
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 Description 

 

 Staff recommends approval with conditions of the Preliminary and Site Plans. 
 The Planning Board approved Sketch Plan No. 320140020 MCPB Resolution No. 14-24 dated June 12, 2014. 
 Per Section 50-26(c)(3), the Applicant requests a non-standard right-of-way truncation at the intersection of 

Georgia Avenue and Blueridge Avenue. The Planning Staff supports the finding; MCDOT does not support the 
request.  

 Per Section 49-32, the Applicant requests a modification from the applicable design standard for Elkin Street. 
The Planning Staff supports the finding; MCDOT does not support the request.  

 The application provides dedication along Georgia Avenue for the minimum right-of-way needed to 
accommodate Bus Rapid Transit recommended in the approved 2013 Countywide Transit Corridors 
Functional Master Plan. 

 The project lies within the Wheaton Enterprise Zone and is therefore exempt from impact taxes including 
school facility payment and transportation fees. 

 The application proposes an alternative streetscape along Georgia Avenue than the one prescribed in the 
Wheaton Central Business District Road Code Design Standards. The Planning Staff, Department of Housing 
and Community Development, Wheaton Urban District and Mid-County Regional Services Center Director 
support the proposed alternative.  
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 Construction of 350,000 square feet of 
residential development for 324 multi-family 
dwelling units and a parking garage; 

 Current uses: vacant  buildings and surface 
parking lot; 

 Located at the northeast corner of the 
intersection of Georgia and Blueridge Avenues; 

 3.7-acre site zoned CR 4.0, C 3.5, R 3.5 H 100 in 
the Wheaton CBD and Vicinity Sector Plan area; 

 Applicant:  Avalon Bay Communities, Inc. 
 Acceptance Date: July 18, 2014 
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SECTION 1: RECOMMENDATION AND CONDITIONS 
 
PRELIMINARY PLAN 

Staff recommends approval of Preliminary Plan No. 120140250, subject to the following conditions: 

1. Approval is limited to one (1) lot for a maximum of 350,000 residential square feet to allow up 

to 324 dwelling units, of which a minimum of 12.5% must be moderately-priced dwelling units 

(MPDUs). 

2. The Applicant must dedicate, and show on the record plat the following:  

a. The Countywide Transit Corridors Functional Master Plan recommended 129-foot right-

of-way (64.5 feet from the centerline along the Subject Property frontage)  for Georgia 

Avenue (MD 97) as shown on the Preliminary Plan; and 

b. The Wheaton CBD and Vicinity Sector Plan recommended 70-foot right-of-way (35 feet 

from the centerline along the Subject Property frontage) for Blueridge Avenue as shown 

on the Preliminary Plan. 

3. The Applicant must provide the Sector Plan recommended, LB-4, on-street/signed shared 

bikeway along the north side of Blueridge Avenue. 

4. Prior to the first Use and Occupancy Permit being issued, the Applicant must enter into a Traffic 

Mitigation Agreement with the Montgomery County Department of Transportation (“MCDOT”) 

and the Planning Board to help promote alternative modes of transportation and implement 

traffic reducing Transportation Demand Management strategies such as car sharing and 

bikesharing that would contribute to achieving and maintaining the non-auto driver mode share 

(NADMS) goal recommended in the Wheaton CBD and Vicinity Sector Plan.  The TMAg will serve 

as the Applicant’s participation in the Wheaton Transportation Management Organization when 

it is established. 

5. The Planning Board accepts the recommendations of the MCDOT in its letter dated August 15, 

2014 and hereby incorporates them as conditions of Preliminary Plan approval. The Applicant 

must comply with each of the recommendations as set forth in the letter except Nos. 3 and 4 

(modification of road code standard and truncation at Georgia and Blueridge Avenues 

respectively). This letter may be amended by MCDOT provided that the amendments do not 

conflict with other conditions of the Preliminary Plan approval. 

6. The Planning Board accepts the recommendation of the Maryland State Highway Administration 

(MDSHA) in its letter dated August 18, 2014, and hereby incorporates them as conditions of the 

Preliminary Plan approval.  The Applicant must comply with each of the recommendations as set 

forth in the letter, which may be amended by MDSHA provided that the amendments do not 

conflict with other conditions of the Preliminary Plan approval. 

a. The Applicant must satisfy the provisions for improvements as required by MDSHA. 

7. The Planning Board accepts the recommendations of the Montgomery County Department of 

Permitting Services (MCDPS) - Water Resources Section in its letter of stormwater management 

concept approval dated October 10, 2014. The Applicant must comply with each of the 

recommendations as set forth in the letter, which may be amended by MCDPS provided that the 

amendments do not conflict with other conditions of the Preliminary Plan approval. 
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8. The Applicant must comply with the Final Forest Conservation Plan (FFCP) approved with Site 

Plan No. 820140190. 

9. No demolition, clearing, grading, or recording of plats can occur prior to Certified Site Plan 

approval. 

10. In the event that a subsequent Site Plan approval substantially modifies the subdivision shown 

on the approved Preliminary Plan with respect to lot configuration or right-of-way location, 

width, or alignment (except the modifications required by these conditions), the Applicant must 

obtain approval of a Preliminary Plan Amendment prior to approval of the Site Plan. 

11. The Certified Preliminary 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 Preliminary Plan are 

illustrative. The final locations of buildings, structures and hardscape will be determined at the 

time of Site Plan review. Please refer to the zoning data table for development standards such 

as setbacks, building restriction lines, building height, and lot coverage for this lot. Other 

limitations for site development may also be included in the conditions of the Planning Board’s 

approval.” 

12. All necessary easements must be shown on the Record Plat. 

13. The Adequate Public Facility (APF) review for the Preliminary Plan will remain valid for eighty-

five (85) months from the date of mailing of the Planning Board Resolution. 
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SITE PLAN 

Staff recommends approval, with conditions, of Site Plan No. 820140190, for up to 324 dwelling units on 

3.7 acres. All site development elements shown on the latest electronic version as of the date of this 

Staff Report, November 21, 2014, submitted via ePlans to the M-NCPPC are required except as modified 

by the following conditions: 

1. Sketch Plan Conformance 
The development must comply with the binding elements and conditions of approval for Sketch 
Plan 320140020 as listed in the MCPB Resolution No. 14-24 dated June 12, 2014. 
 

2. Preliminary Plan Conformance 
The development must comply with the conditions of approval for Preliminary Plan No. 
120140250. 
 

3. Forest Conservation & Tree Save 
The development must comply with the Final Forest Conservation Plan approved concurrently 
with this application. 
 

4. Noise Attenuation 
a. Prior to Certified Site Plan approval, the Applicant must submit a noise study to  

M-CNPPC Staff. 
b. Prior to issuance of the first building permit, the Applicant must provide certification to 

Planning Staff from an engineer that specializes in acoustical treatment that the building 
shell for residential units affected by exterior noise levels above 65 dBA, Ldn will 
attenuate the projected exterior noise levels to an interior level not to exceed 45 
Dba,Ldn. 

c. Prior to release of a Use and Occupancy Certificate for residents, the Applicant must 
certify that the noise impacted units have been constructed in accordance with the 
certification of the engineer that specializes in acoustical treatments. 

d. For all residential dwelling units to be constructed at or above the 65 dBA, Ldn noise 
contour, the Applicant must disclose in writing to all prospective tenants that those 
homes are impacted by noise. Such notification will be accomplished by inclusion of this 
information and any measures to reduce the impacts in all lease agreements, brochures 
and promotional documents, including: any illustrative site plan(s) on display within any 
leasing related office(s); with all Deeds of Conveyance; and by inclusion on all Certified 
Preliminary and Site Plans. Prior to release of a Use and Occupancy Certificate for 
residents, notification measures must be provided to Montgomery County Department 
of Permitting Services Site Plan Enforcement (DPS-SPE). 

