
 

 

 

 

 

 

 

 

 

 

 

 
 
 

 Staff recommends approval of the Preliminary Plan Amendment, Site Plan, and Forest Conservation plans 
with conditions. 

 The Planning Board previously approved Sketch Plan 320110010 by corrected resolution on July 19, 2012. 
 Staff has received no correspondence from notified parties. 
 The Preliminary Plan Amendment will 1) establish the resubdivision of previously approved lots to 

accommodate the development proposed for Phase 2 on the Subject Property, 2) reconfigure the private 
road and public plaza envisioned on the north end of the Site, 3) revise the dedication provided for 
Montrose Parkway on the northern property boundary, and 4) provide the two internal private streets in 
their own separate parcels with public access easements.  

 The Site Plan will allow construction of 1,648,936sf of retail, restaurant, office, entertainment, and 
residential uses.  This density is approximately 48% of the ultimate build-out of the property and will 
provide public benefits,  including the first structured parking facilities, the continuation of the through-
block pedestrian connections, tree canopy, adaptable buildings, and a dwelling unit mix, that have been 
analyzed according to the objectives of the master plan and the previously approved sketch plan.   
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 Limited Preliminary Plan Amendment: Resubdivide 
and  reconfigure 5 lots into 14 lots and three private 
road parcels to be platted in phases; 

 Site Plan: Allows for construction of 1,648,936 square 
feet of mixed-use development including up to 462 
residential units and up to 1,122,960 square feet of 
non-residential development plus public use space, 
amenities, and public benefits as required by the zone; 
this site plan also requests modification of the phasing 
element of the binding elements; 

 Located in the northwest quadrant of the intersection 
of Rockville Pike (MD 355) and Old Georgetown Road 
(MD 187); 

 Preliminary Plan covers 24.38 acres, 13.21 of which 
comprise the Site Plan for Phase 2, on a split-zoned 
property in the CR3 C1.5 R2.5 H200 and CR4 C3.5 R3.5 
H300 zones within the White Flint Sector Plan area; 

 Filing Date: 2/8/13; 
 Applicant: Federal Realty Investment Trust 

Completed:  9/27/13 
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SECTION 1: LIMITED PRELIMINARY PLAN AMENDMENT AND SITE PLAN RECOMMENDATIONS AND 
CONDITIONS OF APPROVAL 
 
Limited Preliminary Plan Amendment Recommendations and Conditions 
 
Staff recommends approval of Preliminary Plan 12012002A subject to the following amended conditions 
from the previous approval of Preliminary Plan 120120020: 

 
1. Approval is limited to fourteen (14) five (5) lots for a maximum density of 3,442,888 square feet of 

total development including a maximum of 1,716,246 square feet of non-residential commercial 
uses. A minimum of 12.5% of any residential units must be moderately priced dwelling units 
(MPDUs). 

4. The Applicant must dedicate, and the record plat must reflect, the sector-plan recommended 120-
foot right-of-way (60 feet from centerline) for Towne Road Hoya Street as shown on the Preliminary 
Plan. 

6. The Applicant must dedicate, and the record plat must reflect, the sector-plan recommended 70-
foot right-of-way for business district street B-15 (Grand Park Avenue Public Street A) as shown on 
the Preliminary Plan. 

7. The Applicant must dedicate, and the record plat must reflect, the sector-plan recommended 80-
foot right-of-way for business district street B-16 (Rose Avenue Public Street 1) as shown on the 
Preliminary Plan. 

12. All required offsite forest conservation areas must be placed in Category I Conservation Easements. 
Category I Conservation Easements for each phase must be platted prior to any clearing or grading 
occurring on site for that phase. The Applicant must obtain and record a certificate of compliance 
for all required off-site forest conservation areas as required by the development sequencing 
program. 

17. Proof of conveyance of the portion of the property owned by SHA must be provided to staff prior to 
recordation of proposed Lot 1C. 

25. No clearing, grading, or recording of plats or issuance of any above grade building permits prior to 
certified site plan approval. 

29. Prior to the issuance of any residential core and shell building permit covered by this Preliminary 
Plan, the Applicant must make a School Facilities Payment at the elementary and middle school 
levels MCDPS. With this Preliminary Plan, the Applicant is proposing high/low rise w/parking 
residential units as defined by the Annual School Test effective July 1, 2011. This amounts to 
$819.59 per residential unit at the elementary school level, and $991.03 per residential unit at the 
middle school level. If the type of residential units changes, the applicable school facilities payment 
(per the Annual School Test effective July 1, 2011) will apply. 

32. The Applicant must prepare and submit traffic signal warrant studies for the Rockville Pike/Rose 
Avenue Street 1 and Old Georgetown Road/Grand Park Avenue Street A intersections prior to the 
issuance of Use and Occupancy Certificates. 

33. Business district street B-3 (Trade Street) may be implemented as a private street subject to the 
following conditions: 
a. The Applicant must determine the final extent, delineation, and alignment of the private streets 

when subsequent site plans are filed. 
b. Private streets must be located within their own parcel, separate from the proposed 

development. 
c. Public access easements must be granted for the streets and adjacent parallel sidewalks, and 

must be reviewed and approved by MCDOT and the Maryland-National Capital Park and 
Planning Commission (M-NCPPC). 
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d. The design of the roads must follow or improve on the corresponding Montgomery County Road 
Code standard for a similar public road, unless approved by MCDOT and the Planning Board at 
the time of future site plan. 

e. Installation of any public utilities must be permitted within such easements. 
f. The streets may not be closed for any reason unless approved by MCDOT. 
g. The public access easements must accommodate uses above or below the designated easement 

areas. 
h. Montgomery County may require the Applicant to install appropriate traffic control devices 

within the public easement and the easement must grant the right to the County to construct 
and install such devices. 

