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SITE DESCRIPTION 

Vicinity 
 
The site is located in North Bethesda at the corner of Rockville Pike (I-355, on the southbound 
side) and Edson Lane directly across from White Flint Mall. The White Flint Metro Station is 
located approximately ½ mile to the north, and the Garrett Park MARC train station is located 
approximately 1 mile to the south. Residential lots (mainly zoned R-90 and R-60) were 
strategically developed around the immediate area and within walking distance of office and 
retail uses. The Higgins Estates (zoned R-90/TDR) abut the property to the west; while North 
Bethesda Market (formally known as White Flint Crossing, 820060170) is a mixed 
residential/retail development located to the north.  
   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Zoning Map 
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Site Analysis  
 
This amendment is the first substantial modification to the site since its construction in 1986. The 
site is currently improved with a 5-story office building on approximately 2.5 acres of land zoned 
O-M. The footprint of the existing building is set back from the property line approximately 43 
feet, and spans more than half the property with green space and landscape buffering on all four 
sides. The main entrance and access driveway front onto Rockville Pike and the secondary 
entrances and access driveways are located to the northern side of Edson Lane. There are not any 
existing surface parking spaces onsite; instead all onsite parking is provided within a structured 
parking facility located beneath the office building. The stormwater management pond for this 
site is shared with the residential development (Huggins Estates) to the west. 
 
 
 
 
 

 

 

 

 

 

 

 

 

 

 

 
 

Aerial Photo 
 
PROJECT DESCRIPTION 
 
Previous Approvals 
 
Preliminary Plan 119842000 was approved for 192,930 square feet of office space within the O-
M zone. 
 
Site Plan 819841180, Edson Lane Office Building, was approved on November 1, 1984 for 
192,930 square feet on 2.585 acres. The Site Plan required 521 parking spaces including 10 
motorcycle spaces, 20 bicycle spaces, 100 attendant parking spaces, and 10 handicap spaces.  
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Proposal 
 
This amendment was specifically initiated to accommodate a new bank tenant, reduce parking 
constraints, and bring the site into greater compliance with the current zoning requirements and 
White Flint Master Plan. The bank tenant has expressed a need to have parking spaces in close 
proximity to the bank entrance due to safety concerns. The total number of approved parking 
spaces (521 spaces) was never fully constructed; instead 415 spaces currently exist onsite within 
the structured parking facility. In accordance to the original approval, this site is lacking 106 
parking spaces.  
 
The Applicant originally requested the installation of 50 surface parking spaces to the north and 
south of the existing office building; in addition to a waiver for the northern landscape buffer and 
10% parking waiver. However upon Staff’s initial review, the Applicant was strongly 
encouraged to research more sustainable solutions. Revising their original request, the existing 
parking garage will be restriped with the intent to provide 7 additional parking spaces; and 23 
proposed surface parking spaces will be carved into the existing landscaped areas located to the 
north of Edson Lane. This proposal will essentially only alter the vehicular circulation on the 
south side of the building; all of the secondary entrances and access driveways will remain in the 
same locations.  
 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 
 

Site Plan 
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The proposed modifications are limited to only a small portion of the property; thereby the total 
green space calculations will be slightly reduced by 1.6%. However; the green space and internal 
landscape percentages are still over and above the zoning requirement. The right-of-way and 
streetscape will be enhanced with additional landscape buffering along Edson Lane and 
Rockville Pike; providing adequate screening for the drive aisles and the surface parking 
facilities. The proposed lighting is also compatible with the existing light fixtures. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

Rendered Landscape Plan 
 
 
Project Issues 
 
Staff was initially concerned with the addition of surface parking facilities considering the 
commuting goals set by the White Flint Master Plan. Alternative solutions were suggested to the 
Applicant in order to accommodate future parking needs (i.e. additional bike racks, reserved 
parking spaces, the promotion of carpooling/vanpooling etc.); however these solutions could not 
adequately address the bank’s immediate need for short-term, safe and convenient access to the 
bank entrance.    
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PROJECT ANALYSIS 
 
Master Plan 
 
The White Flint Master Plan strongly promotes an increase in more walkable, greener 
communities that fully integrate all aspects of sustainability. The plan’s mobility principles 
recommend the following to improve the street grid and allow for better traffic flow patterns:  
 

1) A grid street network that includes business district streets and a finer grained system of 
local connections, including private streets, for more direct vehicular and pedestrian 
circulation; and  

2) Walkable streets with direct access to transit to reduce reliance on the automobile.  
 