 
5. 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, as amended, for each one. 

a. Transit Proximity 
b. Through-Block Connections 

 The development must include a pedestrian connection between Georgia Avenue 
and Elkin Street as shown on the Certified Site Plan. 
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c. Wayfinding 

 The Applicant must coordinate with MDSHA and MCDOT to establish a way-finding 
circulation system. The Wayfinding Plan may include, but is not limited to internal 
and external signage, banners, lighting, and design elements. The Wayfinding Plan 
will be incorporated into the Certified Site Plan. The locations of the proposed 
signage shall be free of all obstructions and clearly visible from the directed routes. 

d. Dwelling Unit Mix 

 The development must include a minimum of twenty-four (24) efficiency units, 
twenty-five (25) 1-bedroom units, twenty-five (25) 2-bedroom units, and sixteen 
(16) 3-or-more bedroom units. Locations of each type of units will be finalized at 
Certified Site Plan. 

e. Enhanced Accessibility for the Disabled 

 The Applicant must construct seven (7) dwelling units that satisfy American National 
Standards Institute A117.1 Residential Type A standards or an equivalent County 
Standards. Locations of such units will be finalized at Certified Site Plan. 

f. Streetscape 

 The Applicant must construct off-site streetscape along the frontage of adjoining 
“Lot 8” as shown on the Certified Site Plan. 

g. Structured Parking 

 The development must include all parking spaces in an above-grade parking 
structure as shown on the Certified Site Plan.  

h. Architectural Elevations 

 The Applicant must construct the exterior architectural binding elements as shown 
on the Certified Site Plan and must be substantially similar to architectural 
elevations shown on Sheets A4.10, A4.11, A4.12, and A4.13 of the approved 
architectural drawings, as determined by M-NCPPC Staff.  

i. Exceptional Design 

 The Applicant must construct the building and site design with visual and functional 
elements that enhance the character of the setting as shown on the Certified Site 
Plan. 

j. Public Open Space 
• The development must include a minimum of 3,400 square feet (2% of net lot area) 

of on-site open space in addition to the minimum public use space required, as 
shown on the Certified Site Plan. 

k. Building Lot Terminations (BLTs) 
• The Applicant must provide proof of purchase and/or payment of 0.906 BLTs to the 

Department of Permitting Services (DPS). 
l. Vegetated Wall 

 The Applicant must install and maintain a vegetated wall that covers the north 
façade of the parking garage as shown in the Certified Site Plan. 

m. Tree Canopy 
• The Applicant must provide a minimum of 4,900 square feet of on-site tree canopy 

coverage at 15 years of growth through the planting of approximately 27 shade 
trees in addition to canopy used to satisfy Forest Conservation requirements, as 
shown on the Certified Site Plan. 
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n. Vegetated Area 
• The Applicant must install plantings in a minimum of 12 inches of soil covering a 

minimum of 5,000 square feet of the site as shown on the Certified Site Plan. 
o. Cool Roof 

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

p. Recycling Facility Plan 
•     The Applicant must provide a recycling facility plan as shown on the Certified Site 

Plan, featuring the elements outlined in the application, to be approved by the 
Division of Solid Waste Services. 

 
6. Public Use Space, Facilities, and Amenities 

a. The Applicant must provide a minimum of 19,400 square feet of public use (16,000 sf) 
and public open space (3,400 sf) for a total 12% of net lot area on-site as shown on 
Certified Site Plan. 

b. Prior to release of Use and Occupancy Certificate for residents, on-site amenities 
including but not limited to, recreation amenities and public open/use space amenities 
must be installed. 
 

7. Recreation Facilities 
a. Prior to Certified Site Plan, the Applicant must meet the square footage requirements 

for all of the applicable recreational elements and demonstrate to Planning Staff that 
each required recreational element is in conformance with the approved 1992 M-NCPPC 
Recreation Guidelines. 

b. The Applicant must provide at a minimum the following recreation facilities conforming 
to the 1992 M-NCPPC Recreation Guidelines: 

 Seven Picnic/Sitting areas 

 Pedestrian System 

 Swimming Pool 

 Indoor Community Space 

 Indoor Fitness Facility 
 

8. Maintenance of Public Amenities 
The Applicant is responsible for maintaining and ensuring the long term maintenance of all 
publicly accessible amenities including, but not limited to, paving, plantings, lighting, benches, 
tables and bike racks as shown on the Certified Site Plan. 
 

9. Pedestrian & Bicycle Circulation 
a. The Applicant must construct the streetscape improvements along the property’s 

frontage on Georgia Avenue and Blueridge Avenue as shown on the Certified Site Plan. 
b. The Applicant must widen the existing 4-foot wide sidewalk along the Property frontage 

of Elkin Street to be 5-foot wide in accordance with the Montgomery County’s Context 
Sensitive Road Design Standards. 

c. The Applicant must provide 100 private bicycle spaces in a secured, clearly marked, 
well-lit area dedicated to long-term bicycle parking.  
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d. The Applicant must provide 10 public bicycle spaces, which must be inverted-U racks or 
equivalent approved by Planning Staff. Racks must be identified on the Certified Site 
Plan with a portion installed near the main entrance. 

e. The Certified Site Plan must delineate a location for a bikesharing station in coordination 
with MCDOT.   

 
10. Fire and Rescue 

The Planning Board accepts the recommendations of the Montgomery County Fire and Rescue 
Service – Fire Code Enforcement Section in its letter dated November 19, 2014,  and hereby 
incorporates them as conditions of the Site Plan approval.  The Applicant must comply with each 
of the recommendations as set forth in the letter, which may be amended by Montgomery 
County Fire and Rescue Service – Fire Code Enforcement Section provided that the amendments 
do not conflict with other conditions of Site Plan approval. 
 

11. Building Lot Terminations (BLTs) 

Prior to issuance of the first building permit, the Applicant must provide proof of purchase 
and/or payment of 0.906 BLTs to the Department of Permitting Services (DPS). 
 

12. Moderately Priced Dwelling Units (MPDUs) 
a. The development must provide 12.5 percent MPDUs on-site consistent with the 

requirements of Chapter 25A of the County Code. 
b. Prior to issuance of the first building permit, the Applicant must execute the MPDU 

agreement-to-build with the Department of Housing and Community Affairs (DHCA). 
c. The Planning Board accepts the recommendations of DHCA in its letter dated November 

14, 2014, and does hereby incorporate them as conditions of the Site Plan approval.  
The Applicant must comply with each of the recommendations as set forth in the letter, 
which may be amended by DHCA provided that the amendments do not conflict with 
other conditions of the Site Plan approval. 
 

13. Site Plan Surety and Maintenance Agreement 

Prior to issuance of the first building permit, the Applicant must enter into a Site Plan Surety and 
Maintenance Agreement with the Planning Board in a form approved by the Office of 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-D-3.5(d) of the 
Montgomery County Zoning Ordinance, with the following provisions: 

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 Site Plan elements, including, but not limited 
to plant material, on-site lighting, recreational facilities, site furniture, trash enclosures, 
retaining walls, fences, railings, paths and associated improvements of development.   

c. The bond or surety shall be tied to the development program, and completion of all 
improvements covered by the surety for each phase of development will be followed by 
inspection and potential reduction of the surety. 
 

14. Development Program 
The Applicant must construct the development in accordance with a development program that 
will be reviewed and approved prior to the approval of the Certified Site Plan.    



9 

 
15. Certified Site Plan 

The following revisions must be made and/or information provided subject to Staff review and 
approval for inclusion on the Certified Site Plan: 

a. Include the Final Forest Conservation Plan approval letter, stormwater management 
concept approval letter, development program, and Preliminary Plan and Site Plan 
resolutions in the Certified Site Plan set. 

b. Add a note stating that “M-NCPPC Staff must inspect all tree-save areas and protection 
devices prior to demolition, clearing and grading”. 

c. Add a note stating that “Minor modifications to the limits of disturbance shown on the 
site plan within the public right-of-way for utility connections may be done during the 
review of the right-of-way permit drawings by the Department of Permitting Services.” 

d. Remove unnecessary sheets as identified by Planning Staff. 
e. Make corrections and clarifications to details, calculations, recreation facilities, labeling, 

data tables, and schedules as needed and directed by Planning Staff. 
f. Ensure consistency of all details and layout between architectural, site, and landscape 

plans. 
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SECTION 2: SITE DESCRIPTION 
 

Site Vicinity 
 

The subject site (Site) comprises one parcel and three lots located on the north side of 
Blueridge Avenue between Georgia Avenue and Elkin Street. It lies within the Blueridge District 
as identified in the 2012 Wheaton CBD and Vicinity Sector Plan (Sector Plan). The Site is within 
walking distance of the Core, Wheaton Regional Park, and nearby residential neighborhoods. 
The entire Site falls within the ½ -mile radius from the Wheaton Metro Station entrance.  The 
existing 4-story commercial building at the corner of Blueridge Avenue and Elkin Street is not 
included in this application. 
 
To the west, across Georgia Avenue is a 3-story office building and an auto service shop. To the 
south across Blueridge Avenue is a retail shopping strip with frontage along Georgia Avenue, a 
3-story commercial building, and County-owned, Parking Lot 14. The majority of the northern 
property line abuts a vacant parcel owned by WMATA. A small portion of the northern property 
line abuts a garden apartment complex along Elkin Street. To the east, across Elkin Street are 
more garden apartment buildings owned by Montgomery Housing Partnership (MHP). 