i. Maintenance and Liability Agreements will be required for each Easement Area by MCDOT at 
the time of record plat. These agreements must identify the respective Applicant’s responsibility 
to maintain all of the improvements within their easement areas in good fashion and in 
accordance with applicable laws and regulations. 

j. Montgomery County will inspect these streets and ensure that each has been constructed in 
accordance with the corresponding Road Code standard for a similar public road. 

k. The Applicant is obligated to remove snow and provide repairs to keep the roads in working 
order and open and if, for any reason, the Applicant does not, the County must have the right, 
but not the obligation, to remove snow and/or provide repairs. 

l. The boundary of the easements must be shown on the record plat. 
34. Prose Street, Meeting Street, and Street 2 must be located within their own parcels, separate from 

the proposed development, and the record plat must reflect a public use and access easement over 
the private streets and adjacent parallel sidewalks. 

35. The Planning Board has accepted the recommendations of the Montgomery County Department of 
Transportation (MCDOT) in its letter dated August 30, 2013, and hereby incorporates them as 
conditions of the Preliminary Plan approval.  Therefore, the Applicant must comply with each of the 
recommendations as set forth in the letter, which may be amended by MCDOT provided that the 
amendments do not conflict with other conditions of the Preliminary Plan approval. 

36. The Planning Board has accepted the recommendations of the Maryland State Highway 
Administration (SHA) in its letter dated September 17, 2013, and hereby incorporates them as 
conditions of the Preliminary Plan approval.  Therefore, the Applicant must comply with each of the 
recommendations as set forth in the letter, which may be amended by SHA provided that the 
amendments do not conflict with other conditions of the Preliminary Plan approval. 

37. The Planning Board has accepted the recommendations of the Montgomery County Department of 
Permitting Services (MCDPS) in its letter dated August 22, 2013, and hereby incorporates them as 
conditions of the Preliminary Plan approval.  Therefore, the Applicant must comply with each of the 
recommendations as set forth in the letter, which may be amended by MCDPS provided that the 
amendments do not conflict with other conditions of the Preliminary Plan approval. 

38. The following development sequencing program shall apply: 
a. Demolition of existing buildings may commence upon preliminary plan approval and prior to 

certified site plan approval and recordation of plats. 
b. Additional clearing and grading for site construction and issuance of below-grade permits may 

occur once all certificates of compliance for required off-site forest conservation areas are 
recorded and prior to certified site plan approval and recordation of plats for each phase. 

c. No recordation of plats prior to certified site plan approval. 
d. No core and shell building permits shall be issued prior to recordation of plats. 

39. All other previous conditions of approval from Resolution 12-26 dated March 14, 2012 – corrected 
on July 19, 2012 remain in full force and effect. 
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Site Plan Recommendations and Conditions 
 
Staff recommends approval of 1,648,936 square feet of mixed-use development including up to 
1,122,960 square feet of non-residential development and up to 462 residential units on approximately 
13.21 gross acres in the CR3 C1.5 R2.5 H200 and CR4 C3.5 R3.5 H300 zones. All site development 
elements as shown on the site, landscape, and lighting plans stamped by the M-NCPPC on September 
13, 2013, are required except as modified by the following conditions: 
 

1. Sketch Plan Conformance 
The proposed development must comply with the applicable binding elements and conditions of 
Sketch Plan 320110010 approved by the Planning Board by a Corrected Resolution dated 
October 10, 2011, except as modified herein. 
 

2. Preliminary Plan Conformance 
The proposed development must comply with the conditions of the approved Resolution for 
Preliminary Plan 120120020, unless amended and approved by the Planning Board. 

 
3. Density Allocation 

Core and shell building permits may only be issued after staging allocation is granted under the 
Staging Allocation Request Regulations (COMCOR 50.35.02.01.A) in the White Flint Sector Plan 
Implementation Guidelines approved by the Planning Board. 

 
4. Placemaking Plan 

The Applicant must provide public use and open space amenities in accordance with the 
“Placemaking and Phase 2 Amenity Plan for Pike & Rose” (Placemaking Plan). Further, the 
Applicant must:  

a. Hold a quarterly review of the site and compliance with the Placemaking Plan must be 
held with Staff and the Public Arts Trust Steering Committee to ensure implementation 
and adherence to the Placemaking Plan. 

b. Remove all plan notations of specific plantings, amenities, and materials that may 
conflict with the Placemaking Plan. 

c. Ensure all installed site amenities and materials must meet applicable building codes. 
d. Include the recreation loop extension in the Placemaking Plan. 
 

5. Public Benefits 
The Applicant must provide the following public benefits and meet the applicable criteria and 
requirements of the Zoning Ordinance and the CR Zone Incentive Density Implementation 
Guidelines, as amended, for each one.  Each public benefit must be verified by M-NCPPC Staff to 
be complete as required by the submittals listed for each prior to issuance of any use-and-
occupancy permit for the associated building.  Any disagreement regarding the application or 
interpretation of the Public Benefits may be brought to the Planning Board for resolution. 

 
a. Transit Proximity 
b. Neighborhood Services 
c. Minimum Parking 
d. Through Block Connection 
e. Public Parking 

Submit as-built drawings of parking garage showing public parking spaces and signage 
and documentation of facility use and access restrictions. 
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f. Adaptive Buildings 
Submit as-built drawings of floor plans and cross-sections showing floor-to-floor heights, 
for each applicable building. 

g. Structured Parking 
h. Public Art 

Provide review under Placemaking Plan Condition #4, above. 
i. BLTs 

Purchase or pay for 2.72 Building Lot Terminations prior to issuance of any core and 
shell building permit. Documentation to be provided to staff. 

