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 THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

MCPB 
Item No.       
Date: 2/23/12 

Local Map Amendment No. G-862 and G-863, Glenmont Metro Center, Supplemental Traffic Analysis 

 

Michael Brown, Senior Planner, Area 2 Planning Division, michael.brown@montgomeryplanning.org, 301.495.4566 
 
Khalid Afzal, Planner Supervisor, Area 2 Planning Division, khalid.afzal@montgomeryplanning.org, 301.495.4650 
 
Glenn Kreger, Acting Chief, Area 2 Planning Division, glenn.kreger@montgomeryplanning.org, 301.495.4653 

 Remanded by the County Council to the Hearing Examiner to review applicant’s supplemental traffic 
analysis evaluating impacts of Stages 1 and 2. 

 Staff recommends approval to transmit comments to the Montgomery County Hearing Examiner for a 
public hearing on March 5, 2012. 

 

Description 

Completed: 2/9/12 

 Georgia Avenue and Glenallan Avenue 
 30.9 acres, RT-12.5, R-30, O-M zones 
 1997 Approved and Adopted Sector Plan for 

the Glenmont Transit Impact Area and 
Vicinity 

 Council Remanded on January 15, 2008 
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Recommendation 
 
The following conditions were recommended previously by the Planning Board as part of the Adequate 
Public Facilities (APF) test for transportation related to Local Area Transportation Review (LATR), to be 
followed at the time of Preliminary Plan.  They are still applicable: 
 

1. Limit the Preliminary Plan to maximum 1,300 multifamily dwelling units, 250 townhouse units, 
and 90,000 SF of retail. 
 

2. Dedicate 75 feet of right-of-way from the centerline of Georgia Avenue (MD 97). 
 

3. Dedicate 60 feet of right-of-way from the centerline of Layhill Road (MD 182). 
 

4. Dedicate 45 feet of right-of-way from the centerline of Glenallan Avenue. 
 

5. Satisfy the LATR component of the APF test at time of Preliminary Plan by contributing to the 
transportation improvement at the intersection of Georgia Avenue and Randolph Road.  The 
Applicant should pay a pro-rata share of SHA’s grade separated project (SHA contract 
MO8545171). 

 
6. Construct a new road on site parallel to Glenallan Avenue between Georgia Avenue and Layhill 

Road. 
 

7. Construct an 8-foot wide shared-use path on the north side of Georgia Avenue. 
 

8. Participate in the future Wheaton/Glenmont Transportation Management Organization. 
 

9. Complete and make open to traffic the above-referenced transportation improvements based 
on the staging of the proposed development to be determined at the time of Preliminary Plan 
review and approval. 

 
10. Satisfy future State Highway Administration and Department of Public Works and 

Transportation (now Department of Transportation) (DOT) requirements at the time of 
Preliminary Plan. 

 
Introduction 
 
Glenmont Layhill, LLC filed Local Map Amendment Applications No. G-862 and No. G-863 on November 
29, 2006 requesting reclassification of 30.9 acres of land located along the north side of Glenallan 
Avenue between Georgia Avenue and Layhill Road in Silver Spring from the R-T 12.5, R-30 and O-M 
Zones to the TS-R Zone. The proposed rezoning will facilitate the development of a total of up to 1,550 
dwelling units, including townhouses, and low- and mid-rise multifamily buildings, some with retail on 
the ground floor and possible live/work units; and up to 90,000 square feet of retail.  
 
Two separate applications were filed to respond to the phasing recommendations of the Glenmont 
Sector Plan: G-862 will facilitate the development of Stage 1 with up to 500 new dwelling units, the 
replacement of up to 275 existing dwelling units, and approximately 4,000 square feet of retail space; 
and G-863 covers Stage 2 with up to 698 new units, the replacement of up to 77 remaining existing units 
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and additional retail of up to 50,000 square feet. The Hearing Examiner, at the Applicant’s request, 
consolidated the two cases for purposes of the public hearing and the Hearing Examiner’s Report and 
Recommendation. 
 
Application History 
 
On June 14, 2007, by a vote of 4 to 0, the Planning Board recommended approval of the two 
applications on grounds that the proposed development would be consistent with the 
recommendations of the Sector Plan, would be compatible with surrounding development, and would 
be in the public interest. The Planning Board noted that the final staging decisions must be made at the 
time of Preliminary Plan.  
 
