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RESOLUTION 

WHEREAS, under Section 59-7.3.5 of the Montgomery County Zoning 
Ordinance, the Montgomery County Planning Board is authorized to review expedited 
approval plan applications; and 

WHEREAS, on March 24, 2026, VICSN I, LLC (“Applicant”) filed an application 
for approval of an expedited approval plan for the construction of a mid-rise multi-family 
apartment building containing 130,980 square feet and a maximum of 148 dwelling unit, 
including 17.5% Moderately Priced Dwelling Units (MPDUs) on 2.72 acres of 
Commercial Residential Town (CRT) -1.5, C-0.5, R-1.5, H-60 zoned-land, 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, the expedited approval plan application for the Subject Property was 
designated Expedited Approval Plan No. E20260010, Sonina Properties Apartments 
(“Expedited Approval Plan” or “Application”); and 

WHEREAS, the Application was submitted for concurrent review and approval 
with Administrative Subdivision Plan No. 620260090 and Forest Conservation Plan No. 
F20260220; 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 approved the Application subject to certain conditions, by the vote 
certified below. 

 
NOW, THEREFORE, BE IT RESOLVED that the Planning Board approves 

Expedited Approval Plan No. E20260010 for the construction of one (1) mid-rise multi-
family apartment building containing 130,980 square feet and a maximum of 148 
dwelling units with 17.5% Moderately Priced Dwelling Units (MPDUs) on the Subject 
Property, subject to the following conditions:1 
 
Density, Height & Housing 

 Previous Approvals 

The Applicant must provide, in writing, a letter vacating the approved Sketch Plan 
No. 320250010 before certification of the Expedited Approval Plan. 

 Density  
The Expedited Approval Plan is limited to a maximum of 130,980 square feet of 
total development on the Subject Property, for one (1) multi-family building with 
148 dwelling units.   

 Height 
The development is limited to a maximum height of 60 feet, as measured from 
the building height measuring point, as illustrated on the Expedited Approval 
Plan. 

 Moderately Priced Dwelling Units (MPDUs)  

a) The development must provide 17.5 percent MPDUs or MCDHCA-approved 
equivalent consistent with the requirements of Chapter 25A and the 
applicable Master Plan. 

b) The Planning Board has reviewed and accepts the recommendations of 
Montgomery County Department of Housing and Community Affairs (DHCA) 
in its letter dated May 28, 2026, and incorporates them as conditions of the 
Expedited Approval Plan approval. The Applicant must comply with each of 
the recommendations in the letter, which DHCA may amend provided that the 
amendments do not conflict with other conditions of the Expedited Approval 
Plan approval. 

 

 
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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Open Space, Facilities and Amenities  

 Open Space, Facilities, and Amenities 

a) The Applicant must provide a minimum of 11,300 square feet of public open 
space (13.84% of net lot area) on-site.   

b) Before release of the surety bond, the Applicant must construct the 
streetscape improvements along the Property’s frontage on University 
Boulevard.  

c) Before the issuance of the final use and occupancy certificate (excluding core 
and shell), all public open space areas on the Subject Property must be 
completed. 

 Common Open Space Covenant 
The record plat must reference the Common Open Space Covenant recorded at 
Book 28045 Page 578 (Covenant). 

 Recreation Facilities 

Before the issuance of the final use and occupancy certificate, the Applicant must 
provide the required recreation facilities as shown on the Certified Expedited 
Approval Plan.  

 Maintenance of Public Amenities 
The Applicant is responsible for maintaining all publicly accessible amenities 
including but not limited to short-term bicycle parking racks. 

 Public Benefits 

The Applicant must provide the following public benefits and meet the applicable 
criteria and requirements of the Zoning Ordinance and the CR Zone Incentive 
Density Implementation Guidelines for each one. 

a) Transit Proximity as achieved through Level 2 transit proximity. 

b) Connectivity and Mobility: 

i. achieved by providing fewer than the maximum parking spaces 
under the Zoning Ordinance;  

c) Quality of Building and Site Design: 

i. Architectural elevations - Final elevation design must be shown on 
the Certified Expedited Approval Plan.  The exterior architectural 
elements must be substantially similar to architectural elevations as 
shown on the Certified Expedited Approval Plan and as determined 
by M-NCPPC Staff. 
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ii. Exceptional design - Final elevation design must be shown on the 
Certified Expedited Approval Plan.  The exterior architectural 
elements must be substantially similar to architectural elevations as 
shown on the Certified Expedited Approval Plan and as determined 
by M-NCPPC Staff. 