                   Vicinity Map 

 
Site Analysis 

The Site consists of Parcel C and Lots 5, 6, and 7 of the Villa Verde subdivision, all of which are 
owned by Avalon Bay Communities. The Site is currently improved with four office buildings 
and surface parking lot. The main office building onsite, 11501 Georgia Avenue, varies in height 
from a 3-story building on Georgia Avenue to a 7-story building along Blueridge Avenue. 2413 
Blueridge Avenue is a one-story building on Lot 5.  2411 Blueridge Avenue is a two-story 
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building on Lot 6. 2409 Blueridge Avenue is a two-story building with basement on Lot 7.  
The Site is approximately 3.7 acres and zoned CR4.0: C3.5, R3.5, H100.  
 
The Site is located in the Wheaton Urban District, which is a special taxing district that enables 
the County to provide services including security, streetscape maintenance, tree maintenance, 
sidewalk repairs, marketing, and event programming.  It is also in the State-designated 
Wheaton Arts and Entertainment District, which provides property tax credits for building new 
or renovating existing spaces for qualifying residency artists, or for an arts and entertainment 
business including live-work space for artists. It is also in a State Enterprise Zone, an economic 
development program that provides tax incentives to eligible businesses. The southern portion 
of the Site fronting Blueridge Avenue is within the Wheaton Parking Lot District, which 
facilitates reduced parking requirements and shared parking strategies. 
 

 

 

 

 

 
           Site Aerial (left) Blueridge District Proposed Zoning- 2012 Wheaton CBD and Vicinity Sector Plan (right) 

 
Staff approved Natural Resource Inventory/Forest Stand Delineation plan (NRI/FSD) 
#420131840 on June 27, 2013. There are no known rare, threatened, or endangered species on 
site; there are no forests, 100-year floodplains, stream buffers, wetlands, or other 
environmentally sensitive features on site. The Site has 5 trees between 24” and 30” DBH and 3 
trees ≥30” DBH. There is a stormwater management pond on site at the east side of the existing 
parking lot. There are no known historic properties or features on site. The Site topography 
slopes from Georgia Avenue to Elkin Street with approximately 40 feet of grade change.  The 
Site is within the Upper Sligo subwatershed of Sligo Creek – a Use I/I-P Watershed. 
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Street level view from the intersection of Georgia and Blueridge Avenues 

Street level view from the intersection of Blueridge Avenue and Elkin Street. Building in the foreground not part of 

this application 

Street level view of frontage along Blueridge Avenue viewed from across Parking Lot 14 
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SECTION 3: PROJECT DESCRIPTION  

 
Previous Approval 
 

The Planning Board approved Sketch Plan 320140020 by MCPB Resolution No. 14-24 dated 
June 12, 2014. This approval established several binding elements on the entire site that are 
subject to conditions and modification at Site Plan per Section 59-C-15.43(d). The Sketch Plan 
approved binding elements are as follows: 
 

1. Maximum total density of 460,500 square feet of residential development with a 
maximum height of 50 feet; 

2. The general location of lot and public dedications; 
3. General location and extent of public use space; 

 
 

4. General location of vehicular access points; and
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5. Public benefits schedule approved at Sketch Plan. 
 

Public Benefits Schedule 

Public Benefit 
Approved 

Points 

Transit Proximity 30 

Connectivity and Mobility Options 

  Through Block Connection 7 

  Wayfinding Signage 5 

Diversity of Uses and Activities 

  Dwelling Unit Mix 5 

  Enhanced Accessibility  6.5 

Quality of Building and Site Design 

  Structured Parking 10 

  Public Open Space 2 

  Exceptional Design 2.5 

  Architectural Elevations 5 

Protection and Enhancement of the Natural 
Environment 

  Building Lot Terminations 5 

  Vegetated Wall 5 

  Tree Canopy 7.5 

  Vegetated Area 5 

  Cool Roof 5 

     TOTAL 100.5 

 

Proposal  

 

Subdivision 
The proposed Preliminary Plan will create one lot to allow for a maximum residential density of 
350,000 square feet of residential development with up to 324 residential units. Dedication is 
required along Georgia Avenue and Blueridge Avenue.  
 
Building  
The proposed building closely resembles the approved Sketch Plan. Changes include 
reconfiguration of the main entryway, addition of a service hall egress along Blueridge Avenue, 
and two pedestrian connections between the garage and the east-west pedestrian connection.   
 
The building varies in height between four and five stores as it steps down along Blueridge 
Avenue. Along Georgia Avenue, the building reaches a maximum height of approximately 50’. 
The proposed parking garage will be visible only from the north as the residential building 
wraps around it along Georgia Avenue, Blueridge Avenue and Elkin Street. The parking 
structure has 5.5 floors, accommodating 430 parking spaces. 
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Proposed site layout 

 Illustrative building elevations 
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Open Space and Environment 
The proposed open space concept features both public and private spaces.  The key public 
spaces are at the main entrance to the lobby and along Elkin Street.  The entry plaza near the 
intersection of Georgia and Blueridge Avenues will feature ornamental grasses, specimen trees, 
pavers and monumental stairs all designed and organized to accentuate the lobby area. The 
open space along Elkin Avenue is the largest open space for public use. It includes features such 
as picnic tables, chess tables, butterfly garden and a dog waste station.  

Private open spaces include two courtyards for a combined total of 12,000 square feet. They 
will have amenities such as moveable tables and chairs, swimming pool, grilling stations, fire 
pits and outdoor lounges.  

The Project features a sustainable design strategy that includes bioretention areas, areas for 
vegetated plantings, cool roof, and enhanced recycling program. 

Transportation 
The Project is served by Georgia Avenue (MD 97), Blueridge Avenue and Elkin Street. Pedestrian 
and bicycle movements will continue as they exist today on sidewalks at the periphery. Access 
to the main lobby entrance is provided directly from the sidewalks near the intersection of 
Georgia and Blueridge Avenues. A mid-block connection along the northern property line will 
provide a pedestrian connection parallel to Blueridge Avenue between Georgia Avenue and 
Elkin Street. Vehicular access to/from the parking garage is proposed along Blueridge Avenue. 
All required parking for residents and visitors will be provided within the parking garage. 
 
Public Benefits 
Staff recommends changes to the public benefit schedule based on the details of the Site Plan 
application. These proposed public benefits total over 100 points. As listed in the conditions 
and detailed in the findings, the proposed development will provide the following public 
benefits: 
 

 Transit Proximity    

 Through-Block Connection 

 Wayfinding Signage 

 Dwelling Unit Mix 

 Enhanced Accessibility 

 Streetscape* 

 Structured Parking 

 Public Open Space 

 Exceptional Design 

 Architectural Elevations 

 Building Lot Termination 

 Vegetated Wall 

 Tree Canopy 

 Vegetated Area 

 Cool Roof 

 Recycling Facility Plan* 
*New public benefits added with the Site Plan application 
 
Phasing 
The proposed development will be built in one phase.  
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Community Outreach 
 
The Applicant has met all proper signage, noticing, and submission meeting requirements. The 
Applicant also held the required pre-submission community meeting at the Wheaton Library on 
June 23, 2014. Staff has not received any correspondence on this application. 
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SECTION 4: PRELIMINARY PLAN REVIEW 

Master Plan Conformance 
 
The Project is consistent with, and furthers the recommendations of the 2012 Wheaton CBD 
and Vicinity Sector Plan. The Site is located in the Blueridge District.  The Sector Plan states that 
the “Blueridge District is the northern gateway to downtown Wheaton and is within walking 
distance of the Core, Wheaton Regional Park, and nearby neighborhoods. It is evolving into a 
residential neighborhood with small, neighborhood-serving retail on the ground floor and some 
office uses. Future development should include street-oriented businesses along Georgia 
Avenue and University Boulevard West, along with housing, professional offices, and 
neighborhood retail centered on a public space in the vicinity of Parking Lot 14” (p.49). 
 
 

 
Portion of Map 6: Proposed Priority Retail Streets from the Wheaton CBD and Vicinity Sector 
Plan with the Site highlighted 

 
The Sector Plan highlights the Priority Retail Streets within the Blueridge District on page 22. 
The Project’s frontages along Georgia Avenue, Blueridge Avenue and Elkin Street are not 
designated Priority Retail Streets. Although the Project does not include any retail uses, it 
provides activation along Georgia Avenue and Blueridge Avenue with individual residential 
entrances, and by locating the lobby, fitness center and bike spa at the sidewalk level.  
 
Density and Building Height 
The proposed density and height are within the envelope established by the Sector Plan. 
 

