
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 The Staff recommends approval of Project Plan and Site Plan with conditions. 
 The proposed building will be located on County-owned land directly adjacent to the future Silver 

Spring Regional Library and Purple Line. 
 The application presented is for 155 multi-family units, including 12.5% MPDUs and 16 Workforce 

Housing Units earmarking the project as “green tape” since it is providing more than 20% of the 
units as affordable.  Staff is conditioning that 32 Workforce Housing Units must be provided for the 
applicant to achieve the desired 100 foot building height. 

 Neighbors have expressed concerns regarding the building design and height, visibility of rooftop 
amenities and circulation within the alley. 

 A waiver of the parking requirement has been submitted with the application.  
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SECTION 1:  CONTEXT AND PROPOSAL 

 
SITE DESCRIPTION 

Vicinity 
The subject property, which is 1.45 acres and contains the future Silver Spring Library and proposed 
residential project that is analyzed in this report, is located between Wayne Avenue and Bonifant Street 
along Fenton Street in the Silver Spring Central Business District (“Subject Property” or “Site”).  The 
Residential Project is located along the southwestern portion of the Site, on a proposed ownership lot 
per Section 50-35A(a)(4) of the Subdivision Regulations, identified as ownership lot 32A, (“Ownership 
Lot”).  The proposed Ownership Lot is located along Bonifant Street and is currently vacant.  The future 
Purple Line Station will cut diagonally across the Subject Property, and the future Silver Spring Public 
Library will span over the tracks.  The Site is convenient to the Silver Spring Metro Station and Transit 
Center, as well as the central retail district of Downtown Silver Spring located across Wayne Avenue to 
the north.   
 
The Site is zoned CBD-1 within the Fenton Village Overlay Zone.  To the north across Wayne Avenue is 
the 11-story mixed use building containing the Marriott Courtyard hotel with ground floor retail.  Whole 
Foods supermarket is within close proximity, located at the northeast quadrant of the intersection of 
Wayne Avenue and Fenton Street.  Southeast of the site is the six-story (60 feet) Lofts 24 residential 
building.  To the northeast is First Baptist Church of Silver Spring which is slated for redevelopment per 
Site Plan No. 820130050, Fenton Street, for a mixed-use development of 260,921 square feet including 
259 multi-family dwelling units, 18,650 square feet of retail, and 29,228 square feet of institutional use.  
To the southwest along Bonifant Street are commercial uses within one and two story buildings in the 
CBD-1/Fenton Village Overlay Zone.  An existing 14-story (143 feet) high-rise residential development 
known as the Crescent Condominium is located along the northwest boundary of the Site and is zoned 
CBD-2, which is outside the boundary of the Overlay Zone. 
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Figure 1: Vicinity Map 
 
 
Site Analysis 
The Silver Spring Library Residential building will be located on ownership lot 32A to be identified on a 
plat recorded by minor subdivision.  This plat is being processed concurrently with the application, and 
the plat will consolidate lots 5 and 6 with part of lot 7, part of lot 28, part of lot 29, part of lot 2, and part 
of lot 3.  The previous plat had a building restriction line that the Library and residential building will 
violate, however, with approval of the minor subdivision Plat by the Planning Board, a new building 
restriction line will be established.  The total land area within the newly consolidated lot will be 63,043 
square feet (1.45 acres) and the Ownership Lot will be 20,912 square feet in size.  The proposed 
Ownership Lot is essentially a ground lease from the county to facilitate a joint venture between 
Montgomery Housing Partnership and Donohoe to develop an affordable housing project.   
 
The Ownership Lot is currently vacant since clearing and grading work began in 2010.  The Subject 
Property is in preliminary construction stages for the construction future Library. There are no streams, 
wetlands, floodplain, or other environmentally-sensitive features located on the property, including 
forest or significant specimen trees. 
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Site Context 
The joint development of the Library and residential project was considered an important addition to 
the Silver Spring CBD that provides active civic uses anticipated by the Sector Plan.   The Library is 
located over 40 feet away from the 143 feet high-rise residential building known as the Crescent 
Condominium.  The building steps down from 120 feet to 70 feet along Fenton Street. 
 
Entrances to the Library are located on Wayne Avenue and Fenton Street.  Book drop-off and service 
areas are located behind the Library from the service alley.  Parking for the Library will be located in the 
existing public parking garage located across Wayne Avenue.  The Library is designed around a future 
Purple Line Station and track area.  The area for the future platforms and tracks has been carefully 
integrated into the site.  The mandatory referral application for the Library included public use space 
totaling 21% of the net lot area, adjacent to the Library and the future residential building. The public 
use space is located at the intersection of Fenton Street and Bonifant Street.  This public space provides 
an active outdoor civic space, access to the future platform for the Purple Line, and establishes an 
adequate transition between the Library and the future joint development of the residential building.   
 

 
Figure 2: Aerial Photo Looking South 

 
 
PROJECT DESCRIPTION 

 
Previous Approvals 
On June 18, 2010, the Planning Board approved with conditions Mandatory Referral No. MR 10719-DGS-
1 for the Silver Spring Library.   
 
Montgomery County purchased a site in the Fenton Village District of the Silver Spring CBD for the joint 
development of a public Library and housing.  The Department of General Services submitted a 
Mandatory Referral for the Library portion of the site.  The Mandatory Referral for the public Library 
included three main Library floors, public meeting rooms, an art center, and County offices totaling 
115,514 square feet with a maximum building height of 120 feet. The Mandatory Referral application  
outlined three phases of development for the Site: 
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Phase 1: Demolition and Re-location of Existing Utilities - Summer of 2010 demolition took place in 
preparation for construction of the Library. 
Phase 2: Library, Public Use Space and Platform for the Purple Line Station - The Library will be 
completed before the Purple Line Station is completed.  The station platform will be graded and 
constructed in a way that at the time of the construction of the Purple Line, the paving material in the 
plaza and platform will be easily removed and replaced by the tracks. 
Phase 3: Residential Building - This phase will begin construction after the Library has been completed.  
The housing has been designed as an integrated project with the Library, public use space and the future 
transit station.  The residential portion will include approximately 140 housing units with limited ground 
floor retail.    
 
