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Staff Report: Limited Site Plan Amendment 81984118A, CRI Building
ITEM #:

MCPB HEARING October 14, 2010
DATE:

REPORT DATE: October 4, 2010
TO: Montgomery County Planning Board
VIA: Rose Krasnow, Chief

Robert Kronenberg, Supervisor
Development Review Division

FROM: Molline Smith, Senior Planner @
Development Review Division

Molline.smith@mncppe-me.org
301.495.4573

APPLICATION

DESCRIPTION: The 2.58 acre property is within the White Flint Master Plan and zoned O-M.
Located at the intersection of Rockville Pike (Route 355) and Edson Lane,
this site is situated directly across from the White Flint Mall. The Applicant is
proposing 1) a 15% parking waiver; 2) to add approximately 26 parking
spaces; 3) to restripe the existing structured parking garage; and 4) to modify
the existing Landscape and Lighting Plans.

APPLICANT: McShea Management Inc.
FILING DATE: December 5, 2008
RECOMMENDATION: Approval of the site plan amendment with conditions.

EXECUTIVE

SUMMARY: Approved in November 1984 the original site plan (No. 819841180) required
521 required parking spaces; however the total number of required parking
spaces was never fully constructed. This amendment mainly intends to
provide additional parking spaces that will reduce the parking constraints and
bring the existing parking facilities into partial compliance with the current
zoning requirements. There are currently 415 parking spaces; however with
the inclusion of approximately 30 additional parking spaces the site will still
require a 15% parking waiver for the 76 missing spaces. In accordance with
Section 59E-4.5; the Planning Board may waive any requirement not
necessary to accomplish the objectives in Section S9E-4.2.
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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 %2 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.
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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.
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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 (TMQO), 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.

|

Existing CRI Building

EDSON LANE

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 Area" 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 spaces”
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 Spaces® 10 spaces 10 spaces
Bicycle Spaces® 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%"

! 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).
’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.
* 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. Hlumination 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.

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

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

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.

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”.

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

APPENDICES

COow>

Approval Documents
Statement of Justification
Community Outreach
Revised Plans
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APPENDIX A (Approvals Documents)
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Date Hailed; Friday, Movember 2, 1984

i

MONTGOMERY COUNTY PLANNING BOARD

OPIRION
Site Plan Heview # 5 8.4118
ProJect _ Edson Lane Office Buflding s
On _ Bugust 13, 1984 ' Devherry & Davis subhmitted an

application for the approval of s site pisn for proparty in the O©O-M & R-90

zone, The application was designated Site Plan Review ¢ B-84118 .
n Yoveaber 1, 1984 » Site Plan Review # B-84118 wag brought

before the Moeatgemery County Flanning Board for a public hearing. At the public
hearing, the Montgomery County Plamning Board heard tastisony and received evidence
submittad in the record on the spplication., Based en the testinouy and evidemce
prasented by the scaff and on the staff raport with modifications to tha conditicoms
herveby adopted by the Montgemery County Plamning Board, which is attached hersto
and mads & part hereof, the Moncgomsry County Planning Board finds

1. thes site plan meets all of the requiresments of the zome in which it is
locatad;

2, the locarions of the buildings and structuras, the open spacas, the land-
scaping, snd the padestrisn and vehicular eirculaticn systens are
adequate, safe and efficiant:

J. mach structure and use is compatible with other uses and othsr site plans
and with exinting and propossd adiscent development.

and approves Elte Plan Reviev ! g g51:5 subjsct te tha following conditiona:

{Ses Attachment)

E[MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION
B787 Georgia Avenue » Silver Spring, Mar dand 20807
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1,

0P T W 1.0 8 (Conditions)

9ite Flan Ruview F8-34118

The applicant shall submit a aite plan enforcement agreement, including
a prohibition on construction related parking on Edson Lane and attendant
parking conditions and development program to scaff for approval prior to
release of permits.

Final structure parking plane shall be submitted to staff for approval
prior to release of a building permit.

Sidewalks shall be included aa followa:

a., Both sides of the entrance off Rockville Pike.

b. Provide a connectisn from the southwest entrance to fdsen Lane.
Proviaion of outdoor eating faciliries for employees.

