' MONTGOMERY COUNTY PLANNING DEPARTMENT

I'HE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

Item #
MCPB 1-24-08

MEMORANDUM

DATE: January 10, 2008

T Montgomery County Plagning Board
VIA: Rose Krasnow, Chief 4 a

Robert A. Kronenberg, Superviso
Development Review Division

FROM: Sandra Pereira &
Development Review Division
(301) 495-2186

REVIEW TYPE: Site Plan Amendment

CASE #: 82006013A

PROJECT NAME: The Galaxy

APPLYING FOR:  Approval of 241 multi-family dwelling units, including 31 MPDUs, and
3,663 square feet of retail space on 2.62 acres

REVIEW BASIS:  Div. 59-D-3 of Montgomery County Zoning Ordinance

ZONE: CBD-1, Ripley/South Silver Spring Overlay Zone

LOCATION: Located on the southeast quadrant of the intersection of 13" Street and
Eastern Avenue in south Silver Spring

MASTER PLAN: Silver Spring CBD Master Plan

APPLICANT: RST Development

FILING DATE: September 27, 2007

HEARING DATE: January 24, 2008

STAFF RECOMMENDATION: Approval of the proposed amendment to Site Plan
820060130 to provide 241 dwelling units, including 31 MPDUs, and 3,663 square feet of retail
space on 2.62 acres. All site development elements as shown on The Galaxy plans received and
stamped by the M-NCPPC on November 29, 2007, shall be required except as modified by the
following conditions:



Project Plan Conformance

The proposed development shall comply with the conditions of approval for Project Plan
Amendment No. 92005005A, which will be presented to the Planning Board concurrently
with the Preliminary Plan Amendment No. 12005089A and the subject application.

Preliminary Plan Conformance

The proposed development shall comply with the conditions of approval for the Preliminary
Plan Amendment No. 12005089A, which will be presented to the Planning Board
concurrently with the Project Plan Amendment No. 92005005A and the subject application.

Public Use Space

a. The proposed public use space must be easily and readily accessible to the general public
and used for public enjoyment. All streetscape improvements shall be in accordance with
the Silver Spring Streetscape Plan (April 1992) Technical Manual, or as amended.

b. The Applicant shall provide 27.03 percent (23,468 sf.) of on-site public use space and
15.15 percent (13,157 sf.) of off-site public use space. Additional off-site improvements
(4.76 percent, 4,134 sf.) are being provided along the property frontage within the
Eastern Avenue right-of-way, if acceptable to the District of Columbia Public Works
Department.

. Streetscape Improvements

The Applicant shall provide full-width streetscape improvements along the King Street and
13" Street frontage using the Silver Spring Streetscape Plan (April 1992) Technical Manual,
or as amended. The following elements are proposed: stone, poured-in-place concrete, brick
pavers, street trees, lighting, and any other details that are necessary, including the under
grounding of utilities along the frontage of the property. Off-site improvements shall be
include the 13" Street right-of-way in front of the Gramax Building.

. Eastern Avenue Streetscape

The Applicant shall coordinate with the District of Columbia Public Works Department to
provide the Silver Spring (Type B) streetscape along the frontage of Eastern Avenue in
accordance with the 1992 Silver Spring Streetscape Plan Technical Manual, or as amended.

. Public Art

A public art program shall include opportunities within the public plaza area to reinforce the
architecture of the building, provide for pedestrian interaction and involve local artists to
display artwork. The Applicant has identified three areas or elements that could be
incorporated into the public art component: a public plaza between Buildings 1 and 2, a
mosaic wall along the 13th Street facade of Building 1, and the new mid-block alley
connecting 13" Street to King Street on the east side of Building 1. The Applicant shall enlist
the services of local artists to provide public art in the public use space on the site.

. Lighting
a. Provide a lighting distribution and photometric plan with summary report and tabulations
to conform to IESNA standards for mix-use development.
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b. All onsite light fixtures shall be full cut-off fixtures or equipped with shields, refractors
or reflectors to negate glare, except for the light display and any up-lighting.

c. Deflectors shall be installed on all fixtures causing potential glare or excess illumination,
especially on the perimeter fixtures abutting the adjacent residential properties.

d. Hlumination levels shall not exceed 0.5 footcandles (fc) at any property line abutting
county roads.

e. The light display shall range in height from 10 feet to 15 feet from the plaza ground
level. The metallic light poles shall vary in spacing within the planter.

f. Specify a Metal Halide lamp with a minimum of 100 watts for the Washington Globe
Street light.

Recreation Facilities
The Applicant shall provide twelve (10) picnic/sitting areas, a tot lot, a pedestrian system, an
indoor community space and two indoor fitness facilities.

Moderately Priced Dwelling Units (MPDUSs)

a. The Applicant shall provide 31 Moderately Priced Dwelling Units (12.5% of the total
number of units) within the building, consistent with Chapter 25A.

b. The MPDU agreement with DHCA shall be executed prior to the release of the first
building permit.

Transportation
The Applicant shall comply with the following conditions of approval from M-NCPPC-

Transportation Planning as follows:

a. Prior to the certified site plan, the Applicant must update the existing Transportation
Management Agreement (TMAg) for the project, dated August 1, 2006, to reflect
changes in land use and any other pertinent information such as names and contact data.
However, the substantive portions of the agreement, which involved considerable
negotiations between the applicant, Planning Board staff and Montgomery County
Department of Public Works and Transportation (MCDPWT), remain in effect and will
not be modified with the minor edits as part of this plan amendment.

b. The Applicant must provide three super bus shelters and two real-time transit information
signs as specified in the TMAg, dated August 1, 2006.

c. Provide a Class Il bikeway (on-road, signed, shared roadway) along the frontage of the
property on 13" Street.

d. Provide 20 bike parking spaces, of which 16 shall be bike lockers (each holding one bike)
and 2 inverted-U bike racks, one in the front of each retail entrance.

e. Maintain the pedestrian access route elevation across the driveway.

Stormwater Management
The proposed development is subject to Stormwater Management Concept approval
conditions dated May 9, 2007 [Appendix C].

Maintenance Responsibility
Initially, the Applicant, and subsequently, within ninety days of formation, the
Condominium Association shall become a member and enter into an agreement with the
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Silver Spring Urban District for the purpose of maintaining the on-site public open spaces,
including the public art, seating areas, landscaping and lighting and participating in
community events.

Development Program

Applicant shall construct the proposed development in accordance with the Development

Program. The Development Program shall be reviewed and approved by M-NCPPC staff

prior to approval of certified site plan. The Development Program shall include a phasing

schedule as follows:

a. All site features associated with each building as defined by the site plan drawings dated
November 29, 2007 shall be installed no later than six (6) months after the occupancy of
the first unit for each building. Applicant shall provide the use and occupancy permits to
M-NCPPC staff in order to inspect the site for streetscape within the respective street
rights-of-way, including the street trees, street lights and pavers, as well as construction
of the public plaza and art, on-site landscaping, lighting, recreation and paver materials.

b. Offsite street tree planting and landscaping for each building shall progress as
construction of each unit is completed, but no later than six (6) months after completion
of each building.

c. The recreation facilities located within each building shall be installed prior to occupancy
of the first unit in each building. The seating areas located around the perimeter of
Building 1 shall be installed upon completion of Building 1.

d. The public plaza, including the light display, specialty paving, terraced lawn area and
seating, shall be completed and installed upon completion of the Buildings.

e. The new mid-block alley connecting 13" Street to King Street shall be installed upon
completion of Building 1.

f. The commissioned public art components shall be completed and installed upon
completion of Building 1.

g. Landscaping associated with each building shall be completed as construction of each
facility is completed.

h. Clearing and grading shall correspond to the construction phasing, to minimize soil
erosion.

i. Phasing of dedications, stormwater management, sediment/erosion control, public use
space, streetscape, recreation, community paths, trip mitigation or other features.

Clearing and Grading
Clearing or grading is permitted prior to M-NCPPC approval of the certified site plan.

Certified Site Plan

Prior to the certified site plan the following revisions shall be included and/or information

provided, subject to staff review and approval:

a. Development program, inspection schedule, and Site Plan Resolution.

b. Limits of disturbance.

c. All of the items specified in the site design, landscape, lighting and recreation conditions
of approval.

d. The MPDU unit mix and distribution shall be approved by DHCA.




. Identify on all details the brick Belden 470-479 “Silver Spring” according to the 1992
Silver Spring Streetscape Plan Technical Manual, or as amended.

. Delineate on the planting plan the location and extent of the required amended soil panels
(per the 1992 Silver Spring Streetscape Plan, or as amended) for all proposed street trees.
. Show Diode lighting on lighting plan (sheet L5.01) and on the lighting details (sheet
L5.02).

. Replace Zelkova with Ulmus parviflora (Lacebark EIm).

i. Replace Picea glauca (White Spruce) with an evergreen species that is more adapted to

Zone 7.



PROJECT DESCRIPTION: Surrounding Vicinity

The subject site is located in the northeast quadrant of the intersection of 13th Street and Eastern
Avenue in south Silver Spring. This site is at the southwest edge of the Silver Spring CBD,
where it borders the District of Columbia, and it is less than one mile from the Silver Spring
Metro stop. The area is characterized by mixed building types and diverse commercial uses. This
property is subject to the standards of the CBD-1 and Ripley/South Silver Spring Overlay Zone.
The Overlay Zone encourages redevelopment by providing more flexibility in the development
standards and the range of permitted uses.

In the immediate vicinity of the subject site, there are a variety of uses. A Travelodge hotel and
a Days Inn hotel are directly across 13th Street, and a Ramada Inn hotel is directly east of the site
on King Street. The renovated 129-foot Gramax Tower apartment building is located across
13th Street at the intersection with Kennett Street. The Aurora Building (Site Plan No.
820040280), a 90-110 foot condominium building, abuts the southeastern boundary of the
property and fronts onto Eastern Avenue. The Kennett Street public parking garage is located
approximately 100 feet north of the subject site along Kennett Street. A mix of commercial and
retail uses, including a car wash, bank and auto-related service buildings, are situated between
Georgia Avenue and the subject property. The properties across Eastern Avenue, located within
the District of Columbia, are comprised of three churches and one-family detached dwellings
within the Shepherd Park Community.
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PROJECT DESCRIPTION: Site Description

The subject 2.62-acre site, bounded by 13th Street to the north, Eastern Avenue to the west and
King Street to the south, was originally comprised of 8 lots and parcels, and a public alley. The
Preliminary Plan No. 120050890, approved on July 28, 2005, consolidated the 8 lots and parcels
into one lot (the subject site), and subsequently DPWT Docket No. 667 approved the
abandonment of the public alley.