iii. Public open space - The Applicant must provide a minimum of 
11,300 square feet of public open space (13.84% of net lot area) 
on-site. 

iv. Structured Parking - The Applicant must provide a minimum of 86 
parking spaces within a structure with 21 above-grade parking 
spaces and 65 spaces below-grade. 

d) Protection and Enhancement of the Natural Environment: 

i. Cool roof - The Applicant must provide a minimum solar reflectance 
index (SRI) of 75 for roofs with a slope at or below a ratio of 2:12, 
and a minimum SRI of 25 for slopes above 2:12. 

ii. Energy conservation - The Applicant must construct the building to 
exceed energy efficiency standards for the building type by 17.5%, 
as determined by MCDPS through the methodology established by 
ASHRAE 90.1 (2013) Appendix G. The energy model must be 
submitted to DPS with the building permit application. 

iii. Vegetated roof - The Applicant must install a vegetated roof with a 
soil depth of a minimum of 4 inches covering a minimum of 33% of 
the building's roof, excluding space for mechanical equipment. 

 
Environment 

 Vegetated Roof 
The Applicant must install a vegetated roof as shown on the Certified Expedited 
Approval Plan, with a soil depth of a minimum of 4 inches covering a minimum of 
33% of the building's roof, excluding space for mechanical equipment. 

 Noise Attenuation  

a) Before the issuance of the first building permit, the 
Applicant/developer/builder must provide certification to M-NCPPC Staff from 
an engineer who specializes in acoustical treatments that the building shell for 
residential dwelling units 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. Any noise impacted units must be 
identified on the Certified Expedited Approval Plan. 
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b) Before the final inspection for any residential unit, the 
Applicant/developer/builder must certify to M-NCPPC Staff that the noise 
impacted units have been constructed in accordance with the certification of 
the engineer that specializes in acoustical treatments. 

c) If any changes occur to the Expedited Approval Plan which affect the validity 
of the noise analysis dated May 30, 2025, acoustical certifications, and/or 
noise attenuation features, a new noise analysis will be required to reflect the 
changes and new noise attenuation features may be required. 

Transportation  
 Pedestrian & Bicycle Circulation 

The Applicant must provide 73 long-term and 4 short-term bicycle parking 
spaces.  

a) The long-term spaces must be in a secured, well-lit bicycle room in the 
parking garage, and the short-term spaces must be inverted-U racks (or 
approved equal) installed along the building’s side entrance (weather 
protected preferred). The specific location(s) of the short-term bicycle rack(s) 
must be identified on the Certified Expedited Approval Plan.  

b) The Applicant must provide one (1) bicycle repair station.  

 

 Fire and Rescue 

a) 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 2, 
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 
Expedited Approval Plan approval. 

b) Before approval to release any portion of the performance bond, the Applicant 
must deliver to the Planning Department, with a copy to MCDPS, certification 
by a professional engineer licensed in the State of Maryland that the fire 
access improvements have been constructed and installed per the 
recommendations from the Fire Department Access and Water Supply 
Section, and as shown in the approved MCDPS fire access plan, or as 
amended. 
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 Site Design 

a) The exterior architectural character, proportion, materials, and articulation
must be substantially similar to the schematic elevations shown on Sheet No.
A-6A through A-7 of the submitted architectural drawings, as determined by
M-NCPPC Staff.

b) Before the issuance of the final use and occupancy certificates, the Applicant
must provide a concrete scoring pattern for the loading space to enhance the
overall appearance of the open space area, as shown on the Certified Plan.

 Lighting 

a) Before certification of the Expedited Approval Plan, the Applicant must
provide certification to Staff from a qualified professional that the exterior
lighting in this Expedited Approval Plan conforms to the latest Illuminating
Engineering Society of North America (IESNA) recommendations (Model
Lighting Ordinance-MLO: June 15, 2011, or as superseded) for a
development of this type.  All onsite exterior area lighting must be in
accordance with the latest IESNA outdoor lighting recommendations (Model
Lighting Ordinance-MLO: June 15, 2011, or as superseded).