Proposal 
The Project Plan and Site Plan applications for the proposed Ownership Lot propose construction of a 
110 foot tall building, 160,000 square feet in size, containing up to 155 dwelling units and 9,000 square 
feet of first floor commercial uses.  The applicant proposes the inclusion of 12.5% Moderately Priced 
Dwelling Units and 10% Workforce Housing Units, with the expectation to include a majority of 
affordable housing units in the project if proper financing is granted from various governmental entities 
following plan approval.  The proposed FAR on the Subject Property is 1.82 pursuant to Section 59-C-
6.234 footnote 25, which is discussed in detail in the project plan section of this report.  The applicant is 
asking for permission to construct the building up to 110 feet in height pursuant to Section 59-C-
6.235(b) footnote 1 and 59-C-18.192(b)(1)(C) of the Zoning Ordinance, which is also discussed in greater 
detail in the project plan findings section of this report.  Section 59-C-18.192(b)(1)(C) is the applicable 
provision that relates specifically relates to the Overlay Zone.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Figure 3: Property Map 
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The public use space design consists of the streetscape improvements along the Subject Property’s 
Bonifant Street frontage, in addition to the public use space submitted as part of the Mandatory Referral 
for the Silver Spring Library.  The approved design is for an urban community park with a central green, 
plentiful trees and seating areas, a bio-retention basin, paving materials emphasizing the park as an 
extension of the Library, and lighting to further activate the area at night.  The park was designed to 
provide increased visual interest for the pedestrian and a strong integration with the architecture of the 
Library and future residential building on the Site.  With the streetscape improvements in connection 
with the proposed Ownership Lot in addition to the urban park, the total public use space on the Subject 
Property is 24% of the net lot area.    
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 4: Public Use Space approved under Mandatory Referral No. MR 10719-DGS-1 
 
For the new residential project on the proposed Ownership Lot, the applicant proposes additional on-
site amenities specifically for future residents of the building.  An indoor community space, picnic/sitting 
area, pedestrian system, and indoor fitness facility will be available as amenities for residents of the 
building. 
 
The applicant originally proposed 28 parking spaces in an underground parking garage below the 
building with garage door access directly from Bonifant Street near the service alley curb cut.  Certain 
irreconcilable concerns raised by MCDOT, in its letter dated March 20, 2013, required elimination of the 
proposed garage entrance.  As a result, the revised parking concept submitted in plan drawings dated 
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April 8, 2013, accommodate seven covered parking spaces accessed from the alley along the southern 
side of the building.  The applicant requests a parking waiver from the Planning Board for the remaining 
requirement, which results in a 97 percent waiver.  Two loading spaces are proposed, per the 
requirements for a building of this size. The loading bays are proposed to be accessed from the rear 
service alley behind the building.   
 
 
COMMUNITY OUTREACH 
 
The applicant has met all proper signage, noticing, and submission meeting requirements.  Staff has 
received correspondence from neighbors of the Subject Property.  Their concerns are primarily with the 
requested height increase of the building to 110 feet and why this should be permitted, noise produced 
by service vehicles in the rear loading dock, and architectural concerns that the building is not 
compatible with the architecture of the Silver Spring Library.  Beginning on page 11 of this report, the 
allowances for a building 110 feet in height at this location is discussed.  With the recommended 
conditions for the Project Plan and Site Plan, a building of this height is permissible under the 
requirements of the Montgomery County Zoning Code and Silver Spring CBD Sector Plan.  The applicant 
explored relocating the loading area of the building from the north side to the west side of the building 
to reduce the noise impacts on the Crescent Condominium, but due to the location of the parking 
spaces, the applicant could not relocate the loading area.  The loading area is covered by a green roof 
terrace at the current location and will be the least visible from public rights-of-way.  Staff also 
expressed concerns regarding architectural considerations.  The applicant made changes to the building 
to break up the mass and bulk in the revised plan.  Staff does not consider the modifications to the 
proposed architecture to be incompatible with the Silver Spring Library.   
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SECTION 2: PROJECT PLAN  
 
 
 
RECOMMENDATION AND CONDITIONS 

 
Staff recommends approval of Project Plan No. 920130040, Silver Spring Library Residential, for a mixed-
use development with 9,000 SF of commercial uses and a maximum of 155 dwelling units (including 
12.5% MPDUs and 32 WFHUs), on 1.45 acres. All site development elements as shown on the plans 
stamped by the M-NCPPC on March 11, 2013 are required except as modified by the following 
conditions: 
 
1. Development Ceiling 

The proposed development is limited to 160,000 square feet of gross floor area and a maximum 
1.82 FAR over the 1.45 acre tract area including a maximum 9,000 square feet of commercial uses 
and a maximum 155 dwelling units.   

 
2. Housing 

The Applicant must provide onsite a minimum of 12.5% of the total number of units as Moderately 
Priced Dwelling Units (MPDUs), consistent with the requirements of Chapter 25A; and a minimum 
32 units as Workforce Housing Units (WFHUs), consistent with the requirements of Chapter 25B, 
Article V.  
 

3. Building Height and Mass 
The development is limited to the building footprint as delineated in the Project Plan  
drawings submitted to MNCPPC dated April 8, 2013, unless modified at Site Plan review.  The  
development is limited to a maximum building height of 110 feet as determined by the  
Department of Permitting Services approved building height measurement point.  

 
4. Architecture 

The exterior architectural character, proportion, material, and articulation must be substantially 
similar to the schematic elevations shown on Sheets A1.00 through AR.01 of the submitted 
architectural drawings dated April 8, 2013. 
  

5. Public Use Space and Amenities 
a) The Applicant must provide a minimum of 15,294 square feet of public use space (24% of 

net lot area) on-site. 
b) As a public amenity, the Applicant must provide streetscape improvements per the Silver 

Spring Streetscape CBD Standard along the property’s frontage on Bonifant Street.  

 

6. Staging of Amenity Features 
a) The proposed development will be completed in one phase.  A detailed development 

program will be required prior to approval of the certified site plan. 
b) The Applicant must complete the on-site public use space improvements prior to issuance of 

use and occupancy permits unless modified by the site plan development program. 
c) The Applicant must install the landscaping no later than the next growing season after 

completion of the building and site work. 
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7. Maintenance  

Prior to issuance of use and occupancy permits, the Applicant will create and implement a 
maintenance plan for all on-site public use space unless an alternative arrangement is made 
with another entity. 

8. Transportation 
The Planning Board has accepted the recommendations of the Montgomery County Department 
of Transportation (“MCDOT”), in its letter dated March 20, 2013, and does hereby incorporate 
them as conditions of the Project Plan approval.  Therefore, the Applicant must comply with 
each of the recommendations as set forth in the letter, which may be amended by MCDOT in a 
manner that does not conflict with other conditions of the Project Plan approval. 
Prior to recordation of minor subdivision plat(s), the Applicant must satisfy the provisions for 

access and improvements as required by MCDOT.  

 

 
 

 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Figure 5: Proposed Project Plan dated April 8, 2013 

 
 
BASIS FOR CONSIDERATION 
 
Project Plans have a standard of review that includes a Basis for Consideration and Findings. The Basis 
for Consideration is listed below for reference and discussion is incorporated within the Findings 
Section.  Section 59-D-2.43, Basis for Consideration, states: In reaching its determination on the 
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application for the optional method of development and in making the required findings, the Planning 
Board must consider:  
 
(a) The nature of the proposed site and development, including its size and shape, and the proposed 

size, shape, height, arrangement and design of structures. 

(b) Whether the open spaces, including developed open space, are sized and located to provide   
convenient areas for recreation, relaxation and social activities for the residents and patrons of 
the development.  Open spaces should be planned, designed and situated to provide sufficient 
physical and aesthetic open areas among and between individual structures and groups of 
structures.  The proposed setbacks, yards and related walkways must be wide enough and 
located to provide adequate light, air, pedestrian circulation and necessary vehicular access. 