The northern portion of the site, along 13th Street, is currently vacant without any vegetation,
whereas the southern portion, along King Street, has a surface parking facility (King Street
Parking Lot) operated by Montgomery County with 57 parking spaces. On an East-West axis,
elevations on the site drop between 10 and 15 feet from the highest point on King Street to the
lowest elevation on Eastern Avenue. On a North-South axis, the King Street Parking Lot is
approximately five feet above the northern portion of the site. Overhead utilities exist along the
property frontage on 13th Street, Eastern Avenue and King Street. The right-of-way for Eastern
Avenue is within the District of Columbia.
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PROJECT DESCRIPTION: Proposal

Pursuant to the original Site Plan approval, the Applicant was entitled to develop the property
with a maximum of 321 multi-family residential units (including 41 MPDUSs) in three buildings
up to 125 feet in height and an associated on-site parking structure containing a maximum of 200
public parking spaces and 449 private parking spaces. Due to current market conditions, the
Applicant now seeks to modify these existing entitlements to allow the development of a 2.26
FAR mixed-use project that is smaller in scale and obtains a maximum height of 75 feet. The
proposed project provides: a maximum of 241 multi-family residential units, including 31
MPDUs (12.5 percent) in two buildings; 3,663 square feet of street-level retail space; and a
parking garage with 160 public parking spaces and 274 private parking spaces. Overall, there is a
25 percent reduction in the number of dwelling units proposed and only a 2 percent reduction in
the public use space and amenity proposed with this Amendment.

Site Plan of The Galaxy

Similarly to the previous approval, the building program is sensitive to the site’s location and
vicinity. The massing of the proposed structures closer to the northeastern portion of the site
complements the massing of the existing Gramax building and future development near the
Georgia Avenue corridor. The scale transitions in height and mass from the northeast to the
southwest near the frontage along Eastern Avenue to emphasize a shift from the urban context to
the residential character associated with the Shepherd Park community in the District. Thus,
Building 1 at 75 feet transitions into Building 2 located on Eastern Avenue with a height of 45
feet.



South elevation of 13™ Street depicting Building 1 and Building 2 of The Galaxy.

Parking consists of 160 spaces included within a new public parking garage under Building 1
that is accessed from 13" Street and King Street. The public garage replaces the existing 57
surface parking spaces in the King Street Lot. In addition, a private parking garage with 274
spaces will accommodate parking for the residential and retail tenants of the Galaxy (subject
site), and the residents of the Aurora (Site Plan No. 82004028A). The private parking is
accessed exclusively from King Street.

The on-site public use space consists of a public plaza, and a new mid-block alley connecting
13™ Street to King Street. The mid-block alley is an area designated on the Silver Spring
Pathways Plan, a conceptual pedestrian pathways plan prepared by the Department of Housing
and Community Affairs (DHCA), to provide mid-block connector alleys between King Street
and 13" Street. This outdoor space will feature commissioned artwork by local artists.

While the minimum required public use space for this project is 17,367 square feet (20 percent of
the net lot), the site plan proposes 23,468 square feet of public use space and amenities on-site
which equals 27.03 percent of the net lot. This represents a decrease since the last site plan
approved, which had a total of 27,000 square
feet (31.1 percent of the net lot) of onsite public
use space. The Applicant is also proposing an
additional 13,157 square feet of off-site
streetscape improvements adjacent to the site
and in front of the Gramax Building. In total, the
Applicant proposes 36,625 square feet of on-site
public use space, amenities and off-site
improvements or 42.18 percent of the net lot .
area, which is slightly lower than the previous
total (44.3 percent). In addition to the public
use space, amenities and off-site improvements,
the Applicant proposes 4,134 square feet of
streetscape improvements outside the
Montgomery County jurisdictional boundaries
along the Eastern Avenue frontage. If
improvements on Eastern Avenue were credited
toward this development, the overall public use
space and amenity package would equal 47
percent of the net lot area.




PROJECT DESCRIPTION: Prior Approvals

The proposed development is zoned CBD-1 (Central Business District-1). This property consists
of four parcels (Parcels N156, N157, N159 and P169), Lots 1, 3 and 4 of the Silver Spring
subdivision (Plat Book 158, Page 14), and Lot 5A of Silver Spring subdivision (Plat Book 154,
Page 46) recorded in November 1955 and October 1956, respectively.

Project Plan
The Planning Board approved the Project Plan No. 920050050 on July 28, 2005, with a dated
Opinion of October 21, 2005 for 328 dwelling units including 41 MPDUs.

Preliminary Plan

The Planning Board approved the Preliminary Plan No. 120050890 on July 28, 2005, with a
dated Opinion of October 21, 2005, for 328 dwelling units including 41 MPDUs, with private
and public parking facilities. The preliminary plan consolidated the 8 properties into one lot.

Site Plan
The Planning Board approved the Site Plan No. 820060130 with a dated Opinion of February 22,
2006 for 321 dwelling units including 41 MPDUs.

Alley Abandonment

Subsequent to the Preliminary Plan No. 120050890, the DPWT Docket No. 667 approved the
abandonment of the 20-foot-wide public alley that originally provided access to the businesses
on 13" Street.

Concurrent Amendments
A Project Plan Amendment (92005005A) and a Preliminary Plan Amendment (12005089A) will
be presented to the Planning Board concurrently with the Site Plan Amendment.

ANALYSIS: Conformance to Development Standards

PROJECT DATATABLE (CBD-1 & Ripley/South Silver Spring Overlay Zone)

Zoning Ordinance  Approved with Proposed for
Development Standard (Permitted/ Site Plan Approval with
Required) 820060130 Site Plan
Amendment
82006013A
Min. Gross Tract Area (sf./ac.): 18,000 114,310* 114,310*
(0.41 ac.) (2.6242 ac.) (2.6242 ac.)
Net Lot Area (sf.): n/a 86,834 86,834
Permitted Density
Max. Total Density (FAR) 3.0 3.0 2.26
(342,930 sf) (258,080 sf)
Max. Non-Residential (FAR) 2.0 n/a 0.03
(228,620 sf) (3,663 sf)
Min. Residential (FAR) 1.0 2.25
(114,310 sf) (254,417 sf)
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Residential Density (du/ac.):
Max. total Number of Units:

MPDUs (%):

Public Use Space (PUS)
On-site PUS (sf)
Off-site PUS adjacent to site (sf)
Off-site PUS not adjacent to site (sf)
Additional Off-Site Improvements (sf)

125
328

125

17,367 (20%)
not specified
not specified

Total On and Off-Site Public Use Space

And Improvements (sf):

Max. Building Height (ft.) * (¢ footnote)
For properties fronting on
Eastern Ave
For properties fronting 13" St

Min. Building Setbacks (ft.)
Building 1
Building walls
South side
13" Street R/W
West side
Balconies/canopies
13" Street R/W
Building 2
Building walls
South side
Eastern Ave R/W
13" Street RIW

Parking:

Residential Uses (Mkt. Rate-Site Plan approved totals)

1 BR @ 1.25 sp./unit (137 x 1.25)
2 BR @ 1.50 sp./unit (143 x 1.50)

Residential Uses (Mkt. Rate-Site Plan Amendment totals)

17,367 (20%)

45
125

not specified
not specified
not specified

not specified
not specified

not specified
not specified

172 spaces
215 spaces

1 BR @ 1.25 sp./unit (139 x 1.25) 173.8 spaces

2 BR @ 1.50 sp./unit (71 x 1.50)

Residential Uses (MPDUs-Site Plan approved totals)

106.5 spaces

1 BR @ 0.625 sp./unit (21 x 0.625)14 spaces

2 BR @ 0.75 sp./unit (20 x 0.75)

Residential Uses (MPDUs-Site Plan Amendment totals)

15 spaces

1 BR @ 0.625 sp./unit (21 x 0.625)13.1 spaces

2 BR @ 0.75 sp./unit (10 x 0.75)

7.5 spaces

(10% credit for residential in CBD 416 x .10 = 42)
(109% credit for residential in CBD 301 x .10 = 30)

11

122
321

125
41 MPDUs

27,000 (31.09%)
10,250 (11.8%)
1,220 (1.4%)
3,910 (4.5%)**

38,470 (44.3 %)**

45
125***

92
241

125
31 MPDUs

23,468 (27.03%)
11,784 (13.57%)
1,373 (1.58%)

4,134 (4.76%)**

36,625 (42.18%6)**

45
75***

75

38



Residential Subtotal (Approved Site Plan) 321 spaces

Residential Subtotal (Site Plan Amendment) 271 spaces 257 spaces
Commercial Uses

3,663 sf @ 5 sp/1000 GLS 18.32 spaces

(10% credit for retail in CBD) (-1.83 spaces)

Subtotal 17 spaces
Total Private parking 288 spaces 449 spaces 274 spaces
Parking for County Parking Garage

for Parking Lot District 160 spaces 200 spaces 160 spaces
Total Parking Spaces 750 spaces (Site Plan) 666 spaces a minimum of

448 spaces (Amendment) 434 spaces****

**

*kx

*kk*k

Includes previous street dedication (approximately 22,301 sf on King Street and 13" Street) and
approximately 5,176 sf for the proposed 13th Street right-of-way dedication.

Applicant is proposing off-site improvements within the Eastern Avenue public right-of-way, which is in
the District of Columbia boundary. Applicant will coordinate with the DC Department of Public Works to
improve the streetscape on Eastern Avenue right-of-way but is not given credit toward off-site public use
space due to lack of regulatory control within a public right-of-way in another jurisdiction.

Applicant is providing the 45-foot building height for Building 2 from Eastern Avenue and 75-foot building
height for Building 1 from 13" Street'. Building 1 conforms to the definition of height as described in the
Montgomery County Zoning Ordinance for through lots. The measurement for the building is being taken
from the highest point on 13" Street, which slopes down to Eastern Avenue.

The proposed development is within the Silver Spring Parking District and is not required to provide any
parking on site; however, the project is subject to the Parking District Tax. The Applicant has an
agreement to provide 160 spaces to the Parking Lot District as part of their General Development
Agreement.

! Section 59-C-18.20. Ripley/South Silver Spring Overlay Zone.
59-C-18.202. Regulations.
(b) Development Standards. The development standards are the same as those in the underlying zones, except:

(1) Building height in the Overlay Zone along Newell Street and Eastern Avenue that confronts a residential
zone in the District of Columbia must not exceed a height of 45 feet. However, this building height may
be increased to: (i) a maximum of 90 feet for any building or portion of a building that is set back at least
60 feet from the street, or as allowed in 59-C-18.204(b), Transfer of Development Credits; or (ii) a
maximum of 125 feet for residential development that is set back at least 100 feet from Eastern Avenue
and Newell Street, and that includes a public parking garage constructed under a General Development
Agreement with Montgomery County, Maryland.
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RECREATION CALCULATIONS

Tots Children Teens Adults Seniors
Demand Points
Demand per 100 d.u.
Garden (46) 5.1 6.4 5.5 54.3 7.4
High-Rise (195) 7.8 7.8 7.8 150.2 89.7
Total Required Points 12.9 14.2 13.3 2044 97.1

*Housing type : Garden (Up to 4-story), High Rise (>5 story)

Supply Points

Tot lot (1) 9.0 2.0 0.0 4.0 1.0
Sitting Area (10) 10.0 10.0 15.0 50.0 20.0
Pedestrian System (1) 1.3 2.9 2.7 92.0 43.7
Indoor Community Space (1) 1.3 2.1 4.0 61.3 38.8
Indoor Fitness Facility (2) 0.0 2.8 2.7 81.8 29.1
Total Supply Points 22.4 31.6 44.8 462.7 2437
% of demand met on-site 168 139 183 141 137

Note:  Recreation demand is met on site. No credit is being taken for off-site recreation facilities.