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

c) Deflectors will be installed on all fixtures to prevent excess illumination and
glare.

d) Illumination levels generated from on-site lighting must not exceed 0.5
footcandles (fc) at the lot line, excluding areas impacted by streetlights within
the right-of-way.

e) Streetlights and other pole-mounted lights must not exceed the height
illustrated on the Certified Expedited Approval Plan.

f) On the rooftop of the building, the light pole must not exceed the height
illustrated on the Certified Expedited Approval Plan.

 Surety and Maintenance Agreement 
Before issuance of any building permit, sediment control permit, or Use and 
Occupancy Certificate (excluding core and shell), whichever comes first, the 
Applicant must enter into a Surety and Maintenance Agreement with the 
Planning Board in a form approved by the M-NCPPC Office of the General 
Counsel that outlines the responsibilities of the Applicant.  The Agreement must 
include a performance bond(s) or other form of surety in accordance with Section 
59-7.3.4.K.4 of the Montgomery County Zoning Ordinance, with the following
provisions:
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a) A cost estimate of the materials and facilities, which, upon Staff approval, will
establish the surety amount.

b) The cost estimate must include applicable elements only for facilities located
on the Property (not in the public right-of-way), including, but not limited to:
plant material, on-site lighting, indoor and outdoor recreational facilities, site
furniture, mailbox pad sites, trash enclosures, retaining walls, fences, railings,
private sidewalks, private utilities, paths and associated improvements of
development, including sidewalks, bikeways, storm drainage facilities, and
street trees. The surety must be posted before issuance of any building
permit of development and will be tied to the development program.

c) The bond or surety must be tied to the development program, and completion
of all improvements covered by the surety for each phase of development will
be followed by the completion of final inspection. The surety may be reduced
based upon inspector recommendation and provided that the remaining
surety is sufficient to cover completion of the remaining work.

 Development Program 

The Applicant must construct the development in accordance with a development 
program table that will be reviewed and approved before the approval of the 
Certified Expedited Approval Plan. 

 Validity 

Per Section 59-7.3.5.H of the Zoning Ordinance, the Applicant must have a 
building permit application accepted by MCDPS that includes the core and shell 
of the principal building within two years of the date of the Planning Board 
Resolution approving the Expedited Approval Plan.  Within two years of MCDPS 
accepting the building permit application, the Applicant must obtain the building 
permit. The deadlines may be extended, with Planning Board approval, by up to 
18 months. If the Applicant fails to comply with any of the deadlines in this 
condition, the entire Expedited Approval Plan approval is revoked but may be 
reinstated by the Planning Board as allowed under Section 59-7.3.5.H.6. 

 Certified Expedited Plan Approval 
Before approval of the Certified Expedited Approval 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, development
program, and Expedited Approval Plan resolution and other applicable
resolutions on the approval or cover sheet(s).

b) Add the following notes:
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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 Expedited 
Approval 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 Expedited Approval Plan conformance and 
compliance, upon approval of the Certified Expedited Approval Plan.  The 
pre-con must occur before any site development work commences and 
before any work that is covered by the surety and maintenance 
agreement.  The Applicant, along with their representatives, must attend 
the pre-con with DPS Staff. A copy of the approved Certified Expedited 
Approval Plan along with any subsequent amendments is required to be 
on-site at all times.” 

c) Include approved Fire Department Access Plan. 

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

e) Remove reference to MPDUs as part of the public benefits points. 

f) Ensure consistency of all details and layout between Administrative 
Subdivision, Site and Landscape plans. 

g) Show noise impacted units. 

h) Provide a recreational supply point exhibit. 

i) Add a note to the Certified Plan to allow flexibility for changes to plant 
material, hardscape, light fixtures, ROW requirements, and other site plan 
elements on the Certified Expedited Plan Approval, that does not alter 
conditions or findings. 

j) Add a note to the Certified Expedited Plan Approval specifying that site 
furniture and materials may be substituted with equivalent alternatives (of 
same or better quality), through coordination with Planning Department Staff, 
without requiring a plan amendment. 

k) Remove any references to the impending withdrawn Sketch Plan. 
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BE IT FURTHER RESOLVED that all site development elements shown on the 
latest electronic version of Sonina Properties Apartments Expedited Approval Plan No. 
E20260010, 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 the development:  
 

1. satisfies any previous approval that applies to the site, unless exempt under the 
applicable use section or amended:   
 
There are no longer applicable previous approvals that apply to the Site. As 
conditioned, the previously approved Sketch Plan for the Site must be vacated at 
the request of the Applicant before the certification of the Expedited Approval 
Plan. 