(c) Whether the vehicular circulation system, including access and off-street parking and loading, is 
designed to provide an efficient, safe and convenient transportation system. 

(d) Whether the proposed development contributed to the overall pedestrian circulation system.  
Pedestrian walkways must:  

(1) be located, designed and sized to conveniently handle pedestrian traffic efficiently and 
without congestion; 

(2) be separated from vehicular roadways and designed to be safe, pleasing, and  efficient for 
movement of pedestrians; and 

(3) contribute to a network of efficient, convenient and adequate pedestrian linkages in the area 
of the development, including linkages among residential areas, open spaces, recreational areas, 
commercial and employment areas and public facilities. 

(e) The adequacy of landscaping, screening, parking and loading areas, service areas, lighting and 
signs, in relation to the type of use and neighborhood. 

(f) The adequacy of provisions for the construction of moderately priced dwelling units in 
accordance with Chapter 25A of this Code if applicable. 

(g) The staging program and schedule of development. 

(h) The adequacy of forest conservation measures proposed to meet any requirements under 
Chapter 22A. 

(i) The adequacy of water resource protection measures proposed to meet any requirements under 
Chapter 19. 

(j) Payment of a fee acceptable to the Planning Board may satisfy all or some of the requirements 
for any public use space, or public facilities and amenities under the requirements established 
elsewhere in this Section. 
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FINDINGS 
 

Section 59-D-2.42 of the Zoning Ordinance establishes the findings that must be made by the Planning 
Board in concert with the basis for consideration. 

Staff makes the following findings: 

a) The application would comply with all of the intents and requirements of the zone. 

The Subject Property and proposed Ownership Lot on the Subject Property are zoned CBD-1 within 
the Fenton Village Overlay Zone.  Section 59-C-18.191 of the Montgomery County Zoning Ordinance 
establishes the purpose of this overlay zone: 
 
It is the purpose of the Fenton Village Overlay Zone to address the special development issues in the 
Fenton Village area as identified in the Silver Spring Central Business District Sector Plan.  
Specifically, the zone is designed to: 
(a) Facilitate the implementation of an organized and cohesive development pattern that is 

appropriate for an urban environment; 
(b) Encourage attractive design and ensure compatibility with existing buildings and uses within and 

adjacent to the overlay zone;  
(c) Provide flexibility of development standards to encourage innovative design solutions;  
(d) Allow for the transfer of the public use space requirement to other properties within the 

Overlay District; and 
(e) Allow new uses. 

 
With the inclusion of this residential project on the Site, the applicant has sought to facilitate the 
implementation of an organized and cohesive development pattern appropriate for an urban 
environment within this section of Silver Spring.  For example, the ground floor retail is oriented 
towards the Library building in order to allow visitors of the Library easy access to the retail area.  
The open space is configured to provide a buffer between the Purple Line and development across 
Fenton Street while at the same time providing relief from the massing of the Library and residential 
building.  The main pedestrian entry to the residential units is proposed from Bonifant Street to 
complement the less intense commercial development and residential properties on the opposite 
side of the street.   

 
The original building design presented in the application was rather uninspiring, even institutional in 
appearance.  The applicant has since revised the design with a more varied roof line, contrasting 
building materials, a green roof, and balconies.  The applicant presented to Staff pictures of 
buildings within the vicinity that include such elements as flat roofs, red brick, and various window 
styles.  The applicant has incorporated sufficient changes to the building design to encourage 
attractive design and ensure compatibility with existing buildings and uses within and adjacent to 
the Fenton Village Overlay Zone.  

 
The public use space requirement of 20% of the net lot area will be met over the entire Subject 
Property, with 24% proposed, located primarily along the Site’s Fenton Street frontage.  This mixed 
use building with residential units above ground floor retail is not considered to be a new use.  The 
applicant has asked for some degree of flexibility of development standards as described in 
subsequent paragraphs below.   
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Pursuant to Section 59-C-18.192, the development standards are the same as those in the 
underlying zones, with a few exceptions.  The applicable exception to this project is building height, 
and for this particular property Section 59-C-18.192(b)(1)(C) applies.  This section states that for 
building height in the Overlay Zone: Within the area between a major highway and a street that 
confronts a block that includes property zoned in any one-family residential classification, must not 
exceed 60 feet but may increase up to 90 feet the maximum height allowed if at least 33% of a 
project’s floor area is residential; however, if additional building height is necessary to allow to 
accommodate workforce housing units and at least 33% of the project’s floor area is residential , up 
to 110 feet and where the additional height is placed near a major highway and decreases in the 
direction of the closest property zoned in any one-family residential classification.   

 
The applicant is asking for permission to construct a building up to 110 feet in height pursuant to 
this section.  First, the building does include at least 33% of residential floor area.  Second, the 
provision stipulates that if additional height is necessary to accommodate WFHUs, the building can 
be constructed to 110 feet in height.  The applicant does propose to incorporate WFHUs into the 
project.  The Applicant has submitted the Application with the inclusion of 10% WFHUs.  Since 10% 
of the total number of units equals 16 WFHUs and roughly one floor, the Applicant is entitled to a 10 
foot height increase.  The applicant, however, desires to construct a 110 foot tall building, so Staff 
has included as part of the Project Plan and Site Plan conditions that 32 WFHUs must be constructed 
to achieve roughly two additional floors above 90 feet.  This equates to 21% of the total number of 
units.  Third, the Subject Property is located between a major highway (Georgia Avenue) and a 
street (Fenton Street) that confronts a block (bounded by Fenton Street, Wayne Avenue, Bonifant 
Street, and Cedar Street) that includes property zoned in any one-family residential classification (R-
60).  Finally, this section also calls for additional height to be placed near a major highway and 
decrease in the direction of the closest property zoned in any one-family residential classification.  
Rather than step the building down over the Purple Line tracks toward the corner of the site at 
Fenton Street and Bonifant Street, the applicant elected to create the proposed Ownership Lot in 
the corner of the overall site where the public use space would be less impacted by the building.  To 
keep the public use space uninterrupted, the applicant created a smaller area to construct the 
building and has thus proposed a building that is 110 feet without step backs.  The enlarged building 
setback from Fenton Street satisfies the intent of this provision. 
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Figure 6: Height Exhibit 
 

The proposed FAR is calculated to be 1.82 over the entire Subject Property.  This calculation is 
permitted pursuant to Section 59-C-6.234 footnote 25 of the Zoning Ordinance.  This footnote states 
that the gross floor area of the publicly owned or operated government facility that is provided in 
satisfaction of the public facility and amenity requirements for the optional method of development 
under Section 59-C-6.2357 must not be counted in the gross floor area of the optional method 
project. 

 
If the Library were to be included in the FAR calculations, the FAR over the Site would be 2.71, which 
is below the 3.0 threshold for an optional method project in this zone.    

 
b) The application would be consistent with the applicable sector plan or urban renewal plan. 