The Hearing Examiner held public hearings on June 26, June 29, July 16 and July 24 in 2007.  The Hearing 
Examiner found that most of the findings required in the Zoning Ordinance to support approval of the 
rezoning and the submitted Development Plan can be made affirmatively.1 These include substantial 
compliance with the use and density recommended by the Sector Plan and compliance with the 
purposes, standards, and regulations of the TS-R Zone.  
 
However, the Hearing Examiner concluded that the evidence was not sufficient to demonstrate that the 
proposed development would not have an adverse impact on local traffic conditions, making it 
incompatible with the surrounding area. The Hearing Examiner believed the Applicant might be able to 
demonstrate that the development would not have adverse traffic impacts through additional evidence, 
and therefore recommended that the County Council remand the two applications to the Hearing 
Examiner to provide the Applicant an opportunity to present additional evidence. 
 
On January 15, 2008, the County Council approved a resolution remanding the application to the 
Hearing Examiner2 to allow the applicant to present additional evidence demonstrating that: 
 

“neither Stage 1 nor the combined Stage 1 and Stage 2 would have an adverse impact on traffic 
in the surrounding area, including (i) a queuing analysis for the intersection of Randolph Road 
and Georgia Avenue, under the methodology and standards outlined in Part V.A. of the Local 
Transportation Review Guidelines approved and adopted by the Planning Board on July 1, 2004; 
and (ii) an analysis of the mitigation proposed by the Applicant for any adverse traffic impacts 
identified in the queuing analysis.” 

 
In May 2008, the Applicant provided additional traffic analysis to the Hearing Examiner and Planning 
Staff. This analysis included updated traffic counts and data on intersection delays and queuing at nine 
intersections in the surrounding area, including, the Georgia Avenue/Randolph Road intersection.  The 
report addressed three methodologies of assessing existing, background and future traffic conditions: 
Critical Lane Volume (CLV) summation technique, the Highway Capacity Manual (HCM) delay 
procedures, and SYNCHRO queuing analysis. Considering the anticipated grade-separated interchange at 
Georgia Avenue and Randolph Road, the analysis demonstrated that under each method, all nine 
intersections, including Georgia Avenue/Randolph Road, would operate within accepted congestion 
standards and queue levels.  

                                                           
1
 Hearing Examiner’s report and recommendation 

2
 Montgomery County Council, Resolution No. 16-424 January 15, 2008 
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Planning Staff reviewed the additional traffic analysis and, on June 2, 2008 sent a memorandum 
comprising staff’s review and conclusion on the additional traffic analysis to the Hearing Examiner.   
Staff found the transportation network adequate to support the proposed development with 
conditions.3 Staff’s review of the additional information focused solely on the queuing for the Georgia 
Avenue/Randolph Road intersection and mitigation proposed by the applicant for adverse impacts 
identified in the queuing analysis. Staff concurred with the methodology used and the results calculated 
in the queuing analysis. Staff also concurred with the applicant’s analyses of level of service and average 
intersection delays based on the Highway Capacity Manual methodology.  
 
Following the staff review and transmittal of comments to the Hearing Examiner, the Applicant elected 
not to seek a hearing on the matter due to the downturn in the economy.  
 
In late 2011, the Applicant sought to revive the project, and after consulting with Planning Staff, on 
November 14, 2011, submitted an updated traffic analysis. The Hearing Examiner scheduled a hearing 
on Friday, February 10, 2012 with discussion to be limited to the traffic impact issues, as specified in the 
Council’s Remand.  
 
On January 26, 2012, the Hearing Examiner granted a request by community members Richard 
Kauffunger and Max Bronstein for postponement of the hearing to allow the community members more 
time to analyze the data submitted by the applicant. The Hearing Examiner rescheduled the hearing for 
March 5, 2012 and urged all parties “to answer as many questions on the [traffic] evidence to be 
presented in advance of the public hearing.”4  Staff met with the community members to discuss their 
concerns regarding the lack of detailed queuing information at some of the intersections, particularly 
the intersection of Layhill Road and Georgia Avenue.  
 