 
2. satisfies the applicable use and development standards and general 

requirements of this Chapter; 
 

a. Use Standards 
 
The Application is a Limited Use in the CRT Zone and must comply with 
the Commercial to Residential use standards under Section 59.3.3.2.B.3 
of Chapter 59 of the Zoning Ordinance:  
 

i. Commercial FAR limits on the subject property may be reallocated 
to residential FAR if the total FAR does not exceed the maximum 
total mapped FAR of the property and the building height does not 
exceed the maximum mapped height, including any increases in 
each allowed by this Chapter. 
 
The Subject Property is zoned CRT-1.5, C-0.5, R-1.5, H-60. The 
mapped maximum residential FAR is 1.5. The Project is entirely 
residential and will not allocate commercial FAR to residential FAR. 
Overall, the total 1.10 FAR does not exceed the total maximum 
mapped FAR of 1.5. 
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ii. In a red policy area, Commercial to Residential Reconstruction 
must be in an Apartment Building type that satisfies 
Section 4.1.3.D. 
 
The Subject Property is located within a red policy area and the 
Application provides an apartment building type. 
 

iii. If not in a red policy area, Commercial to Residential 
Reconstruction must be in a Townhouse building type that satisfies 
Section 4.1.5.C. or in an Apartment Building type that satisfies 
Section 4.1.3.D. 
 
This is not applicable as the Application is located within a red 
policy area. 
 

iv. Notwithstanding 
Sections 3.3.1.D.2.a.iv, 3.3.1.E.2.a.i., 4.1.3.D, 4.6.3.C.2.a., 
and 4.6.3.E.2.a, gross floor area of all non-residential uses is 
limited to 30% of the gross floor area on the subject site. 

  This is not applicable as the Application is entirely residential. 
 

b. Development Standards 
 
As shown in Table 1 below, the Project complies with the applicable 
Chapter 59 development standards. 
 
The CRT zone is intended for small downtown, mixed-use, pedestrian-
oriented centers and edges of larger, more intense downtowns. Retail 
tenant ground floor footprints are limited to preserving the town center 
scale. Transit options may include light rail, Metro, and bus. The 
residential use is allowed in the CRT Zone, and the Application fulfills the 
general purposes of the zone. 
 

The Application was reviewed for compliance with Chapter 59 in relation 
to maximum density and minimum open space. The Application meets the 
dimensional requirements for the optional method of development in the 
CRT zone (CRT-1.5, C-0.5, R-1.5, H-60) as specified in the Zoning 
Ordinance. As shown in Table 1, the development will meet all the 
dimensional requirements for area, frontage, width, building height, and 
setbacks in the zones to accommodate the new residential use. 
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Table 1: Sonina Properties Apartments Expedited Approval 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.) 

Additional 
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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c. Optional Method Public Benefits 
 

In accordance with the Zoning Ordinance, Section 59.4.5.4.A.2, the 
Application requires a minimum of 50 public benefit points in at least three 
categories. While the updated process for calculating public benefits took 
effect on January 1, 2026 (ZTA 25-05, Ordinance 20-21), this Application 
was filed and accepted as complete prior to January 1, 2026. The 
Application must be reviewed in accordance with the rules and procedures 
for approving public benefits under Section 8.4. unless an applicant elects 
otherwise. The Applicant has chosen to utilize the legacy public benefit 
system in Section 8.4. As shown in Table 2 below, the Application 
provides a total of 86 public benefit points in four (4) categories which 
exceed the requirements: 

Table 2 - Sonina Public Benefit Calculations - Division 59-4.7 

Public Benefit Maximum 
Points 

Allowed 

Approved 

Transit Proximity – Level 2 10 10 
Connectivity and Mobility   
Minimum Parking 10 5 
Quality Building and Site 
Design 