ANALYSIS:

Conformance to Master Plan

The approved CBD Sector Plan recommends the CBD-1 zoning for this site, which was applied
through the Sectional Map Amendment (SMA) adopted July 18, 2000, consistent with County
Council Resolution 14-600. The property is within the Ripley/South Silver Spring Overlay Zone,
which provides for flexibility of development standards to encourage innovative design
solutions.

The proposed mixed-use development is comprised of 3,663 square feet of retail space, and 241
residential units with private structured parking and a public parking garage. The maximum
density allowed on this site is 3.0 FAR. High-rise multi-family units are permitted uses under
the CBD-1 Zone. The proposal will be implemented under the optional method of development.

While the minimum required public use space for this project is 17,367 square feet (20 percent of
the net lot), the Applicant is proposing 23,468 square feet of onsite public use space and
amenities, which equals to 27.03 percent of the net lot. In addition, the Applicant proposes
13,157 square feet of off-site streetscape improvements. In total, the Applicant proposes 36,625
square feet of on-site public use space, amenities and off-site improvements or 42.18 percent of
the net lot area. In addition to the public use space, amenities and off-site improvements, the
Applicant proposes 4,134 square feet of streetscape improvements outside the Montgomery
County jurisdictional boundaries along the Eastern Avenue frontage.
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Sector Plan Conformance:

The Silver Spring Central Business District and Vicinity Sector Plan, approved by the County
Council on February 1, 2000, outlines six themes, which articulate the shared goals and vision
for a revitalized Silver Spring. Three of these themes: Residential downtown, Green downtown,
and Pedestrian-friendly downtown, apply to this proposed project. The Sector Plan encourages
housing as an important component of the revitalization efforts and specifically identifies a
portion of the proposed project site as a potential housing site. This project is being developed
under the optional method of development and proposes new opportunities for landscaped
public open spaces, public art and streetscapes. This project encourages the development of
active urban streets by providing building entrances along the public streets and easily
accessible public spaces with public art components as activity generators. This proposal
improves the quality of the pedestrian environment by providing the optional method streetscape
treatment and other amenities along 13th Street and King Street.

A Sector Plan Street Rights-of-Way: The original Preliminary Plan
(N0.120050050) approved an additional 41 feet of dedication as measured from
the centerline of 13th Street. King Street already contained the full-width
dedication and Eastern Avenue is within the boundaries and jurisdiction of the
District of Columbia. The former public alley connecting to 13th Street at two
points has been approved for abandonment in accordance with County Council
Resolution No. 15-1360.

B. Sector Plan Bikeways: The Sector Plan recommends a Class Il or Il bikeway
(on-road, bike lanes or signed shared roadway) along the south side of 13th Street.
Staff recommends a Class Il bikeway (on-road, signed shared roadway) along
13th Street.

C. Streetscape: The Applicant proposes to improve the 13th Street and King Street
frontages with the Type “B” streetscape treatment. The streetscape and public
amenities for the proposed project should be in accordance with the standards of
the Silver Spring Streetscape technical manual or as modified to include the
bikeway. The Eastern Avenue frontage will be improved using elements from the
Type “B” streetscape treatment subject to approval by the District of Columbia.

Local Area Transportation Review

The Galaxy development submitted a traffic impact study in accordance with LATR guidelines
because of the vehicular trips anticipated during peak hours. The study indicated that the
development as proposed would exceed the minimum threshold of 30 vehicular trips.

As part of the analysis, three intersections were studied and included: Georgia Avenue (US 29)
at Eastern Avenue/Blair Road, Georgia Avenue (US 29) at East-West Highway (MD
410)/Burlington Avenue/13" Street and 13" Street, at Eastern Avenue. According to the studies,
the second intersection will exceed the threshold and requires mitigation at this location. The
studies took into account the construction of nearby developments.

The Applicant must update its existing TMAg for the project, dated August 1, 2006, to reflect
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changes in land use and any other pertinent information such as names and contact data.
However, the substantive portions of the agreement, which involved considerable negotiations
between the applicant, Planning Board staff and Montgomery County Department of Public
Works and Transportation (MCDPWT), remain in effect and will not be modified with the minor
edits as part of this plan amendment. As part of the TMAg, the Applicant will construct three
“super bus shelters,” two of which will be equipped with real-time transit information signs.
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FINDINGS: For Site Plan Review

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 development is consistent with the Project Plan Amendment (92005005A),
with respect to land use, density, location, building height and development guidelines.

The Site Plan meets all of the requirements of the zone in which it is located, and where
applicable conforms to an urban renewal plan approved under Chapter 56.

The Site Plan meets all of the requirements of the CBD-1 Zone and the Ripley/South
Silver Spring Overlay Zone as demonstrated in the project Data Table on page 10.

The locations of buildings and structures, open spaces, landscaping, recreation facilities,
and pedestrian and vehicular circulation systems are adequate, safe, and efficient.

a. Buildings

The proposal envisions two separate buildings, instead of the three buildings
previously approved, situated atop a below-grade parking structure that spans the
majority of the lot. Similarly to the previous approval, the building program is
sensitive to the site’s location and vicinity. The massing of the proposed
structures closer to the northeastern portion of the site complements the massing
of the existing Gramax building and future development near the Georgia Avenue
corridor.

The scale transitions in height and mass from the northeast to the southwest near
the frontage along Eastern Avenue to emphasize a shift from the urban context to
the residential character associated with the Shepherd Park community in the
District. The building mass steps down from the northeast boundary of the site at
75 feet to 45 feet along Eastern Avenue. The proposed building height is lower
than the previously approved (125 feet), and still within the heights of the existing
Gramax building (129 feet) across 13th Street and the Aurora building (90-110
feet) along Eastern Avenue.

Building 1 creates a distinct urban edge along the northern and eastern property
boundary, adjacent to 13th Street and the new mid-block alley, respectively.
Building 1 is a five-story building, with 195 residential units and street-level retail
space, located above four stories of parking and with a landscaped court at its
center. On 13th Street, the two stories of above grade parking garage will be
screened with the ‘art wall’ that consists of a mosaic panel depicting planets,
orbital patterns, and other celestial bodies on a grand scale.
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Building 2 is a four-story building with 46 residential units located above 1 level
of sub-surface parking. The massing and scale of this building is less than
Building 1 and the adjacent Aurora building, which increases compatibility with
the one-family residential neighborhoods across Eastern Avenue. The materials of
Building 1 and 2 will match and provide a consistent urban visual fabric for this
entire development.

The location of buildings and structures is adequate, safe, and efficient.
Open Spaces

The on-site public use space consists of two separate and distinct outdoor areas,
designed to promote the type of recreational activities and community space
needed to enhance the vitality of the south Silver Spring urban community. The
concept of light, which relates to the name of the development, is used as the
unifying element throughout the design and features in the public use spaces.
Although unified by a common theme, the open spaces proposed are diverse in
character and serve different purposes ranging from gathering and recreation to
circulation routes for pedestrians.

The first and most prominent outdoor public space is the new urban plaza located
on 13th Street between Buildings 1 and 2. This plaza anchors the onsite public use
space and radiates out towards Eastern Avenue and King Street. The plaza has a
circular geometry focused towards an offset central feature located under the
canopy overhang of Building 1. The plaza incorporates art and it provides
benches, and movable tables and chairs that relate to the retail uses at the
northwestern corner of Building 1.

Intimately connected to the plaza to the south is an area programmed for active
child recreation with three play structures. This area incorporates seating and its
location is adequately buffered from the street to avoid safety hazards. This urban
plaza as a whole is intended to function as a destination for gathering and
recreation, as well as a circulation route for pedestrians.

The second area of public use space is the new mid-block alley connecting 13"
Street to King Street. This is an area designated on the Silver Spring Pathways
Plan, a conceptual pedestrian pathways plan prepared by the Department of
Housing and Community Affairs (DHCA) to provide mid-block connector alleys
between King Street and 13th Street. This outdoor space will feature rotating
artwork exhibits by local artists. The ground plane will consist of a band of the
decorative “Galaxy aggregate,” ornamental landscaping in terraced planters next
to the building facade, and lighting.
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On the 13th Street facade, Building 1 proposes a commissioned mosaic panel that
will feature galactic bodies and stars and will help activate that side of the
building. This panel is intended to screen the above grade parking garage facade.

While the minimum required public use space for this project is 17,367 square
feet (20 percent of the net lot), the project plan proposes 23,468 square feet of
public use space and amenities provided on-site which equals 27.03 percent of the
net lot. The Applicant is also proposing an additional 13,157 square feet of off-
Site streetscape improvements adjacent to the site and in front of the Gramax
Building. In total, the Applicant proposes 36,625 square feet of on-site public use
space, amenities and off-site improvements or 42.18 percent of the net lot area.
In addition to the public use space, amenities and off-site improvements, the
Applicant proposes 4,134 square feet of streetscape improvements outside the
Montgomery County jurisdictional boundaries along the Eastern Avenue frontage.
If improvements on Eastern Avenue were credited toward this development, the
overall public use space and amenity package would equal 47 percent of the net
lot area.

The open space proposed is adequate, safe and efficient, and to an extent, it
applies principles of Crime Prevention Through Environmental Design (CPTED).
Natural surveillance of the public plaza and playground area is achieved by
having them centrally located in between the two buildings and abutting a public
street. The access point for the retail space is located in the plaza; and the fitness
center, community room, and building windows overlook the plaza, which
maximizes visibility of this prominent public space. Passing vehicular traffic and
the lighting design are also surveillance assets for this public use space and the
sidewalks.

Landscaping and Lighting

The proposed landscaping on-site consists of a series of terraced planters at the
base of the two buildings, which contain ornamental plantings such as shrubs and
ornamental grasses, and function as seating walls. The public plaza between
Buildings 1 and 2 is partly encircled by a terraced lawn area and a children’s play
area. Flowering trees are used in the plaza and in the pedestrian connector linking
the plaza to Eastern Avenue as accent and to emphasize the pedestrian scale of
these environments.

Seating areas within the plaza are lined with light display fixtures that intend to
simulate the varying extent of the stars within the galaxy. The light display
fixtures range in height from 10 feet to 15 feet from the top of the raised planter.
The lights are designed as 1.5” diameter clear acrylic rods in metal housings on a
2” pole base. The display of lights adds interest to the public plaza and to the
sense of security. Additional lighting in the public plaza includes step lights
installed on the seat walls of the terraced lawn area, accent uplights at the base of
each flowering tree, and ‘column scones’ at the base of each column of the
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overhang canopy. Specialty lighting of the mosaic wall takes into account
reflection at different times of the day, and lighting of the new mid-block alley
connecting 13" Street to King Street emphasizes each art piece.

The diverse types of lighting proposed are adequate, safe and efficient in bringing
a contextual relationship between the various elements of the public space and the
architectural elements of the building.

The implementation of the Silver Spring Streetscape standards on 13" Street,
King Street and Eastern Avenue will add consistency to the appearance of South
Spring and promote this area’s connections to the major roadways. The Silver
Spring streetscape standards include planting London Plane trees in the standard
5’ x 8’ tree pits with the amended soil panels to encourage growth in an urban
setting, as well as using the Washington Globe light fixtures and the Beldon brick.