SITE 
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Master-Planned Streets 
The streets are consistent with Sector Plan recommendations and Wheaton Design Guidelines 
for streets. 
 

1. The Sector Plan designates Georgia Avenue (MD 97) as a six-lane divided major 
highway, M-8, with a recommended minimum 120-foot wide right-of-way and no 
bikeway.  However, the 2013 Countywide Transit Corridors Functional Master Plan 
for the Bus Rapid Transit (BRT) recommends a wider, 129-foot wide right-of-way 
between 400 feet north of Blueridge Avenue and Reedie Drive, to the south (p. 33). 
It states that this 129-foot width “may not include land needed for spot 
improvements such as turn lanes and stations.” The Project therefore provides 
dedication necessary for a total of 64.5 feet dedication from the centerline of 
Georgia Avenue. 

 
2. Blueridge Avenue is designated as a two-lane business street, B-15, with the 

recommended 70-foot wide right-of-way and an on-street bike lane/signed shared 
roadway, LB-4. The Project provides dedication for a total 35 feet from the 
centerline of Blueridge Avenue. 

 
3. Elkin Street is designated as a two-lane residential primary street, P-31, with a 70-

foot wide right-of-way and no bikeway. The existing right-of-way dedication is 35 
feet from the centerline. No additional dedication is necessary. 

 
Pedestrian and Bikeway Network  
The Sector Plan recommended two pedestrian connections for this Site: an east-west 
connection along the Site’s northern property line between Georgia Avenue and Elkin Street; 
and a north-south connection between the Site’s northern property line and Blueridge Avenue. 
The Sector Plan states, “The north-south pedestrian connection shown on this block … should 
be designed as a safe and pleasant, direct passage, open to the public, with ample width, height 
and adequate lighting between Blueridge Avenue and future connection provided on the 
Leesborough development site to the north. Pedestrians should be able to travel from 
Blueridge Avenue to points north, including any future development at the underdeveloped 
WMATA site, the Leesborough community, the Wheaton Library, and the Wheaton 
Recreational Center, without obstacles and in an inviting and safe manner.  This connection 
may also be provided as a private street.” (p. 50) 
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Portion of Map 17: Existing and Proposed Street and Pedestrian Network from the Wheaton 
CBD and Vicinity Sector Plan with the Site highlighted 

 
The Project provides an east-west pedestrian path along the northern property line and a 
modified alignment of the north-south connection illustrated on page 61 of the Sector Plan. The 
proposed alignment for the north-south connection is on the eastern edge of the project, 
between the east-west connection and Elkin Street, traversing the proposed open space along 
Elkin Street. The modified alignment, in combination with the proposed east-west connection 
along the northern property line, achieves the Sector Plan’s intent to provide pedestrian access 
between Blueridge Avenue and points north without obstacles and in an inviting and safe 
manner.  
 
The Planning Board approved the Sketch Plan with this modified alignment. During the hearing, 
the Board requested that the final design of the east-west pedestrian connection consider 
CPTED (Crime Prevention Through Environmental Design) principles to create a safe walking 
path. The Applicant has proposed adequate lighting and the appropriate landscape elements to 
ensure safe, year-round enjoyment of the path. 
 
A Signed Shared Roadway/On-Road bikeway is recommended in the Sector Plan for Blueridge 
Avenue (LB-4). The Project accommodates the implementation of the recommended bikeway. 
 
Environment  
The Sector Plan envisions the area as growing “greener through redevelopment by creating a 
sustainable community that conserves energy and uses roofs and green spaces to filter 
stormwater and purify air” (p. 73). Minimization of carbon emissions; minimization and 
mitigation of impervious surface; and increasing tree canopy are some of the Plan’s 
environmental goals. The proposed Project features vegetated wall, cool roof, and planting 
areas throughout the development along with bio-filters and stormwater vaults.  

SITE 
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Wheaton Design Guidelines  
While the Design Guidelines do not provide specific recommendations for the Site, the Project 
furthers the goal of supporting an identifiable center (Guidelines p. 10), and providing 
appropriate transitions by enhancing Georgia Avenue as an urban boulevard through wider 
sidewalks. It also establishes the corner of Georgia and Blueridge Avenues with a distinctive 
design treatment that will mark it as the gateway. 
 
The Project provides appropriate transitions (Guidelines p. 25) by stepping the building height 
down in relation to the topography and retaining the existing open space along Elkin Street. 
These two design elements minimize the impact on adjacent and confronting properties. 
 
The Project improves the public realm (Guidelines p. 30) by enhancing pedestrian access along 
the street and by providing the east-west pedestrian connection through the site. 
 
In concert with the Sector Plan, the Design Guidelines recommend pedestrian through-block 
connections to shorten walking distances, to create connections between open spaces, and to 
promote additional retail activity (p. 24). The Project provides an east-west connection along its 
northern property line and provides for a future connection to points north. 
 
Wheaton CBD Road Code Design Standards  
The original application proposed improvements to the Georgia Avenue streetscape as 
specified by the 1990 Wheaton CBD Road Code Design Standards. The 2013 Countywide Transit 
Corridors Functional Master Plan calls for an expanded roadway width that would necessitate 
moving the curb approximately 4’-6” into the sidewalk. Planning Staff concluded that the 
implementation of the expanded roadway would adversely affect the streetscape 
improvements if designed per the 1990 CBD Design Standards. 
 
Planning Staff met with the Mid-County Regional Services Center Director and the Wheaton 
Urban District Chief of Operations to discuss an alternative street tree placement and pavement 
pattern along Georgia Avenue that could accommodate the implementation of Bus Rapid 
Transit (BRT) with minimal impact to the streetscape given the anticipated movement of the 
curb into the sidewalk. In consultation with representatives from the Department of Housing 
and Community Affairs, the group proposed an alternative pattern in lieu of “TYPE A-2 Sidewalk 
Layout” as prescribed in the CBD Design Standards. The Applicant has agreed to implement the 
alternate streetscape design recommended to them. 
 
Public Facilities 
 
Transportation Adequate Public Facilities Review 
The proposed 324 mid-rise apartments generate 133 peak-hour trips within the weekday 
morning peak period (6:30 to 9:30 am) and 153 peak-hour trips within the evening peak period 
(4:00 to 7:00 pm.). These trips were reduced by 18% as the proposed development is located in 
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a Metro Station Policy Area in accordance with the Local Area Transportation Review and 
Transportation Policy Area Review Guidelines.  
 
The Applicant submitted a traffic study because the proposal generates 30 or more peak-hour 
trips within the weekday morning and evening peak periods. The table below shows the 
calculated Critical Lane Volume (CLV) values at the analyzed intersections for the following 
traffic conditions: 
 

1. Existing: The traffic condition as it exists now.  
2. Background: The existing condition plus the trips generated from approved but un-built 

nearby developments. 
3. Total: The background condition plus the trips generated by the proposed apartments. 

 

 
Analyzed Intersection 

Weekday 
Peak Hour 

Traffic Condition (CLV) 

Existing Background Total 

University Boulevard & 
Georgia Avenue 

Morning 1,213 1,239 1,259 

Evening 1,251 1,274 1,289 

Georgia Avenue & 
Arcola Avenue 

Morning 1,196 1,208 1,209 

Evening 1,377 1,392 1,393 

Georgia Avenue & 
Blueridge Avenue 

Morning 1,051 1,064 1,090 

Evening 1,083 1,098 1,146 

Blueridge Avenue & 
Grandview Avenue 

Morning 475 475 488 

Evening 734 734 766 

Blueridge Avenue & 
Elkin Street 

Morning 208 208 241 

Evening 322 322 396 

Blueridge Avenue & 
Amherst Avenue 

Morning 585 585 594 

Evening 624 624 628 

Blueridge Avenue & 
Site & Parking Lot Access 

Morning 69 69 176 

Evening 128 128 229 

 
The calculated CLV values at all analyzed intersections do not exceed the applicable CLV 
congestion standards: 
 

a. 1,600 for the Georgia Avenue/Arcola Avenue intersection located within the 
Kensington/Wheaton Policy Area. 

 
b. 1,800 for the other six intersections located within or on the border of the Wheaton 

Central Business District Policy Area. 
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Regarding the Transportation Policy Area Review (TPAR) test, a payment of the transportation 
impact tax is not required because the proposed apartments are located in the Wheaton CBD 
(Metro Station) Policy Area. 
 
Transportation Demand Management 
A Traffic Mitigation Agreement (TMAg) with the Planning Board and MCDOT is required to 
promote non-auto modes of transportation.  The Sector Plan recommends a non-auto driver 
mode share goal of 30% that could be achieved with transportation demand strategies for 
alternative non-single-auto-occupancy modes including but not limited to:  
 

 Promote transit use for residents. 