  

Architectural Elevations 20 10 
Exceptional Design 10 10 
Public Open Space 20 4 
Structured Parking  20 15 
Protection and 
Enhancement of the 
Natural Environment 

  

Cool Roof 10 2 
Energy Conservation and 
Generation 

15 15 

Vegetative Roof 15 15 
Total Points 50 required 86 

 

TRANSIT PROXIMITY 
 

Transit Proximity points are granted for proximity to existing or master-
planned transit stops based on transit service level in certain zones, 
including the CRT zone in which the Subject Property is located. Public 
benefit points for Transit Proximity can only be granted for one transit 
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stop. Transit Proximity is categorized according to three levels. The 
Property is fully within one-quarter to one-half mile of both the Piney 
Branch Purple Line Station and the Takoma-Langley Purple Line Station 
and provides Level 2 Transit Proximity. The Applicant requests ten points 
for providing Level 2 Transit Proximity. The Planning Board approves the 
request for ten public benefit points for Transit Proximity. 
 
CONNECTIVITY AND MOBILITY  
 
Minimum Parking 
The Applicant requests five points for providing fewer than the maximum 
allowed number of parking spaces. Points for this incentive are granted on 
a sliding scale from no points for providing the maximum allowable 
number of on-site spaces to ten points for providing no more than the 
minimum number of spaces on-site. Staff supports this category and the 
Planning Board approves five (5) points. 
 
QUALITY BUILDING AND SITE DESIGN  
 
Architectural Elevations  
The Applicant requests 10 public benefit points for providing high-quality 
architectural elevations that include binding design elements. These 
binding elements include a minimum percentage of transparency on the 
ground floor, maximum separation between operable doors and 
incorporation of design priorities of the Sector Plan. Given this Property’s 
general configuration and slope, the residential nature of the Application, 
and use of most of the ground level of the building for structured parking, 
the binding elements of ground floor transparency and doorway spacing 
are primarily applicable to the building’s main lobby space. The design 
priorities of the Sector Plan are applicable to the entirety of the design and 
are reflected in the Application. 
 
The provision of well-proportioned and attractive architectural elevations is 
particularly significant at this highly visible Site that fronts on four streets, 
including University Boulevard and the Purple Line corridor. The Planning 
Board approves 10 public benefit points for Architectural Elevations. 

 
Exceptional Design 
Up to 10 public benefit points can be awarded for a building or site design 
whose visual and functional impacts exceptionally enhance the character 
of a setting. The Applicant requests 10 points for Exceptional Design for 
the provision of a building and site design that are innovative and 



MCPB No. 26-71 
Expedited Approval Plan No. E20260010 
Sonina Properties Apartments 
Page 14 
 

responsive to the Property’s context and will enhance the public realm in 
an original manner. The Planning Board approves 10 public benefit points 
for Exceptional Design. 
 
Public Open Space 
The Applicant requests four points for providing more than the minimum 
area of public open space otherwise required. To qualify for public benefit 
points, the public open space area must meet certain criteria as defined in 
the Incentive Density Implementation Guidelines. Based on the Property’s 
size, zoning and number of frontages, the Application must provide a 
minimum of 10 percent of the site area as public open space. The 
Expedited Approval Plan includes approximately 13 percent of the site 
area as public open space, exceeding the minimum requirement. The 
Planning Board approves the category and the requested four (4) points. 
 
Structured Parking  
Up to 20 public benefit points can be awarded for placement of vehicle 
parking in an above or below grade parking structure. The Applicant 
requests 15 points for providing the majority of the development’s vehicle 
parking in a combination of above and below grade parking structures. A 
small percentage of the overall parking is provided on a surface lot. The 
Planning Board approves this public benefit category for fifteen (15) 
points. 
 
PROTECTION AND ENHANCEMENT OF THE NATURAL 
ENVIRONMENT 

 
Cool Roof  
The Applicant requests two points for proposing to provide, on all non-
green roof-surfaces, a cool roof that will collectively meet or exceed a 
solar reflective index (SRI) of 75. The Planning Board approves this 
subcategory and two (2) points for the Application.  
 
