residential uses to the north, and 
institutional and commercial uses south of the Property.  

iv. Provide well-designed streetscapes along Piney Branch Road and
Carroll Avenue.



MCPB No. 26-70 
Administrative Subdivision Plan No. 620260090 
Sonina Properties Apartments 
Page 12 
 

 
The Property is proximate to Carroll Avenue, and the elements of the 
Application provide a well-designed streetscape in connection with the 
currently funded MCDOT bicycle lane construction project on Carroll 
Avenue. The Application incorporates appropriate frontage elements for 
Carroll Avenue, including adequate space for eight-foot-wide sidewalks, 
street trees, and MCDOT’s five-foot-wide bicycle lanes. The streetscape 
enhancement combined with the previously noted building gateway 
feature, extended facade along Carroll Avenue, lighting, and dual building 
entrances, creates a welcoming pedestrian scale environment.    
 
v. Provide appropriate transitions towards existing single-family 
neighborhoods.  
 
The Sector Plan includes specific criteria for the redevelopment of the 
Property to provide appropriate transitions toward the existing single-
family neighborhood confronting it across Forston Street and Glenville 
Road. This includes limiting the height of a new building to no more than 
45 feet, proximate to the northern Property boundary, and allowing for 
greater building height in the remainder of the Property. As previously 
noted above, the Application complies with the height limits and provides 
more than adequate space between the northern wing of the building and 
Forston Street to allow for the installation of trees and landscape 
screening. The rectangular building shape and brick cladding of the 
northern building wing is also specifically designed to blend with the 
existing building materials of the adjacent neighborhood.  

 
Environment  
 
There are several elements of environmental emphasis that the Sector Plan 
strives to achieve, as follows: 

i. Energy: The Plan encourages the introduction of green building 
principles where feasible and appropriate and encourages new 
buildings to reduce energy demand.  

 
The Application will exceed baseline energy standards by 17.5%.The 
Application will be reviewed and certified under the National 
Green Building Standard (NGBS) program, in which energy reduction 
is a mandatory requirement.  
 

ii. Ecology: Increase canopy and subcanopy tree cover to between 25 
and 35 percent for commercial areas by planting native, drought 
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tolerant species within open spaces, along stream valley buffers, 
within parks, along streets, and if practical, within stormwater 
facilities. 

The Application provides new tree cover on the Site, including native 
canopy and subcanopy tree species as street trees and in open 
spaces. When mature, these trees will provide 25-35% coverage. The 
Application will also use planting techniques such as interconnected 
tree panels and tree pits that maximize soil volumes per tree and 
increase tree survivability. 

iii. Stormwater: Control stormwater runoff through the treatment and
reduced impervious cover will improve water quality and increase
habitat and aquatic diversity while improving quality of place.

The Application integrates stormwater management techniques that 
complement the community character, including along roads that are 
impacted by the Purple Line, such as University Boulevard. The 
Application will integrate stormwater management along all roads that 
abut the Site, including University Boulevard in coordination with the 
Purple Line. The Application will substantially increase permeable 
areas on the Site which include microbio-planters and a microbio-rain 
garden. Runoff will be substantially reduced. 

Transportation 

Along University Boulevard, the Property fronts a variable-width MDSHA 
right-of-way classified as a Town Center Boulevard. University Boulevard has 
four (4) travel lanes as well as a center-running segment of the Purple Line, 
which is currently under construction. This is consistent with the 
recommendations of the 2025 Master Plan of Highways and Transitways. 
Carroll Avenue provides a 90-foot MDSHA right-of-way designated as a Town 
Center Street with two (2) travel lanes and a planned Capital Improvement 
Program (CIP) bike lane, in compliance with the 2013 Long Branch Sector 
Plan and the 2018 Bicycle Master Plan. 
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C. Public facilities will be adequate to support and service the area of the 
subdivision. 
 

i. Roads and other Transportation Facilities 

Existing Facilities  

The Application is bordered by four public streets, each with distinct 
right-of-way characteristics, functional classifications, and planned 
multimodal improvements. Along University Boulevard, the Site fronts 
a variable-width right-of-way classified as a Town Center Boulevard. 
University Boulevard has four travel lanes as well as a center-running 
segment of the Purple Line, which is currently under construction. 
Carroll Avenue provides a 90-foot-wide SHA right-of-way 
designated as a Town Center Street with two travel lanes and a 
planned CIP bike lane consistent with the Sector Plan and 2018 
Bicycle Master Plan. To the south, Forston Street consists of a 50-foot-
wide County right-of-way functioning as a Neighborhood Street with 
two travel lanes and no planned bicycle facility. Glenville Road, also a 
50-foot-wide County Neighborhood Street, mirrors these 
characteristics and similarly does not have a planned bicycle facility. 
These streets collectively define the existing transportation network 
surrounding the site.  
 