 Cooperate with the MCDOT to obtain residential and non-residential tenant participation in 
TMD Annual Commuter Survey. 

 Provide a permanent information display in a highly used location in the lobby of the 
building. 

 Provide space for real time transit information sign at a highly-used location. 

 Provide car sharing parking spaces in a highly visible location. 

 Provide electric vehicle charging stations in a highly visible location. 

 Provide an annual summary report (1-2 pages) to MCDOT and/or the future TMO outlining 
the on-site traffic mitigation efforts. 

 
Public Transit Service 
The Property is located 0.4 miles northeast of the Wheaton Metrorail Station. The following bus 
routes currently operate along the Property’s adjacent and nearby roadways: 
 
1. Ride-On route 33 and Metrobus routes Y5, Y7, Y8, & Y9 operate along the Property 

frontage of Georgia Avenue.  
2. Ride-On routes 9 and 31 operate along the Amherst Avenue one block to the east of 

Elkin Street. 
 

No transit routes operate along the Property frontages of Blueridge Avenue and Elkin Street. 
 
Other Public Facilities and Services 
The Site will be served by public water and sewer systems. The application has been reviewed 
by the Montgomery County Fire and Rescue Service which has determined that the Site has 
appropriate access for fire and rescue vehicles, as indicated in letter dated November 19, 2014.  
Other public facilities and services including police stations, firehouses and healthcare are 
currently operating in accordance with the Subdivision Staging Policy and will continue to be 
sufficient following the construction of the Project. Electric, gas and telecommunications 
services will also be available and adequate.   
 
The Site is located in the Downcounty Consortium. According to Montgomery County Public 
Schools’ estimate, the project will generate 41 elementary, 17 middle and 22 high school 
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students. While this consortium is subject to a School Facility Payment at the elementary, 
middle and high school levels, the Site lies within an Enterprise Zone and is exempt from the 
School Facility Payment. County Code Ordinance Sections 52-89(c)(5) stipulates that 
development impact tax for public school improvements must not be imposed on “any 
development located in an enterprise zone designated by the State or in an area previously 
designated as an enterprise zone.” 
 
Environment 
 
The proposed project does not have any proposed activities within any streams, wetlands, or 
environmental buffers and is therefore in compliance with the Environmental Guidelines.  
 
Forest Conservation 
This Site is subject to the Chapter 22A Montgomery County Forest Conservation Law and the 
Applicant has submitted a Final Forest Conservation Plan (FFCP) in support of the Preliminary 
and Site Plans (Attachment C). There is no forest on site but eight trees greater than 24” 
diameter at breast height (DBH) exist on-site.  There is a 0.61-acre afforestation requirement, 
which the Applicant is proposing to meet by preserving 0.08 acres of credit for retaining 
existing trees and 0.53 acres of off-site afforestation. 
 
Forest Conservation Variance    
Section 22A-12(b)(3) of County Code identifies certain individual trees as high priority for 
retention and protection.   Any impact to these trees, including removal or disturbance within 
the tree’s Critical Root Zone (CRZ) requires a variance.  An application for a variance must 
provide certain written information in support of the required findings in accordance with 
Section 22A-21 of the County Code.  The code requires no impact to trees measuring 30 inches 
or greater diameter at breast height (DBH); are part of a historic site or designated with a 
historic structure; or are designated as a national, State, or County champion tree; are at least 
75 percent of the diameter of the current State champion tree of that species, or trees, shrubs, 
or plants that are designated as Federal or State rare, threatened, or endangered species.    
 
The Applicant submitted a variance request on July 3, 2014 for the impacts to trees with the 
proposed layout (Attachment B).  The Applicant proposes to remove two trees and to impact 
but not remove one tree that is considered high priority for retention under Section 22A-12 (b) 
(3) of the County Forest Conservation Law.  The table below describes the impacts to the trees 
proposed to be impacted or removed.    
 
 

ID Type DBH Condition Impacts Comments 

V2 Tulip 
poplar 

31” Good 19% Impacted by stormwater management 
facilities and sidewalk. 

V7 Pin oak 40” Good Remove Within the footprint of the building. 

V8 Pin oak 36” Good Remove Impacted by stormwater management 
facilities and sidewalk 
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Unwarranted Hardship  
Per Section 22A-21, a variance may only be granted if the Planning Board finds that leaving the 
requested trees in an undisturbed state would result in unwarranted hardship.  The variance is 
necessary because the site is only 3.68 acres but zoned to encouraged high density 
development with an urban character. Tree “V7” is located along the Georgia Avenue frontage. 
Achieving the Sector Plan goal and design guidance of street-oriented development with a 
consistent street wall along sidewalks necessitates the removal of “V7”. While the open space 
surrounding “V8” is being preserved, the tree will be impacted by underground proprietary 
filters needed to implement the environmental site design (ESD) criteria to the maximum 
extent possible (MEP). While the open space surrounding “V2” is being preserved, the tree will 
be impacted by the construction of the sector plan-recommended through block connection. 
The proposed alignment in the Sector Plan would have necessitated removal. The proposed, 
modified alignment will impact 19% of the CRZ. 
 
Variance Findings   
Based on the review of the variance request and the proposed Final Forest Conservation Plan, 
Staff makes the findings that granting the variance:    
 

1. Will not confer on the applicant a special privilege that would be denied to other 
applicants.  
 
Disturbance of the specified trees is due to the need to substantially conform to the 
sector plan and design guidelines and implement ESD to MEP. Granting a variance 
request to remove two trees and disturb the CRZs of one tree for these purposes is not 
unique to this Applicant.   Therefore, M-NPPC Staff believes that is not a special privilege 
that would be denied to other applicants.  

 
2. Is not based on conditions or circumstances which are the result of the actions by the 

applicant.  
 
The requested variance is not based on conditions or circumstances which are the result 
of actions by the Applicant.  The requested variance is based on the locations of the 
trees and the minimum disturbance required to develop the Site.  

 
3. Is not based on a condition relating to land or building use, either permitted or non-

conforming, on a neighboring property.  
 
The requested variance is a result of the proposed development on the Property and 
not a result of land or building use on a neighboring property.  

 
4. Will not violate State water quality standards or cause measurable degradation in water 

quality.   
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The requested variance will not violate State water quality standards or cause a 
measurable degradation in water quality. The proposed development does not impact 
environmental buffers which enhances water quality.  Additional trees will be provided 
as mitigation for the trees proposed for removal. 

 
Mitigation for Trees Subject to the Variance Provisions  
The Applicant is requesting a variance to remove two trees and to impact but not remove one 
tree.  The Applicant will plant six, 3 1/2-inch caliper, oaks as shown on the Final Forest 
Conservation Plan, mitigating for impacts to existing specimen trees.    
 
County Arborist’s Recommendation on the Variance   
In accordance with Montgomery County Code Section 22A-21(c), the Planning Department is 
required to refer a copy of the variance request to the County Arborist in the Montgomery 
County Department of Environmental Protection for a recommendation prior to acting on the 
request. The County Arborist has reviewed the variance request and recommended approval in 
a letter dated October 17, 2014 (Attachment A). Planning Staff also recommends that the 
variance be granted. 
 
Stormwater Management 
DPS issued a letter accepting the Stormwater Management Concept for the Site on October 10, 
2014. The Stormwater Management Concept proposes to meet required stormwater 
management goals through ESD to the maximum extent practicable (MEP) with the use of 
stormwater vaults and bioretention areas throughout the Site including in the private court 
yards and parking garage. 
 
Compliance with the Subdivision Regulations 
 
Staff has reviewed the proposed application for compliance with Montgomery County Code, 
Chapter 50: Subdivision Regulations.  The proposed size, shape, width and orientation of the lot 
is appropriate for the location taking into account the recommendations in the Wheaton CBD 
and Vicinity Sector Plan, and for the type of development and proposed use. The proposed lot is 
designed to meet the requirements established in the Subdivision Regulations, including access, 
frontage, dedication for public uses, adequacy of public facilities and conformance to the Sector 
Plan recommendations.  All other applicable County agencies have reviewed this application 
and recommended approval of the Project (Attachment A). 
 