The proposed landscape and lighting are adequate, safe and efficient.
Recreation

Recreation demand is satisfied onsite as shown in the recreation calculations table
above. The Applicant is providing ten sitting areas, a tot lot, an interactive
pedestrian system, two indoor fitness facilities and an indoor community space.
Both buildings include a fitness facility, and in addition Building 1 includes a
community room. The perimeter of the buildings includes seating areas on the
raised planter walls linked by a pedestrian system that provides mid-block
connections from the three public roads. The public plaza includes additional
seating areas and a tot lot.

Vehicular and Pedestrian Circulation

Vehicular circulation is enhanced with improved right-of-way along the south
side of 13™ Street and north side of King Street. Additional area was dedicated
with the Preliminary Plan No. 120050890 on the south side of 13" Street totaling
71 feet of right-of-way (41 feet from the center line). The full width 60-foot
right-of-way has already been dedicated on King Street. The dedication and
proposed streetscape improvements will ensure complete accommodation of the
optional method streetscape treatment on the Applicant’s side of 13" Street and
King Street.

The streetscape on Eastern Avenue is located within the District of Columbia
right-of-way and will require the District’s approval for streetscape improvements
along the frontage of the property. The Applicant is committed to coordinating
with the District to implement the Silver Spring streetscape standards along
Eastern Avenue. Additional off-site streetscape improvements are proposed with
this application, directly in front of the Gramax building on 13" Street.
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The site is located in the Silver Spring Parking Lot District, and therefore the
Applicant is not required to provide any on-site parking. Nonetheless, this site
plan provides a total of 434 parking spaces, of which 160 are in the public parking
garage, and 274 are in the private parking garage. The public garage, located in
the two levels above grade of the parking structure in Building 1 and accessed
from 13th Street and King Street, replaces the existing 57 surface parking spaces
in the King Street Lot. The two below-grade stories of the garage, accessed
exclusively from King Street, will provide parking for the residential and retail
tenants of the Galaxy, as well as for some residents of the Aurora condominiums
(Site Plan No. 82004028A).

The Applicant previously committed to providing 145 parking spaces to the
residents in the adjacent Aurora Building; however, with this proposed
amendment, the Applicant has chosen to decrease the number of dwelling units in
the proposed development and the number of parking spaces available for the
residents in the proposed Galaxy Buildings and the existing Aurora Building. In
addition to the reduction of parking spaces for the private residential and non-
residential development, the Applicant renegotiated their agreement with the
County for the number of public parking spaces due to the reduction in number of
units from 328 to 241. The number of public parking spaces was reduced from
200 to 160. Aside from the obligation of the Applicant for the number of public
parking spaces, the site is located in the Parking Lot District and is not required to
provide the full complement of parking spaces for the private development.

Pedestrian circulation is enhanced through the full streetscape improvements
along the south side of King Street that will complete a portion of the block
stretching from Eastern Avenue to Georgia Avenue. The additional partial
streetscape improvements by the Applicant in front of the Gramax building will
further encourage pedestrian circulation towards Georgia Avenue. Within the site,
pedestrian circulation is encouraged through high-quality public use spaces that
function as destinations as well as mid-block connectors. Similarly, the new mid-
block alley connecting 13" Street to King Street will facilitate the Arts and
Entertainment theme for Silver Spring and further activate pedestrian circulation
through the site. Streetscape improvements will be made on all public streets to
provide for adequate, safe and efficient pedestrian circulation.

Each structure and use is compatible with other uses and other site plans and with
existing and proposed adjacent development.

The proposed mixed-use development is adjacent to the Aurora (Williams & Wilste, Site
Plan No. 82004028A) condominium buildings (9 and 11 stories), a 1-story bank to the
west, the 6-story Ramada Inn and a car wash to the east. The Days Inn hotel (2 stories)
and the Gramax Tower apartment building (14 stories) are located across 13th Street from
the proposed development. A Seven-Eleven convenience store and a vacant lot are located
across King Street to the south.
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The proposed mixed use development is compatible with the surrounding neighborhood
and potential development within the Georgia Avenue and Eastern Avenue corridors.
The proposed buildings are in scale with the adjacent Aurora building, and complement
the surrounding community. The height and mass of the buildings from Eastern Avenue
are less intense to complement the residential character within the Eastern Avenue
corridor. The proposed residential uses will be less intensive than the remaining non-
residential uses in the existing block and within the surrounding area.

The buildings have been sensitively designed to ensure compatibility with the surrounding
development and the general neighborhood. The building fronting on Eastern Avenue
will be 45 feet in height, significantly less than the 90-110-foot Aurora building. The
buildings transition in height from the 45 feet along Eastern Avenue to 75 feet, as
permitted by the zone. The project includes two separate buildings, which softens the
impact of a fairly large project upon the surrounding community.

Building height in the Ripley/South Silver Spring Overlay Zone along Eastern Avenue
that confronts a residential zone in the District of Columbia must not exceed a height of
45 feet. However, this building height may be increased to a maximum of 125 feet for
residential development that is set back at least 100 feet from Eastern Avenue and
includes a public parking garage constructed under a General Development Agreement
with Montgomery County, Maryland.

The two buildings proposed on the property include a progressive transition in height and
massing from Eastern Avenue toward the Gramax Building at the intersection of 13" and
Kennett Streets. The proposed building fronting on Eastern Avenue (Building 2)
measures 45 feet in height from Eastern Avenue. Building 1 fronts onto 13™ Street with a
height of 75 feet as measured from 13" Street and is set back a minimum of 100 feet from
Eastern Avenue. The proposed development meets the intent of the Sector Plan and the
zoning ordinance in terms of building height, intensity and use and will not adversely
affect surrounding properties.

The Site Plan meets all applicable requirements of Chapter 22A regarding forest
conservation , Chapter 19 regarding water resource protection, and any other applicable
law.

A Natural Resource Inventory/Forest Stand Delineation (NRI/FSD #4-05144) was
approved on March 21, 2005. The Applicant has met the Forest Conservation
requirements through credit for street trees planted within the property boundaries.

The proposed stormwater management concept, approved on January 7, 2008, consists of
partial on-site water quality control via two proprietary filters and possibly by using
green roof technology. Onsite recharge is not required because this is a redevelopment
site. Channel protection volume is waived due to location in the CBD. A partial waiver of
water quality requirements is also granted for a very small area [Appendix C].
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MONTGOMERY COUNTY DEPARTMENT OF PARK AND PLANNING

THE MARYLAMD-NATHNA L CAFITAL
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Date of Mailing: FEB 22 7nng

MONTGOMERY COUNTY PLANNING BOARD
OPINION

Site Plan No.: 820060130
Project The Galaxy
Date of Hearing: January 12, 2006

Action: APPROVAL SUBJECT TO CONDITIONS. (Motion to approve was made by
Commissioner Weallington, duly seconded by Commissioner Bryant, with a vole of 4-0,
Commissioners Robinson, Wellinglon, Berlage, Bryanl voling in favor. Commissioner
Perdue was nocassanly atisant )

The date of this written opinion is FEB 22 2008 (which is the date that
this opinion is matled lo all parfies of record). Any parly authorized by law 1o take an
admmistrative appeal musl intrale such an appeal within thirty days of the date of this
wiritten opirion, consistent with the procedural rules for the judicial review of administrative
agengy decisions in Cireudt Cowrt (Rule 7-203, Marytand Rules of Court - State). This sife
plan shall remain valid as provided in Seclion 59-0-3.8

INTRODUCTION

Cin January 12, 2006, Site Plan No. 820060130 (Site Plan) was brought before the
Montgomery County Planning Board for a public hearing. RST Development (Applicant)
proposed the developmeant of 321 dwelling units, including 41 MPDUs, on 2.62 acres of
CBD-1-zoned land located within the Silver Spring Business Disinct, At the public hearing,
the Montgomary County Planning Board heard testimony and received evidence
submitiad in the record on the application

THE SUBJECT PROPERTY

The 2 62-acrs sité [ Subject Property or Property ) (8 comprised of 8 lots and parceis
and a public alley within the Ripiay/South Silver Spring Overlay Zone. The Subject
Property is bounded by 13" Street to the north, Eastern Avenue to the west and King Street
o the south, The nght-of-way for Eastermn Avenue is within tha District of Columbia. The
properties bounded by the public alley and King Stresal are contrafled by Montgomery
County and include a surface parking facility containing 57 parking spacas (King Streal
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Parking Lot). The properties within the site are currently improved with individual two-story
commarcial buldings that consist of a vanety of uses, including a dog grooming business,
plumbing business, and a camy-ocul restaurant. Elavations on the site vary by 10-15 feet
from the highest point on King Street to lower elevation on Eastern Avenye, The King
Street Parking Lot is approximately five feet above the uses that are bounded by the public
alley. Overhead ulilities exist along the property frontage on 13" Street. Eastern Avenue
and King Strest. Additional above- and belowground utilities serve the existing buildings.

The surrounding vicinity consists of a Travelodge hatel and a Days Inn hotel directly
across 13" Streel and a Ramada Inn hotel directly east of the site on King Stroet. The
newly renovated 128-foot Gramax Tower apartment building is located across 13" Streel
at the intersection with Kennett Street. The Aurora bullding (Site Plan No. 820040284, a
90-110-foot condominium buliding, abutls the southeastam boundary of the property and
fronts onto Eastlern Avenue The Kennett Street public parking garage is localed
approximately 100 feet north of the subject sile along Kennett Streel. A mix ol commercial
and retanl yses, including a car wash, bank and aulo-related service buildings, are situated
between Georgia Avenue and the Subject Property, The properties across Eastern
Avenue, located within the Desirict of Columbla, are comprised of three churches and
numerous one-family detached dwellings within the Shepherd Park Community,

The proposed development is zoned CBD-1 (Central Business Disirict-1). The
Property consists of four parcels (Parcels N156, N157, N159 and P169), Lots 1, 3and 4 of
the Silver Spnng subdivision (Plat Book 158, Page 14), and Lot 5A of Silver Spring
subdivision (Plal Book 154, Page 46) recorded in November 1955 and October 1958,
respeactively

BACKGROUND

The Applicant seeks 10 develop three separate buildings and provide 321 dwelling
units, ncluding 41 MPDUs, on 2 62 acres in south Silver Spring. The three bulldings will be
sited on lop of a 3-level below-grade parking structure that spans the majority of the lot.
Tha garage will accommodate publbc and private parking spaces. The original Project Plan
(No. 920050050) was approved for 328 dwelling units and 41 MPDUs. The bullding
locations, design and overall context of the site have not changed from the Project Plan
approval

The building has been designed 1o blend curvilinear forms, highlighting features
from the surrounding buildings, to accent prominent architectural elements and activate
the public use spaces The bullding program is intended to provide the massing of the
proposed struclures closer (o the northeasiemn portion of the site w0 complement the
propartion, height and massing of the existing Gramax building and future development
near the Georgia Avenue commidor, The scale transiions in height and mass from the
northeast to the soulhwest near the frontage along Eastern Avenue to emphasize a move
from the urban context o the pedestrian and residential character associated with the
Shepherd Park community in the District
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The building mass steps down fram the northeast boundary of the site-at 125 feet to
45 feet along Eastern Avenue. Buillding B will step down in height from 125 feel to
approximately 80 feet before transitioning 1o the 45-foot height in Buliding 'C’. The 125-foot
height corresponds 1o the existing Gramax building (129 feet) across 13" Sireet and the
Aurora building (90-110 feet) along Eastern Avenue

The on-site public use space consists of three separate and distinct cutdoor areas
on the site, ncluding the “Public Park®, the "Ant Walk™, and the covered glass walkway
cannecting 13" Streel and the public parking garage. The latter ouldoor space Is located
between Buildings ‘A’ and ‘B and is intendsd 1o provide an art component and a pedestrian
link from 13" Street to the public parking garage.