The application is consistent with the 2000 Silver Spring CBD Sector Plan. The CBD Sector Plan 
envisions Fenton Village as a “diverse community of people living and working together to create a 
tightly-knit urban neighborhood, conducive to strolling and browsing; its businesses providing 
personal service and a traditional town atmosphere not found in shopping centers or malls.”  More 
specifically, the objective for Fenton Village is to “Revitalize Fenton Village by positioning it to 
benefit from redevelopment on the Urban Renewal site, facilitate housing that will upgrade the 
physical environment and bring in new residents, and provide a pedestrian-friendly environment 
that encourages people to stroll and stay.” 
 
The Sector Plan also discusses the Fenton Village Overlay Zone and how it would encourage 
redevelopment in Fenton Village by providing more flexibility in development standards and the 
range of permitted uses.  The overlay zone was also structured to ensure that new development is 
compatible with nearby uses and incorporates critical design elements, such as streetscaping and 
useful public open spaces. 
 
The applicant has sought some degree of flexibility in development standards, which Staff considers 
reasonable, as discussed in the zoning analysis above.  Furthermore, the applicant has taken 
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surrounding development into account in the design of the building.  Commercial properties to the 
southwest are much smaller in scale when compared to the proposed project; however, these 
properties are zoned CBD-1 and redevelopment is anticipated to occur in the future.  These 
buildings could be constructed to 110 feet in height under the zoning standards, much like the 
subject site.  The applicant will install streetscaping along the Bonifant Street site frontage, which 
could serve as a catalyst for further streetscape improvements on the west side of the street.  
Finally, the applicant’s building design allows the public use space concept to be open and accessible 
to the general public. 

 
c) Because of its location, size, intensity, design, operational characteristics and staging the application 

would be compatible with, and not detrimental to, existing or potential development in the general 
neighborhood.   

 
 
 
 
 
 
 
 
 

 
 
 

Street view perspective of the site 
 
The location, size and intensity of the proposed project plan are compatible with the existing and 
potential development in the general neighborhood. Adjacent properties include the 143 foot tall 
Crescent Condominium multi-family building to the northwest, to the northeast across Fenton 
Street there is redevelopment up 70 feet in height proposed, and redevelopment potential exists to 
the southwest with heights up to 110 feet if workforce housing units are included.  The applicant 
intends to add a 110 foot tall building in one phase to complement the future Silver Spring Library 
on the site as well as the character of existing development in the area.  Rather than step the 
building down over the Purple Line tracks toward the corner of the Site at Fenton and Bonifant, the 
applicant has presented a uniform flat roof building buffered by the Purple Line tracks and urban 
community park on the north side of the site.  Green roofs are proposed at the second floor terrace 
level and main roof of the building, which will enhance the viewshed of surrounding buildings.  
Service vehicles will conduct operations at the rear of the building by utilizing the alley, which will 
minimize disruptions along the building frontage within the pedestrian realm.  Placement of the 
seven parking spaces accessed directly from the alley rather than the front of the building allows for 
a more uniform building design and ensures a more pedestrian friendly retail environment on the 
site.  The “filling in” of the property will help create a more cohesive building line along Bonifant 
Street and will enhance this pedestrian corridor within Silver Spring.  In short, the addition of a 
residential building in this block will enhance the present mix of uses and not be incompatible or 
detrimental to existing or future development.   
 

d) The application would not overburden existing public services nor those programmed for availability 
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concurrently with each stage of construction and, if located within a transportation management 
district designated under Chapter 42A, is subject to a traffic mitigation agreement that meets the 
requirements of that article.  

 
The development proposed under this application will not overburden existing public facilities. The 
proposed residential building would be built in one phase.  The application satisfies the relevant APF 
tests for a mixed use building consisting of 12,000 square feet of retail and 151,000 square feet of 
residential development.  The applicant elected to test existing transportation facilities for a higher 
retail square footage than what is proposed in this application to allow flexibility to make 
amendments to the retail mix in the future.  A traffic study, dated February 27, 2013, was submitted 
for this application in accordance with the LATR & TPAR Guidelines because the proposed 
development is estimated to generate 30 or more total peak-hour trips during the typical weekday 
morning (6:30 a.m. – 9:30 a.m.) and evening (4:00 p.m. – 7:00 p.m.) peak periods. That traffic study 
determined traffic impacts of the proposed development on nearby roadway intersections during 
the weekday peak periods. 

 
A trip generation summary is presented in Table 1 below, which shows that the proposed residential 
building would generate a total of 53 new peak-hour trips during the weekday morning peak period 
and 71 new peak-hour trips during the weekday evening peak period.  The proposed Ownership Lot 
is presently an unimproved vacant parcel that generates no existing vehicular trips. 

 
TABLE 1 

SUMMARY OF SITE TRIP GENERATION 
PROPOSED SILVER SPRING LIBRARY RESIDENTIAL DEVELOPMENT 

 

 
Morning Peak-Hour Evening Peak-Hour 

Trip 

Generation 
In Out Total In Out Total 

 

       
155 Multi-Family High-Rise Apartment Units 
12,000 SF General Retail Space 
 

9 
3 

38 
3 

47 
6 

33 
12 

14 
12 

47 
24 

Total Trips 12 41 53 45 26 71 
       

Source: Wells + Associates Inc. Traffic Impact Analysis for Silver Spring Library Residential; February 27, 2013.  

 
 
A summary of the Capacity/ Critical Lane Volume (CLV) analysis results for the intersections studied, 
during the weekday morning and evening peak periods, is shown in Table 2 below.  The CLV values in 
the existing, background, and total traffic conditions for the study intersections are below the Silver 
Spring CBD Policy Area’s congestion standard of 1,800 CLV. Based on this analysis, this application 
satisfies the LATR requirements of the APF test. 
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TABLE 2 
SUMMARY OF CAPACITY CALCULATIONS 

PROPOSED SILVER SPRING LIBRARY RESIDENTIAL DEVELOPMENT 

Intersection 

Traffic Conditions 

Existing Background Total 

AM PM AM PM AM PM 

       
Georgia Avenue/ Bonifant Street 759 740 815 820 840 852 
Fenton Street/ Bonifant Street 521 838 570 956 583 966 
Bonifant Street/ Site Access Point --- --- --- --- 148 250 
       

Silver Spring CBD Policy Area Congestion Standard: 1,800 CLV 

Since the proposed development is within the Silver Spring CBD Policy Area, the project is exempt 
from both the roadway and transit tests set forth in the 2012-2016 Subdivision Staging Policy. As a 
result, the applicant is not required to pay a transportation impact tax to satisfy the TPAR 
requirement.   

 
The plan allows for adequate access for Fire and Rescue vehicles as determined by the Montgomery 
County Fire Marshal.  The total number of students generated by 155 multi-family high rise units is 
projected to be approximately seven elementary, six middle, and five high school students.  The 
project is located in the service areas of Sligo Creek Elementary School and Silver Spring 
International Middle School, and in the base area of Northwood High School.  The current FY 2013 
Subdivision Staging Policy requires a high school facility payment for approvals in the Northwood 
cluster schools.   
 