Reduced Truncation  
Section 50-26(c)(3)  of the Subdivision Regulations states: “The corner lots at an intersection 
must be truncated by straight lines joining points 25 feet back from the theoretical property 
line intersection in each quadrant. In any case where more or less width is needed for safe sight 
distance or traffic channelization, the Board may specify a greater or lesser cut-off than 
otherwise required.” 
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The Applicant is seeking a reduction in the standard truncation requirement for the northeast 
corner of the intersection of Georgia Avenue and Blueridge Avenue. MCDOT, in its letter dated 
August 15, 2014, has recommended that the project provide the full truncation (25 feet) per 
Chapter 50 because the final design of the Georgia Avenue BRT and its relationship to the 
proposed building are uncertain. The Applicant purposes a reduced truncation of 16 feet. 
Planning Staff finds the sight distance with the proposed design to be adequate and safe; a 
reduced truncation is consistent with the urban character within the designated Wheaton 
Urban District; the proposed building is set back further from the intersection than the existing 
building for an improved line-of-sight; and slower vehicles speeds on Blueridge Avenue 
combined with the existing traffic signal installation at Georgia Avenue/Blueridge Avenue 
intersection provides additional safety measures. A larger truncation, as recommend by DOT, 
will adversely impact the design of the project. Planning Staff supports the request.  
 
Compliance with Road Code Regulations 
 
Staff has reviewed the proposed application for compliance with Montgomery County Code, 
Chapter 49: Streets and Roads. Section 49-32(a) states: “If the Planning Board, in approving a 
subdivision or site plan, determines that a waiver from any applicable design standard is 
necessary to promote context-sensitive design of a specific road, the Executive or the 
Executive’s designee must adopt the Board’s recommendation unless the Executive or the 
designee concludes that approving the waiver would significantly impair public safety.” 
 
The Applicant is seeking a modification from MCDOT design standard No. MC-2003.12 
(Primary/Principal Secondary Residential Street with parking on both sides) contained in the 
County Context Sensitive Road Design Standards designated for Elkin Street. Elkin Street is 
currently improved with 36 feet of paving width accommodating two travel lanes (11 feet each) 
and parking lanes on both sides (7 feet each). To meet the required code standard, the 
Applicant will have to relocate the existing curb and gutter to widen the road along its Elkin 
Street frontage to accommodate an 8-foot parking lane, as specified by the standard. 
 
MCDOT, in its letter dated August 15, 2014, has recommended that the Applicant improve Elkin 
Street in accordance with the Road Code Standard. Planning Staff finds that retaining the 
existing 7-foot parking lane will not significantly impair safety, usability, or accessibility of the 
road or community character. Moving the curb will require relocating major utility lines along 
Elkin Street at a significant expense with no significant public benefit. In addition, relocating the 
curb one foot back will create an awkward streetscape edge since the remaining curb north of 
the property will remain as is, for the foreseeable future. Planning Staff supports the 
Applicant’s request. 
 
 
Conclusion 
 
Staff recommends approval of the Preliminary Plan based on the conditions and analysis 
contained in the report.   
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SECTION 5: SITE PLAN REVIEW 
 
Analysis and Findings- Section 59-D-3.4(c) 
 

1. The Site Plan conforms to all non-illustrative elements of a development plan or 
diagrammatic plan, and all binding elements of a schematic development plan, certified by                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                   
the Hearing Examiner under Section 59-D-1.64, or is consistent with an approved project 
plan for the optional method of development, if required, unless the Planning Board 
expressly modifies any element of the Project Plan. 
 
The proposed Project is not subject to a development plan, diagrammatic plan, schematic 
development plan, or project plan. It is subject to the binding elements and conditions of 
Sketch Plan No. 320140020, which may be modified at the time of Site Plan review under 
Section 59-C-15.43(d). 
 
The proposed Project makes two additions to the approved public benefit schedule. The 
Application qualifies for additional points in the Streetscape public benefit for constructing 
off-site streetscape along the frontage of an adjoining lot. The Application also qualifies for 
additional points in the Recycle Facility Plan for exceeding the requirements of County 
Regulations on recycling facilities. 
 
Staff finds the addition of Streetscape and Recycle Facility Plan public benefits does not 
alter the Sketch Plan findings under Section 59-C-15.43(c)(5). 

 
2. The Site Plan meets all the requirements of the zone in which it is located, and where 

applicable, conforms to an urban renewal plan approved under Chapter 56. 
 
The proposed Project is proposed pursuant to the Commercial/Residential Zone and meets 
the general requirements of Section 59-C-15 as follows: 
 

Section 59-C-15.61 - Master Plan and Design Guidelines Conformance 
 

The proposed Project conforms to the Sector Plan and Design Guidelines as outlined in 
the Preliminary Plan Findings beginning on page 18 of this report. 

 
Section 59-C-15.62 - Bicycle Parking Spaces and Commuter Shower/ Change Facility 

 
The proposed multi-family residential Project provides accommodation for the 
minimum required number of bicycle parking spaces as detailed in the development 
standards table below. Commuter shower/change facilities are required of office uses 
only and therefore not applicable to this Project. 
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Section 59-C-15.63 - Parking 
 
The proposed number of parking spaces satisfies the minimum and maximum number 
of parking spaces as specified in the Zoning Ordinance. The Project proposes all parking 
in a structured facility. The final number of parking spaces provided is listed in the 
development standards table below. 
 

Section 59-C-15.7 - Development Standards 
 
The proposed Site Plan meets the development standards of Section 59-
C-15, as shown in the Data Table below: 

 

 Project Data Table  
Section 
59 - C 

Development Standard Permitted/ 
Required 

Sketch 
Plan 

Approval 

Proposed 

 Gross Tract Area (sf) n/a 196,518 196,518 

15.71 Maximum Density (FAR) 
      Non-residential (sf) 
      Residential (sf) 
             TOTAL 

4.0 FAR 
687,813 

 687,813 

2.34 FAR 
0 

460,492 

1.73 FAR 
0 

350,000 

786,072  460,492  350,000  

15.71 Maximum Building Height (ft) 100 (up to) 50 50 

15.72 Minimum Setback n/a n/a n/a 

15.73 Minimum Public Use Space (%) 10 10 10 

15.74 Residential Amenity Space (sf) 
      Indoor 
      Outdoor 
             TOTAL  

 
5,000 
5,000 

 
5,000 

10,000 

 
5,000 

12,000 

10,000 15,000 17,000 

15.62 Minimum Bicycle Parking (spaces) 
      Publicly Accessible 
      Privately Secured 

 
10 

100 

 
- 
- 

 
10 

100 

15.631 Vehicular Parking (spaces) 
      Maximum 
      Minimum 

 
441 
308 

430 
 
 

430 
 
 

 
   Section 59-E-1.4 – Off-Street Loading Space Criteria 
 

The Zoning Ordinance requires that “For any building or land used for 
commercial or industrial purposes, adequate space for off-street parking 
to accommodate loading and unloading of materials shall be provided, 
consistent with the size and proposed use of the building.” 
 



30 

While DPS-Division of Land Development Services has requested 4 
loading spaces per undated criteria issued by their department, M-NCPPC 
Staff finds the proposed one (1) loading space to be adequate given the 
size and proposed use of the building. This project is a residential 
development and therefore not subject to loading space requirements. 
 
Section 59-C-15.82 – Public Benefits Required  
 
The proposed Project satisfies the minimum public benefits points from 
the minimum number of benefit categories. 
 
Section 59-C-15.83 – General Incentive Density Consideration 
 
The proposed public benefits with this Project: 
 

 Take into consideration “the recommendations, objectives, and 
priorities of the applicable master or sector plan” by providing the 
diversity of housing, general sustainability measures, and connectivity 
improvements;  

 Meet “the CR Zone Incentive Density Implementation Guidelines and 
any design guidelines adopted for the applicable master plan area” by 
providing the proper calculations and criteria for each public benefit 
and  by proposing public open space, structured parking, and 
through-block connections as recommended in the Wheaton Design 
Guidelines;   

 Are appropriate for “the size and configuration of the tract” by 
providing all required parking spaces in structured facilities to create 
public open space within walking distance of Metro;   

 Adequately address “the relationship of the site to adjacent 
properties” by designing the building at an appropriate scale for its 
context, retaining existing areas of open space and creating a façade 
design that complements the existing character of the area; and 

 Consider “the presence or lack of similar public benefits nearby” 
through the provision of environmental benefits, and pedestrian 
connections that are currently lacking in this area. 
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Section 59-C-15.85 – Individual public benefit descriptions and criteria 
 

Public Benefits Schedule 

Public Benefit Incentive Density Points 

 Max 
Allowed 

Sketch Plan 
Approved 

Requested 

59-C–15.852: 
Transit Proximity 

50 30 30 

59-C–15.853: Connectivity and Mobility Options 

  Through Block Connection 20 7 7 

  Wayfinding Signage 10 5 5 

59-C–15.854: Diversity of Uses and Activities 

  Dwelling Unit Mix 10 5 5 

  Enhanced Accessibility  20 6.5 6.5 

  Streetscape 20 0 0.4 

59-C–15.855: Quality of Building and Site Design 

  Structured Parking 20 10 10 

  Public Open Space 20 2 2 

  Exceptional Design 10 2.5 2.5 

  Architectural Elevations 20 5 5 

59-C–15.856: Protection and Enhancement of the Natural Environment 

  Building Lot Terminations 30 5 5 

  Vegetated Wall 10 5 5 

  Tree Canopy 15 7.5 7.5 

  Vegetated Area 15 5 5 

  Cool Roof 10 5 5 

  Recycling Facility Plan  10 0 10 

     TOTAL 290 100.5 110.9 

 
Transit Proximity 
 
The property is within ½ mile of the Wheaton Metro Station, which allows the development to 
be eligible for Level 1 transit as defined in the Zoning Ordinance. The Planning Board granted 30 
points with Sketch Plan approval as suggested in the 2012 Commercial/Residential Zones 
Incentive Density Implementation Guidelines (CR Guidelines). Staff supports the requested 30 
points. 
 