Approval of a preliminary plan of subdivision.
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RYLAND-NATIONAL CAPITAL PARK AND PLANMING COMMISSION

THE |MA
8787 Georgie Avenue * Siver Bpring. Maryland 20807

Oetobar 29, 1984

MEMORANDUH

TO: Montgomery County Flanning Beard

FROM: Staff, Urban Deasign Diviasion

SUBJECT: Site Plan Review # 8-85118
Edson Lana Office Building

0~M and R-90 Zones
Rockville Pike, North Bethegda

On August 13, 1984 Dewberry and Davis submitted the asite

plan. The preliminary plan is scheduled on the same Planning
Board agenda.

] Rado dation
APFROVAL pubjecnt to the following:
l. The appliocant shall wsubmit & site plan enforosmant

agresmpnt and development progiram to ataff for approval
prior to release of permits.

2. Final structure parking plans shall ba submittsd to atafrl
for approval prior to releass of a oullding permit.

3. Sidewalks shall be includaed ap followat
A Both rides of the entranos orff Rpakville FPike.

|- Provide a connection from the southweat esatranos to
Edson Lane
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Nisholson Lana Sector Plan

The 0-M Zoning was recommandsd in the Nicholsan Lane Sactor
Plan for this sits in order to provide a step-down in intenaity
from the Sescurity Lane davelopwant to the north and to assyre
compatibility with the abutting residential oomamunlty througn

alte plan review.

Existing Coszditions

The sits consista of 4,847 acres of land zoned 0-M and R-90,
locatsd at the interseotion of R:t. 355 and Edson Lane.
Right-of-way dediaatisn will reduce the Q-M area to 2.585 aores.
Land to the wast is developed with detachea homaa, Land &n
north is devsloped with office buildings in the C-0 fans. Land
to the stuth across Edson Lans is developed with effice hulldings
in the 0-M and C-T Zones.

The aite slopes down from the nothwest to the southeast about
28 feet and contains a amall stream. The alte is heavily wooded.

Proposad Developmant

The fproposal consists of an office bullding contalning
192,930 gross square fest, with & Plasrs of offics agd 3 floors
of parking, twe of which aras undergound. Vehiculaur acosss will
be from Roockvilles Fike and fros Edsonm Lane. A drive-in bank is
included at the southeast oonar of Lthe Bullding. (Stafr doss nmot
interpres che ordinances as intending to sxalude driva=in bsnks
from all of the commercial zonss exoept C=3. Thism i3 a mattar
whioh the Planning Board has dealt with iIn the olarifying tezt
amendment dus for {ntroduction.)

on ange to O~-M Zona
0-M
Cpticnml Providad
Lot arsa,ac one-half ao. (min.) 2,585 ac.
Dansity, FAR 1.5 (max.) 1.5
Covarage, % T5 (max.) 39,3
Greaen Spzoe, ¥ 15 (min.) 48
Bidg., Height, ft. 72 {max.} 70
Setbaokes
Ft: mtrant 153 (min.) 15
loet 1lins 23 (min.)




Parking: 511 (min.)} 511

handioap 10 10
motorcyole 10 2]
biayela 20 20

~—"% Attendant parking will bes provided for about ons hundred
spaces.

Yahisular mnd Pedastrian Circulation

Yehicular avoass to be provided includes a right-in/right-out
off Roeckville Pike, which will serve a garagé, building entrance
and drop-off at the northeaat corner of the aite, and a_one-way
aystan off Edson Lane, whioh will servé a ssoond Earaga and
building eptrance at the sputhwest corner.

Two entrances to the bullding loocated at dliagopally opposita
gorpers will serve a irst-floor atriuam. Additional connmotions
of this pedeatrian ayatem to tha astreets ars pequired in
conditien #3 to provide adeguate oirosulation bebtween the public
sidewalk systsm and the hullding.

Landoscaping, Scresning mnd Lighting

A strong effort to preserve treea on the site is reflected in
the design, including preservation of trees batween the bullding
and Rookvllle, Pike. Additional trees will be planted around the
building and in the areas to be graded. The entirety of the
1.894 acres of R-90 zoned area of the site to the west will ba

retained in green.

Lighting of the drivaways and building entrances will be
provided by means of a 12 ft. tall pole light with adequate
out-offs to preclude apillage of light off the alte.

Environimental Conoeras

Stormwatsr managemant has been waived. Water guality will bs
provided by means cof oll and grease traps in the garage drainage

systanm.
Looation of Buildipgs and Open 3paces and Compatibility

The btullding im looatesd to the north and west on =h-(a1;3
portion of the site. 1IiL 1a 20 feet farthar from Rookville Plke
than the Dynamac I bullding to the aouth, but is no furthsr to
the west from Rookville Pilks than the Dynamae II building. The
southwest osornar of the building is aet baok 20 fest fros Edson
Lane mo that the tree ocover aw the R-90 portidd Will mareen the
bulldiag Tros the reasldancas of the acuth alde of Edson Luna.
Five Floors of the bullding will be visibile from the weast, Bul
will provide a astep-down in height Cfrom the Sesurity Lans
development to the nepth.