The Application depicts seven covered parking spaces accessed directly from the service alley that 
intersects with Bonifant Street.  This is a substantial reduction in the number of spaces required by 
code for the number of units proposed.  The Site is in the Parking Lot District (PLD) and can pay the 
County tax for spaces not provided on site.  The applicant is requesting a waiver from the Planning 
Board for the majority of the parking requirement, which is further discussed on page 25 of this 
report.  Staff does not support the requested waiver.  Nearby public parking facilities such as the 
Wayne Avenue Garage and Town Square Garage are located directly across Wayne Avenue and on 
Ellsworth Drive to account for parking needs for residents and commercial patrons associated with 
this development and in the Silver Spring District.  In addition to the garages, a County surface 
parking lot is opposite the Site on Bonifant Street and metered parking is offered on all of the public 
streets. 
 
 

 (e) The application would be more efficient and desirable than could be accomplished by the use of the 
standard method of development. 

 
The proposal to develop the proposed Ownership Lot using the optional method of development is 
more efficient and desirable than the standard method of development.  Construction of a standard 
method project would yield a building constructed to the underlying CBD-1 zone standard method 
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provisions, which stipulates a maximum 60 foot building height and FAR up to 2.0.  The optional 
method allows greater densities at key locations, such as proximity to mass transit, in exchange for 
greater public amenities and facilities.  With a 1.82 FAR and 2.71 FAR with inclusion of the Library, 
significant space is available for public use on the Site.  For a site located in the Fenton Village 
Overlay Zone, a building constructed to standard method requirements would have little public 
amenities or open space, and would not necessarily contribute to a cohesive development pattern 
that is appropriate for an urban environment or be considered an innovative design solution for this 
site.  Additionally, the greater number of affordable housing units provided far exceeds what could 
be achieved under the standard method.  Given the recommendations of the governing Overlay 
Zone, Master Plan, and the Subject Property’s proximity to transit, employment and services, the 
optional method of development is much more desirable and efficient for this particular site. 

 
 (f) The application would include moderately priced dwelling units in accordance with Chapter 25A, if 

the requirements of that chapter apply.   
 

The application includes 18 of the base number of units (137) as moderately priced dwelling units, 
or 12.5% MPDUs, in accordance with Chapter 25A. The application was approved by the 
Montgomery County Department of Housing and Community Affairs (Appendix B).   

 
 (g) When a Project Plan includes more than one lot under common ownership, or is a single lot 

containing two or more CBD zones, and is shown to transfer public open space or development 
density from one lot to another or transfer densities, within a lot with two or more CBD zones, under 
59-C 6.2351 or 59-C 6.2352 (whichever is applicable), the Planning Board may approve the project 
plan only if… 

 
The proposed development does not propose any transfers of public open space or development 
density from one lot to another.  Because this residential project is located on a proposed  
Ownership Lot within the larger Subject Property, the public use space requirement is calculated 
over the entire Site area. 

 
(h) Any applicable requirements for forest conservation under Chapter 22A.  
 

Environmental Planning Staff reviewed the July 1, 2010 Final Forest Conservation Plan as part of the 
Mandatory Referral application for the Silver Spring Library site, which included the Subject 
Property.  In a letter dated July 13, 2010, Environmental Planning Staff approved the Final Forest 
Conservation Plan.  The final forest conservation plan contains no forest onsite and the afforestation 
requirements must be met by a fee-in-lieu payment.  Because clearing and grading has already 
taken place on the site, this payment was previously made as required on July 9, 2010. 

 
(i) Any applicable requirements for water quality resources protection under Chapter 19. 
  

The proposed stormwater management concept approved on March 28, 2013, consists of 
Environmental Site Design (ESD) to the maximum extent practicable by using green roof technology 
and micro-biofiltration.  Due to site limitations, full ESD volume cannot be accommodated and a 
waiver of treatment for the remaining ESD target volume was granted by the Montgomery County 
Department of Permitting Services.   
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(j)   Any public use space or public facility or amenity to be provided off-site is consistent with the goals of 
the applicable Master or Sector Plan and serves the public interest better than providing the public 
use space or public facilities and amenities on-site. 
 
The applicant is not proposing to provide any public facilities or amenities off-site.   
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SECTION 3:  SITE PLAN  
 
 
RECOMMENDATION AND CONDITIONS 
 
Staff recommends approval of Site Plan 820130100, Silver Spring Library Residential, for a mixed-use 
development with 155 residential dwelling units (including 12.5% MPDUs and 32 WFHUs) and 9,000 
square feet of commercial uses, yielding a 1.82 FAR on 2.02 gross acres.  All site development elements 
shown on the site and landscape plans stamped “Received” by the M-NCPPC on April 8, 2013, are 
required except as modified by the following conditions. 
 
Conformance with Previous Approvals 
 

1. Project Plan Conformance 
The development must comply with the conditions of approval for Project Plan No. 920130040, 
or as amended. 

 
Environment 

 
2. Stormwater Management 

The development is subject to Stormwater Management Concept approval conditions dated 
March 28, 2013, unless amended and approved by the Montgomery County Department of 
Permitting Services.  
 

Public Use Space, Facilities and Amenities 
 

3. Public Use Space, Facilities, and Amenities 
a) The Applicant must provide a minimum of 15,294 square feet of public use space (24% of 

net lot area) on-site. 
b) As a public amenity, the Applicant must provide streetscape improvements per the Silver 

Spring CBD Streetscape Standard along the property’s frontage on Bonifant Street; including 
the undergrounding of utilities.  

c) All public use space areas on the Subject Property must be completed prior to issuance of 
use and occupancy permits for the residential development. 
   

4. Recreation Facilities  
a) The Applicant must meet the square footage requirements for all of the applicable proposed 

recreational elements and demonstrate on the certified site plan that each element is in 
conformance with the approved M-NCPPC Recreation Guidelines. 

b) The Applicant must provide the following recreation facilities: indoor community space, 
picnic/sitting area, pedestrian system, and an indoor fitness facility. 
 

 
Adequate Public Facilities 
 

5. Transportation 
a) The development is limited to a maximum 155 residential dwelling units and 9,000 square 
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feet of commercial uses.   
b) The Applicant must enter into a Traffic Mitigation Agreement (“TMAg Agreement”) with the 

Planning Board and MCDOT to participate in the Silver Spring Transportation Management 
District (TMD). The Applicant must execute the TMAg Agreement prior to the release of any 
building permit for the proposed development. 

c) The Applicant must provide 20 private and 10 public bicycle parking spaces. The private 
spaces must be in a secured and well-lit bicycle room in the parking garage near the elevator 
or entrance and the public spaces must be inverted-U racks installed along the building’s 
retail frontage (weather protected preferred). Specific Locations of the public bicycle rack 
locations must be identified on the Certified Site Plan. 

d) The Planning Board has accepted the recommendations of the Maryland Transit 
Administration (“MTA”) in its letter dated March 21, 2013, and does hereby incorporate 
them as conditions of the Site Plan approval.  Therefore, the Applicant must comply with 
each of the recommendations as set forth in the letter, which may be amended by MTA 
provided that the amendments do not conflict with other conditions of the Site Plan 
approval. 

e) The Applicant must provide an unobstructed sidewalk width of at least 6 feet along the 
site’s Bonifant Street frontage and at least 8 feet along the east building face (along the 
proposed Purple Line transitway alignment internal to the site).  
 