Future commercial development in the White Flint area can be expected to have a lower vehicle 
trip generation rate, because of the County’s commitment to transportation demand management 
strategies. Over time these new policies and programs such as parking management, connected 
sidewalks and bikeway facilities, improved access to Metro and MARC, expanded circulator bus 
service, and efficient parking management will be designed to gradually affect commuter 
behavior. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Master Plans  
(Location & Density maps, pg. 34 of 94)  

 
The subject site is located within the North Bethesda (NoBe) District, which contains office 
buildings, commercial properties, and the North Bethesda Market mixed-use development. The 
land use and zoning recommendations will provide opportunities for new mixed-uses and public 
use spaces; while still buffering and encouraging compatibility between the new uses and 
existing residential and office uses.  
 
Consistent with the Master Plan and more specific to this site, the proposed modifications are 
mainly derived from the existing site layout and will have virtually the same traffic flow patterns. 
Vehicular circulation will still enter and exit the site from Edson Lane, while pedestrian 
circulation patterns will be unchanged. Additional plant material will be installed to further 
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screen the proposed modifications from Rockville Pike and Edson Lane; which will help to 
maintain the green street edge along the roadways. The leaseholders of the CRI Building will 
have the added benefit of direct parking access to the existing building to accommodate short 
term parking needs. The Applicant is also providing additional bike racks near the main entrance 
of the building, reserved parking spaces for the handicap, car/vanpool commuters, and a mass 
transit information kiosk will be located in the lobby of the building.   
 
Transportation and Circulation 
 
This site is within the boundary of the North Bethesda TMD. The original APF approval did not 
require the applicant to enter into a traffic mitigation agreement in order to participate the North 
Bethesda Transportation Management Organization (TMO), because it was not yet established. 
The applicant is still not required to participate with the TMO; however Staff has strongly 
encouraged the Applicant to support the TMO to further promote non-single vehicular 
commuting and to resolve parking constraints. The Applicant will offer alternative commuting 
options to the leaseholders.   
 
 
 
 

 
 

 
 
 
 
 

 
 
 
 
 
 
 
 

Circulation Plan 
 
Although the site-generated trips for the existing general office building (192,930 square feet) 
currently exceeds 30-peak hour trips within the weekday morning and evening peak periods; the 
Applicant is not proposing to increase the square footage of the existing building nor the number 
of site-generated vehicular trips. Therefore, a traffic study is not required to satisfy Local Area 
Transportation Review test and non-auto transportation improvements are not required to satisfy 
Policy Area Mobility Review Test. 
 
The existing stormwater management pond has a sand filter bottom, and is shared with the 
Huggins Estate property to the north of the office building. The recently approved stormwater 
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management concept consists of a waiver of the channel protection due to site constraints. On-
site water quality control is provided via the use of flow through filtration. 
 
Development Standards 
 
The subject site is zoned O-M.  The purpose of the O-M Zone is to provide locations for 
moderate-intensity office buildings in areas outside of central business districts. It is intended 
that the O-M zone will be located in areas where high-intensity uses are not appropriate, but 
where moderate intensity office buildings will not have an adverse impact on the adjoining 
neighborhood.  The proposed development meets the purpose and requirements of the zone. 
 
The following data table indicates the proposed development’s compliance with the Zoning 
Ordinance.  Only the standards that are affected by the proposed amendment are listed; a 
comprehensive modified data table is included on the certified site plan. 
 