Connectivity and Mobility Options 
 
Through-Block Connection: The Applicant requests 7 points for providing a safe and attractive 
pedestrian connection between streets. The CR Guidelines find points are appropriate for 
connections that are open-air, at least 15 feet wide area, and open to the public at least 
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between 8:00 a.m. and 9:00 p.m. The width of the path is 5 feet wide in an area ranging from 
over 24 feet in width to a minimum of 12.3 feet, which is less than the prescribed minimum 
width.  The Planning Board granted this request with Sketch Plan approval. Staff supports the 
requested 7 points. 
 
Wayfinding Signage: The Applicant requests 5 points for the design and implementation of a 
wayfinding system orienting pedestrians and cyclists to major open spaces, cultural facilities, 
and transit opportunities in Wheaton.   The Planning Board granted this request with Sketch 
Plan approval. Staff supports the requested points.   
 
Diversity of Uses and Activities 
 
Dwelling Unit Mix:  The Applicant requests 5 points. Per the CR Guidelines, 5 points are 
appropriate for providing the minimum residential mix with at least 7.5% efficiency units, 8% 1-
bedroom units, 8% 2-bedroom units, and 5% 3 or more bedroom units.  The Applicant proposes 
13% efficiency units, 41% 1-bedroom units, 40% 2-bedroom units, and 5.5% 3-bedroom units 
meeting the requirement.  The Planning Board granted this request with Sketch Plan approval. 
Staff supports the requested points.   
 
Enhanced Accessibility for the Disabled:  The Applicant requests 6.5 points for constructing 8 
dwelling units that satisfy American National Standards Institute A117.1 Residential Type A 
standards or an equivalent County standard. The CR Guidelines recommends that each percent 
of units is worth 3 points. The Planning Board granted this request with Sketch Plan approval. 
Staff supports the requested points.   
 
Streetscape:  The Applicant requests 0.4 points for construction of off-site streetscape along 
the frontage of adjoining “Lot 8” (Weinberg Building) for a total of 680 square feet. This 
incentive is granted on a sliding scale based on the area improved calculated as a percentage of 
the net lot area. This individual public benefit was not requested at Sketch Plan. Staff supports 
the requested points. 
 
Quality of Building and Site Design 
 
Structured Parking:  The Applicant requests 10 points for structured parking facilities.  This 
incentive is granted on a sliding scale based on the percentage of spaces provided above and 
below ground. The Applicant proposes 430 spaces in an above-grade facility which yields a total 
of 10 points. The Planning Board granted this request with Sketch Plan approval. Staff supports 
the requested points.   
 
Public Open Space: The Applicant requests 2 points for providing open space in addition to the 
minimum Public Use Space required.  Points for this incentive are granted on a sliding scale 
based on the percentage of the net lot area. The final layout yields 3,400 square feet of 
additional open space above the required public use space. The Planning Board granted this 
request with Sketch Plan approval. Staff supports the requested points.    
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Exceptional Design:  The Applicant requests 2.5 points for building or site design that enhances 
the character of a setting. With Sketch Plan approval, the Planning Board found the Project met 
two criteria as outlined by the CR Guidelines and granted 2.5 points. The articulation of the 
building corner at Georgia and Blueridge Avenues along with the entry plaza at this corner will 
create a sense of place that would be easily identifiable by material and the angular façade. The 
façade treatment of the exposed parking garage on the north side will represent the application 
of a building technique that is different from the other garages in the immediate vicinity.  The 
use of mullions in the openings of the garage with color accent panels creates a façade that 
screens the parking areas and mirrors the façades of the residential units. Those elements 
remain unchanged with the Site Plan. Staff supports this request. 
 
Architectural Elevation:  The Applicant requests 5 points for providing elevations of 
architectural facades and agreeing to be bound by particular elements of design that affect the 
perception of mass or pedestrian comfort, or enhance neighborhood compatibility.  With 
Sketch Plan approval, the Planning Board granted 5 points and found the Project achieved the 
following criteria as outlined by the CR Guidelines: 
 

Minimum Amount of Transparency 
The Applicant has agreed to be bound to the provision of 35% transparency of the 
ground floor of the Georgia Avenue building façade and a minimum of 40% 
transparency for the ground floor of the Blueridge Avenue façade. Ground-floor 
transparency enhances pedestrian comfort by providing a sense of safety and security 
and adds visual interest.   
 
Minimal Spacing between Operable Doors 
The Applicant has agreed to provide a number of direct entrances for first floor units 
along Georgia and Blueridge Avenues. Along Georgia Avenue, entrances will be 
clustered in groups of three with spacing 15 and 20 feet between each group. Along 
Blueridge Avenue, in addition to the main building entrance, there are four direct 
entrances for first floor units with spacing between 13 and 22 feet.   
 
Design Priorities of the Applicable Master Plan or Guidelines 
The Design Guidelines folds the Sector Plan’s design elements into the following three 
broad goals: Create an identifiable center, create appropriate transitions, and improve 
the public realm.  Staff finds that the binding of architectural elements would advance 
two of the three goals.  The combination and application of materials (including 
cementitious panel, metal panel, face brick and aluminum railing) supports the goal of 
Wheaton as an identifiable center by creating a landmark at a gateway location. 
Creation of appropriate transitions, as defined by the Design Guidelines, focuses on 
protecting existing single-family neighborhoods from potential negative impacts from 
new development. Although the Project is not in the immediate vicinity of single-family 
structures, Staff finds the application of brick face contributes to the façade design 
integrating the building into its context.   
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These elements remain unchanged in the Site Plan. Staff supports 5 points. 
 
Protection and Enhancement of the Natural Environment 
 
Building Lot Terminations (BLT): The Applicant requests 5 points for the purchase of 0.906 BLT 
easements. Points are granted by the calculation of BLTs as provided in Section 59-C-15.87(a) of 
the Zoning Ordinance. The Planning Board granted this request with Sketch Plan approval. Staff 
supports the requested points.   
  
Vegetated Wall: The Applicant requests 5 points for the installation and maintenance of a 
vegetated wall that covers at least 30% of the parking garage facade. The CR Guidelines 
recommends 5 points for development that meets the Zoning Ordinance requirements. The 
Planning Board granted this request with Sketch Plan approval. Staff supports the requested 
points.   
 
Tree Canopy: The Applicant requests 7.5 points for tree canopy coverage at 15 years of growth 
of at least 25% of the on-site open space. The CR Guidelines finds 7.5 points appropriate for 
development that meets the requirements of the Zoning Ordinance. The Planning Board 
granted this request with Sketch Plan approval. Staff supports the requested points.   
 
Vegetated Area: The Applicant requests 5 points for the installation of plantings in a minimum 
of 12 inches of soil, covering at least 5,000 square feet. The CR Guidelines recommends 5 points 
for development that meets the Zoning Ordinance requirements with areas not part of the 
required public use space or open space used for incentive density. Area within stormwater 
management easements may not be counted, either.  The Planning Board granted this request 
with Sketch Plan approval. Staff supports the requested points.   
 
Cool Roof: The Applicant requests 3 points for constructing roof area that is not covered by a 
vegetated roof with 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. Per the CR Guidelines, an 
incentive density of 5 points is appropriate for sites greater than one acre.   The Project 
proposes 90% cool roof on available roof area throughout the 3.7-acre site. The Planning Board 
granted this request with Sketch Plan approval. Staff supports the requested points.   
 