On January 30, 2012, via an email message to the Planning Board Chair (attached), Mr. Kauffunger and 
Mr. Bronstein asked that the Planning staff “reassess with the applicant the CLV, HCM and queuing 
results for the intersections of Glenallan Avenue with Georgia Avenue, Layhill Road and Randolph Road. 
These intersections are closest to the site for the proposed developments and will have to absorb most 
of the traffic generated.” They argued that applicant’s traffic analyses did not account for the recent 
high vacancy rates at the Privacy World apartment complex located on Glenallan Avenue, and that a full, 
or a more normal, occupancy would result in worse traffic conditions on Glenallan Avenue than 
reflected in the applicant’s analyses. 
 
In a letter dated February 2, 2012 (attached), the Applicant asserted that they have met their obligation 
to do follow up traffic studies and analyses as directed by the Remand, and that further analyses as 
requested by Messrs. Kauffunger and Bronstein “would not materially alter the conclusion reached in 
the 2008 Supplemental Study or the 2011 Update.”  They also stated that reassessing these 
intersections “to reflect a de minimus change in future conditions could unduly delay the matter 2-3 
months.”5 The Applicant agreed to meet with the community prior to the March 5 date to discuss their 
concerns with the 2008 supplemental traffic analysis and its 2011 update. 
  

                                                           
3
David Paine Memo to the Hearing Examiner Françoise M. Carrier dated June 2, 2008. 

4
Richard A. Kauffunger, Max Bronstein. “LMA G862-863 questions.” Planning Board Chair Françoise M. Carrier 

dated January 30, 2012. 
5
 Steven Robins, Patrick O’Neal letter to the Planning Board Chair Françoise M. Carrier dated February 2, 2012 



5 
 

Context 
 
The approximately 30.9-acre property currently contains 352 residential apartments in 18 buildings in 
the R-30 Zone, as well as land zoned RT-12.5, and a small property in the O-M zone.  The apartments 
have existed in some cases for nearly 50 years. The 1997 Glenmont Sector Plan described the complex 
as “falling into disrepair”. The property contains two forest stands, open grassy common areas, 
playgrounds, parking lots and paved roads.  There are many specimen trees in good condition located 
throughout the site. 
 
The surrounding area is identified as the Glenmont Village Center in the Sector Plan, which focuses on 
the area around the Glenmont Metro Station and the intersection of Georgia Avenue and Randolph 
Road.  The subject site is bordered to the north and northwest by property owned by the Washington 
Metropolitan Area Transit Authority (WMATA) and major roadways on all other sides.  To the northwest 
is the terminus of the Metro Red Line and to the north is the associated Metro maintenance/storage 
yard.  To the east across Layhill Road is the Winexburg Manor apartment complex with 625 dwelling 
units on 33 acres. Diagonally confronting the subject site across Layhill Road is Glen Waye Gardens, a 
condominium complex of 214 units on 15 acres of land. 
 
South of the subject site is the Glenmont Metro Station with an 1,800-space parking garage, bus bays 
and a Kiss-and-Ride area and the Georgia Avenue Baptist Church. West of the subject site, across 
Georgia Avenue is the WMATA Triangle property. Construction is underway for a 1,200-space parking 
garage on that site with development plans for a fire station in the near future. 
  
DISCUSSION 
 
During the Hearing Examiner’s review of the proposed rezoning in 2007, the community presented 
testimony and evidence of lengthy back-ups on roads in the surrounding area, especially on Layhill Road, 
caused by congestion at the intersection of Georgia Avenue and Randolph Road. The Hearing Examiner 
and the County Council were persuaded that, in these cases, traffic analysis based solely on the CLV 
standard did not adequately assess traffic conditions on area roads.  In addition, there was concern that 
the traffic analysis did not demonstrate that the Georgia/Randolph intersection would operate at an 
acceptable level with only non-roadway improvements in Stage 1. The Council Remand asked for an 
analysis of the proposal’s impact on the roads in the surrounding area including a queuing analysis of 
the Georgia Avenue/Randolph Road intersection under applicable Local Area Transportation Review 
(LATR) and Policy Area Mobility Review (PAMR) Guidelines, and an analysis of any mitigation if the 
queuing analysis demonstrated an adverse impact.  
 