Sy




'l MONTGOMERY COUNTY PLANNING DEPARTMENT

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

MEMORANDUM
DATE: September 22, 2010
TO: Molline Smith, Site Planner -
Development Review Division ) / //"
v
VIA: Shahriar Etamadi, Supervisor 9
Transportation Planning Division
FROM: Ed Axler, Planner/Coordinator {4
Transportation Planning Di_vi_sion
SUBJECT:  Limited Site Plan Amendment No. 8-1984118A

CRI Building (Higgins Estate)
11200 Rockyville 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.

RECOMMENDATIONS

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

L 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).

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

¢. 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 corner 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.

Available Transit 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 parts 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:

i 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
Metrorail stations.



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 CRI 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 CRI 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:

i 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.

o Edson Lane is designated as a business street, B-5, with arecommended 70-foot right-of-way
and a recommended dual bikeway, DB-13.

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

o/ Stuart Barr
Bill Barron
Sande Brecher
Peggy Schwartz

mmo smith re 81984118 A CRI Building.doc
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BREWER
- — ATTORNEYS STUART R. BARR
CHARTERED DIRECT 301.961.6095
SRBARR@LERCHEARLY.COM
September 30, 2010
BY ELECTRONIC MAIL

Mr. Robert Kronenberg

Ms. Molline Smith

Maryland National Capital Park and Planning Commission
Development Review Division

8787 Georgia Avenue

Silver Spring, Maryland 20910

Re: Project: CRI Building, 11200 Rockville Pike, Rockville
Applicant: PRIM Rockville Pike LL.C ¢/o McShea Management Inc.
Plan Number 8§1984118A: Site Plan Amendment (Limited Plan Amendment) for
Additional Parking Spaces and Request for Parking Waivers
Updated Information and Statement in Support of Requests

Dear Mr. Kronenberg and Ms. Smith:

As you requested, we are submitting this updated information in support of the
proposed Site Plan Amendment application (Limited Plan Amendment) and Request for
Parking Waivers for the CRI Building property located at 11200 Rockville Pike in North
Bethesda (the “Property™). As we have discussed, the applicant is proposing to update the
Property’s Parking Facilities Plan to bring it into compliance with current zoning
requirements. The applicant seeks an amendment to the approved Site Plan to add twenty-
three (23) surface parking spaces to the Property. As explained below, even if those
additional spaces are approved, the Property still requires a parking waiver to account for a
shortage in the number of required parking spaces. Additionally, a waiver of the current
driveway setback requirement is needed simply to account for the difference between
existing conditions and current code requirements.

I. Background Information and Existing Parking Conditions

The Property is approximately 2.5 acres and is located on the west side of Rockville
Pike across from White Flint Mall. It is currently improved with an office building (the CRI
Building) and drive aisles serving parking levels beneath the building and drive-in tellers for
a previous bank use, interior to the building footprint. No surface parking spaces currently
exist. Commercial uses adjoin the Property to the north, east (across Rockville Pike), and

10106744 80642.001
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south (across Edson Lane). The Edson Park residential condominium development adjoins
the Property to the west.

The Planning Board approved the original Site Plan for the Property on November 2,
1984. The corresponding Staff Report dated October 29, 1984 specified that the building
will have five floors of office and three floors of parking, two of which will be underground
for a total of 192,930 gross square feet of building office area. The data table contained in
the Staff Report specifies a minimum of 511 parking spaces and 10 handicap spaces (521
spaces total). Below the data table in the Staff Report, it states that “Attendant parking will
be provided for about one hundred spaces.”

Currently, there are 415 striped parking spaces on the three parking levels, although due
to column layout and the current configuration of spaces, not all of these spaces meet current
code requirements for space size, depth, and handicap requirements. No attendant parking is
currently needed or used because the building is not 100% occupied currently.

II. Propoesed Parking Facilities Plan

The applicant first proposes to bring the parking garage up to current code standards by
restriping some spaces, adding additional access for the existing handicap spaces, and
converting some current undersized spaces to “small car” or motorcycle spaces. This
restriping and reconfiguration of the garage will result in a total of 390 standard,
handicapped, and small car spaces (i.e., not including any attendant parking).