j. Tree Canopy 
Provide as-built landscape plan showing tree locations and species with 15 year 
coverage and tabulation of total open space under canopy; may be completed in phases 
for open space around individual buildings. 

k. Vegetated Roof 
l. Advanced Dedication 

 
6. Transportation 

The Applicant must provide a minimum of 412 bicycle parking spaces, including the following:  
a. 18 publicly accessible bike spaces and nine private, secure bike spaces for Building 1A;  
b. 13 publicly accessible bike spaces and 72 private, secure bike spaces for Building 2;  
c. 20 publicly accessible bike spaces and 22 private, secure bike spaces for Building 3;  
d. seven publicly accessible bike spaces and four private, secure bike spaces for Building 4;  
e. 21 publicly accessible bike spaces and 99 private, secure bike spaces for Building 6;  
f. 20 publicly accessible bike spaces and 33 private, secure bike spaces for Building 7;  
g. 13 publicly accessible bike spaces and 7 private, secure bike spaces for Building 8;  
h. 20 publicly accessible bike spaces and 34 private, secure bike spaces for Building; and 
i. Final location and facility details to be determined by Certified Site Plan and under the 

Placemaking Plan. 
 

7. Environment 
a. The Final Forest Conservation Plan is approved; prior to any demolition, clearing, or 

grading, the Applicant must obtain Staff approval of a Certificate of Compliance 
Agreement for use of an M-NCPPC-approved offsite forest mitigation bank to satisfy the 
afforestation requirement. 

b. For residential buildings in Phase II, the Applicant must provide certification to M-NCPPC 
Staff from an engineer that specializes in acoustical treatment that commercially 
reasonable efforts have been made to design the building to achieve interior noise 
levels in the units that do not exceed 45 dBA Ldn. The builder must construct the units 
substantially in accord with these design specifications, with any changes that may 
affect acoustical performance approved by the acoustical engineer in advance of 
installation. This should be submitted for review prior to issuance of building permits. 

 
8. Moderately Priced Dwelling Units (MPDUs) 

a. The proposed development must provide 12.5 percent MPDUs in accordance with an 
Agreement to Build with the Department of Housing and Community Affairs (DHCA). 

b. The MPDU agreement to build shall be executed prior to the release of any core and 
shell building permits. 
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9. Recreation Facilities 
The Applicant must provide at least the recreation facilities, conforming to the Recreation 
Guidelines approved by the Planning Board in September 1992, shown on the Site Plan 
including: 

a. In Building 2: 
i. Four picnic/sitting areas; 

ii. One swimming pool; 
iii. Indoor community space; and  
iv. One indoor fitness facility. 

b. In Building 6: 
i. Four picnic/sitting areas; 

ii. One swimming pool; 
iii. One indoor community space; and 
iv. One indoor fitness facility. 

 
10. Maintenance 

Maintenance of all on-site Public Use Space is the responsibility of the Applicant and subsequent 
owner(s).  This includes maintenance of paving, plantings, lighting, benches, fountains, and 
artwork.  Maintenance may be taken over by a governmental agency by agreement with the 
owner and applicable agency. 
 

11. Architecture 
The final exterior architectural character, proportion, materials, and articulation must be 
substantially similar to the schematic elevations shown on the submitted architectural drawings, 
as determined by Planning Staff. 
 

12. Performance Bond and Agreement 
Prior to issuance of the first Core and Shell building permit for each relevant phase of 
development, Applicant must provide a performance bond(s) or other form of financial surety in 
accordance with Section 59-D-3.5(d) of the Montgomery County Zoning Ordinance with the 
following provisions: 

a. 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, street furniture, and entrance piers within the relevant phase of 
development.   

c. Prior to issuance of the first building permit, 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.   

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. 

 
13. 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: 
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a. Rose Park to be open to public use no later than 18 months after the issuance of use 

and occupancy permits for 75% of residential units in Building 6.   

b. Muse Alley to be open to public use no later than 18 months after issuance of use and 

occupancy permits for 75% of residential units in Building 12.  Until this time, Applicant 

is not subject to the provisions of (e) and (g) below as they relate to Muse Alley and 

Building 12. 

c. Public amenities to be open to public use no later than 18 months after issuance of use 

and occupancy permits for 75% of the residential units in the building with which the 

amenities are associated.  

d. Private amenities  to be operational no later than 18 months after issuance of use and 

occupancy permits for 75% of residential units in the building with which the amenities 

are associated. 

e. Streetscape improvements, including sidewalks, street lighting, street furniture, and 

tree planting for Grand Park Avenue, Rose Avenue, Meeting Street, Prose Street and 

Trade Street must be installed prior to the release  of use and occupancy permits the 

abutting building. Street tree planting may be performed in the next planting season 

after each segment of streetscape improvements is installed. 

f. Bike share facilities will be operational after Montgomery County Department of 

Transportation (MCDOT) County approves their locations and installs them, but are not 

required to be installed prior to the streetscape improvements for the approved 

location.  

g. Streetscape improvements, including paving, lighting, street furniture and tree planting 

for Grand Park Avenue and Rose Avenue and lighting adjacent to each building, must be 

installed prior to the release of that building’s use and occupancy permit. Street tree 

planting may be performed in the next planting season after each segment of 

streetscape improvements is installed. 

h. Clearing and grading must correspond to the construction phasing to minimize soil 

erosion and must not occur prior to the approval of the Final Conservation Plan, 

Sediment Control Plan, staff inspection and approval of all applicable environmental 

protection measures and devices. 

i. Dedications, stormwater management, sediment and erosion control, afforestation and 

other features to be implemented for addressed adjacent to each building prior to 

release of that portion of the building’s use and occupancy permit. 

j. Demolition of existing buildings, clearing and grading for site construction and issuance 

of below-grade permits may occur once all certificates of compliance for required off-

site forest conservation areas are recorded and prior to approval of the certified site 

plan and recordation of plats. 

k. Core and shell permits may be issued upon approval of certified site plan and 

recordation of plats. 