The Site Plan propases Z7.000 square feet of public use space and amenities
provided on-site, which equals 31.09% of the net lot. The 27,000 sguare feel is an increase
of B0 square feet from the Project Plan, The minimum required public use space for this
project is 17,367 square lest (20% of the net lot). The Applicant is also proposing an
additional 11,470 square feel of off-site stireetscape improvements. In lotal, e Applicant
proposes 38470 square feel of on-site public use space, amenities and off-site
improvaments or 44 2% of the net 1ol area. In addition 1o the public use space, amenilies
and off-site improvements, the Applicant proposes 3,910 square feel of streeiscape
improvements outside the Monigomery County jurisdictional boundanes along the Eastern
Avenue fontage. It mprovements on Easlern Avenue were credited toward this

development, the overall public use space and amenity package would equal 48 percent of
the nat lot area

The “Art Walk™ s an area designated on the Silver Spring Pathways Plan, a
conceplual pedestrian pathways plan prepared by the Departmant of Housing and
Community Alfairs (DHCA) 1o provide mid-block connector alleys between King Street and
13" Streel. This outdoor space and the covered glass walkway will feature commissionad
artwork by local artists, including Martha Jackson-Jarvis and Judy Sutton Moore. The enfry
1o the walk will consist of an outdoor plaza, also serving as the entry 1o Building 'A° from
13" Street. and a treliis and sealing area marking the entry from King Street. The ground
plane will consist of specialty pavers, omamental l[andscaping in terraced planters, and
ghting to reinforce the theme in the public park. The eastern boundary of the Art Walk will
contain a metallic fence. artistic in nature, to provide a physical and visual buffer from the
adjaoent property

Parking consists of 200 spaces included within a new public parking garage
accessed at the northarn and of the property, under Bullding ‘A, directly from 13" Street.

The public garage replaces Ihe exisling 57 surface parking spaces in the King Street
Parking Lot. The private parking garage will accommodate parking for the residents of the
Aurora and tha Subject Property. Three separale access points are provided to the privata
garage from 137 Street and King Streel.
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SUMMARY OF TESTIMONY AND EVIDENCE IN RECORD

Al the public hearing, the Planning Board's experl lechnical stafl (Staff)
recommended approval of the proposed Site Plan in accordance with the analysis and
recommendations st forth in its memorandum 1o the Planning Board dated December 30,
2005 {Staff Report), Using GIS maps, aeral photographs, and oblique angle aerial
photography, along with rendered analytical plans, Staff described the proposed Site Plan
and reviewad development data and zoning conformance, prior approvals, existing site
conditions, surrounding development, and road alignments. Sialf testified that the proposed
Site Plan was consistent with the findings in the Staff Report and the priar Project Plan,

The Applicant, represented by legal counsel, concurred iIn the Stafl's
recommendations and findings. The Applicant painted oul, however, that the 679 parking
spaces proposed for approval exceeded the Applicant's commitmant 1o mamiain a
minimum ratio of one parking space per unit. Based on this fact, and to allow for flexibility
in accommaodating potential construction challenges. the Applicant requested a condilion
that would preserve the ratio by requinng the Applicant 1o provide a minimum of 666
spaces. After discussion with the Applicant and Legal Staff, Commissionar Wellinglon
assertad that she favored such a minimum requirement. Rather than adding a condition to
such effect, however, the Board agreed instead lo revise the Project Data Table (see
betow)

Ms. Jourdinia Brown, District of Columbia Ward 4 ANC Commissionar for the
Shepherd Park area, testified as to her general support of the project. Ms. Brown
expressed concern, howaver, over the butlding material proposed for Building 'C’, which
frants onto Eastern Avenus and faces the Shephard Park neighborhood. She requested
thal masonry (brick) malterial, preferably red in color, be employed on all sides ol the
building. While the Applicant admilted that he was considering the use of brick, the
Apphcant refused to commit to Ms. Brown's request at the present time as it was still in the
process of developing the bullding's architecture. The Board, in turn, declined to impose
such a condition

Ms. Brown also ciled the nsk of increased light pollubon from the proposed
development, staling that she had received complaints from several constituents
ragarding light poltution from existing adjacent storage faciliies. The Board informed
Ms. Brown that it would cooperale with her on the matter, but that the County Department
of Public Warks and Transportation (DPWT) could handle the issue more appropriately, In
addition, Ms. Brown stated her preference for the higher number of parking spaces initially

proposad by the Applicant and sought assurance that the Applicant would maintain the
ratio to which it committed.

The recard contams at least one citizen letter containing suggestions for improving
the architecture of the proposed builldings and allering the project inlo a mixed-use
devalopment. No othar testimony was recaived on the application and the record contains
no other correspondence or other evidence submitied mn opposition o the application
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Having given full consideration to Staff s recommendations and findings, Including
those contained in the Staff Report, and all of the lestimony and evidence presanted and
included in the record of the application, which 15 hereby incorporated in s entirety into
this Opinion, the Montgomery Counly Planning Board finds:

1 The Site Plan is consistent with the approved development plan or a projecl plan for

the ophoral method of developman!,  required.

The proposed development 15 consisient with the approved Project Plan in land

usa, dansity, location, bullding height, and development guldelines.

2. The Site Plan meets all of the requirements of the zone in which It is focated.

The Sile Plan meets all of the requirements of the CBD-1 Zone and the Ripley!
South Silver Spring Overlay Zone as demonstrated in the Project Data Tabie below:

PROJECT DATA TABLE (CBD-1)
Zoning Ordinance Approved with Approved by
Dvvalopment Standard Project Plan PB and binding
H200S0050 on Applicant
with Site Plan
B200E0 130
Gioas Tradt Arma (8 Jac | 22000 114 300 194,300
051 ) {2 6242 ac | (2.6242 ac.)
Mei Lok Ares juf | i g 05 834
Fanchentinl Dwinsiy (dwog | P 125 112
Tt Mumbias ol Lsis 124 s a1
MPDILE (%) 12.5 125 12.5
41 MPOUs 41 MPDOLs 41 MPDUs
Ciyenite Pl Line Snaoe (41) V3BT (20%) 20,920 (31.0%) 27,000 (31.00%)
O ade Pubic Uss Space (8] 1AT0(13.3%) 11470 (132%)
Agdimgegl ON-Sim Imgrovemants (4} L1014 5 2,910 (4 5™
Tolsl O mivd ON-SiHe Public Uss Spsce
A Irrproaarmaia (sl 17367 (2% A3 300 (48T Rt 43,380 j4B.A%)"
Was . Building Haght (i | (see p. 7. 0 1 bokow)
For propeeriies brovvding pn 45 45 45
Eantsn fuie
For propoenios froming on 125 fag- 1ame

137 51 i Mg S0
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Loning Crilnance Approved with Approved by
Dervelopment Standard  Project Plan FB and bndang
B20050050 on Apphcant
with Site Plan
N BADGH0 130
Farking
[Paresng for Galacy Projec)

Flesbciarib Uiirl (M. Rile-Proac] Plan totals)
1 ER R T IS up furil (118 5 135 148 Apaoes
£ BR O 150 spoend (16607 50) 346 spaces
3 BRE 200 np il (3w 200 fi apaces

Menlduntial Usos (Ml Rate-Site Plan fotals)
1 BR {§ 1.25 sp.funit (137 x 1.25) 172 spaces
2 BR ) 1.50 sp.funit (143 x 1.50) 215 spaces

ensturial Lisns [MPTLn-Profct Fon iilas)
1 BRED 0825 s tunll [2T £ D6ERE) 1T Ao
2 BR g 078 sp dani (14 5 048] 11 spnosl
[ ¥0% credif for resigential in CBD

d431 w10 =47)

Aesidential Uses (MPDOUs-Site Plan totals)
1 BR ) 0625 spSundt (31 x 0.625) 14 spoces
ZBR @ 0TS splunil (30.x 0.75] 15 spaces
(10% eradit far resldantial in CRO

416 w90 = 43
Residantinl subholal foe I8 spaces (P Piany
alaxy Progect T4 spaces (Sils Plan} 334 spacen 121 spaces

(st rvciuedes S0H wois i Project Pran and 3301 et in S8 Puan based upon changas bo umil i)

{Patking er Aursra Bullteg 88040784
Fpsidontial Lisen (Mt Rale)

THR @ 129 sp/ond (33 x 1.248) 2% apaces
26R U 1 50 spfuni (103 & 1 50§ 155 spaces

Ronackenhiil Lisa | REFTILN |
I BR @ 062% spoenl (180 00628) 12 sphces
(10% creetil for reaeSmilial in CED

105w 10 = 2

Residenfal pdutal for the

Ayarirn Prosec] 170 spicns 145 spaces 145 spaces

Rarmidenian 1ot K _

cormbkinisd prosmcks 584 npocos [(Prof Plan) 479 spocen BB apnces
550 spaces (Site Plan)

Parng for County Parking Garages

Tor Parking Lot Disdrict 200 spacey 20 spaces 200 spaces

TS50 speces |Site Plan| 88 upaces =

Incuges previpus stresl dedicabion (approcmataly 22 301 sf on King Stréet and 137 Sweet) and
mpprowmabely 5.1 76 af for the proposed 13th Steesl nghl-of-way dedication

Applcant is proposing off-ade improvements within the Eastern Avenue public right-of-way, which is
in the Digdrict of Columbia boundary. Apphcant will coordinate with the OC Department of Public



The Galaxy
Site Plan No. 820060130
Page 7

Works o improve the sifeeiscaps on Eastem Ayenes rghi-ol-way bl s nol given cradil ioward olf-
site pubihic uné space die o lack ol regulatory control wilhin a public rghit-of-way in Bnoihar