6. Schools 
The Subject Property is within the Northwood High School Cluster area.  The Applicant must 
make a School Facilities Payment to the Montgomery County Department of Permitting Services 
at the high school level at the multifamily unit rates for all units for which a building permit is 
issued and a School Facilities Payment is applicable.  The timing and amount of the payment will 
be in accordance with Chapter 52 of the Montgomery County Code.   
 

7. Validity 
The Adequate Public Facility Review (APF) will remain valid for eighty-five (85) months from the 
date of mailing of the Planning Board Resolution for the Site Plan. 

 
Density & Housing 
 

8. Moderately Priced Dwelling Units (MPDUs) 
The Applicant must comply with the Department of Housing and Community Affairs letter dated 
March 14, 2013 and include the following: 
a) The development must provide onsite a minimum of 12.5% of the total number of units as  

MPDUs, consistent with the requirements of Chapter 25A. 
b) The MPDU agreement to build between the Applicant and the Department of Housing and 

Community Affairs (DHCA) shall be executed prior to the release of any building permits. 
c) All of the required MPDUs shall be provided on-site. 

 
9. Workforce Housing Units (WFHUs) 

The Applicant must comply with the Department of Housing and Community Affairs letter dated  
March 14, 2013 and include the following: 
a) The development must provide onsite a minimum 32 units as WFHUs, consistent with the 

requirements of Chapter 25B, Article V.  
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b) The WFHUs agreement to build between the Applicant and the Department of Housing and 
Community Affairs (DHCA) shall be executed prior to the release of any building permits. 

c) All of the proffered WFHUs shall be provided on-site in order to achieve the requested 
building height. 
 

Site Plan 
 

10. Site Design  
The exterior architectural character, proportion, materials, and articulation for each building 
must be substantially similar to the schematic elevations shown in the Certified Site Plan set, as 
determined by M-NCPPC Area One Division Staff.  

 
11. Landscaping 

a) Provide all landscape structures, including walls, fences, railings, paving, etc. per sheets 
L1.00-L3.00. 

b) Provide all trees, shrubs and groundcovers in accordance with approved landscape 
drawings, sheets L4.0-L4.1 for Mandatory Referral No. MR 10719-DGS-1. 

c) The Applicant must construct the streetscape improvements, including the undergrounding 
of utilities, consistent with the Silver Spring CBD Streetscape standards. 

 
12. Lighting 

a) The lighting distribution and photometric plan with summary report and tabulations must 
conform to the Illuminating Engineering Society of North America standards for 
residential/commercial development. 

b) All onsite down 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) The final lighting plan submitted as part of the certified site plan must show light fixtures for 

the second floor courtyard level.  The height of the rooftop light poles must not exceed 8 
feet including the mounting base and must be directed downward.  Alternatively, if bollards 
are proposed, the light fixtures must not exceed 4 feet and must be directed downward. 

e) The final lighting plan submitted as part of the certified site plan must show bollard lights 
along the retail corridor of the building, consistent with those provided on the lighting plan 
sheet LT1.1 for Mandatory Referral No. MR 10719-DGS-1. 

 
13. Surety 

Prior to issuance of first building permit Applicant must provide a performance bond(s) or other 
form of surety in accordance with Section 59-D-3.5(d) of the Montgomery County Zoning 
Ordinance with the following provisions: 
a) The applicant must provide a cost estimate of the materials and facilities, which, upon Staff 

approval, will establish the initial surety amount.  
b) The amount of the bond or surety shall include plant material, on-site lighting, recreational 

facilities, site furniture, and entrance piers within the relevant phase of development.   
c) Prior to issuance of the first building permit, exclusive of the sheeting and shoring permit for 

the structured parking, the Applicant must enter into a Site Plan Surety & Maintenance 
Agreement with the Planning Board in a form approved by the Office of General Counsel 
that outlines the responsibilities of the Applicant and incorporates the cost estimate.   
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d) Bond/surety shall be tied to the development program, and completion of plantings and 
installation of particular materials and facilities covered by the surety for each phase of 
development will be followed by inspection and reduction of the surety. 

 
14. 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) Street lamps and sidewalks must be installed within six months after street construction is 

completed.  Street tree planting may wait until the next growing season. 
b) On-site amenities including, but not limited to, indoor community space, picnic/sitting area, 

pedestrian system, and an indoor fitness facility including all paving,  lighting, site 
furnishings, benches, trash receptacles and bicycle facilities must be installed and completed 
prior to final use and occupancy permit. 

c) Clearing and grading must correspond to the construction phasing to minimize soil erosion 
and must not occur prior to approval of the Final Forest Conservation Plan, Sediment 
Control Plan, and M-NCPPC inspection and approval of all tree-save areas and protection 
devices. 

 
15. 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 approval, stormwater management concept approval, 

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

b) Modify data table to reflect development standards enumerated in the Staff report. 
c) Specific locations of the public bicycle rack locations must be identified on the Certified Site 

Plan. 
d) Final location and details of rooftop or onsite lighting. 
e) Corrections of plan sheets C0.0 and C1.0 as shown on the exhibit submitted to Staff on 

March 20, 2013. 
f) Minor changes to the recreation facilities. 
g) Ensure consistency of all details and layout between site plan and landscape plan. 
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Figure 7: Proposed Site Plan dated April 8, 2013 
 
 
 
  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 8: Illustrative Building Rendering 
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FINDINGS 

 
 
1. The site plan conforms to all non-illustrative elements of a development plan or diagrammatic plan, 

and all binding elements of a schematic development plan, certified by the Hearing Examiner under 
Section 59-D-1.64, or is consistent with an approved project plan for the optional method of 
development, if required, unless the Planning Board expressly modifies any element of the project 
plan.   

 
Neither a development plan, diagrammatic plan nor a schematic development plan was required for 
this  application. 
 
The Site Plan is consistent with Project Plan No. 920130040 reviewed concurrently with the subject 
application in terms of design layout, development standards, and conditions of approval.  

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

conforms to an urban renewal plan approved under Chapter 56.   
 
As previously discussed in the project plan findings, the proposed development is in substantial 
conformance with the recommendations in the Silver Spring CBD Sector Plan.  As demonstrated in 
the Data Table, the Site Plan meets all the requirements of the CBD-1 zone and Fenton Village 
Overlay Zone under the optional method of development, subject to further discussion of the 
allowable height.  The proposed uses are allowed in the CBD-1 Fenton Village Overlay Zone and the 
Site Plan meets the purposes of the zones by providing a mixed-use development with primarily 
residential uses (155 total multi-family units) and first floor commercial uses (9,000 square feet).  
The development will contribute to the creation of a diverse community of people living in housing 
that will upgrade the physical environment, as well as contribute to a pedestrian-friendly 
atmosphere that encourages people to stroll and enjoy their surroundings. 
 