The applicable congestion standards are those established in the 2008 Local Area Transportation Review 
and Policy Area Mobility Review Guidelines. (The acceptable maximum CLV value for intersections 
located in the Glenmont (Metrorail Station) Policy Area is 1,800). The average queue length in the 
weekday peak hours should not fill more than 80 percent of the available vehicular storage distance. 
 
With the revival of the project in 2011, staff asked the applicant to update the count and queue data to 
determine whether the traffic volume, CLV, and the average queues had changed since the 2008 
analysis.  The applicant recalculated CLV values in 2011 at the Georgia Avenue/Layhill Road intersection 
and the adjacent intersections to the north at Urbana Drive and to the south at Randolph Road.  The 
2011 CLV values during the weekday morning and evening peak hours remained below 1,800.  In 
addition, five of the six recalculated 2011 CLV values were slightly less than the 2008 CLV values.    
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The 2008 traffic analysis included a generalized (average of the four legs of each intersection) queuing 
analysis of the nine intersections in the impact area, and a more detailed queuing analysis of each leg of 
the intersection of the Georgia Avenue and Randolph Road intersection. Since the 2008 generalized 
average queuing analysis of the nine intersections did not raise any red flags at the nine intersections, 
staff did not require a more detailed queuing analysis of any intersections other than the 
Georgia/Randolph intersection.  
 
In a meeting with staff, Mr. Kauffunger and Mr. Bronstein raised concerns about the queuing distance at 
the southbound approach of Layhill Road at Georgia Avenue.  Staff reviewed the data for this 
intersection and found that the maximum acceptable storage distance for this location is 438 feet—80 
percent of the existing storage distance of 547 feet, as defined in the LATR and PAMR Guidelines.   
During the morning peak hour in 2008, the intersection was observed to have a queue measuring 420 
feet. The observed queue in 2011 was only 189 feet.   
 
The grade-separated interchange planned for the Georgia/Randolph intersection is fully funded for 
construction through FY 2016.  With the interchange in place, the current, at grade through-movement 
of Randolph Road would go under Georgia Avenue.  The green time currently allocated to that through-
movement for Randolph Road traffic will be reallocated for other movements along Georgia Avenue and 
turning movements from/to Randolph Road. This improvement allows more time for Georgia Avenue 
traffic at this critical intersection and will result in better conditions at the surrounding intersections.  
 
The proposed interchange at Georgia Avenue and Randolph Road avoids the need for any additional 
improvements to reduce vehicular queuing at this intersection. The current funding status of the 
interchange satisfies the requirements as contained in the LATR and PAMR Guidelines and the County’s 
Growth Policy as to when a public improvement may be counted as appropriate mitigation.  The 2011 
updated traffic analysis therefore demonstrates that any queuing will meet the requirements as set 
forth in the LATR and PAMR Guidelines. 

CONCLUSION 

Based on staff’s analysis of the new evidence submitted by the applicant, staff believes that the CLV 
values for the Georgia Avenue and Randolph Road intersection will be below the acceptable congestion 
standards. The queuing analysis demonstrates that projected queues at critical intersections, especially 
the intersections of Georgia Avenue/Randolph Road and Georgia Avenue/Layhill Road would be 
acceptable based on the applicable standards for maximum queue lengths. Staff finds that, with the 
recommendations listed above, the transportation network is adequate to support the proposed 
development. Neither Stage 1 nor the combined Stage 1 and Stage 2 of the proposed Glenmont Metro 
Center would have an adverse impact on traffic in the surrounding area. 
 
Staff also agrees with the applicant’s assertion that the impact of additional traffic generated by revised 
occupancy rates for the Privacy World apartment complex would be minimal and most likely not cause 
the traffic conditions to increase above the applicable, acceptable standards.  
 