14. 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: 
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a. Garages that are naturally ventilated as shown in illustrative building elevations will 
provide appropriate screening to minimize visual impact at street level from parked and 
moving vehicles. 

b. Provide adequate spot elevations in Rose Park, Grand Park, Rose Avenue, Prose Street, 
Meeting Street and Trade Street to ensure ADA accessibility. 

c. Include the Final Forest Conservation Plan approval, stormwater management concept 
approval, development program, inspection schedule, and Site Plan resolution on the 
approval or cover sheet. 

d. 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”. 

e. Make corrections and clarifications to recreation guidelines, labeling, data tables, and 
schedules. 

f. Ensure consistency of all details and layout between site plan and landscape plan. 
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SECTION 2: CONTEXT AND PROPOSAL 

 
SITE DESCRIPTION 

 
Site Vicinity 
The approved Mid-Pike Plaza Sketch Plan and Preliminary Plan cover approximately 24.4 acres in the 
northwest section of the White Flint Sector Plan area.  Rockville Pike (MD 355) borders the property to 
the east, with Old Georgetown Road (MD 187) to the south, Hoya Street to the west, and the recently 
realigned Montrose Parkway to the north. The site is adjacent to primarily commercial uses, including a 
car dealership, bank, retail stores, and offices, with a residential high-rise building to the east.  The 
majority of the property sits between ¼ and ½ mile of the existing White Flint Metro Station, the 
southern end of the property within ¼ mile of the station. 
 
 

 
Vicinity Map 
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Site Analysis 

The overall site is split-zoned CR3 C1.5 R2.5 H200 and CR4 C3.5 R3.5 H300. Most of Phase 2 
development is in the CR 3 zone, while a smaller segment is in the CR 4 zone.  Previously, the site 
developed under the C-2 zone and Phase 1, which was previously approved on the southwest portion of 
the Subject Property, is currently under construction. Otherwise, large expanses of surface parking 
remain. 
 
There are no known historic resources, wetlands, floodplains, endangered or threatened species or 
habitats, steep slopes, or other environmental or cultural features on site.  There were no stormwater 
management facilities onsite until Phase 1 was approved, and the site was largely void of trees. On-site 
soils are classified as urban land, and the site is within the Cabin John Creek watershed, a class I/I-P 
stream. 
 

 
Site Aerial View 
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PROJECT DESCRIPTION 

Previous Approvals 

Sketch Plan 320110010, Preliminary Plan 120120020, and Site Plan 820120020 (Phase 1) were approved 
by the Planning Board by Corrected Resolution on July 19, 2012 (Attachment A). The approval 
established several binding elements on the entire 24.4 acre site: 
 

1. Maximum total density of 
3,442,888 square feet, 
including a maximum of 
1,716,246sf of non-residential 
development; 

2. Maximum Height of 200 feet 
in the CR3 C1.5 R2.5 H200 
zone and 300 feet in the CR4 
C3.5 R3.5 H300 zone; 
 
 
 
 
 
 
 
 
 
 

3. The general location and 
extent of public use space 
(green areas shown below); 
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4. The categories of public benefits: 

Public Benefits Table Approved with the Sketch Plan 
Category Public Benefit % Requested Notes 

Transit Proximity 33.09 Calculated as a weighted average per the ordinance. 

Connectivity 

Neighborhood Services 10.00 Project provides or is within ¼ mile of 10 different retail services. 

Minimum Parking 6.32 Project provides less than maximum allowed parking. 

Through-Block Connection 10.00 Pedestrian access within a block between streets. 

Public Parking 7.62 Project provides publicly accessible parking spaces. 

Diversity 

Adaptive Buildings 4.37 Project provides buildings with minimum specified floor-to-floor 
ratios and open floor plans. 

Care Center 15.00 Adult or child care center per the ordinance. 

Dwelling Unit Mix 2.19 Project provides units with a range of bedroom counts. 

Design 

Structured Parking 14.32 Project provides parking in below- and above-grade structures. 

Tower Setback [Step-Back] 1.53 Building towers for some buildings are stepped back from the street-
level façade. 

Public Art 5.00 Project provides public art program. 

Exceptional Design 6.70 Project provides buildings and open spaces per the ordinance and 
guidelines.  

Environment 

BLTs 5.00 Purchase of 7.28 BLTs. 

Tree Canopy 10.00 Canopy coverage of at least 25% of the open space. 

Vegetated Roof 4.48 Project provides a vegetated roof on some buildings. 

Advance Dedication 3.72 Advance dedication of 39,504sf of right-of-way. 

Total 139.34  

 

 

5. The phasing program. 

 

 

 

 

 

 

 

 

 

 

 

 

These binding elements, as shown on the sketch plan, are subject to conditions and modification at site 
plan per Section 59-C-15.43(d). 
 
Preliminary Plan 120120020 was approved by the Planning Board by Corrected Resolution on July 19, 
2012 for 5 lots and a maximum of 3,442,888 square feet of development with a maximum of 1,716,246 
square feet of non-residential uses on approximately 24.38 acres, consistent with the Sketch Plan 
binding elements and density. 
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Site Plan 820120020 was approved by the Planning Board by Corrected Resolution on July 19, 2012 for 
951,000 square feet of mixed-use development including up to 341,800 square feet of non-residential 
uses and up to 493 residential units on approximately 6.77 gross acres.  
 