The original 1984 parking plan contained in Park and Planning records shows attendant
parking on the two underground floors with stacking up to four cars-deep. The current
Montgomery County Zoning Ordinance Section 59-E-2.4, access and circulation, states that
for attendant parking at least 50 percent of all parking spaces must have direct access to
interior aisles. The four-deep stacking configuration shown on the parking plan approved in
1984 is inconsistent with current zoning regulations. Additionally, as noted previously,
several of the spaces are too small to meet current standards for standard parking spaces.

As shown on the proposed Parking Facilities Plan, providing code-compliant attendant
parking on the lowest level of the parking garage where an attendant booth is located would
yield an additional 32 parking spaces, for a total of 422 code-compliant spaces, making the
overall shortfall of parking between the 1984 Site Plan approval (requiring 521 spaces) and a
code-compliant condition of 99 spaces.

1010674.4 80642.001
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II1. Proposed Site Plan Amendment for Additional Surface Parking Spaces

To help address the shortfall of spaces in the parking garage, the applicant proposes to
construct surface parking spaces on the Property. When we initially filed the Site Plan
Amendment application in 2008, the applicant proposed to add fifty (50) surface parking
spaces to the Property. The applicant proposed twenty-seven (27) spaces along the northern
property line and twenty-three (23) spaces along the southern property line adjacent to Edson
Lane. When we met with Staff concerning that proposal, Staff asked the applicant to
consider ways to reduce parking demand on the Property. Since the time of the initial
application and meeting with Staff, the applicant has carefully considered its parking needs
and has worked hard to respond to Staff’s suggestions.

Over the past couple of years, the applicant has worked with Peggy Schwartz from the
North Bethesda Transportation Management District to educate the building’s tenants about
alternative transportation possibilities. The applicant has provided information to the tenants
about carpool, vanpool, public transit, telework, subsidies from the County, tax credits,
bicycling, and other possibilities to reduce parking demand.

After careful evaluation, the applicant determined that it could remove from its initial
plans the proposed 27 spaces on the north side of the building, thereby reducing the request
for additional parking from 50 to 23 spaces. The applicant still requires the 23 spaces on the
south side of the building, as shown on the latest proposed plans, to address the parking
shortfall and to serve a tenant on the ground level of the building. The Property lost the prior
bank tenant located on the southeast corner of the building and has had difficulty finding a
replacement tenant because of the lack of surface parking.

The proposed surface parking spaces utilize the existing driveways on-site to the extent
possible and maintain the same entrance locations. The spaces will be screened with
landscaping as shown on the proposed Landscape Plan. The addition of these 23 surface
spaces, together with attendant parking on the third floor of the parking garage, would yield a
total of 445 spaces, resulting in a net shortage of 76 spaces. The table below reflects the
proposed parking conditions on the property.

1010674.4 80642.001
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PARKING REQUIRED PROPOSED
Garage Parking
Standard Spaces (8.5” x 18") - 350
59-E-2.22 (g)
Attendant Parking on Level P-3 - 32
Small Car Spaces (7.5” x 16.5”) max 10%* 29 (5.6%)
59-E-2.22 (e) & (g)
Exterior Surface Parking
Standard Spaces (8.5 x 187) - 23
59-E-2.22 (g)
Totals
Standard Spaces (8.5° x 18") 510 405
59-E-2.22 (g)
Small Car Spaces (7.5 x 16.5%) max 10%* 29 (5.6%)
59-E-2.22 (e) & (g)
Subtotal 510 434
Handicapped Accessible Parking 11 11
Total Parking Spaces 521 445
* Due to existing column locations there are some parking spaces that are not in compliance with
current code dimensions for standard spaces but are large enough to meet the requirements of small car
spaces. Under Section 59-E-2.22(e), the director/planning board may permit up to 10 percent of all
required spaces to be small car spaces in exceptional cases where the configuration of the site prevents
exclusive use of standard space dimensions.
1010674.4 80642.001
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IV. Request for Waivers from Parking Requirements

Given the inconsistency between existing parking conditions and current zoning
requirements, this project will require waivers of the number of parking spaces and drive
aisle setback requirements.