 
MB:ha:  N:\Area 2 Division\Brown\G-862andG-863 Final staff report 

 
Attachments 
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Attachments: 
 Notice of Public Hearing Following Remand by the Council LMA No. G-862 and G-863 
 David Paine, M-NCPPC staff, memo to Hearing Examiner dated June 2, 2008 
 Ed Axler, M-NCPPC staff, memo to Michael Brown dated January 17, 2012 
 Francoise M. Carrier, Planning Board Chair, DRAFT letter to Martin Grossman, Office of Zoning and 

Administrative Hearings 
 Email from Messrs. Kauffunger and Bronstein dated January 30, 2012 
 Letter from Messrs. Robins and O’Neal of Lerch Early & Brewer 
 Staff’s assessment of citizens’ request for additional analysis of traffic impacts 
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January 17, 2012 

 

MEMORANDUM 

 
TO:  Michael Brown, Senior Planner 
  Area 2 Planning Division 
 
VIA: Khalid Afzal, Team Leader, East County Team 
 Area 2 Planning Division 
 
FROM:  Ed Axler, Transportation Planner Coordinator 

Area 2 Planning Division 
 

SUBJECT: Glenmont Metrocenter 
 Local Map Amendment Applications G-862 and G-863 Remand 
 Glenmont (Metrorail Station) Policy Area 
 
 
This memorandum is Area 2 transportation planning staff review of the Adequate Public Facilities (APF) 
transportation review of the 2008 update of the traffic analysis submitted in response to the County 
Council’s remand of the subject Local Map Amendment Applications for the two-staged development of 
up to 1,550 residential units and 90,000 square feet of general retail uses.  The remand resolution 
specified that additional evidence be presented to demonstrate that neither Stage I nor the combined 
Stage 1 and Stage 2 traffic generated by the proposed Glenmont Metrocenter would adversely impact 
the surrounding transportation infrastructure, including: 
 

“A queuing analysis for the intersection of Randolph Road and Georgia Avenue, under the 
methodology and standards outlined in the … (current) … Local (Area) Transportation Review 
(and Policy Area Mobility Review) Guidelines…”. 

 
“An analysis of the mitigation proposed by the Applicant for any adverse traffic impacts 
identified in the queuing analysis.” 

 
The transportation planning staff reviewed the Supplemental Traffic Analysis dated May 6, 2008, and 
agreed to the conclusions of that analysis as documented in the Transportation Planning Division’s letter 
to the Hearing Examiner dated June 2, 2008 (attached). The applicant put the project on hold in 2008 
due to the economic recession, but revived in late 2011. Because of delays since 2008, the staff asked 
the applicant to recalculate the CLV values and queues to compare the 2008 existing conditions with 
those in 2011. The applicant responded by submitting the  Existing Conditions Comparison Analysis 
dated November 14, 2011. 
 
The Area 2 transportation planning staff reviewed the 2011 Existing Conditions Comparison Analysis, 
which collected traffic data during the weekday morning (6:00 to 9:30 a.m.) and evening (4:00 to 7:00 
p.m.) peak periods in October 2011. The 2011 Analysis included the calculated Critical Lane Volume 

http://www.montgomeryplanning.org/
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(CLV) values at the Randolph Road/Georgia Avenue (MD 97) intersection and the adjacent intersections, 
and a detailed queuing analysis at the Georgia Avenue/Layhill Road intersection.  
 
An adverse traffic impact is when the current applicable congestion standards in the total traffic 
condition are exceeded and worse than the congestion in the background traffic condition. The 
background condition is the existing conditions plus the trips generated from approved but un-built 
nearby developments, and the total condition is the background conditions plus the site-generated trips.   
 
The applicable congestion standards are established in the July 2011 Local Area Transportation Review 
and Policy Area Mobility Review Guidelines. The CLV values must be less than the 1,800 congestion 
standard required for intersections located in the Glenmont (Metrorail Station) Policy Area. The average 
queue length in the weekday peak hours should not extend more than 80 percent of the distance to the 
adjacent signalized intersection. 
 
For the queuing analysis, the worst case scenario in 2008 was the southbound approach of the Georgia 
Avenue at the Layhill Road intersection in the morning peak hour, observed to have a queuing distance 
of 420 feet. The observed queue for the same location in 2011 was only 189 feet.  The southbound 
queues in 2008 and 2011 were both 438 feet, less than 80% of 547 feet, the distance to the adjacent 
signalized intersection,. 
 
