
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

� Staff recommends APPROVAL WITH CONDITIONS of the Consent Site Plan Amendment. 
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Ripley Street North, Consent Site Plan Amendment, 82006025C 

 

Elza Hisel-McCoy, Assoc. AIA, LEED-AP, Planner Coordinator, elza.hisel-mccoy@montgomeryplanning.org, 301.495.2115 

Robert Kronenberg, Acting Chief, Area 1, robert.kronenbert@montgomeryplanning.org, 301.495.2187 

� North side of Ripley Street, 500 feet west of 

Georgia Avenue 

� CBD-2, Silver Spring CBD Sector Plan, 1.8 acres 

� flexibility to allow ground-floor live-work units 

and minor modifications to the landscape and 

lighting plan 

� Home Properties Ripley Street, LLC 

� December 6, 2012 
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Completed: 2.15.13 
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SITE DESCRIPTION 

Vicinity 

The development is centrally located within the Ripley District of Silver Spring on the north side 

of Ripley Street, astride the Colonial Lane right of way.  The site is zoned CBD-2 and is 

currently occupied by a vacant lot and one- and two-story buildings.  The building directly across 

Ripley Street, 1155 Ripley Street, is a recently constructed high-rise multi-family mixed-use 

project.  To the east along Georgia Avenue are one- and two-story commercial buildings 

featuring the Pyramid-Atlantic Arts Center and several small retailers.  South of the site is 

Progress Place, a County-operated community support facility, and a County parking lot.  The 

site is within a five-minute walk to the Silver Spring Metro Station and Transit Center.   

     

 

 
 

Vicinity Map 

 



Site Analysis 

The site is located on the north side of Ripley Street and covers approximately 78,225 gross 

square feet, or 1.8 acres.  Approximately 30,794 square feet has been dedicated for roadways, 

leaving a net tract area of 47,431 square feet.  Overhead utility wires have been undergrounded 

by recent development.  The nearest intersections of Ripley Street with Colonial Lane and 

Georgia Avenue are not signalized.  The site topography is flat with approximately eight feet of 

drop from the east side to the west side.  The site is currently under construction.  Vehicular 

access will be provided from Dixon Avenue. 

 

 
 

Site Aerial View 

 

AMENDMENT DESCRIPTION 

 

Previous Approvals 

On July 29, 2004, the Planning Board approved Project Plan 920040060 (Opinion 9-04006, 

dated September 1, 2004) for a maximum of 391,125 gross square feet in a building with a 

maximum height of 190 feet, including 5,496 square feet of retail uses and a maximum of 336 

dwelling units.   

 

On March 30, 2006, the Planning Board approved amendment 92004006A (Opinion dated 

September 27, 2006) to increase the maximum building height, decrease the retail area, and 

decrease the maximum number of dwelling units.  In exchange for allowing a proposed private 

parking garage beneath the Dixon Avenue right of way, this amendment also required the 

Applicant to construct Dixon Avenue from Ripley Street north to Bonifant Street. 

 

On December 6, 2007, the Planning Board approved Preliminary Plan 120060540 (MCPB No. 

08-1, dated January 18, 2008) limiting development to a maximum of 317 multi-family dwelling 

units and 5,380 square feet of retail. 



 

On September 18, 2008, the Board approved Site Plan 820060250 (MCPB No. 08-118, dated 

November 24, 2008) for 391,125 gross square feet of mixed-use development, including 5,380 

square feet of retail and 385,745 square feet of multi-family residential development with a 

maximum of 314 dwelling units including 40 MPDUs (12.5 percent), 

 

Eighteen months later, the Applicant submitted a trio of major amendments that significantly 

revised the design of the project.  On April 8, 2010, the Planning Board approved Project Plan 

Amendment 92004006B (MCPB No. 10-66, dated June 17, 2010), Preliminary Plan Amendment 

12006054A (MCPB No. 10-41, dated June 15, 2010), and Site Plan Amendment 82006025A 

(MCPB No. 10-65, dated June 16, 2010).  These amendments: 

• increased the maximum number of dwelling units to 385; 

• increased the retail to 5,541 sf.; 

• divided the residential development between two buildings: 

o 1155 Ripley Street, a 200’ building with townhouses and residential flats 

wrapping a parking garage at the lower level and a multi-family dwelling unit 

tower above; and 

o 1015 Ripley Street, an 80’ building with loft-style dwelling units and the entirety 

of the proposed 5,541 sf. of retail uses at ground level; 

• eliminated the parking garage beneath the Dixon Avenue right-of-way; 

• increased parking; 

• redesigned the public use and amenity space. 

 

 

 
Site Plan 

 



Subsequently, on September 7, 2012, the Acting Planning Director signed Administrative Site 

Plan Amendment 82006025B to change the development program to allow all of the residential 

amenities to be completed at the final, instead of the initial, use and occupancy permit and to 

delete a note on the data table regarding a potential Alternative Location Agreement for MPDUs. 

 

Conformance to Conditions of Approval 

The proposed development must comply with the conditions of approval for the Site Plan 

820060250, as amended, as enumerated in the Planning Board Resolutions listed above, except 

as modified herein. 