Number of Parking Spaces. The applicant requests a waiver from the remaining
balance of required number of parking spaces as provided in the original Site Plan approval.
Under the original approval, 521 parking spaces are required for the Property, and a total of
445 can be provided on-site including the additional 23 surface parking spaces. Thus, the
applicant requests a waiver of the remaining 76 parking spaces required. This number of
spaces represents approximately 15% of the required number of spaces. The need for this
waiver request is primarily based on the change in code requirements for attendant parking.
Realistically, 23 additional surface spaces is the maximum number that can be provided on
site to address the shortfall. The applicant is confident that with the additional surface
spaces, adequate parking will be provided on-site.

Driveway Setback. The applicant requests a waiver from the driveway setback
requirement contained in Section 59-E-2.81 as that section applies to the drive aisle located
on the southwest corner of the Property. Section 59-E-2.81 requires that where a parking
facility adjoins a residential zone, the driveway setback must be equal to the applicable
setback required for the property in the residential zone. In this case, a 25-foot setback
would appear to apply given the zoning of the adjoining residential property. A 15-foot
setback currently exists. The location of this drive aisle has existed on the Property since its
development in approximately 1984 and no changes to its configuration are proposed, so this
waiver request simply seeks to formalize an existing condition.

For background purposes, when the Property was developed in 1984 it comprised what
was then Lot 19 of Higgins Estate (Plat No, 15176). At that time Lot 19 included land to the
west of the CRI Building that was later subdivided in 1998 into Lots 30 and 31 of Higgins
Estate by Plat No. 20897. The CRI Building was contained on Lot 31, and Lot 30 was
developed as the Edson Park residential condominium that exists today. This resubdivision
placed a property boundary line between the CRI Building Property and the adjoining
residential property that resulted in the existing driveway setback of 15 feet. Again, this
driveway existed at the time the resubdivision was approved, and this waiver request simply
secks to formalize the existing condition. This application proposes no alteration to the
driveway from its current configuration.

1010674.4 80642.001
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Justification. Given the desire of the applicant to bring the parking facilities up to
current code standards, the serious difficulty attracting a new tenant to the southeast corner of
the building, the unique circumstances of the building on the Property, and for all of the prior
reasons as explained in our prior submissions, the applicant requests approval of the
additional parking spaces and parking waiver requests. The waivers of these parking
standards will be consistent with the parking facilities plan objectives contained in Zoning
Ordinance Section 59-E-4.2. As mentioned, the waiver request for the number of parking
spaces is based on the hardship imposed by existing site constraints and the change in code
requirements for attendant parking. The other waiver request is simply to formalize an
existing condition. If granted, these waiver requests will not result in any adverse impact on
adjoining properties, any safety or circulation concerns, or any traffic congestion.
Appropriate landscaping and lighting are provided as shown on the proposed plans.

VY. Recent Rezoning from O-M Zone to CR Zone

As you are probably aware, many of the properties in White Flint were recently rezoned
as part of the updated White Flint Sector Plan. The CRI Building Property was rezoned to
the CR zone (CR-2.5, C-2.0, R-1.25, H-150). This rezoning should not affect the current site
plan amendment application since under section 59-C-15.9(d) “Existing approvals,” a project
with a site plan approval may be altered at any time under either the CR zone or the previous
zone, at the option of the owner. Thus, this application can continue to be evalvated under
the previous O-M zone.

VI. Community Qutreach

Although not required under the Limited Site Plan Amendment process, the applicant
has conducted outreach with the surrounding community concerning the proposed parking
changes. In 2008, when the application was first filed, invitations including copies of the
original proposed plan showing 50 proposed surface parking spaces, were mailed to all
relevant neighboring property owners and civic associations and an outreach meeting was
conducted to discuss the project. Only two neighbors attended and their questions were
answered by the project team. The relevant materials from the outreach efforts were
submitted to Staff previously. The applicant also has sent an updated letter and plan
informing the surrounding community of the reduction of proposed surface parking spaces
from 50 to 23.

1010674.4 80642.001
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The applicant also met with Department of Permitting Services officials concerning the
proposed plans. No objections were raised, and DPS indicated in correspondence with Park
and Planning Staff that it supports the project. This project has an approved forest
conservation plan exemption and stormwater management concept approval. DPS also
approved the final soil erosion, sediment control and stormwater management plan earlier
this year.

Please let us know if you have any questions or need any additional information.

Thank you very much.
Very Truly Yours,
Stuart Barr
Lerch Early & Brewer, Chtd.
cc: Dana Izaguirre, McShea Management, Inc.

Paul Newman, Macris, Hendricks & Glascock, P.A.