Recycling Facility Plan: The Applicant requests 10 points for providing a recycling facility plan 
that exceeds the requirements of Montgomery County Executive Regulation 15-04 AM and 
Montgomery County Executive Regulation 18-04. The Project exceeds the regulations by 
integrating into the building and site design three features (1) public spaces will have separate 
trash receptacles for waste recycling; (2) two separate internal chutes, one for waste and one 
for recycling, with separate containers to hold and store the waste and recycling and the 
collectors/haulers; and (3) a fenced off area in the garage designated for both – bulk trash and 
bulk recycling large items. This individual public benefit was not requested at Sketch Plan. 
Following precedent set by the Planning Board in awarding points for this benefit, Staff finds 10 
points are appropriate for this proposal. 
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3. The location of buildings and structures, open spaces, landscaping, recreation facilities, and 

pedestrian and vehicular circulation systems are adequate, safe, and efficient. 
 
Location of Buildings and Structures 
The location of the building and parking structure is adequate, safe and efficient. The 
building emphasizes the public realm through a continuous street wall along Georgia and 
Blueridge Avenues. The replacement of surface parking with structured parking provides 
an appropriate relationship between buildings, sidewalk, and streets for an urban context. 
 
Open Spaces 
The locations of proposed open spaces are adequate, safe, and efficient. In addition to the 
existing open space to remain along Elkin Street, the Project features enhancements along 
Georgia and Blueridge Avenues. The proposed open space on Elkin Street will be improved 
with picnic tables, chess tables, a butterfly garden, and dog waste station. 
 
Landscaping and Lighting 
The proposed landscaping and lighting for the Site will ensure the area will be safe, 
adequate, and efficient for year-round use and enjoyment by residents and visitors. The 
proposed pedestrian lighting fixture and street lighting fixtures will illuminate the streets, 
sidewalks, and walking paths. A mix of shrubs, shade trees, ornamental trees and 
foundation plantings are proposed throughout the Site. 
 
Recreation Facilities 
The proposed development will provide adequate, safe, and efficient recreation facilities to 
help residents lead an active and healthy life. The on-site recreation amenities are 
proposed in accordance with the M-NCPPC Recreation Guidelines. The amenities include 
seating areas, swimming pool, exercise room, indoor community space, and pedestrian 
system. Off-site recreation facilities within 1 mile of the Site include Wheaton Forest Local 
Park, Colt Terrace Neighborhood Park, Arcola Elementary School, and Wheaton Regional 
Park. 
 
Pedestrian and Vehicular Circulation Systems 
The Site will be served by three public streets. The vehicular access point to/from the 
parking garage is proposed from Blueridge Avenue opposite the curb cut of the existing 
surface parking lot confronting the Site. The Project also provides off-street loading area 
for residents, alleviating congestion on the public streets. Limiting the design to one curb 
cut minimizes the points of conflicts between pedestrians and motorists. The proposed 
development includes expanded sidewalks and new pedestrian paths to facilitate safe, 
pedestrian movement throughout the Site. The proposed pedestrian and vehicular 
circulation systems are adequate, safe, and efficient. 
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4. Each structure and use is compatible with other uses and other Site Plans, and with existing 
and proposed adjacent development. 
 
No other development is proposed in the immediate vicinity at this time. The proposed 
structures achieve compatibility through: 

 Building heights similar to those of office buildings and garden apartments adjacent 
or close to the Site;  

 Emphasis on the public realm through a continuous street wall along Georgia and 
Blueridge Avenues; 

 Articulated façade design that complements the adjacent building; 

 The use of façade treatments and vegetated wall to mask the visible levels of the 
parking structure; 

 Replacement of surface parking with structured parking creating a stronger 
relationship between buildings, sidewalks, and streets;  

 Provision of units accessed directly from the sidewalks along Georgia and Blueridge 
Avenues; and 

 Preservation of the open space along Elkin Street.  
 
5. The Site Plan meets all applicable requirements of Chapter 22A regarding forest 

conservation, Chapter 19 regarding water resource protections, and any other applicable 
laws. 
 

a. Under Chapter 22A of the Montgomery County Code, the NRI-FSD #420131840 
for this site was approved June 27, 2013. The Applicant has provided a Final 
Forest Conservation Plan that is in compliance with Chapter 22A. Staff 
recommends that the Planning Board approve the FFCP and accompanying 
variance request with conditions cited in this Staff Reports.  

b. The Department of Permitting Services issued a letter accepting the Stormwater 
Management Concept for the site on October 10, 2014. 

 

Conclusion 
 
Staff recommends approval of the Site Plan based on the conditions and analysis contained 
in this report. 
 
 

ATTACHMENTS 
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B. Forest Conservation Variance Request 
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DEPARTMENT OF ENVIRONMENTAL PROTECTION 

Isiah Leggett Fariba Kassiri 
County Executive Acting Director 

Division of Environmental Policy & Compliance   

 

255 Rockville Pike, Suite 120   •   Rockville, Maryland 20850-2589   •   240-777-0311 
www.montgomerycountymd.gov 

October 17, 2014 

Casey Anderson, Chair 
Montgomery County Planning Board 
Maryland National Capital Park & Planning Commission 
8787 Georgia Avenue 
Silver Spring, Maryland  20910 

RE:    AVA Wheaton, ePlans 120140250, NRI/FSD application accepted on 5/15/2013 

Dear Mr. Anderson: 

All applications for a variance from the requirements of Chapter 22A of the County Code 
submitted after October 1, 2009 are subject to Section 22A-12(b)(3).  Accordingly, given that the 
application for the above referenced request was submitted after that date and must comply with Chapter 
22A, and the Montgomery County Planning Department (“Planning Department”) has completed all 
review required under applicable law, I am providing the following recommendation pertaining to this 
request for a variance.  

Section 22A-21(d) of the Forest Conservation Law states that a variance must not be granted if 
granting the request: 

1. Will confer on the applicant a special privilege that would be denied to other applicants;
2. Is based on conditions or circumstances which are the result of the actions by the applicant;
3. Arises from a condition relating to land or building use, either permitted or nonconforming, on a

neighboring property; or
4. Will violate State water quality standards or cause measurable degradation in water quality.

Applying the above conditions to the plan submitted by the applicant, I make the following
findings as the result of my review: 

1. The granting of a variance in this case would not confer a special privilege on this applicant that
would be denied other applicants as long as the same criteria are applied in each case.  Therefore,
the variance can be granted under this criterion.

2. Based on a discussion on March 19, 2010 between representatives of the County, the Planning
Department, and the Maryland Department of Natural Resources Forest Service, the disturbance
of trees, or other vegetation, as a result of development activity is not, in and of itself, interpreted
as a condition or circumstance that is the result of the actions by the applicant.  Therefore, the
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variance can be granted under this criterion, as long as appropriate mitigation is provided for the 
resources disturbed. 

3. The disturbance of trees, or other vegetation, by the applicant does not arise from a condition
relating to land or building use, either permitted or nonconforming, on a neighboring property.
Therefore, the variance can be granted under this criterion.

4. The disturbance of trees, or other vegetation, by the applicant will not result in a violation of State
water quality standards or cause measurable degradation in water quality.  Therefore, the variance
can be granted under this criterion.

Therefore, I recommend a finding by the Planning Board that this applicant qualifies for a
variance conditioned upon the applicant mitigating for the loss of resources due to removal or disturbance 
to trees, and other vegetation, subject to the law based on the limits of disturbance (LOD) recommended 
during the review by the Planning Department.  In the case of removal, the entire area of the critical root 
zone (CRZ) should be included in mitigation calculations regardless of the location of the CRZ (i.e., even 
that portion of the CRZ located on an adjacent property).  When trees are disturbed, any area within the 
CRZ where the roots are severed, compacted, etc., such that the roots are not functioning as they were 
before the disturbance must be mitigated.  Exceptions should not be allowed for trees in poor or 
hazardous condition because the loss of CRZ eliminates the future potential of the area to support a tree or 
provide stormwater management. Tree protection techniques implemented according to industry 
standards, such as trimming branches or installing temporary mulch mats to limit soil compaction during 
construction without permanently reducing the critical root zone, are acceptable mitigation to limit 
disturbance.  Techniques such as root pruning should be used to improve survival rates of impacted trees 
but they should not be considered mitigation for the permanent loss of critical root zone.  I recommend 
requiring mitigation based on the number of square feet of the critical root zone lost or disturbed.  The 
mitigation can be met using any currently acceptable method under Chapter 22A of the Montgomery 
County Code.   

 In the event that minor revisions to the impacts to trees subject to variance provisions are 
approved by the Planning Department, the mitigation requirements outlined above should apply to the 
removal or disturbance to the CRZ of all trees subject to the law as a result of the revised LOD.  

If you have any questions, please do not hesitate to contact me directly.  

Sincerely, 

Laura Miller 
County Arborist  

cc:  Amy Lindsey, Senior Planner 
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