There are no existing bus stops or shelters along the Site’s frontages, 
but there are nearby bus stops along University Boulevard. The 
Property fronts the imminent Purple Line light-rail system, and the 
Property is located within one-third of a mile of the Piney Branch Road 
and Takoma-Langley Purple Line stations. The Site is also serviced by 
nearby Metro-Bus lines C2 and C4, and Ride-On bus lines 17, 18, and 
25. 
 

 Proposed public transportation infrastructure  
 

Public transportation improvements along the Property’s frontages will 
comply with the applicable Sector Plan and the Complete Streets Design 
Guide. Along University Boulevard, the Application will implement the 
frontage design associated with the Purple Line corridor, including a 
four-foot-wide protected bicycle lane with a concrete strip that resulted 
from right-of-way constraints. The Carroll Avenue frontage will 
incorporate the Complete Streets Design Guide recommended 
streetscape elements consistent with the planned CIP bike lane. Both 
frontages along Forston Street and Glenville Road will dedicate five feet 
of additional right-of-way to comply with the Neighborhood Street 60-foot 
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right-of-way width dimensioning per the Complete Street Design Guide 
and Chapter 49 of the County Code. The Applicant complies with 
Section 59.4.5.4 of the Zoning Ordinance for the CR Optional Method 
Development standard which permits a zero-front setback within 
University Boulevard and Carroll Avenues; therefore, no Public Utility 
Easement (PUE) on those frontages is required. The Applicant must 
comply with Section 59.4.1.8.A for rear setbacks within the Forston 
Street and Glenville Road frontages; however, the Applicant received a 
waiver for a ten-foot PUE within the perimeter of the frontages from 
the utility companies and MCDPS. 

Proposed private transportation infrastructure 

The Application does not include any private transportation infrastructure 
such as private roads/private streetscape elements. Off-street residential 
parking will be provided. The site will provide primary access to its surface 
parking lot, garage, and loading zones via Glenville Road.  

Local Area Transportation Review (LATR) 

The previous use on the Property was a 31,072-square-foot office 
building. The new 148 mid-rise residential units are estimated to generate 
a net decrease of 44 vehicle trips in the morning peak hour and a 
net decrease of 69 vehicle trips in the evening peak hour. The 2024-
2028 Growth and Infrastructure Policy requires a Transportation Impact 
Study (TIS) for any application that is estimated to generate a net increase 
of 30 or more vehicle trips in either the morning or evening peak hours. 
Because this Application is under the threshold, the LATR review is 
satisfied with a transportation exemption statement.  

Schools 

The Subject Property is served by Rolling Terrace Elementary School, 
Silver Spring International Middle School, and Montgomery Blair High 
School. Under the FY26 Annual School Test, Rolling Terrace Elementary 
School, Silver Spring International Middle School and Montgomery Blair 
High School do not require any Utilization Premium Payment (UPP). If the 
Application is estimated to generate more students than the identified 
adequacy ceilings, then additional UPPs or partial payments at multiple 
tiers are required. This multi-family mid-rise Application is estimated to 
generate five  elementary school students, two  middle school students 
and two  high school students. The estimated number of students 
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generated does not exceed the adequacy ceilings identified for each 
school. Therefore, no additional UPPs are required, and neither are partial 
payments across multiple UPP tiers. 

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

The Application satisfies all applicable requirements of the Forest
Conservation Law, Montgomery County Code, Chapter 22A and complies
with the Montgomery County Planning Department’s Environmental
Guidelines as further discussed in the findings for the accompanying
Forest Conservation Plan No. F20260220.

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

The Stormwater Management Section of the Montgomery County
Department of Permitting Services (MCDPS) issued a letter accepting the
stormwater management concept dated April 17, 2026. The Application
includes environmental site design (“ESD”) techniques that will filter and
retain stormwater on-site through micro-bioretention planters and a green
roof on the building. Plantings approved by MCDPS may also be used in
ESDs to the greatest extent practicable. The Planning Board finds that the
requirements of Chapter 19 have been met.

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

Not applicable to this Property as there are no known burial sites nor is
there a burial site identified in the County 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 Administrative 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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