Project Data Table for the O-M Zone 
 

Development Standard  Permitted/Required Proposed for Approval 
   
Lot Area N/A 112,587 sf. (2.5 acres) 
Building Area1 192,930 sf. 192,930 sf. 
Parking & Driveway Setbacks (feet) 
Front N/A 3 feet 
Right-of-Way  N/A 10 feet 
Rear N/A 57 feet 
Side N/A 15 feet 
Landscape Strip 10 feet 26 feet (Rockville Pike) 
 10 feet 10 feet (Edson Lane) 
Total Parking 521 spaces 445 spaces2 
Garage Standard Spaces (8.5’ x 18’) 510 spaces 350 spaces 
Surface Standard Spaces (8.5’ x 18’) N/A 23 spaces 
Small Car Spaces (7.5’ x 16.5’) 51 (10% max) 29 (5.6%) 
Attendant Parking  100 spaces 32 spaces 
Handicap Spaces 11 spaces 11 spaces 
Motorcycle Spaces3 10 spaces 10 spaces 
Bicycle Spaces3 20 spaces 20 spaces 
Surface Parking Area N/A 6,750 sf. 
Green Area (% of lot) 15% 46.4% 
Parking Facility Internal 
Landscaping (%) 

 
5% 

 
12.3%4 

 
 
                                                            
1 For office general office use, 2.7 parking spaces are required per 1,000 gross square feet (192,930 sf. / 1,000 sf. x 2.7 = 521 required parking 
spaces).  
2 The Applicant is requesting a 15% Parking Waiver for the remaining 76 spaces, in accordance to Section 59E‐4.5.  
3 Not included in the total parking tabulations. 
4 This calculation is only based on the Surface Parking Area (830 sf. / 6750 sf. = 12.3%) 
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COMMUNITY OUTREACH 
 
The Applicant has met all proper signage, noticing, and submission meeting requirements.  
Notice of the subject amendment was sent to all parties of record on November 3, 2008 giving 15 
days for comments.  Staff has not received correspondence on this matter.   
 
A community meeting was held June 16, 2008 where participants were invited to review the 
proposed plans, ask questions, and express any unresolved issues and/or concerns. The Applicant 
has recently updated the community regarding the recent revised modifications (August 2010 
plans) compared to the originally submitted plans (Appendix C).     
 
RECOMMENDATION AND CONDITIONS 
 
The proposed modifications to the site plan do not alter the overall design character of the 
development in relation to the original approval and the site remains compatible with existing 
and proposed development adjacent to the site.  These modifications do not impact the 
efficiency, adequacy, or safety of the site with respect to vehicular and pedestrian circulation, 
open space, landscaping, or lighting. 
 
Staff recommends approval of site plan 81984118A, CRI Building, for the amendments 
delineated above inclusive of the 15% parking waiver.  All site development elements shown on 
the site and landscape plans stamped “Received” by the M-NCPPC on August 27, 2010 are 
required except as modified by the following conditions. 
 
Conformance with Previous Approvals 
 

1. Preliminary Plan Conformance 
The proposed development must comply with the conditions of approval for preliminary 
plan 119842000 as listed in the Planning Board Resolution unless amended.  This 
includes but is not limited to all references to density, rights-of-way, dedications, 
easements, transportation conditions, DPWT conditions, and DPS stormwater conditions. 

 
2. Site Plan Conformance 

The proposed development must comply with the conditions of approval for site plan 
819841180 as listed in the Planning Board Resolution dated November 1, 1984, unless 
amended. 

 
Environment 
 

3. Stormwater Management 
The proposed development is subject to Stormwater Management Concept approval 
conditions dated April 16, 2008 unless amended and approved by the Montgomery 
County Department of Permitting Services. 
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Transportation & Circulation 
 

4. Transportation:  
Transportation Planning Staff recommends the following conditions as part of the review 
requirements as related to approval of this limited site plan amendment: 

a. The Applicant must limit the existing office building to 192,930 gross square feet 
as approved under the Preliminary Plan (119842000) and Site Plan (819841180). 

b. The Applicant must provide the following to support a parking waiver of 15% 
reduction in the number of required parking spaces. 

i. At least two (2) reserved parking spaces for car/vanpool (i.e. preferably 
free or at a reduced market rate).  

ii. A real time information sign and kiosk with information on non-auto 
commuting options (i.e. mass transit, ridesharing, etc.) to be located in the 
lobby of the office building near the main entrance.  

iii. Two (2) inverted-U bike racks located within 50 feet of the main entrance; 
preferably a weather-protected area to facilitate this non-auto 
transportation mode alternative.  