Energy Conservation  
The Applicant requests 15 points for proposing to exceed energy 
efficiency standards by 17.5%. Points are granted based on the 
percentage exceeding the efficiency standard. The Planning Board 
approves this subcategory and fifteen (15) points for the Application. 
 
Vegetated Roof 
The Applicant requests 15 points for providing a vegetated roof with a soil 
depth of at least four inches covering at least 33% of the building’s roof. 
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The Expedited Approval Plan shows the majority of the building roof area 
to be covered by a vegetated roof. The Planning Board approves this 
subcategory and fifteen (15) points for the Application. 

d. General Requirements

i. Site Access

The Expedited Approval Plan provides a coordinated system of
existing and approved roads, sidewalks, and bicycle facilities to
support safe, adequate, and efficient circulation to and from the
site. The Property is bounded by Glenville Road and Forston Street
(County-operated) and by University Boulevard (MD 193) and
Carroll Avenue (State-operated). Existing access from University
Boulevard and inter-property driveways to the south will be
removed, with all vehicular and loading access consolidated on
Glenville Road, improving circulation by reducing conflicts on
higher-volume roadways.

The Application enhances multimodal connectivity by introducing a
new bicycle lane along the University Boulevard frontage that
connects to the surrounding network, nearby transit, and the future
Purple Line, which is currently under construction adjacent to the
site. The plan accommodates an eight-foot-wide sidewalk, an
expanded buffer, and a new four-foot bicycle facility along
University Boulevard, as well as a five-foot bicycle facility along
Carroll Avenue as part of MCDOT’s Capital Improvement Program
(CIP).

On-site circulation is supported by structured and surface parking,
with most spaces located within building parking structures and a
single loading space at the rear for service and residential move-
ins. Short-term bicycle parking is provided at street level along
University Boulevard, and long-term spaces are located within a
secure bicycle room. Frontage improvements include new
sidewalks and street trees along Glenville Road and Forston Street,
along with a ten-foot landscape buffer and additional plantings to
screen parking and enhance the site environment.

ii. Parking, Queuing, and Loading

Per the Zoning Ordinance, the Site meets the applicable parking
and loading requirements as outlined in Section 59-6.2.4.B. The
Application will provide a total of 116 off-street parking spaces,
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consisting of 27 spaces in a rear-surface parking lot and 86 spaces 
within a structured parking garage. A loading zone is provided 
within a separate loading area located in the surface parking lot. All 
parking and loading are accessed via Glenville Road. 
 
Vehicle and Bicycle Parking  
The Expedited Approval Plan is subject to Sections 59-6.2.4.C and 
59-6.2.6 of the Zoning Ordinance for long-term and short-term 
bicycle parking. The minimum required vehicular parking is not 
applicable due to the Application’s proximity to a Purple Line 
station, whereas the Application is proposing 116 parking spaces 
(113 vehicle spaces and 3 motorcycle spaces). The total amount of 
bicycle parking supply meets the requirements by providing 73 
long-term bicycle spaces, and four short-term bicycle spaces. 
 
Long-Term Bicycle Parking 
A total of 73 long-term bicycle parking spaces are provided for 
residents and employees within a keypad-secured bicycle room 
located on the ground floor of the multifamily residential building. 
 
Short-Term Bicycle Parking 
A total of four short-term bicycle parking spaces are adjacent to the 
side building entrance to provide convenient access for visitors. 

 
Loading 
Multi-unit residential uses with more than 50 dwelling units require 
one loading space. All loading and vehicular entrances are 
consolidated along Glenville Road at the site access point. The 
required loading area for the multi-family building is provided in the 
rear surface parking lot of the site. 
 
Parking Lot Landscaping and Lighting 
Per Section 59-6.2.9.C.1, a surface parking lot with 10 or more 
spaces must have landscaped islands that are a minimum of 100 
contiguous square feet each comprising a minimum of 5% of the 
total area of the surface parking lot which is 17,736 square feet. 
The Expedited Approval Plan complies with the 5%, or 887 square 
feet, minimum requirement by providing 1,378 or 7.8% of the 
parking lot area with new landscaping.  
 
Per Section 59-6.2.9.C.2, each surface parking lot must maintain a 
minimum tree canopy of 25% coverage at 20 years of growth, as 
defined by the Planning Board's Trees Technical Manual. A total of 
4,412 square feet (25%) of total pavement area must be shaded, 
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whereas the Application complies with 4,500 square feet (25.5%) 
for shade. 
 