Currently, the Maryland State Highway Administration Consolidated Transportation Program Project No. 
MO8541, MD 97 Georgia Avenue interchange with Randolph Road, is fully funded for construction 
through FY 2016.  The interchange would result in creating a free-flow through-movement on Randolph 
Road at Georgia Avenue since the green time currently utilized for the through-movement on Randolph 
Road would no longer be needed , and would be re-allocated to other movements such as the 
northbound and southbound Georgia Avenue and the turning movements from/to Randolph Road. The 
existing traffic signal timing at all traffic signals in the area is based on the most congested intersection 
in the Glenmont area, the critical Georgia Avenue/Randolph Road intersection. Constructing the 
interchange at this intersection would result in improvements at the upstream and downstream 
signalized intersections -- Randolph Road/Glenallen Road intersection and Georgia Avenue/Layhill Road 
intersection, in addition to those intersections upstream of Georgia Avenue/Layhill Road – the Georgia 
Avenue/Glenallen Avenue and Layhill Road/Glenallen Avenue intersections). These intersections would 
have better progression of through-movements that would require less green time. As a result, these 
signalized intersections could be re-timed to redistribute the green time from the through-movements 
to the side streets.   
 
The CLV values were recalculated in 2011 at the Georgia Avenue/Layhill Road intersection and the 
adjacent intersections to the north at Urbana Drive and to the south at Randolph Road.  The 2011 CLV 
values during the weekday morning and evening peak hours remained below 1,800. In addition, five of 
the six recalculated 2011 CLV values were slightly less than the 2008 CLV values.    
 
Staff met with citizens who described their observation of existing excessive queuing and congestion 
levels in the Glenmont area. In addition, transportation planning staff obtained 2008 to 20010 accident 
data at key Glenmont intersections reflecting the exiting traffic conditions. Despite the observed existing 
congestion levels, the construction of the Georgia Avenue/Randolph Road interchange would result in 
improving the existing levels of congestion as discussed above.  
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In conclusion, the queues and CLV values at the nearby intersections in 2011 remain below the 
established APF transportation standards and, in some cases, below the  2008 CLV values. Therefore, the 
transportation planning staff finds that the conclusions of the 2008 Supplement Analysis are still valid, 
and that neither Stage 1 nor the Stage 1 and Stage 2 of the proposed Glenmont Metrocenter would 
have an adverse impact on traffic in the surrounding area with the construction of the Georgia 
Avenue/Randolph Road interchange. If the Local Map Amendment Applications are approved, another 
APF transportation test will be required at preliminary plan of subdivision.  
 



 

        January 18, 2012 

 

Mr. Martin L. Grossman, Director 

Office of Zoning and Administrative Hearings 

Stella B. Werner Council Office Building 

100 Maryland Avenue, Room 200 

Rockville, Maryland 20850 

 

SUBJECT: Traffic Analysis for the Glenmont Metrocenter 

  Local Map Amendment Applications G-862 and G-863 Remand 

 

Dear Mr. Grossman: 

 

This letter is the Montgomery County Planning Board’s response to the District Council’s 

request  to update the traffic impact analysis of the G-862’s Stage I and combined G-863’s 

Stages I and 2 developments on the surrounding roadway infrastructure.  The transportation 

planning staff reviewed the 2008 Supplemental Traffic Analysis and agreed to the conclusions 

of that analysis at that time. Wells & Associates submitted an updated Existing Conditions 

Comparison Analysis dated November 14, 2011, which recalculated the CLV values and 

queues to compare the 2008 existing conditions with those in 2011.  

  

The transportation planning staff in Area 2 reviewed the 2011 Existing Conditions 

Comparison Analysis. The Existing Conditions Comparison Analysis updated the 2008 

Supplemental Traffic Analysis of the calculated Critical Lane Volume (CLV) values at the 

Randolph Road/Georgia Avenue (MD 97) intersection and the adjacent intersections, and the 

queuing analysis at the Georgia Avenue/Layhill Road intersection. Updated traffic data was 

collected during the weekday morning (6:00 to 9:30 a.m.) and evening (4:00 to 7:00 p.m.) 

peak periods in October 2011.  