Proposal 
 
Limited Preliminary Plan Amendment 
The preliminary plan amendment (Attachment B) will further subdivide the 5 previously approved lots 
into 14 lots and two separate parcels for private roads. The amendment also proposes to slightly 
reconfigure the lot layout and block design to help facilitate financing for the Pike & Rose Project as it 
has become more defined. The proposed changes to the lot and block design north of Rose Avenue are 
intended to further refine and improve the form and function of the required public use space proposed 
on Lot 5, Block C and part of Prose Street. The proposed amendment also provides additional dedication 
along Montrose Parkway and Rockville Pike as requested by SHA. The proposed amendment includes 
two additional conditions which will require the Applicant to provide for necessary public access 
easements on the internal private streets. The proposed amendment does not alter the previously 
approved density on the Subject Property, the public benefits approved under the Sketch Plan, or 
change any previously approved access points as shown on the previous plan. Finally, the application 
has been reviewed by other applicable County agencies, all of whom have recommended approval of 
the Preliminary Plan (Attachment C). 
 

 
Preliminary Plan Lotting Plan 
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Site Plan Phasing and Buildings 
 
Pike and Rose Phase 2 Site Plan consist of three sub-phases: Phase 2A, Phase 2B, and Phase 2C. Phase 1 
was approved for Buildings 10, 11 and 12 under Site Plan No. 820120020.  
 
Phase 2A  
 

 Building 3 is located at the intersection of Rose Avenue and Rockville Pike and is proposed for a 
total of 214,750 square feet of commercial/non-residential uses, but will include only 56,600 
square feet of retail use for this phase. 
 

 Building 8, approximately 61,000 square feet of retail, is located at the northwestern 
intersection of Rockville Pike (MD 355) and Rose Avenue and it is adjacent to Block 9. 

o The minimum amount of non-residential for this building is 40,000 square feet and the 
maximum amount is 61,000 square feet.  

o The Applicant is requesting flexibility for this building since second level retail may not 
be built, depending on individual tenant requirements and leasing needs. 

Phase 2B 
 

 Building 1A is located at the northeastern intersection of Towne Road and Rose Avenue for 
90,000 square feet of non-residential development. 
 

 Building 4 is south of Building 3 and is associated with the Rose Park. It is located at the 
intersection of Rose Avenue and Grand Park Avenue. The building will contain 34,605 square 
feet of retail, including two kiosks. This building is immediately east of the urban park and fronts 
onto Rose Avenue.  
 

 Building 6, located at the southwestern intersection of Rose Avenue and Grand Park Avenue, 
will contain a maximum of 290,476 square feet of residential uses, and a maximum of 50,355 
square feet of non-residential uses.  

o The Applicant is requesting flexibility for this building. If pre-leasing does not result in a 
retail or commercial tenant for the second floor, the Applicant will replace the space 
with residential units.  
 

 Building 7 is a 290-room hotel proposed at the southeastern intersection of Rose Avenue and 
Grand Park Avenue. Approximately, 285,500 square feet is for the hotel and 41,250 square feet 
of retail development.  
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Phase 2C 
 

 Building 2 is located in the center of the property, south of Montrose Parkway and north of Rose 
Park. This building will provide approximately 198 residential dwelling units and 12,000 square 
feet of retail.  
 

 Building 3 will include 158,150 square feet of office development.  
 

 Building 9, located south of Building 8, is proposed to contain 333,500 square feet of non-
residential uses. This building is south of Building 8 and straddles the CR-3 and CR-4 zoning lines. 

 

 
Overall Site Plan (Phase 2 – Red) 

 
 



17 

Open Space 
Public use space is provided along Grand Park Avenue, Rose Avenue, and all private streets.  Streetscape 
amenities include street trees, benches, specialty paving and other features that will create a unique 
place. Rose Park, located at the intersection of Rose Avenue and Grand Park Avenue, is the main open 
space in the development, approximately 23,000 square feet in size, and features a sloped lawn area 
and a hard surface area as well as two retail kiosk buildings. The features of the park and other public 
use spaces in Phase 2 are illustrated in the “Placemaking & Phase 2 Amenity Plan – Pike & Rose” 
(Attachment D), which is described below.  As with density in the CR zones, public use space must be 
provided on the subject site encompassed by an approved sketch plan, not on any particular portion of 
the site. 
 

 
Overall Phase 2 Public Use Space Plan 

 
Circulation 
Vehicular circulation will remain similar to the existing pattern:  

 Grand Park Avenue will continue from its current terminus at Buildings 11 and 12 and will 
continue north to the intersection of  the future Rose Avenue, a public street; 

 Meeting Street will provide access to Buildings 9 and 7; 
 Trade Street will serve as loading and service street for Buildings 7,8 and 9; 
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 Prose Street will provide access to several buildings north of Rose Avenue, Buildings 1A, 4, 2 and 
3; 

 Old Georgetown Road, Town Road, and Rockville Pike will remain generally unchanged until the 
Special Taxing District improvements begin; and 

 Parking for each building will be constructed in structured or below grade parking.  Pedestrian 
circulation is provided along sidewalks in front of all of the buildings. 

 
Public Amenity Plan 
The Applicant has prepared a “Placemaking & Phase 2 Amenity Plan – Pike & Rose” (Placemaking Plan) 
that shows individual site amenities, such as art, fixed and movable furniture, and fountains and 
landscaping on the site plan.  A Placemaking Plan was approved for Phase 1 Site Plan. Each category 
provides an enforceable set of performance measures and zones on the site plan where they will be 
implemented.  Further, periodic review by Staff and the Public Arts Trust Steering Committee will ensure 
compliance. 