The Application complies with the parking lot perimeter landscape 
requirements under Section 59-6.2.9.C.3. Perimeter plantings along 
the portion of the Property’s parking lot that abuts the right-of-way 
must be a minimum of six feet wide. The Application also complies 
with Section 59-6.2.9.C.3 of the Zoning Ordinance requirement for 
perimeter planting to have a canopy tree planted every 30 feet on 
center.  
 
The Application must comply with Section 59-6.2.9.C.4, parking lot 
lighting. The Application will install new light fixtures throughout the 
surface parking lot which will have shielded light fixtures that are 
appropriately spaced and oriented to reduce light glare. Overall, the 
Expedited Approval Plan meets the intent of these parking lot 
requirements and will not have adverse impacts on the existing 
community character but will enhance safety within the Site. 

 
iii. Open Space and Recreation 

Per Section 59-6.3.1 of the Zoning Code, open space must provide 
adequate light, air, circulation, and recreation and encourage 
preservation and enhancement of natural resources, including 
improvement of water and air quality. The Applicant is providing 
public open space associated with the multi-family apartment 
building based on requirements for building types within CR zones3.  
 
Since the Application exceeds 20 new residential units, the 
Application must meet the demand, supply, and adequacy of 
recreation facilities based on the M-NCPPC’s 2017 Recreation 
Guidelines for Private Residential Development. The Application 
uses a combination of recreation facilities and recreation elements, 
which are small-scale specialized features to support larger, 
standalone recreation facilities and enhance the Site. The 
recreation amenities include picnic tables, benches, grilling 
equipment, and play equipment. 
 

iv. General Landscaping and Outdoor Lighting 
 

Division 6.4 of Chapter 59 of the Zoning Code provides minimum 
standards for quantity, size, location, and installation of general 
landscaping and outdoor lighting on private property.  These 

 
3 The CRT Zones require public use space for development of a certain size and configuration. Public use 
spaces may be privately owned and may be located on-site but must be accessible to the public.  
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standards are intended to preserve property values, strengthen the 
character of communities, and improve water and air quality.  

All new trees and plant materials meet the minimum required 
caliper and height at the time of planting, and some of the site 
landscaping elements contribute to stormwater management 
measures (where approved by MCDPS).  

The Site illumination levels, energy efficiency, and pole mounted 
height meet the minimum standards to ensure visibility and public 
safety, and enhance the building’s architecture, and spaces 
adjacent to the building for pedestrian and bicycle usage. 

The Expedited Approval Plan requires outdoor lighting on private 
property, along the public rights-of-way, and within surface parking 
areas via pole-mounting fixtures. Wall mounted lights will be placed 
at the building’s entrances. 

v. Screening

Division 6.5 is not applicable because the Application is reviewed
under the Optional Method of development. Division 6.5 is
applicable only to the Standard Method of development.

3. 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

The Montgomery County Department of Permitting Services (MC DPS)
approved a Combined Stormwater Management Concept/Site
Development Stormwater Management Plan (SM File #295868) on April
17, 2026. The Application will meet required stormwater management
goals via micro-bioretention planters and a green roof on the building. The
Board finds that the Application 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 complies
with the Montgomery County Planning Department’s Environmental
Guidelines as further discussed in the findings for the accompanying
Forest Conservation Plan F20260220.
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4. The development provides safe, well-integrated parking, circulation patterns, 
building massing, and where required, open spaces and site amenities. 
 
Vehicular Access and Circulation 

 
The Application’s layout is designed to improve vehicular circulation while 
providing safe and efficient access to the surrounding roadway network and 
maximizing usable open space at the front of the building. Primary site access is 
consolidated off Glenville Road, a lower-classification roadway, which helps 
minimize conflicts with higher-volume corridors and supports more orderly 
vehicle movements into and out of the site.  
 
The Application’s trip generation analysis indicates that the new residential use 
will generate fewer vehicular trips than the existing office use. 
Required parking for the multifamily units is accommodated within a rear-
accessed structured garage and supplemental surface parking areas. Locating 
the garage entrance at the rear of the building reduces internal circulation 
conflicts and minimizes the visual impact of parking on the streetscape. 
 