 
Site Plan 
 

5. Site Design 
a. Directional arrows shall be painted within the drive aisle(s) and used to reinforce 

traffic flow patterns.  
b. Incorporate reserved handicap parking within the proposed 23 additional surface 

parking spaces to be located in close proximity to the bank entrance.  
c. Provide site details for any newly added bike racks and trash cans.   

 
6. Landscaping 

a. The proposed plant materials shall be installed to meet the standards of the 
American Standards for Nursery Stock (AAN) with regard to the correct size and 
type as specified within the plant list and planting plan. 

b. An alternate plant list may be provided on the Landscape and Lighting plan to 
accommodate plant substitutions.  

 
7. Lighting 

a. The lighting distribution and photometric plan with summary report and 
tabulations must conform to IESNA standards for residential/commercial 
development.   

b. All onsite light fixtures must be full cut-off fixtures. 
c. Deflectors shall be installed on all fixtures causing potential glare or excess 

illumination, specifically on the perimeter fixtures abutting the adjacent 
residential properties. 

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

e. The height of the light poles shall not exceed 16 feet including the mounting base. 
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8. Development Program 
The Applicant must construct the proposed development in accordance with a 
development program that will be reviewed and approved prior to the approval of the 
Certified Site Plan.  The development program must include the following items in its 
phasing schedule: 
a. Clearing and grading must correspond to the construction phasing to minimize 

soil erosion and must not occur prior to the approval of the Sediment Control 
Plan, M-NCPPC inspection and approval of all tree-save areas and protection 
devices. 

b. The development program must include the installation of on-site landscaping and 
lighting. 

c. Landscaping associated with the surface parking areas shall be completed as 
construction of the parking areas has been completed. 

d. The development program must provide phasing of stormwater management, 
sediment and erosion control, and other features. 

 
9. Certified Site Plan 

Prior to approval of the Certified Site Plan the following revisions must be made 
and/or information provided subject to Staff review and approval: 
a. Include the final forest conservation exemption, stormwater management concept 

approval, development program, inspection schedule, and site plan resolution on 
the approval or cover sheet. 

b. Add a note to the site plan stating that “M-NCPPC staff must inspect all tree-save 
areas and protection devices prior to clearing and grading”. 

c. Modify data table to reflect development standards enumerated in the staff report. 
d. Ensure consistency of all details and layout between site plan and landscape plan. 

 
 
APPENDICES 

 
A. Approval Documents  
B. Statement of Justification 
C. Community Outreach 
D. Revised Plans 
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APPENDIX A (Approvals Documents)  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 













• MONTGOMERY COUNTY PLANNING DEPARTMENT
THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

MEMORANDUM

DATE:

TO:

VIA:

FROM:

SUBJECT:

September 22, 2010

Molline Smith, Site Planner

Development Review Division

Shahriar Etamadi, Supervisor \p
Transportation Planning Division

Ed Axler, Planner/Coordinator fiA
Transportation Planning Divj.sion"

Limited Site Plan Amendment No. 8-1984118A

CRI Building (Higgins Estate)
11200 Rockville Pike, Rockville

White Flint Policy Area

This memorandum is Transportation Planning staff's transportation review for the subject
limited site plan amendment to increase the number of parking spaces by 30 spaces with associated
landscaping modifications at the existing CRI Building. The increase of 30 parking spaces to the
existing 415 spaces would result in 445 total parking spaces on the site but still would be 15% less
than the required 521 spaces.

RECOMMENDA TIONS

Transportation Planning staff finds the following conditions as part of ow review of the
transportation requirements related to approval of this limited site plan amendment:

1. The Applicant must limit the existing office building to 192,930 gross square feet as
approved under Preliminary Plan No. 11984200 and Site Plan No. 8200841180, Edson Lane
Office Building.