 

The traffic impacts must not exceed the congestion standards approved in the July 2011 Local 

Area Transportation Review and Policy Area Mobility Review Guidelines. The CLV values 

must be less than the 1,800 congestion standard required for intersections located in the 

Glenmont (Metrorail Station) Policy Area. The average queue length in the weekday peak 

hours should not extend more than 80 percent of the distance to the adjacent signalized 

intersection. 

 



Mr. Martin L. Grossman, Director 
January 18, 2012 
Page Two 

The CLV values were recalculated in 2011 at the Georgia Avenue/Layhill Road intersection 

and the adjacent intersections to the north at Urbana Drive and to the south at Randolph Road.  

The 2011 CLV values during the morning and evening peak hours with the weekday peak 

periods  remained below the 1,800 congestion standard plus five of the six recalculated 2011 

CLV values were slightly less than the 2008 CLV values.    

 

For the queuing analysis, the worst case scenario in 2008 was the southbound approach of 

Georgia Avenue at the Layhill Road intersection during the peak hour within the weekday 

morning peak period with an observed queuing distance of 420 feet. The observed queue in 

2011 was only 189 feet.  The southbound queues in 2008 and 2011 were both less than 80% 

of the distance to the adjacent signalized intersection (i.e., 80% of 547 feet equals 438 feet). 

 

In conclusion, the traffic conditions at the nearby intersections in 2011 continue to remain 

below the congestion standards as calculated in 2008. Currently, the Maryland State Highway 

Administration Consolidated Transportation Program Project No. MO8541, MD 97 Georgia 

Avenue interchange with Randolph Road, is fully funded for construction through FY 2016.  

The Planning Board  concurs with the conclusions  of the  transportation planning staff and 

finds that neither the Stage 1 nor the Stage 1 and Stage 2 of the proposed Glenmont 

Metrocenter would have an adverse impact on traffic in the surrounding area. 

 

If you have any questions, please contact Ed Axler at 301-495-4536. 

 

Sincerely, 

 

 

 

 Françoise M. Carrier 

 Chair 

 

FMC:EA:ha:  

 

cc: Khaild Afzal 

 Glenn Kreger 

 Scott Newill, State Highway Administration 

Nancy Randall, Wells and Associates 

 Steve Robins, Attorney for the Applicant 
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February 9, 2012 

 
ATTACHMENT:  Staff’s Assessment of Citizen’s Request for Additional Analysis of Traffic Impacts 

 
This analysis is Area 2 staff’s review of questions raised by Mr. Kauffunger and Mr. Bronstein’s e-mail to 
the Planning Board Chair dated January 30, 2012, which asked that the “staff reassess with the applicant 
the CLV, HCM and queuing results for the intersections of Glenallan Avenue with Georgia Avenue, Layhill 
Road and Randolph Road. These intersections are closest to the site for the proposed developments and 
will have to absorb most of the traffic generated.” 
 
The e-mail further stated that, “For a good number of years, the number of vehicles and pedestrians 
generated by the apartments at Privacy World has been observed to be unexpectedly low. The official 
Hearing Examiner's Record reflects that a good number of the apartments have been vacant. Based on 
our traffic counts, the vacancy rate of the garden apartments at Privacy World appears to be at least 
40%. It is therefore improper to deduct the total number of apartments presently on site from the 
proposed number of dwelling units to be built on site when estimating the number of trips generated by 
the new development. Only the number of occupied apartments should be deducted.” 
 
Staff has reviewed the applicant’s traffic study and analyses (the 2008 Supplemental Traffic Analysis and 
the November 2011 Update) and concluded that the impact of additional traffic generated by revised 
occupancy rates for the Privacy World apartment complex would be minimal and most likely not cause 
the traffic conditions to increase above the applicable, acceptable standards. Below is staff’s assessment 
and conclusion. 
 
According to the LATR and PAMR Guidelines, the maximum acceptable value for CLV in the Glenmont 
Metro Station Policy Area is 1,800. The CLV values for the combined Stage I and II for the three 
intersections (highlighted by Messrs. Kauffunger and Bronstein’s e-mail) of Glenallan Avenue, with the 
Georgia Avenue/Randolph Road interchange improvement in place, will be as follows. 
 