In addition, nearby pedestrian and bicycle infrastructure, including the future 
Purple Line and the frontage improvements that include a bike lane and 
improved sidewalks will provide viable alternatives to single-occupancy vehicle 
trips. These improvements are expected to further reduce vehicular demand and 
enhance overall circulation efficiency within the site. 

Building Massing and Architecture 

A maximum of 60 feet is permitted for principal buildings within this CRT Zone. 
The tallest building height in the Application is up to 60 feet. Along with height, 
architectural plans for the Application address key features such as placement, 
building fenestration, and pedestrian walkways. With the conditions of approval 
integrated into the final elevations, the architecture is in keeping with the 
character of the surrounding neighborhood. More importantly, the architectural 
details also aid in breaking down the large mass of a block-long multi-family 
apartment building while also addressing compatibility with single family 
residential to the north of the existing Site. 
 
Open Space and Site Amenities 
 
The Application is required to provide 10% public open space based on 
requirements for building types within the Commercial/Residential (CR) zone per 
Section 59-6.3.2 of the Zoning Code and the Sector Plan recommendation for 
10% public use space as a portion of the overall tract. Other site amenities will 
enhance the development with recreational elements for active and passive 
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activities, buffered sidewalks, bicycle facilities, parking lot lighting, and 
landscaping.  

 
5. 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. 
 

a) 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 Applications 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 proximately 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. 

 
b) 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, and 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 zone. 
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c) Community  
There are five elements of community that the Sector Plan strives to 
achieve, as follows: 

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 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. 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 
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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.  
 
The Property is proximate to Carroll Avenue, and the Application 
elements 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 
Subject 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 Applications comply with the height limits 
and provide 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 are also specifically designed to 
blend with the existing building materials of the adjacent neighborhood.  

 
d) Environment  

There are several elements of environmental emphasis that the 2013 
Long Branch 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 
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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 tolerant species within open spaces, along stream 
valley buffers, within parks, along streets, and if practical, within 
stormwater facilities. 

 
The Application will provide 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 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 
abut the site and are impacted by the Purple Line, such as 
University Boulevard. The Application will substantially increase 
permeable areas on the site, which include microbio-planters and a 
microbio-rain garden. Runoff will be substantially reduced. 

 
e) Transportation 

 
Along University Boulevard, the Property fronts a variable-width MDSHA 
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. 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 travel lanes and a planned Capital 
Improvement Program (CIP) bike lane, in compliance with the Sector Plan 
and the 2018 Bicycle Master Plan. 
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6. if on a property in a master plan area that requires staging based on Non-Auto 
Driver Mode Share (NADMS), is exempt from the staging requirement if: 

a) the applicant agrees to enter into a Transportation Demand Management 
plan that provides an action plan for substantial achievement of the 
applicable NADMS goal; 

b) parking below the minimum required under Section 6.2.4 is provided; and 
c) transit, bicycle, and pedestrian infrastructure required by the applicable 

stage of the master plan is funded in the Capital Improvements Program 
or Consolidated Transportation Program, or provided by the applicant; and 

The Sector Plan does not require staging based on a Non-Auto Driver Mode 
Share goal; therefore, this provision is not applicable. 

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 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 Property is served by adequate public roads that border the Site – University 
Boulevard, Carroll Avenue, Forston Street, and Glenville Road. It fronts the 
imminent Purple Line light-rail system and 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 Metrobus line M12, and Ride On bus lines 17, 18, and 
25. 
 
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 new multi-family apartment building. 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. 
 
The Subject Property is served by Rolling Terrace Elementary School, Silver 
Spring International Middle School, and Montgomery Blair High School. 
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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 Expedited Approval Plan shall remain 
valid as provided in Montgomery County Code § 59-7.3.5.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 29, 2026

 (which is the date that this resolution is mailed to all parties of record); and  

BE IT FURTHER RESOLVED that any party authorized by law to take an 
administrative appeal must initiate such an appeal consistent with the Maryland Rules 
for the judicial review of administrative agency decisions. 

* * * * * * * * * *     *

CERTIFICATION 

This is to certify that the foregoing is a true and correct copy of a resolution 
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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