Tha @500l buildng heignt for Budiding 'C' is measured from Eastern Avenue while the 125-foot
butlding heighis for Buldings ‘A’ and ‘B’ are measured from King Steet and 13° Streel, respectivaty.
Because the Subject Property constiutes a through ot all of the busding heights could be calculated
Frowm one point a8 pef the Monigomery Courly Zonng Ordinanca, To maintsn compsatibility, however,
iy heghid af the front of each bidlging I8 cakculated from the closest stresl. Thas, the haight of
Bulding & which fronts on both King Street and 13th Strest, 5 measured from the highest point on
King Streat, the height of Bullding '8’ is measured from 13" Streel, and so on. This method proves
effeciive considenng thatl 13th Strast is T feal lowes than King Street. If King Streel sérved as the
ralarence point for the buidding height of Bullding '8, the struciurs actually would axcead 126 feet

e by ppaised by the Planmng Board at e pubic meanng (see “Summary of Testimony and Evidencs in
Record” sbove |, Applicant shall provide o manimum of 668 tolal parking spaces, which amount is
based on @ ratio-of one space par umit in ihe Galaxy and Auror (Sda Plan No, BD40284) Projecls
pius an ndditionol 200 spaces in the proposed County Parking Garage  Bocsuse the proposod
davelopment i within this Sifver Spning Parking Distnct, Applicant i not required to provide any
parking on-site; however, the profect is subject fo the Parking District Tax As described above,
Applicant has agredd fo provide 200 spaces jo the Parking Lol Districl as: parl of ihalr Gengral
Daeviopmani Agrsement and approomaisly 145 spaces (1 space per unit) for the Aurcra Project

3 The locations of the buildings and structures, the opan spaces, the landscaping, the
recreation facilties, and the pedestrian and vehicifar circulalion sysfems ane
adequale, safe. and efficlent.

a  Buidings

The proposal envisions three separate bulldings situated alop a 3-level
below-grade parking structure that spans the majority of the lol. The building
design is a modem architectural approach that blends curvilinear forms with
the surrounding bulldings lo accenl prominent features and activate the
public use spaces. The building program is intended to provide the massing
of the proposed structures closer to the northeastern portion of the site 1o
complement the massing of the existing Gramax bullding and future
development near the Georgia Avenue corridor. The scale transitions in
height and mass fram the northeast to the southwest near the frontage along

Se= Montgomary Caunty Zoning Ordinance. Sec. 559-C- 1800 b L "Ripley South Siiver Sorng Overday Zone
« Regulations - Development standards”

The developrient stanidands ars the same as those i e underyng zones, éxcapl!

(1) Building haighi in tha Owviariay Zone along Méawell Streat and Easieim Avenue thal confronis &
resdential 2one i e District of Columibsa mus! not excesd & height of 45 feel. However, this budding haaght
miay b mcressed oo (i) o maximum of B fest for any buidding or portion of a bullding thot is sof back at leos!
G0 fowt trorn the strest] or 68 sllowed i S59-C-18 204(b), Trarsler of Devaslopment Cradits: o (1) B maxsmum
of 125 loet bor residential development thal is set back at least 100 feet from Easlem Avence and Newell
Sirest, and that includes & public parking garage constricted under o Generml Development Agrearment with
Mortgomaty Caunty, Manyland
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Eastem Avenue o emphasize a move from the urban contedl to the
padestnan and residential character associaled with the Shephard Park
community in the District

Building "A’ creales a distinct urban edge along the northern and eastern
property boundary, adjacent 1o 13™ Street and the “Art Walk”, which connects
King Street 1o the south. Two-slory maisonette units (possible live-work
units) are envisidngd along the “Art Walk™ promenade lo frame the
ervironmeant, create an intimate atmosphere and provide a forum for local
artists  Building ‘B’ has a two-story masonry base with floor lines expressed
in exposed concrete, mixed with giass and steel. Building 'C' will be
constructed of masonry and glass to complement the surrounding buildings
under construction and the existing architeclure in the neighboring
communities

Bullding height in the Ripley/South Silver Spnng Overlay Zone along Eastern
Avenue that confronls a residential zone in the District of Columbia, must nol
axcesd a height of 45 feel Howeaver, this building height may be increased
to a maximum af 125 faet for residential development that is set back at leas!
100 feet from Eastern Avenue and includes a public parking garage
constructed under a General Development Agreement with Monlgomery
County, Maryland, both of which apply to this development.

Staff recommends that the bullding fronting on Eastern Avenue (Bullding 'C')
not axceed 45 feel as measured from Eastern Avenue and thal the building
fronting on 13th Streat (Buldding ‘B not exceed 125 fest measured from
13th Street. Bullding A has frontage on both 13th Street and King Street and
should not exceed 125 feet as mieasured from King Street. Both Buildings ‘A’
and ‘B’ shall be setback a minimum of 100 feet from Eastern Avenue.
Building ‘B’ will be measured from 13" Street using the applicable standards
for height in the zoning ordinance. Staff belleves thal the proposed
development as conditionad. will not adversaly affect surrounding properties.

The bullding mass sieps down from the northeas! boundary of the site at 125
feel 1o 45 feet along Eastern Avenue. Building "B’ will step down in height
from the 125 feet to approximately 90 fest before transitioning to the 45-foot
height in Building 'C'. The 125-foot height corresponds to the existing
Gramax buikding (129 feet) across 137 Street and the Aurora building (90-110
feet) along Eastern Avenua

Open Spaces
The on-site public use space consist of three separate and distinct outdoor

areas on the sile, designed 1o promote the type of recreational activiias
needad 1o anhance the vitalily of the south Silver Spring urban community
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The "galaxy” theme is represanted throughout the public use areas by
repeating patterns of light, landscaping, architectural features and paving
treatments. The maost prominent outdoor public space (5 the “Public Park”,
followed by the “Art Walk” and the covered glass walkway connecting 13%
Streat and the public parking garage. The latter outdoor space is located
between Buildings 'A’ and ‘B’ and is intended 10 provide artistic enjoyment
through selected features while protecting pedestnians from the elements
The art component labeled "Moon Dance”. designed by Marha Jackson-
Jarvis 1s proposad within this area.

The sile plan s proposing 27,000 square feel of public use space and
amembes provided on-site which eguais 31.9% of the nat lol area. The
minimum required public use space for this project is 17 367 square feel
(20% of the net lol area). The Apphcant is also proposing an additional
11,470 sguare fest of off-sile streetscape improvements. In total, the
Applicant proposes 33470 square feet of on-site public use spaca,
amanities and off-site improvemants or 44_2% af tha nat lot area. In addition
io the public use space, amenities and off-site improvements, the Applicant
proposes 3810 square feel of streelscape improvements oulside the
Montgomery County jurisdictional boundaries along the Eastern Avenue
frontage. I improvements on Easlern Avenue were crediled toward this
development, the overall public use space and amenity package would
equal 48 parcent of the net 1ot area,

The proposed stormwaler management concapt approved on July 19, 2005
consists of (1) partial on-site water quality control via stormfilters, On-site
recharge is not required because this i5 a redevelopment site.

Landscaping and Lighting
The proposed landscape and lighting is adequate, safe and efficient.

The proposed landscaping on the site consisis of a senes of terraced
planters al the base of the three bulldings. which contain omamental
plantings such as shrubs, ormamental grasses and groundcover. The
penmeters of the buildings are accented with flowering: trees o highlight
gntrances and accoss 1o public areas. The public park area belween
Buildings ‘B’ and 'C’ conlains a series of lerraced lawn areas with a central
focal feature that entails a risting system surrounded by seating areas and
raisad planters with light display fixiures. The infent is 1o simulate the varying
extent ol the slars within the galaxy. The light displays are repeated
thraughout the site to bring a contextual relationship to the bulldings and
public components on the site
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The light display fixlures ranga in heighl from 6 feet to 15 feet from the top
of the raised planter. The lights are designed as 1.5" diameter clear acrylic
rods in metal housings on a 2° pole base. The display of lights adds o
security and safety concerns for the public spaces, especially dunng the
winter seasons when the proposed bulldings will cast shadows over the
public use areas

The streetscape improvements 1o 13" Street, King Streel and Eastemn
Avenue will greatly enhance the appearance of south Silver Spring and
complemant the overall connections o the major roadways through the
implementation of the Silver Spring Streetscape standards. The streslscape
includes the London Plare trees in the standard & x 8 tree pils with the
amanded soll paneals o encourage growth in an urban setting, as well as tha
Washinglon Globe light fixtures and the Beldon brick identified in the Silver
Spring Streslscape standards.

Recreation

Recreation demand is satisfied as shown in the recreation calculations table
above. The Apphicant is providing (1.2) plenic/sitling areas, an opan play area,
an interactive pedestrian system, two indoor communily spaces and two
mdoor fitness faclities. Buildings "A’ and ‘B’ will include a fitness faciity and
community room oh the second floor. The perimeter of all three buildings will
Include seating areas Inked by a pedesirian system that provides mid-block
connections from the public roads. The open play area is the terraced lawn
and public park located between Buildings ‘B’ and ‘'C’ with direct access from
13" Streat

Fii n Ci i
Vehicular and pedestrian circulation s safe, adequate and efficient.

Vehicular circulation Is enhanced with improved right-of-way along the south
side of 13" Streel and north side of King Street Additional area was
dedicated with the Preliminary Plan (No. 120050830) on the south side of
13" Street totaling 71 feet of right-of-way. The full width 60-fool right-of-way
has already been dedicated on King Street. The dedication and proposed
streeiscape improvements will ensure complete accommodation of the
oplional method streetscape treatment on the Applicant's side of 13 Street
and King Stresat.

Eastern Avenue is within the District of Columbia right-of-way and will
require the District's approval for streetscape improvements along the
frontage of the property. The Applicant is committed to coordinating with the
District to implemeant the Silver Spring sireelscape slandards along Eastem
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Avenue. Additional off-site streetscape improvements are proposed with
this application. directly in front of the Gramax building on 13" Street and
Kennelt Streat 13" Street contains an improved streelscape on the north
siclen,

The spaces included within the public parking garage will gain access at the
northern énd of the property, on 13" Street, under Building "A". The privale
parking garage will sccommaodate parking for the residents of the Aurora and
the Subject Property. Three access points are provided to the private garage
under Bullding 'B’ from 13" Street and under Building ‘A’ from the service
drive off ol King Streel. The parking garage is a 2 to 3-level below grade
structure planned o accommodate 200 public parking spaces and 449
spaces for use by the residents of the Subject Property and the adjoining
Aurora site. Signs indicating traffic circulation in and out of the garage will
promote safety for pedastrian activity in the public use space. Additionally, a
public access aasement is provided from 13" Street and King Street to the
public parking garage for continuous circulation

The full stireetscape improvemenis along the south side of King Street will
complete a portion ol the block thal streiches from Eastern Avenue 1o
Georgia Avenue. The additional partial strestscape improvements by the
Applicant in front of the Gramax building will promote pedestrian circulation
loward Geormga Avenue

The “Art Walk”, a mid-block connection from 13™ Streat to King Street will
facilitate the Aris and Entertainment theme for Siiver Spring and furthar
activate pedestrian circulation through the site.

4 Each structure and use s compatible with other uses and other sie plans and with
axisting and proposed adiacen! development.