 
Placemaking Plan Amenity Locations 

 
Public Benefits 
The Sketch Plan for this site was approved with various public benefits requiring at least a proportional 
implementation of those benefits with each phase.  The proposed development will provide the 
following public benefits: 
 

 Transit Proximity 
 Neighborhood Services 
 Minimum Parking 
 Through Block Connection 
 Public Parking 
 Adaptive Buildings 
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 Dwelling Unit Mix 
 Structured Parking 
 Public Art 
 BLTs 
 Tree Canopy 
 Vegetated Roof 
 Advanced Dedication 

 
Pike and Rose Phase 2 will provide for all of the approved public benefits, except advanced dedication 
and dwelling unit mix. Further, Phase 2 will provide approximately 50% of the public benefit points, 
while Phase 1 provided 35% of the approved public benefit points. The future phase of development will 
provide the remaining public benefit points. 
 
The sketch plan was originally proposed under the previous public benefit system that was calculated 
according to percentages rather than points.  The conversion, however, is a one-to-one conversion 
where each percentage equals one point.  Further, the neighborhood services benefit was modified, but 
the subject application may take points under the original method due to a “grandfathering” provision 
for this particular benefit. 
 
 
COMMUNITY OUTREACH 

The Applicant has complied with all submittal and noticing requirements.  Staff has not received any 
correspondence regarding the Application. 
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SECTION 3: PRELIMINARY PLAN REVIEW 
 
As discussed above, this amendment primarily modifies lots and parcel boundaries, not the resulting 
development layout. All previous findings for preliminary plan 120120020 as approved by the Planning 
Board remain valid. All approved validity periods also remain unchanged. 
 

1. The Preliminary Plan substantially conforms to the master plan. 
Staff finds that the revision does not materially change the existing approvals for uses and 
square footage, and that the previous and proposed Preliminary Plans are in substantial 
conformance with the Master Plan. The Property is currently limited to a maximum 3,442,888 
square feet of total development including a maximum of 1,716,246 square feet of non-
residential commercial uses. A minimum of 12.5% of any residential units must be moderately 
priced dwelling units (MPDUs). This amendment makes no changes to these limitations. 

 
2. Public facilities will be adequate to support and service the area of the proposed subdivision. 

The development of this site continues to be bound to the density and uses approved with the 
original approval. The finding of Adequate Public Facilities, including schools, fire and rescue 
access, roads, water and sewer remains valid for the square footages approved.  

 
3. The size, shape, width and orientation of the proposed lots are appropriate for the location of 

the subdivision and for the uses contemplated. 
The lots are of the appropriate dimensions with respect to size, shape, width and orientation to 
accommodate the multiple uses expected to occur on the Subject Property. The location and 
uses are appropriate in that this area was designated as an urban area in the Master Plan, and 
this subdivision establishes an urban grid as envisioned by the Master Plan. The proposal 
remains in conformance with all applicable sections of the Subdivision Regulations. 

 
4. The Application satisfies all the applicable requirements of the Montgomery County Forest 

Conservation Law, Chapter 22A of the Montgomery County Code. 
The original approval by the Planning Board included provisions to satisfy the requirement of 
Chapter 22A as shown on the approved preliminary forest conservation plan. The Property 
continues to be bound by the conditions of the approved forest conservation plan, as amended 
by the Phase 2 Site Plan which is under review concurrently with this Preliminary Plan. 

 
5. The Application meets all applicable stormwater management requirements and will provide 

adequate control of stormwater runoff from the site. 
This finding is based on the fact that the Montgomery County Department of Permitting Services 
approved a preliminary stormwater management concept for the entire site at the time of the 
original preliminary plan approval.  The revised stormwater management concept has been 
reviewed and approved by DPS, and the proposed amendment meets all applicable stormwater 
management requirements as outlined in more detail in the Site Plan Section of this report. 

   
CONCLUSION 
 
Based on the findings discussed above, Staff recommends approval of this limited Preliminary Plan 
amendment. 
 



21 

SECTION 4:  SITE PLAN REVIEW 
 
DEVELOPMENT ISSUES 
 
Muse Alley  
 
Muse Alley, a linear public use space that separates Building 7 from Building 12, is included in Phase 1 
Site Plan No. 820120020.  The construction of Building 7 requires construction within the area for Muse 
Alley. If Muse Alley is built and opened together with the construction of Building 12, portions would be 
disturbed during the construction of Building 7. In order to allow for more efficient development, the 
Applicant proposes to complete Muse Alley with Building 7 and it will be open for public use no later 
than 12 months from the issuance of a certificate of occupancy for Building 12. Staff supports this 
approach since it allows for the complete construction of Muse Alley rather than the intermittent 
opening and closing of this important public use space connection. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Illustration of construction issues with Muse Alley  
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ENVIRONMENT  
 
Final Forest Conservation Plan 
 
This property is subject to the Montgomery County Forest Conservation Law (Chapter 22A of the County 
Code), and a Final Forest Conservation Plan (“FFCP”) for Phase 2 has been submitted for Planning Board 
approval (Attachment E).  The total net tract area for the FFCP is 25.26 acres.  This net tract area 
includes Phase I, Phase 2, and a future phase for the construction of Building 13.  The total net tract area 
of 25.26 acres requires 3.79 acres of afforestation.   
 
The Applicant met the planting requirements of the Phase I FFCP (#820120020) with the purchase of 
1.41 acres in the MDR Property forest conservation bank. 
 
The Phase 2 FFCP has a limit of disturbance of 14.63 acres, which represents about 58% of the net tract 
area.  The proportional planting requirement for Phase II is 2.19 acres.  The Applicant proposes to 
purchase 2.19 acres plus the 0.18 acres of future phase requirements in an approved off-site forest 
conservation bank.  Therefore, the Applicant is proposing to meet the entire remaining planting 
requirement of 2.38 acres with the purchase of credits in an approved off-site forest conservation bank.  
 