The proposal meets the density requirements of the zone(s) and recommendations in the Silver 
Spring CBD Sector Plan. The overall density, which is proposed at 1.82 FAR over the entire Site if the 
Library is excluded, and a 2.71 FAR over the entire site if the Library is included, is within the 
maximum density of 3.0 FAR.   
 
The applicant proposes to increase the maximum height of the building from 60 feet to 110 feet 
pursuant to Section 59-C-18.192(b)(1)(C) of the Zoning Ordinance.  The building will have a 
substantial buffer of public open space within the Site boundary, nearest the block containing one-
family residential homes.  The applicant proposes to accommodate 16 workforce housing units 
within the building, which permits a 10 foot building height increase.  With project plan and site plan 
conditions requiring 32 WFHUs, two additional floors, or 20 feet of building height, is permissible.    
 
While there is no parking requirement for the building since it lies within the Parking Lot District, a 
tax is required for all spaces not accommodated on-site to provide assistance to maintain the public 
parking facilities that residents and patrons use in lieu of on-site parking facilities.  As originally 
submitted the application proposed 28 parking spaces with garage access from Bonifant Street.  The 
proposal has since been modified provide seven parking spaces within the building, which equates 
to 3% of number of parking spaces per the Zoning Ordinance.  The Applicant is required to pay a tax 
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to the Parking Lot District for the remaining 97% of the requirement.  The Applicant is requesting the 
Planning Board waive the remaining 97% parking requirement to provide relief from payment of this 
tax.  Staff does not support this waiver because under the current application request to provide the 
required 12.5% MPDUs under the optional method of development and 32 WFHUs as conditioned 
to achieve a 110 foot building height, no substantial public benefit is being provided which would 
constitute a unique situation for Staff to consider this request.  Residents of the building and 
patrons of the ground floor retail will utilize the existing County public parking facilities.  The 
applicant’s full justification for this waiver is outlined in their Statement of Justification (Appendix 
A). 
 

Data Table for CBD-1, Fenton Village Overlay Zone, Optional Method of Development 
 

Development Standard Zoning Ordinance 
Permitted/ 
Required 

Proposed with 
820130100 

Site Area (sf.)   

Gross Tract Area 18,000 sf 
           

87,822 sf 

Less Dedication for Public ROW 
Previously dedicated area 

n/a 24,779 sf 

Net Lot Area n/a 63,043 sf 

Density   

Max. Overall (FAR)   
 

3.0 1.821 

Residential 
 
Retail 

Min. 33% of FAR 
must be residential 
n/a 

1.72 (94% of total 
FAR is residential) 
0.10 

Residential D.U.s n/a 155 

MPDUs [Chapter 25A] 
Workforce housing 
 
Market Rate 

 

12.5% 
Required to exceed 
90’ height 
Established from FAR 
 

12.5% 
32 units required to 
achieve 110’ height 
105 

Min. Public Use Space   

Percent of net lot area on-site 
Percent of net lot area off-site 

20% total (12,608 sf)
 n/a    

24% (15,294 sf)  
 

Min. Building Setbacks (ft) 
[59-C-10.3.8] 

  

Front 0 0 

Side (West) 0 0 

Side (East) 0 0 

Rear 0 0 

Max. Building Height (ft)   

 60 ft (Fenton Village 
Overlay Zone) 

110 ft 2 



 

 

Page 27 

 

  

Vehicle Parking (number of spaces-site is located in 
parking lot district and applicant will pay tax for parking 
not provided) 

 

Retail  45 spaces 0 spaces 

Office n/a n/a 

Residential 135 spaces 73 
1Per Section 59-C-6.234 footnote 25, the gross floor area of the publicly owned or operated government facility must not be counted 
in the gross floor area of the optional method project. 
2Per Section 59-C-18.192(b)(1)(C), the maximum height may be increased to 110 feet.  
3The site is located within the Parking Lot District and, therefore, the applicant is not required to provide on-site parking in 
accordance with the Zoning Ordinance standards. For this application, the applicant has requested a 97% parking waiver to provide 
relief from the parking lot district tax for the remainder of the parking.   

 

Adequate Public Facilities Ordinance requirements were analyzed as part of the traffic test outlined 
on page 15 of this report, school capacity, and Montgomery County Fire Marshal review.  The site 
plan application meets all of the applicable standards for these criteria.  Reviewing agency approvals 
are included in Appendix B. 

 

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

 
a) Locations of buildings and structures 
As modified by the architectural drawings, the locations of the proposed building and structures 
are adequate, safe, and efficient.  The Applicant proposes constructing this residential building 
in the southwest portion of the Subject Property on proposed Ownership Lot 32A.  The 
entrance to the residential units will be located from Bonifant Street.  These access points from 
Bonifant Street will minimize conflicts with pedestrian and vehicles traveling to the Library from 
Wayne Avenue and Fenton Street.  At the same time, the retail storefronts of the subject 
building will face Bonifant Street and the Site’s public use space, activating both of these 
facades for the pedestrian and linking visitors of the Library to the proposed building.  Placing 
the covered garage of the building along the southwest building façade with access from 
Bonifant Street constrains the role of vehicles on the Site to a safe location on the periphery.  
Service vehicles accessing the building will use the alley to reach the rear of the building and 
will have minimal impact on the public realm which is the primary focus along the frontage of 
the proposed Ownership Lot.  Staff finds that the locations of buildings and structures on the 
Site will result in an adequate, safe, and efficient configuration for vehicular access.   
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Figure 9: Rear Building Perspective 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 10: Front Building Perspective 



 

 

Page 29 

 

  

 
b) Open Spaces 
The open spaces provided are adequate, safe, and efficient. The CBD-1 Zone has a 20% public 
use space requirement for optional method projects.  Applicants provide public use space on-
site, off-site, or a combination of the two.  The public use space is calculated over the net tract 
area, and when calculated over the entire Subject Property, the applicant meets this 
requirement on-site.  The applicant is providing 24% of the net lot area as public use space on-
site.  

 
The public use space design submitted as part of Mandatory Referral No. 1079-DGS for the 
Silver Spring Library is designed as an urban community park with a central green, plentiful 
trees and seating areas, a bio-retention basin, paving materials emphasizing the park as an 
extension of the Library, and lighting to further activate the area at night.  The park was 
designed to provide increased visual interest for the pedestrian and a strong integration with 
the architecture of the Library and future residential building on the Site.   
 