The proposed mixed-use development is adjacent to the Aurora (Site Plan No.
A82004028A) condominium buildings (9 and 11 stones), a one-story bank to the
west, the 6-story Ramada Inn, and a car wash lo the easl. The Days Inn holel (2
staries) and the Gramax Tower apariment building (14 slories) are located across
13th Street from the proposed development. A Seven-Eleven convenence store and
a vacan! lol are localed across King Streat to the south,

The proposed resdental use 15 compatible with the surrounding neighborhood and
potential devalopment within the Georgia Avenue and Eastern Avenue corridors.
The proposed bulidings are in scalé with the adjacent Aurora building, currently
under construction, and are sympathetc to the surrcunding community. The height
and mass of the buildings from Eastern Avenus are less intense (o emphasize the
residential and community characlenstics within the Eastern Avenue corridor, The
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proposed residential usas will be less intensive than the remaining non-residential
uses m the existing block and within the surrounding area.

The buildings have been sensitively designed lo ensura compalibility with the
surrounding development and the general neighborhocd. The building fronting on
Eastern Avenue will be 45 feat in height, significantly less than the 80-110-foot
Aurara building, The bulldings ransition in height from the 45 leet along Easlemn
Avanue 1o 125 feel, as permitted by the zone, The project includes three separale
buildings, which softens the impact of a fairly large project upon the surrounding
communily. Tha base of the bulldings emphasizes tradiional masonry, typically
associated with residential uses.

Building height in the Ripley/South Silver Spring Overlay Zone along Eastern
Avenue thal confronts a residential zone in the District of Columbia must not exceed
a height of 45 feet. Howavar, this building height may be increased to a maimum of
125 feet for residential development thal is sel back at least 100 feat from Eastern
Avanue and includes a public parking garage constructed under a General
Development Agreemant with Montgomery County, Maryland.

The three buldings proposed on the property include a progressive transition in
height and massing from Eastem Avenue loward the Gramax Bullding at the
intersection of 13" and Kennett Streets. The proposed buiiding fronting on Eastern
Avenue (Bullding 'C’) measures 45 feet in height from Eastern Avenue. Building ‘B’
s located on 13" Street with a varying height of 80-125 feal. Bullding "A' has
frontage on both 13th Street and King Street and measures 125 feet in height from
each street. Boih Buildings 'A’ and ‘B’ are set back a minimum of 100 feet from
Eastern Avenue. The proposed developmenl, as condilloned, meets the inlent of
the Sector Plan and the zoning ordinance in terms of buflding height, intensity and
use and will not adversely affect surrounding properties.

5 The site plan meels all applicable requirements of Chapler 22A regarding forest
conservation.

A Natural Resource Inventony/Foras! Stand Delineation (NRIFSD #4-05144) was
approvad on March 21, 2005, The Applicant has met the Forest Conservation
requinemants through credit for street trees planted within the property boundaries.

| ARD ACTION AN DITIONS

The Monlgomery County Planning Board APPROVES Site Plan Review No.
B20060130 for 321 dwelling units, including 41 MPDUSs, on 2.62 gross acres in the CBD-1
Zona. All site development slemeants as shown on The Gataxy plans received and stamped by
the M-NCPPC on December 13, 2005 shall be required except as modified by the following
conditions.
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1.

Praliminary Plan gﬂiurmangg

The proposed development shall comply with the conditions of approval for
Preliminary Plan No. 120050890 as listed in the Planning Board opinion dated
October 21, 2005

Project Plan Conformance

The proposed development shall comply with the condibons of appraval for Project
Plan No. 920050050 as listed in the Planning Board opinion dated October 21,
2005

a  Public Use Space

Thia proposed public use space must be easily and readily accessible to the
general public and used for public enjoyment. All streetscape improvements
shall e in accordance with the Silver Spring Slreetscape Plan (April 1992)
Technical Manual or as amended.

The Applicant shall provide 31 09 parcent (27,000 sf ) of on-site public use
space and 11.8 percent (10,250 si.) of off-site public use space. Additional
off-site improvements (4.5 percenl, 3,910 sl.) are being provided along the
proparty frontagée within the Eastern Avenue right-of-way. if acceplable lo
the District of Columbila Public Works Department.

b Slreetscape Impiovements

The Applicant shall provide the full streetscape improvements along the King
Streat and 13" Stree! frontage using the Silver Spring Streetscape Plan {Apni
1992] Technical Manual The following elements are proposed: stona,
precast concrete, brick pavers, street trees, lighting, and any other details
that are necessary, including the under grounding of utiliies along the
frontage of the property. Off-site improvements shall ba provided within the
13" Street and Kennelt Streel rights-ol-way, in front of the Gramax Building.

C. Eastern Avenue Streetscape

The Applicant shall coordinate with the District of Columbia Public Works
Department to provide the Silver Spring (Type B) streetscape along the
frontage of Easterm Avenue in accordance with the Silver Spring Streetscape
Plan {April 1852) Technical Manual, as amended.
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Public Art

A public art program shall be developed o include opportunities within the
public plaza area lo reinforce the architecture of the building, provide for
pedestrian interaction, and involve local arlists by displaying their artwork.
The Applicant has identfied three areas or elements that could be
mcorporaled inlo the public art component: a cavered walkway o the public
parking garage between Buildings ‘A’ and ‘B', and both entry points to the
“Art Walk™ that connects 13" Street and King Street on the east side of
Buiding "A’. The Applicant has enlisted the services of two local artists for the
three commissioned arl pieces within the public use space on the sile,

3 Lighting

Provide a lighting distribution and photomeétric plan with summary report and
tabulations to conform to IESNA standards for residential development.

All hight fixtures shall be full cul-off fixlures or equipped with shields,
refractors or raflectors to negate glare.

Deflectors shall be installed on all fixtures causing polential glare or axcess
llumination, especially on the perimeler fixtures abulting the adjacent
residential proparties

llumination levels shall not exceed (0.5 foolcandles (fc) at any property line
abutting county roads.

Provide delailed specifications of the lighting elements being proposed within
the public use areas

The up-lighting for the free standing an component at the southeas! cormer of
the site (King Street) and the artwork under the canopy of Building ‘A" shall
be aliowed ateral flexibility within a fool of the approved site plans to permit
final movemaeant, location and design of the art element.

The light display shall range n height from & feet o 15 feet from the top of
the ratsed plantars. The matallic light poles shall vary in spacing within the
planter

trian . n

Provide a public access sasement (PAE) 1o the public garage from 13" Street and
King Straal pnor 1o record plat approval,
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a The Applicant shall provide twelve (12) picnic/sitting areas, an open play
area, an inleractive pedestrian system, two indoor community spaces and
two indoor fitness facilities
b. Provide the square foolage requirements for all of the applicable proposed
recreational elements and demonsirate that each element is in conformance
with the approved M-NCPPC Recreation Guidelnes.
6. Modsrately Priced Dwelling Units (MPDUSs)
a The Applicant shall provide 41 Moderately Priced Dwelling Unils {12.5% of
tha total number of units) within the bullding, consistent with Chapler 25A.
b. The MPDU agreement shall be executed prior to the release of the first
blilding permil
T Tran i

The Applicant shall comply with the following conditions of approval from M-NCPPC
Transporiation Planning in the memorandum daled December 30, 2005:

The Applicant shall provide full width streetscape improvements on 13"
Streat and King Street in conformance with the Silver Spring Streelscape
standards

The Applicant shall enter into a Traffic Mitigation Agreement wilth the
Planning Board and the Montgomery County Department of Public Works
and Transportation (DPWAT) to paricipate in the Siver Spring
Transportation Management District. The Traffic Mitigation Agreament must
be signed and executed by all parbes prior fo record plat.

Cistain written confirmation of agreement between the Applicant and DPWAT
o locate and construct the three “super” bus shelters and two real-time
transit information signs prnor 1o record plat.

Provide a Class lll bikeway (shared tane) along the frontage of the property
on 13" Street.

Slormwater Management

The proposed development is subject to Stormwater Management Concepl approval
conditions dated July 19, 2005
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B.

10.

Comman Open Space Covenanl

Reacord plal of subdivision shall reference the Commaon Open Space Covenant
recorded at Liber 28045 Folio 578 (Covenant). Applicant shall provide verification to
M-NCPPC staff prior 1o issuance of the 15t building permit that Apphcant's recorded
Homeowners Association Documents incorporale by reference the Covenant.

Maintenance Responsibulity

Initially, the Applicant, and subsequently, within ninety days of formation, the
Condominium Association shall become a member and enter into an agresment
with the Silvar Spring Urban Distnct for the purpase of maintaining the on-site public
open spaces, including the public arl, seating areas. landscaping and lighting and
participating In community events

Development Program

Applicant shall construct the proposed developmenl in accordanca with the
Developmeant Program. The Development Program shall be reviewed and approved
by M-NCPPC staff prior to approval of signature se! of site plan. The Developmant
Program shall include a phasing schedule as follows:

a All site features associated with each building as defined by the site plan
dated December 13, 2005 shall be instalied prior 1o cccupancy of the units,
but no tater than twelve (12) months after the occupancy of the first unit for
each bullding. whichever comas first. Applicant shall provide the usa and
occupancy permits o M-NCPPC stall in order 1o inspect the site for
stresiscape within the réspective street rights-of-way, including the sireet
trees. streel ighls and pavers, as well as construction of the public plaza
and arl, on-sile landscaping, lighting, recreation and paver malerials.

b. Sireel tree planting and landscaping for each building shall progress as
construction of aach unil is completed, but no later than six months after
completion of the units adjacent to those streets.

= The recreation facilities located within each building shall be installed prior 1o
occupancy for the first unit of each building. The seating areas located
around the perimeter of Building 'A’ shall be installed upon completion of
Building “A

d. The public park, including the misting section, ight display, lerraced lawn
area and seating, shall be completed and installed upon complation of
Bullding 'B'
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s, The “Arts Walk™ from 13" Streel to King Streel shall be installed upon
complation of Building A’

{ The three commissioned public art components shall be completed and
installed upon completion of Building ‘A

g Landscaping associated with each building shall be completed as
construction of each facility s completed.

h. Clearing and grading shall correspond (o the construction phasing, o
minimize soll erosion
i Phasing of dedications, slormwater management, sedimenterosion control,

public use space, streetscape, recreation, community paths, trip mitigation
or other featuras.

12, Clearing angd Grading

Cleanng or grading is permitted pror 1o M-NCPPC approval of signature set of
plans.

13, Signatura Set

Prior 1o signature set approval of site and landscape/lighting plans the following

revisions shall be included and/or information provided, subject to staff review and

approval:

a. Development program, inspection schedule, and Site Plan Opinion.

b, Limits of disturbance.

c Provide addiional delails of the two art components (Star Rhythms and
Andromeda’s Spiral) designed by Judy Sutton Moore. The design shall be
presented to the Art Review Panel lor final review and commen.

d. All of the items specified in the site design, landscape, lighting and recreation
conditions of approval

. Location of bus sheltars.

el = & B = * - - - - = - -

[CERTIFICATION OF BOARD VOTE ADOPTING OPINION ON FOLLOWING PAGE]

_%__.J\ihlah

M-NCF™1
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F TING OPINON

At its regular meeting, held on Thursday, February 16, 2006,
in Silver Spring, Maryland, the Montgomery County Planning Board of
The Maryland-National Capital Park and Planning Commission by
unanimous consent, ADOPTED the above Opinion which constitutes
the final decision of the Planning Board and memorializes the Board's

findings of fact and conclusions of law for Site Plan No. 820060130,
The Galaxy.