1. At Glenallan Avenue and Georgia Avenue, the highest CLV will be 1,642 during the weekday 
evening peak-hour. 

 
2. At Glenallan Avenue and Layhill Road, the highest CLV will be 1,281 during the weekday evening 

peak-hour. 
 

3. At Glenallan Avenue and Randolph Road, the highest CLV will be 1,482 during the weekday 
morning peak-hour. 

 
According to the LATR and PAMR Guidelines, the maximum acceptable average delay (average of all 
approaches of an intersection) is 76.5 seconds, which is equivalent to a mid-level of service E, based on 
the Highway Capacity Manual method of calculation. The results of the 2008 Analysis for the combined 
Stage I and II for the three Glenallan Avenue intersections, with Georgia Avenue/Randolph Road 
interchange improvement in place, are as follows: 
 

1. At Glenallan Avenue and Georgia Avenue, the highest level of service will be D with 41.7 
seconds of delay during the weekday evening peak-hour. 
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2. At Glenallan Avenue and Layhill Road, the highest level of service will be D with 40.8 seconds of 
delay during the weekday evening peak-hour. 
 

3. At Glenallan Avenue and Randolph Road, the highest level of service will be D with 40.9 seconds 
of delay during the weekday evening peak-hour. 

 
The 2008 Analysis used the traffic simulation SYNCHRO program to analyze projected queues (the length 
in feet of the vehicle storage area for vehicles stopped during the Red phase of the traffic signal) for the 
three intersections with the Georgia Avenue and Randolph Road interchange improvement in place. The 
results of that analysis are as follows: 
 

1. At Glenallan Avenue and Georgia Avenue, the longest queue will be 337 feet northbound during 
the weekday evening peak-hour (less than the acceptable 80% of the queuing storage distance 
of 568 feet). 

 
2. At Glenallan Avenue and Layhill Road, the longest queue length will be 402 feet eastbound 

during the weekday evening peak-hour (less than 80% of the queuing storage distance of 1,100 
feet). 
 

3. At Glenallen Avenue and Randolph Road, the longest queue length will be 992 feet westbound 
during the weekday evening peak-hour (less than 80% of the queuing storage distance of 1,568 
feet). 

 
A “trip credit” can be claimed for the traffic generated by the existing development on site. The trip 
credit would reduce the total number of site-generated trips to determine the net number of peak-hour 
site trips for the Local Area Transportation Review (LATR) test. For a typical LATR test, the existing 
development is assumed to be the highest and best use of the existing land use(s) or, in this case, the 
existing apartments being mostly occupied.  
 
The underlying situation since 2006, when the original traffic study was submitted and the 
Transportation Planning Division staff prepared their memorandum, appears to be different from today. 
The applicant is claiming a trip credit for 352 existing apartments that are proposed to be replaced. If 
40% of the 352 existing apartments were vacant today, the trip credit would be 49 fewer trips during 
the morning peak-hour and 71 fewer trips during the evening peak-hour, and result in an increase the 
net number of peak-hour site trips.  These additional net peak-hour trips would be distributed on the 
road network in different directions, sometimes on multiple intersection approach lanes and not 
necessarily in the critical peak direction. Thus, the resulting increase in CLV, delay, and queuing would 
be relatively small--between 5 and 7 percent.      
 
CONCLUSION 
 
The results of the 2008 Analysis for CLV, delay, and queuing were consistently below the acceptable 
standards, and are not expected to exceed the acceptable levels if the site-generated traffic was 
increased by a relatively small amount to adjust for the current higher vacancy rates at the Privacy 
World apartment complex. A complete recalculation of these values for the combined Stage I and II 
traffic conditions for the three intersections in question would require the applicant to do the following: 
 

1. Recalculate the trip credit and net number of site-generated peak-hour trips, distribute the net 
increase on the surrounding road network, and recalculate the CLVs. 
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2. Rerun the HCM delay calculations with the additional site-generated peak-hour trips. 
3. Rerun the SYNCHRO computer model with the additional site-generated peak-hour trips.  

 
Staff believes that the proposed increase in traffic from revised vacancy rates at the Privacy World 
apartment complex would be negligible and would not cause the projected traffic conditions at the 
three intersections to fail. Therefore, staff concludes that the results of the 2008 study, and the 2011 
Update, are still valid. 
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