2. The Applicant must provide the following to support a parking waiver of 15% reduction in
the number of required parking spaces:

a. At least two reserved parking space for car/vanpools (i.e., preferably free or at
reduced market rate).
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b. A real-time transit information sign and a kiosk with information on non-auto
commuting options (such a transit, ridesharing, etc.) both located in the CRI Building
lobby.

c. Two inverted-U bike racks located within 50 feet from the main entrance to the CRI

building and if possible, in a weather-protected area to facilitate this non-auto
transportation mode alternative.

DISCUSSION

Site Location and Vehicular Access Points

The subject office building is located in the northwest comer of Rockville Pike (MD 355) and

Edson Lane. The vehicular access points are a paired full-movement access from Edson Lane and
right-turn-in/right-turn-out access from Rockville Pike.

A vai lable Transi t Service

Ride-On routes 5 and 46 Metrobus route J-5 operate along Rockville Pike. Transit service
does not operate on Edson Lane. The subject site is approximately a half mile from the White Flint
Metrorail Station.

Pedestrian and Bicycle Facilities

Five-foot-wide sidewalks exist along Rockville Pike and pm1s of Edson Lane. A four-foot­

wide sidewalk exists along Edson Lane between Rockville Pike and the site's paired access points.
All vehicular access points have lead-in sidewalks.

Public Policies Supporting the Parking Waiver

The reduction in the required number of on-site parking spaces would discourage vehicular
trips by single-occupant-vehicles during weekday morning peak period (6:30 to 9:30 a.m.) and

evening peak period (4:00 to 7:00 p.m.). Those motorists would be encouraged to use viable
alternative transportation modes (e.g., car/vanpooling or using transit) given the site's location within
the share-a-ride district and the distance of approximately one half mile from the White Flint
Metrorail Station.

Such a parking waiver is consistent with goals of the following:

1. The trip-reduction goals of the North Bethesda Transportation Management District (TMD)
and White Flint Sector Plan.

2. The "Smart Growth" policy to encourage higher-density development near and served by
Mctrorail stations.
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Transportation Demand Management

This site is within the boundary of the North Bethesda TMD. The original APF approval in
1984 did not require the applicant to enter into a traffic mitigation agreement to participate in the
North Bethesda Transportation Management Organization (TMO) because it was not yet established.
As a site plan amendment and not a subdivision case, the applicant is not required to participate with
the North Bethesda Transportation Management Organization (TMO).

Although participation in the TMO was not required, the CRr building management and
businesses located in the building have been working voluntarily and cooperatively with the TMO
staff to promote non-single-vehicular commuting modes. One example is the TMO's "commuter
information days" had been hosted in the CRr building lobby. The White Flint Sector Plan
recommends that the TMO achieve a 39% non-auto driver mode share (NADMS) goal for employees
that consist of a 26% transit mode share, 5% ridesharing, and 8% other commuting modes of
transportation.

Sector Plan Roadways and Bikeways

In accordance with the White Flint Sector Plan and Countywide Bikeways Functional Master
Plan, the sector-planned roadways and bikeway are as follows:

1. Rockville Pike (MD 355) is designated as a major highway, M-6, with a recommended 150­
foot right-of-way and a recommended shared use path, Local Bikeway, LB-5. The right-of­
way can be expanded to 162 feet that is to be obtained from reservation.

2. Edson Lane is designated as a business street, B-5, with a recommended 70-foot right-of-way
and a recommended dual bikeway, DB-l3.

Transportation Adequate Public Facilities Review

The existing general office building of 192,930 square feet generates 320 peak-hour vehicular
trips within the weekday morning and evening peak period and 298 peak-hour vehicular trips within
the weekday evening peak period. Although the site-generated trips exceed 30 peak-hour trips within
the weekday morning and evening peak periods, the applicant is not proposing to increase the square
footage of the existing office building nor the number of site-generated vehicular trips. Therefore, a
traffic study is not required to satisfy Local Area Transportation Review test and non-auto
transportation improvements are not required to satisfy Policy Area Mobility Review test.

EA:tc

cc: Stuart Barr
Bill Barron
Sande Brecher

Peggy Schwartz

mmo smith re 81984118A CRI Building.doc
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