.“’/ I’/ ; i
v et b

Certification As To Vote of Adoption
M. Clara Moise, Technical Writer
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'l MONTGOMERY COUNTY PLANNING DEPARTMENT

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

December 27, 2007
MEMORANDUM

TO: Sandra Pereira, Senior Planner
Development Review Division

VIA: Glenn Kreger, Team Leader, Silver Spring/Takoma Park Team %
Community-Based Planning Division

FROM: John Marcolin, ASLA, Planner Coordinator an
Community-Based Planning Division

SUBJECT: Project Plan #92005005A and Site Plan #82006013A
Galaxy Il

The Community-Based Planning staff has reviewed the above referenced Site Plan
for conformance with the Silver Spring Central Business District and Vicinity Sector
Plan (approved February 2000), including the recommendations for the
Ripley/South Silver Spring Overlay Zone. The subject property is bounded by 13"
street on the north, Eastern Avenue on the west, and King Street on the south.
The corner of Eastern Avenue and King Street is occupied by the Aurora
Condominiums and another building owned by Montgomery Land Company, LLC,
that is not part of this project. Community-Based Planning recommends the
approval of the proposed Project Plan and Site Plan with the following conditions
needed to ensure consistency with the approved CBD Sector Plan and the
approved streetscape guidelines:

1) Streetscape and Public Use Space:

a. The brick to be used, Belden 470-479 “Silver Spring,” should be clearly
identified on all details.

b. The planting plan must delineate the location and extent of the required
amended soil panels (per the Silver Spring Streetscape Plan) for all the
proposed street trees. Please show in plan-view on the planting plan.

c. Clearly indicate where the specialty ‘Galaxy Concrete’ will be installed and
where regular, scored concrete will be installed.

2) Lighting:
a. For Washington Globe Street light specify a Metal Halide lamp with a
minimum of 100 watts.

b. Specifications should indicate house-side shields and louvers or optics that
direct light downwards.

c. Indicate Diode lighting on lighting plan, sheet L5.01, and on the lighting
details, sheet L5.02.

8787 Georgia Avenue, Silver Spring, Maryland 20910 Director’s Office: 301.495.4500 Fax: 301.495.1310

www.MontgomeryPlanning.org



3) Play Area:

a, Clearly Wentify on the plans the location and extent of play surface
materials and ‘tow maintenance’ lawn, whera they meet and how the
transition betwean the two materials |s handied.

b Clearly show design of seal walls adjacant to the play area. It is not clear if
there are two liered seal walls with lawn in betwesan, or if there is only one
level of seat wall

4) Planting Plan:

a Replace proposed Zelkova with another street tree, such as ‘Lacebark’ elm
(Uimus parviflora)

b. The proposed evergreen, White Spruce (Picea glauca) is not adapted to
Lone 7. Please review and replace with a more adapted species.
5) Miscellaneous. See altached comments from Developmen! Review regarding
parking agreements and calculations as well as number of proposed MPDU's.
NADEPTIDIVCPAMARCOLIN\Galaxy\Galaxy CBP Staff Report for Site Plan.doox

ct: Roberl Kronenberg, Developmen! Review Supervisor
Attachment



Marcolin, John

Cc: Kronenberg, Robert; Marcolin, John; Kreger, Glenn; 'chris.ruhlen@hklaw.com'

From: Pereira, Sandra

Sent: Wednesday, December 26, 2007 1:05 PM
To: 'Meredith Byer'

Subject: The Galaxy :: comments

Meredith,

A few comments on The Galaxy have come up that we need your assistance and clarification.

* On the parking calculations for the retail area, which parking ratio was used? It appears that the ratio for
‘general retail’ rather than ‘restaurant or similar place dispensing food, drink or refreshments’ was used,
however we thought that this project proposed the latter category. Please clarify.

e Asa follow-up to our DRC comments, we still need to document the parking agreement with the Aurora
residents. Please provide the latest written agreement describing the parking commitment to those residents.
From our discussions we understand there is an agreement with some Aurora residents that gives them the
option of purchasing parking at the Galaxy project. It is important to understand the exact language of the latest
agreement and the total number of residents that the agreement applies to.

¢ As mentioned to Chris Ruhlen last week, the MPDU numbers are not shown consistently on the plans. On C-2,
under building tabulations, there are a total of 34 proposed, whereas on site tabulations there are 31 proposed.
Also, please verify the MPDU numbers on AP-104 and AP-105. Please let us know the correct number.,

Thank you,
Sandra

Sandra Pereira
Senior Planner

M-NCPPC Montoomery County Pl

Development Review Division

1L 1 AVET o
i b

phone 495-2186 - fax
sandra.pereira@mncppc-mc.org

Sivar Sarina MDD 20

anning Department



DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS

Pebals Lagigben Micharnd Y. Melsoi e
iy Foyweniliiy i hreator

December 28, 2007

Meredith L. Byer. RLA

Project Manager

VIKA, Inc

20251 Century Blvd , Suite 400
Crermantown, MDD 20874

Re:  The Galaxy -
Site Plan No, 820060134

Dear Ms Byer

Thank o for vour letter of November 29, 2007, in which you responded to comments
by the Department of Housing and Community Affairs (DHCA) on the above project. As 1 told

you over the phone, | have reviewed the revised plans for the project and have the following
additional commenis

* The siic tabulations on sheet C-2 of the Site Plan Set. as well as the floor plans in the
architectural drawings, show that 31 MPDUs (the required 125 percent of the 241 1otal
unifs) are provided in the two residential buildings. However, the Building Tabulations
and Required Parking Tabulations on sheet C-2, as well as the tables provided on the
architectural drawings for the floor plans of the two buildings, show 34 MPDUs  The
tables need 1o be corrected to match the site tabulations and floor plans

*  The propomon of one- and two-bedroom MPDUs shown on the floor plans is in
compliance with Section 23A-5{b) 3) of the Momgomery County Code, which states

Ton mmelvi-farnily ehwelling writ subdivisions, the number of efficiency and one-
Pwatrocam MPIN s each must nor exceed the ratio thay market-rate efficiency and

aarre<heddroom unity respeciively bear b the tots number of marker-rate urits in
thue suhlivision. ”

*  The MPDLU's are reasonably distributed among the residential Noors
Hivisdon of Housing and Code Enflorcomeni

Moderaicly Prced Homsang [yewwlogemicm
Caonlie Enforcemem rweliing Unit aned Laan Programs tandipnd-Tenant Altairs
Fa JaleT-AT0 ] FAX 1T TATING FAX T4l TTT-Ap00 PAX 2yl

Piws Stsrvlsel Avesvee, el Flooe - Bocksille, Maryland 20050 © 24007774600 - 240-777- 6620 TTY
W et g rveosmn oy gov ithea



Ms. Meredith L. Byer
December 28, 2007
Page 2

If you need further information, please contact me at 240-777-3786.

2o ARl

Lisa S. Schwartz
Senior Planning Specialist
cc:  Scott Copeland, RST Development
Sandra Pereirn, M-NCPPCi—
Tedi Oas, HOC
Douglas Lohmeyer, Montgomery Consulting (for HOC)
Sharon Suarez, M-NCPPC
Richard Y. Nelson, Jr., DHCA
Scott Reilly, DHCA
Joseph Giloley, DHCA
Christopher Anderson, DHCA
Essayas Ababu, DHCA
G Wl Y TP B g T iy S e sy | sty 132 2RT i
S




-..l' 1 I\"l
" @ ; FIRE MARSHAL COMMENTS

DATE: DECEMBER 17, 2007

TO: MEREDITH BYER - VIKA

FROM: TYLER MOSMAN

RE: THE GALAXY, 9-2005005A, 8-2006013A, 1-2005089A
PLAN APPROVED.

1. Review based only upon information contained on the plan submitted 12-17-07. Review and
approval does not cover unsatisfactory installation resulting from errors, omissions, or failure to
clearly indicate conditions on this plan.

2. Correction of unsatisfactory installation will be required upon inspection and service of notice of
violation to a party responsible for the property.

cc: Department of Permitting Services

MNCPPC-MC



Cownfy Eusculive

DEPARTMENT OF PERMITTING SERVICES

Caits Refd Joynem
laint Lagpan Pras
January 7, 2008
STy
Mr. Jason Evang d]'L-
Wika, InG

20251 Cantury Boulevard, Suite 400
Garmantown, MD 20674

Déar Mr, Evans.

Hased on & review by the Departmont of Parmitiing Servioss Faview Stall, the stommwitor
managemant concsp! for the above mentioned site s acceptable. The ulormwater management concept
contists of partial on-sie wator quality control via two proprstary illers and passibly by using green rood
lochnology. Oneile rochargs 8 Aot requinsd sinco this s rodevelopment. Channel protechon valume is

walved due b0 location n the CBD. A partial waiver of walsr quaity requirements (s alsc grantad for a vary
small ares

The foliowng items will nesd fo be addressed during the detzded sadimant controlstormwater
management plan stage:

1. Pror to permansnl vegetative stabiization, all deturbed sreas must ba topsoled par tha infest
Momgomery County Standards and Speciications for Topsoiling

2 ww&ﬂnmmmﬂmﬂmﬂmﬂm
P A

3. An engineared sediment coniro! plan must be submitted for this developmant.

4 Al fitraton media for manufectured best manasgament practices, whather for new developmant or
redevelopment, must consist of MOE approved makordal.

5. Provide stendard MCOPS external fow spitters, If poasible.

6 The stormwaler management strociures must be moved out of the PIE if MCDPWAT does nat
accept e proposed locations

T Plesse submil architecture plans to verfy areas for grean roof.

& Documentation of infeasibiity must be submitted to DPS f green ool technology (s not used.
Aloo the wisler quality structures mast be dessgnad #s volume basad

This st may not be al-inclusive and may change based on avaitable formation &t the timse

155 Rockoville Pike, 20d Floor + Rockville, Maryland 208350 « 240-777-6300 « 240-777-6256 TTY
www.monigomerycountymal gos
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EN/TH

Payrment of a stormwatar management contribution in accordance with Secton 2 of the
Storrmwatior Munogemant Regulation 4-90 is required

This istter Mmust appear on the sediment controlstonmwater management plan &l it nitial
submittal The concept approval is based on all stormwater managemen! structures being locsted
outside of the Public Utility Easemant, the Publc Improvement Easemant, and the Public Right of Way
unipes spacifically approved on the concepl plan.  Any divergence from the information provided to this
office; of additional informaban recatved during the dewslopment procass, or @ change in an applicable
Executive Regulabon may constitute grounds 1o rescind or @mend sy approval pofions teken, and o
recvalumte the site for additional or smended stormwatar managemen! requirements. If thare ane
subseqguent additions or modifications 1o the development, a separsts concept reguost shadl be reguined.

If you have any gquastions regarding thase actions, please feel fras to contact David Kuykendall at
24D-FTT-5332

L
R. Brush,
Watlsr Resources Saction
Division of Land Development Senvices
HIHIE o CHE 1 TEBD Rarviamn The Galory DVWH
oo C. Conlon
5 Fadaring
SM File # 217680
QN Warmd. A 210
Uk - Ok Ages 1. 1003
Frechage o not proveded
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