 

Proposal 

On December 6, 2012, the Applicant submitted a proposal to amend the approved Site Plan to 

allow the flexibility to convert some non-residential space in the 1015 Ripley Street loft building 

to live-work or residential units, and to make minor modifications to the benches and the lighting 

for the public art in the public use space.  The proposal does not affect the approved maximum 

limit of 385 dwelling units, 5,541 sf. of non-residential uses, or parking. 

 

Non-residential uses 

The maximum residential density for this project is limited by the mixed-use development 

provisions of Div. 59-C-6.23, which in the CBD-2 Zone allows a maximum total FAR of 5 with 

a maximum non-residential FAR of 3.   Thus for mixed-use projects, the code does not limit the 

number of dwelling units; the Applicant may propose to divide their residential density into as 

many units as they see fit. 

 

In contrast, Applicants proposing single-use residential development in the CBD zones are 

limited to a certain number of dwelling units per acre (du/a).  For the CBD-2 zone, the maximum 

density for single-use residential development is 200 du/a. 

 

For this mixed-use project, the Planning Board approved the Applicant’s proposal for a 

maximum residential FAR of 5.0, with 385 dwelling units.  Calculated as a single-use residential 

development, the development’s gross tract area of 78.225 sf. (1.79 acres) would yield only 359 

dwelling units. 

 

To keep the project mixed-use, while maintaining the Applicant’s flexibility to adapt to market 

conditions regarding the residential or non-residential use for the ground floor, staff worked with 

the Applicant to identify a minimum amount of required non-residential uses.  This is defined not 

in terms of built area, but rather in terms of linear street frontage from the corner of Ripley Street 

and Dixon Avenue.   

 

This retail corner is the essential retail space for this building, and is located diagonally opposite 

the non-residential uses approved as part of the 1150 Ripley Street.  So long as the linear 

frontage described in the diagram below and in the accompanying condition of approval is met, 

the Applicant may adjust the depth of the retail space as they see fit, to the approved maximum 

non-residential use area of 5,541 sf.  As conditioned below, at time of building permit 

Montgomery County Permitting Services staff, in coordination with planning staff, will review 

proposed non-residential uses to verify compliance with this provision. 

 



 
Proposed non-residential frontage 

 

 

PUBLIC NOTICE 

A notice regarding the subject amendment was sent to all parties of record by the Applicant on 

December 7, 2012.  The notice gave interested parties 15 days to review and comment on the 

amended site plan per Montgomery County Zoning Ordinance Section 59-D-3.7.  Staff received 

no inquiries regarding the proposed amendment. 

 

 

STAFF RECOMMENDATION AND CONDITIONS 

The proposed modifications to the site plan will not alter the overall character or impact of the 

development with respect to the original findings of approval.  Further, these modifications will 

not affect the compatibility of the development with respect to the surrounding neighborhood.  

Staff recommends approval of Site Plan Amendment 82006025C, as modified by the following 

conditions: 

 

1. Site Plan Conformance 

The proposed development must comply with the conditions of approval for site plan 

820060250, as listed in the Planning Board Resolution 08-118 dated November 24, 2008, 

as amended by site plan amendment 82006025A, as listed in the Planning Board 

Resolution 10-65 dated June 16, 2010, and by administrative site plan amendment 

82006025B, approved by the Planning Director on September 7, 2012. 

 

2. Non-residential Uses 

For the 1015 Ripley Street building, the Applicant must retain for only non-residential 

uses at a minimum the portion of the ground floor at the intersection of Ripley Street and 

Dixon Avenue defined by a linear street frontage of 40 linear feet along Ripley Street and 

20 linear feet along Dixon Avenue, to be measured as illustrated in the Certified Site 

Plan.  Non-residential uses must not exceed the approved maximum limit of 5,541 sf.   



Non-residential use area will be determined by the non-residential user at time of 

building permit for that use.  The building permit for each unit containing non-residential 

space must be approved by M-NCPPC staff.  A copy of the building permit application 

for each non-residential use must be provided to M-NCPPC for the record file. 

 

APPENDICES 

A. Draft Planning Board Resolution 

B. Prior Resolutions 
 



DRAFT RESOLUTION NOT ADOPTED Appendix A
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MONTGOMERY COUNTY PLANNING BOARD
THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION
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MCPB NO.1 0-66
Project Plan Amendment No. 92004006B
Project Name: Ripley Street North (aka Midtown Silver Spring)
Hearing Date: April 8, 2010

MONTGOMERY COUNTY PLANNING BOARD

RESOLUTION

WHEREAS, pursuant to Montgomery County Code Division 59-0-2, the
Montgomery County Planning Board ("Planning Board") is required to review
amendments to approved project plans; and

WHEREAS, on January 4, 2010, Home Properties Ripley Street, LLC, c/o Home
Properties, ("Applicant") filed a project plan amendment application designated
92004006B, Ripley Street North, (the "Amendment") for approval of the following
modifications to previously approved Project Plan No. 920040060:

1. increase the maximum number of dwelling units from 314 to 385;
2. increase the maximum proportion of retail space within the overall allowable

buildable area from 5,380 sf. to 5,541 sf.;
3. divide the residential development between two buildings:

a. 1155 Ripley Street, a 200' building with townhouses and residential flats
wrapping a parking garage at the lower level and a multi-family dwelling
unit tower above; and

b. 1015 Ripley Street, an 80' building with loft-style dwelling units and the
entirety of the proposed 5,541 sf. of retail uses at ground level;

4. reduce the footprint of the parking garage so that it no longer extends under the
Dixon Avenue right-of-way but is entirely contained on private property on the
west side of Dixon Avenue;

5. increase the maximum number of parking spaces from 389 to 396, solely for the
residential units; retail parking will be provided through the adjacent Parking Lot
District (PLD) facility;

6. redesign the public use and amenity space to:
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a. delete the approved public use space in the northeast corner of the
intersection of Ripley Street and Dixon Avenue;

b. consolidate the public use space, including the public art installation
previously approved, along the western edge of the site adjacent to the
Ripley Street extension;

c. decrease the amount of on-site public use space from 19,338 sf. (39.4%
of the net lot area) to 10,541 sf. (22.2% of the net lot area);

d. increase the amount off-site public amenity space from 15,812 sf. (32.2%
of the net lot area) to 15,950 sf. (33.6% of net lot area);

e. as previously approved by the Board, the Applicant remains committed to
the construction of Dixon Avenue through the PLD garage north to
Bonifant as well as participation in the construction of the Ripley Street
extension to Bonifant; and

WHEREAS, following review and analysis of the Amendment by Planning Board
staff ("Staff") and the staffs of other applicable governmental agencies, Staff issued a
memorandum to the Planning Board dated March 26, 2010, setting forth its analysis and
recommendation for approval of the Amendment ("Staff Report"); and

WHEREAS, on April 8, 2010, Staff presented the Amendment to the Planning
Board at a public hearing on the Amendment (the "Hearing") where the Planning Board
heard testimony and received evidence submitted for the record on the Amendment;
and

WHEREAS, on April 8, 2010, the Planning Board approved the Amendment on
the motion of Commissioner Dreyfuss, seconded by Commissioner Alfandre, with a vote
of 4-0, Commissioners Alfandre, Dreyfuss, Hanson, and Wells-Harley voting in favor,
and Commissioner Presley absent.

NOW, THEREFORE, BE IT RESOLVED THAT, pursuant to the relevant
provisions of Montgomery County Code Chapter 59, the Planning Board hereby adopts
the Staff's recommendation and analysis set forth in the Staff Report and hereby
approves the Project Plan Amendment No. 92004006B; and

NOW, THEREFORE, BE IT RESOLVED that, pursuant to the relevant provisions
of Montgomery County Code Chapter 59, the Montgomery County Planning Board
hereby APPROVES the Amendment;

BE IT FURTHER RESOLVED, that the Planning Board adopts the Staff's
recommendation and analysis set forth in the Staff Report and FINDS that the
Amendment is consistent with the provisions of § 59-0-2.6 of the Zoning Ordinance and
consistent with the purposes, intents, and requirements of the CBD-2 zone, as well as
with the Silver Spring CBD Master Plan, and the Amendment remains compatible with
the existing and proposed development adjacent to the site. The proposed
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modifications satisfy the Adequate Public Facilities requirements, as well as those of
MPDU, Forest Conservation, and water quality. The proposal continues to provide
development of a quality greater than that of the standard method, and will yield more
attractive buildings and open spaces than the previously approved project plan; and

BE IT FURTHER RESOLVED that all site development elements as shown on
Ripley Street North drawings stamped by the M-NCPPC on March 5, 2010, and March
17, 2010, shall be required; and

BE IT FURTHER RESOLVED, that this Resolution constitutes the written
opinion of the Board and incorporates by reference all evidence of record, including
maps, drawings, memoranda, correspondence, and other information; and

BE IT FURTHER RESOLVED, that this Amendment shall remain valid as
provided in Montgomery County Code § 59-0-2.7; and

:"BI; IT -"FURTHER RESOLVED, that the date of this written resolution isW~ 11 =-__(which is the date that this resolution is mailed to all parties of---"V '<J I ••

record); and

BE IT FURTHER RESOLVED, that any party authorized by law to take an
administrative appeal must initiate such an appeal within thirty days of the date of this
written opinion, consistent with the procedural rules for the judicial review of
administrative agency decisions in Circuit Court (Rule 7-203, Maryland Rules),

* * * * * * * * * * *

CERTIFICATION

This is to certify that the foregoing is a true and correct copy of a resolution adopted by
the Montgomery County Planning Board of The Maryland-National Capital Park and
Planning Commission on motion of Commissioner Dreyfuss, seconded by Wells-Harley,
with Commissioners Hanson, Wells-Harley, and Dreyfuss voting in favor of the motion,
and with Commissioners Alfandre and Presley absent, at its regular meeting held on
Thursday, May 27,2010, in Silver Spring, Maryland.

~~~~Royce Han n, C airman -------
Montgomery County Planning Board




