Forest Conservation Variance 
 
Section 22A-12(b) (3) of Montgomery County Forest Conservation Law provides criteria that identify 
certain individual trees as high priority for retention and protection.   Any impact to these trees, 
including removal or disturbance within the tree’s critical root zone (CRZ) requires a variance.  An 
applicant for a variance must provide certain written information in support of the required findings in 
accordance with Section 22A-21 of the County Forest Conservation Law.  The law requires no impact to 
trees that: measure 30 inches or greater, diameter at breast height (DBH); are part of a historic site or 
designated with a historic structure; are designated as a national, State, or County champion trees; are 
at least 75 percent of the diameter of the current State champion tree of that species; or trees, shrubs, 
or plants that are designated as Federal or State rare, threatened, or endangered species.   
 
On February 23, 2012, the Planning Board approved a variance request as part of the Phase I FFCP 
(#120120020) to remove a 41-inch DBH willow oak (tree #V-1) located on-site.  As specified by the 
approval of the variance request, the Applicant must plant at least four native canopy trees of at least 3” 
caliper in mitigation for the removal of tree V-1.  The Applicant is proposing to plant four black gum 
(Nyssa sylvatica) at least 3” caliper in size on-site as mitigation for the specimen removal. 
 
Noise  
 
An evaluation of noise impacts from the development was not completed during the first phase of Pike 
and Rose redevelopment. The Montgomery County Staff Guidelines for the Consideration of 
Transportation Noise Impacts in Land Use Planning and Development (June 1983) stipulate a 65 dBA Ldn 
maximum noise level for outdoor recreation areas and 45 dBA Ldn for indoor areas within the White 
Flint area.  In order to apply the Staff noise guidelines, Staff requested on multiple occasions that the 
Applicant provide a baseline noise analysis to show that the noise associated with highway traffic will be 
within acceptable limits within residential and open recreational areas proposed on the site.  This 
baseline analysis would measurement the existing conditions and projected 20-year future conditions 
on-site.   
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The Applicant has responded with the following: 

Applicant is not required to submit this by law or regulation, and does not intend to do so. This 
study is an added cost to the project that is better spent on placemaking and site amenities. The 
project is in an urban area surrounded by Montrose Parkway, Rockville Pike, and Old 
Georgetown Road.  All of these roads are high traffic streets that will produce noise as does 
every major street in the County including Wisconsin Avenue & Arlington Road in Bethesda, and 
Georgia Avenue & Colesville Road in Silver Spring. This specific section of Montrose Parkway 
behind block two sits between two traffic lights which, by their nature, slow traffic down in this 
area, and thus, there is reduced auto noise.  The parkway is also not a through-street for trucks, 
removing the types of vehicles that are known to make the most damaging noises. Finally, the 
Parkway speed is 35MPH, which is less than the current posted speed on Rockville Pike.  The 
presence of the road is not an issue that renters or purchasers in block two will be unaware of, 
as the road is already constructed and carrying traffic today. Applicant is open to discussing this 
issue at the Planning Board hearing but does not intend to perform such study for numerous 
reasons. 

 
As stipulated in the Staff Guidelines, areas within the following approximate distances from major noise 
sources may have high noise levels requiring attenuation: 
 

(1) Areas within 1,000 feet of freeways 
(2) Areas within 3,000 feet of railroad tracks 
(3) Areas within 600 feet of major highways or arterial roads carrying more than 20,000 vehicles, 

average daily traffic (ADT) 
(4) Areas within 300 feet of arterial roads with ADT of 5,000 to 20,000 
(5) Areas within 5 miles of a general aviation airport or within 15 miles of a commercial or military 

airport.  Areas under the paths of airport flight patterns area more highly impacted by aircraft 
noise than areas outside the flight paths. 

 
Using the Staff Guidelines listed above, the Subject Site meets the criteria to warrant a review of a 
baseline noise analysis at site plan.  Dwelling units that are impacted by traffic noise levels over 65 dBA 
Ldn should have interior noise no greater than 45 dBA Ldn.  Most residential units meet the interior 
noise level through current construction methods, but, on occasion, additional acoustical noise 
mitigation is necessary.  The additional mitigation typically includes special materials and additional 
construction measures of the building shell to attenuate exterior noise levels to acceptable levels inside 
the dwelling units.   
 
Without a baseline noise analysis, Staff cannot confirm or deny the presence of adverse noise impacts; 
therefore, Staff is requesting that the Applicant provide certification to M-NCPPC Staff from an engineer 
that specializes in acoustical treatment that the building shell for residential dwelling units will 
attenuate 20-year projected exterior noise levels to an interior level not to exceed 45 dBA Ldn.  
This recommendation is not unusual for new development in White Flint. For example, White Flint View, 
Preliminary Plan No. 120070380, located at the intersection of Nicholson Lane and Citadel Avenue 
required a noise analysis as a condition of approval, as well as North Bethesda Market, Site Plan No. 
820060170. Staff recommends that the Applicant submit its noise analysis with the Staging Allocation 
Request for Phase 2.  
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MASTER PLAN  

 
Sector Plan Recommendations 
Mid-Pike Plaza property is in the Mid-Pike Plaza District within the Approved and Adopted (2010) White 
Flint Sector Plan. The Sector Plan rezoned the property to the Commercial Residential (CR) zone, CR4, 
C3.5, R3.5, H300 and CR3, C1.5, R2.5, H200. The area at the northwest intersection of Old Georgetown 
Road (MD 187) and Rockville Pike (MD 355) is in the CR4 zone, while the remainder of the property is in 
the CR3 zone. Most of the Phase 2 development is in the CR 3 zone. 
 