1010674.4 80642.001
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June 6, 2008

Dear community associations and nearby property ownets:

You are invited to an informational meeting to discuss the addition of approximately 50
surface parking spaces to the property located at 11200 Rockville Pike (the CRI Building). The
CRI Building is located on the west side of Rockville Pike directly across from White Flint Mail.
The parking spaces will be located along the northern and southern sides of the property in
between the building and the property lines as shown on the attached conceptual site plan. No
changes to the building are proposed.

The meeting will take place at the CRI Building located at 11200 Rockville Pike on
Monday, June 16, 2008 at 7:00 p.m. in the 5™ floor conference room (please follow the
directional signage inside the building for the meeting room).

All participants will be invited to review the proposed plans, ask questions, and express
any issues or concerns. There is no need to RSVP for the meeting, although if you do plan to
attend we would appreciate you notifying us in advance by emailing Stuart Barr at
srbarr@lerchearly.com or by phone at 301-961-6095. If you are unable to be present and would
like either a copy of the proposed plan or minutes, please let us know.

We look forward to your participation.

cc: MNCPPC, Development Review Division, Intake Section

8124281 £0642.001
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Minutes from June 16, 2008 Community Outreach Meeting

11200 Rockville Pike

Attendees:

Julie Beard, Sr. Property Manager for McShea Management, Inc.
Jonathan Daigle, Sr. Vice President of Property Mangement for McShea
Paul Newman of Macris, Hendricks & Glascock, P.A. on behalf of owner.

Don Backott of 11210 Edson Park within neighboring community,
Sandy Berlack of 11210 Edson Park within neighboring community.

1.  Review of overall parking expansion project.

a. Locations

b. Number of spaces

c. Proposed landscaping plan.
d. Proposed lighting plan

2. Q& A from attendees.

Q. Why is additional parking necessary?

A. The under ground garage does not house the approved number of spaces by
the county at original construction to accommodate a building of this size.
Columns within the garage contribute to a reduction in parking spaces.

Q. Will the parking lot be available to the public?
A. No, this lot will be card accessible only to tenants of the CRI building.

Q. How far back will the parking lot comes towards the adjacent community?
A. The generator will be relocated to the green area on the east side of the
under ground garage ventilation currently located behind 11200 Rockville
Pike. The lot will be to the north-east of the generator. The generator will be
screened by landscaping. All existing trees to remain and some new trees
along the parking arca.

Q. Who is your landscaping company?
A. Brickman Landscaping.

Q. Is it necessary to take from the green space to the south of Suntrust Bank
for these spaces?

A. In order to accommodate our tenants and their patrons we require this
additional parking at the building. A portion of this green space is necessary to
create seven of the fifty spaces we are seeking.
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ATTORNEYS STUART R. BARR
DIRECT 301.961.6095
SRBARR@LERCHEARLY.COM

September 30, 2010

Dear community associations and nearby property owners:

We wanted to provide you with an update on the plan to add surface parking spaces to
the CRI Building property located at 11200 Rockville Pike. The CRI Building is located on
the west side of Rockville Pike directly across from White Flint Mall at the intersection of
Edson Lane and Rockville Pike. As you may recall, the original plan was to add 50 surface
parking spaces to the property, with 27 spaces to be located on the north side of the building
and 23 spaces to be located on the south side of the building. We are now proposing only to
add the 23 spaces on the south side of the building, at the intersection of Rockville Pike and
Edson Lane, as shown on the attached proposed site plan. Landscape and lighting
improvements also will be made to accommodate the additional parking spaces. Given the
fact that parking standards have changed since the building was originally constructed, we
also are requesting parking waivers simply to formalize the other existing conditions on the
property. The only proposed physical change to the property is the addition of 23 surface
parking spaces, as shown on the attached plan. No changes to the building are proposed.

The Site Plan Amendment Application Number is 81984118A, and you will probably
receive a notification soon from the Montgomery County Planning Board of a public hearing
scheduled for October 14™. The plan is scheduled to be reviewed as a limited site plan
amendment on the Planning Board’s agenda. If you have any questions about the proposal for
the additional parking spaces, please contact Molline Smith in Park and Planning’s
Development Review Division by email at molline.smith@mncppe-me.org or by phone at
(301) 495-4573. You can also feel free to contact me by email at srbarr@lerchearly.com or
by phone at (301) 961-6095 and I would be happy to speak with you and answer any
questions that you have. Thank you very much.

Sincerely,

a3

Stuart Barr
Lerch Early & Brewer, Chtd.

cc: Molline Smith, MNCPPC

1006778.2 80642.001
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