For the residential portion, the applicant proposes additional on-site amenities specifically for 
future residents of the building.  An indoor community space and indoor fitness facility will be 
available as amenities for residents of the building.  Private open spaces including a 
picnic/sitting area and pedestrian system are also proposed.  The picnic/sitting area is located 
within a courtyard on the second floor and is proposed as a respite area for residents.  The 
pedestrian system is located along the front of the proposed Ownership Lot in accordance with 
the Silver Spring CBD Streetscape standards. 
 
The diversity of open spaces proposed is adequately dispersed throughout the Subject Property 
to provide safe and convenient access to all residents while efficiently providing relief from the 
density being proposed. 

 
 

c) Landscaping and Lighting  
The landscaping plan submitted as part of the site plan is adequate, safe, and efficient.  The 
landscape proposed serves several purposes. It provides adequate canopy coverage and 
shade for public areas.  It efficiently defines open spaces and amenity areas by creating an 
edge or boundary, and adding interest.  It also integrates different uses on the Site by using 
similar plant materials to connect the Library to the retail spaces within the proposed 
residential building.    
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Figure 11: Interior courtyard amenity space 
 
 
The proposed lighting is adequate, safe, and efficient with the recommended conditions.  
Staff has requested additional lighting in front of the retail storefronts along the east side of 
the building.  Adequate lighting must also be provided at the second floor courtyard but 
must be full cutoff to ensure compatibility with surrounding developments. 
 

d) Recreation Facilities 
The recreation facilities provided are adequate, safe and efficient.  The recreation facilities 
provided within the building, which are included in the recreation calculations, include: 
indoor community space, picnic/sitting area, pedestrian system, and an indoor fitness 
facility.  Because of the urban nature of the site, the applicant has elected to provide an off-
site supply of amenities as well.   
 
As shown below, the recreation calculations satisfy the 1992 M-NCPPC Recreation 
Guidelines for 155 multi-family dwelling units. These facilities adequately and efficiently 
meet the recreation requirements of this development on-site while also providing an 
adequate off-site supply.  All facilities will be safe and accessible opportunities for recreation 
for various age groups. 
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Demand  D1 D2 D3 D4 D5 

  Number 
of Units 

Tots Children Teens Adults Seniors 

Housing Type 0 to 4 5 to 11 12 to 17 18 to 64 65+ 

Hi-Rise (5 or more) 155 6.20 6.20 6.20 119.34 71.30 

           

 
 

On-Site Supply  D1 D2 D3 D4 D5 

  Quantity 
Provided 

Tots Children Teens Adults Seniors 

Recreation Facility 0 to 4 5 to 11 12 to 17 18 to 64 65+ 

Indoor Community 
Space    0.62 0.93 1.86 35.81 28.52 

Picnic/Sitting  4.0 4.0 6.0 20.00 8 

Pedestrian System  0.62 1.24 1.24 53.71 32.09 

Indoor Fitness Facility  0 0.62 0.62 23.87 10.70 

       

    total: 5.24 6.79 9.72 133.38 79.30 

Off-Site Supply  D1 D2 D3 D4 D5 

  Quantity 
Provided 

Tots Children Teens Adults Seniors 

Recreation Facility 0 to 4 5 to 11 12 to 17 18 to 64 65+ 

Play Lot    0 3.15 1.05 1.4 0.35 

Volleyball  0.70 0.70 1.05 2.8 0.35 

Tennis  0 0.53 3.68 8.4 0.35 

Soccer-Regulation  0.70 5.25 7.00 14.0 0.70 

       

    total: 1.40 9.63 12.78 26.60 1.75 

 
 

Adequacy of Facilities D1 D2 D3 D4 D5 

  Total Supply 7.56 12.53 16.59 338.65 175.02 

  90% Demand 5.58 5.58 5.58 107.42 64.17 

  Adequate? yes yes yes yes yes 

 
e) Pedestrian and Vehicular Circulation Systems 

The pedestrian and vehicular circulation systems are safe, adequate, and efficient.  The 
primary entrances/exits to the building are from Bonifant Street, emphasizing the 
pedestrian realm at the front of the building along this corridor.  Approximately 11 feet 
separates the building from the curb line of Bonifant Street, and this space includes the 
sidewalk, landscaping, and street furniture.  An internal sidewalk extends away from 
Bonifant Street to provide access to the retail uses.   Pedestrians will not be encouraged to 
access the building from the alley behind the site, however, emergency egress for building 
residents and tenants will be provided in the back of the building from the loading area.   
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Vehicular access to the garage will be located from the service alley.  Due to the limited 
availability of on-site parking, Staff anticipates minimal vehicular traffic accessing the 
garage.  Alley access to the rear of the building will be required for service vehicles, which 
will safely remove such vehicles from the pedestrian realm on Bonifant and Fenton Streets.  
Six feet of sidewalk is provided in the area between the garage entrance and the alley to 
provide a safe refuge area for pedestrians and bicyclists if traffic enters or exits these two 
driveways simultaneously.  Covered bicycle parking will be provided within the garage which 
will provide adequate protection from outside elements, and 10 bicycle parking spaces will 
also be provided in front of the building near the retail storefronts.   
 

 
4. Each structure and use is compatible with other uses and other site plans and with existing and 

proposed adjacent development.  

The structure and uses proposed are compatible with other uses and site plans, and with existing 
and proposed adjacent development. The future redevelopment of the adjacent property to the 
northeast (Site Plan #820130050, Fenton Street) will benefit from the redevelopment of the 
subject site with retail and substantial public use space on the overall subject site in close 
proximity to their site.  A green roof on the building and courtyard terrace level on the second 
floor seeks to enhance the viewshed for the Crescent Condominium residents directly northwest 
of the site.  Streetscape improvements will make the Subject Property’s Bonifant Street frontage 
more attractive for customers of the businesses located to the southwest of the proposed 
Ownership Lot on Bonifant Street.  The retail location will be easily accessible by visitors of the 
Library, and the quieter side of the building has been appropriately placed along Bonifant Street 
to be more compatible with the Lofts 24 building across the street.  
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 12: East Illustrative Building Elevation as seen from Fenton Street 



 

 

Page 33 

 

  

 

Figure 13: South Illustrative Building Elevation as seen from Bonifant Street 
 

5. The Site Plan meets all applicable requirements of Chapter 22A regarding forest conservation, 
Chapter 19 regarding water resource protection, and any other applicable law. 
 
Environmental Planning Staff reviewed the July 1, 2010 Final Forest Conservation Plan as part of 
the Mandatory Referral application for the Silver Spring Library site, which included the subject 
property.  In a letter dated July 13, 2010, Environmental Planning Staff approved the Final Forest 
Conservation Plan.  The final forest conservation plan contains no forest onsite and the 
afforestation requirements must be met by a fee-in-lieu payment, which was previously made as 
required on July 9, 2010. 
 
The proposed stormwater management concept approved on March 28, 2013, consists of 
Environmental Site Design (ESD) to the maximum extent practicable by using green roof 
technology and micro-biofiltration.  Due to site limitations, full ESD volume cannot be 
accommodated and a waiver of treatment for the remaining ESD target volume was granted by 
the Montgomery County Department of Permitting Services.   
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