The Sector Plan states that “redevelopment in the district should retain its regional marketplace 
function and include residential and civic uses. Building heights of 300 feet should frame the corner of 
Rockville Pike and Old Georgetown Road. Public use space, such as an urban plaza or neighborhood 
green or a civic or cultural attraction, will provide reasons to gather and encourage all day activity” 
(p.32). Regarding public use space, the Plan recommends the following: “provide a minimum one-acre 
public use that can be divided into smaller areas, such as urban plazas or neighborhood greens, on the 
Mid-Pike Plaza property” (p.33). 

 
Transportation 

 
Street Network 
The proposed public and private streets on the preliminary plan are consistent with the Sector Plan 
recommendations. The Plan established a new network of public and private streets on the Mid-Pike 
Plaza property, including Rose Avenue and Grand Park Avenue at 70 and 80 feet, respectively.  
 
Rockville Pike and Old Georgetown Road 
Rockville Pike (MD 355) is classified as a major highway with a minimum right-of-way at 150-162 feet. 
Old Georgetown Road (MD 187), between Executive Boulevard and Rockville Pike, is also classified as a 
major highway with a 120-foot right-of-way. The larger right-of-way for Rockville Pike is associated with 
the proposed median Bus Rapid Transit (BRT) system. Transforming Rockville Pike into an urban 
boulevard is a main recommendation in the Sector Plan. The Plan recommends “reconstructing the 
’Pike’ as an urban boulevard, placing utilities underground, and adding a median wide enough to 
accommodate turn lanes and street trees. Street tree panels and wider sidewalks will promote walking. 
Bus priority lanes will be provided, located either in the median or along the curb” (p.17). Old 
Georgetown Road, in the future, will have four lanes rather than the existing six lanes of travel. The 
applicant, MCDOT, SHA and planning staff have had discussion on how to implement this 
recommendation in the future. No buildings in Phase 2 are adjacent to Old Georgetown Road, while 
Buildings 3, 8 and 9 are adjacent to Rockville Pike. 
 
Bikeway Network 
The approved preliminary and site plans will begin to implement the bikeway recommendations for Old 
Georgetown Road and Towne Road. A shared use path (LB-1) is recommended for the entire length of 
Towne Road. A dual bikeway (a shared use path and bike lane) (LB-2) is recommended for Old 
Georgetown Road, between Towne Road/Executive Boulevard and Rockville Pike. No bikeways are 
recommended for Grand Park Avenue and Rose Avenue. 
 
Recreation Loop Extensions 
Grand Park Avenue is part of the loop extension identified in the Sector Plan. The Plan establishes a 
recreation loop that is envisioned as a “signed pathway that is to be incorporated into the street right-
of-way as part of the sidewalk”; loop extensions “consist of short segments that link major public use 
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spaces in the districts to the main loop”. The White Flint Urban Design Guidelines further recommend 
that “signage along Street A (now Grand Park Avenue) sidewalk (either side) indicate connections to the 
Loop in the south, and the various public use spaces within the district”. The Applicant has prepared a 
Loop Extension proposal for Grand Park that will be included in the Amenity Plan for Phase 2. 
 
FUNCTIONAL TRANSIT CORRIDORS MASTER PLAN 
 
The Planning Board Draft (July 2013) of the Functional Transit Corridors Master Plan recommends a 
Countywide Bus Rapid Transit (BRT) system along 10 corridors, including Rockville Pike and Old 
Georgetown Road. Along Rockville Pike, the Functional Plan recommends a two-way median BRT 
treatment within 162 foot right-of-way and mixed traffic treatment, within 120 foot right-of-way for Old 
Georgetown Road. The approved preliminary plan dedicated the rights-of-way for the future BRT 
system. 

 
URBAN DESIGN GUIDELINES 
 
The White Flint Urban Design Guidelines (2010), approved by the Planning Board, establishes design 
objectives and guidelines for open space, streets, buildings and parking for the White Flint Sector Plan 
area. Specifically for Mid-Pike Plaza District, including the Pike and Rose property, some of the open 
space guidelines are:  
 

 Public use spaces should be located to reduce extended periods of shadow coverage from 
surrounding buildings. 

 Provide signage along Mid-Pike spine street’s sidewalk (either side) to indicate connections to 
the Loop to the south, and the various public use spaces within the district (p.33). 

 
And, the guidelines recommend that buildings are to:  

 Prioritize the establishment of consistent street walls along public streets. Character along 
adjacent streets should be compatible.  

 Consider signature structure or significant building features at prominent locations, such as the 
corner of Rockville Pike and Old Georgetown Road, the corner of Old Georgetown Road and 
“Old” Old Georgetown Road (Hoya Street), or the northern terminus of Mid-Pike spine street. 

 Locate and size taller building components to reduce the impact of their shadows on streets and 
public use spaces (p.33).  

 
Urban Design Guidelines Compliance  
 
The submitted site plan and preliminary plan amendment achieve many of the recommendations in the 
Urban Design Guidelines. Rose Park, the major public use space at the intersection of Rose Avenue and 
Grand Park Avenue, will have sufficient sunlight since the surrounding buildings vary in height, including 
42 feet for Building 4 and 48 feet for Building 1A.  The guidelines state that buildings should “be sited 
and designed with sensitivity for their effect on light, shadow, and air circulation for the occupants of 
those and neighboring buildings” (p. 16). The Placemaking and Amenity Plan include the signage for the 
recreation loop extension. 
 
Buildings 6 and 7, along Grand Park Avenue, continue the street wall established with Buildings 11 and 
12, which are under construction. Buildings 1A, 4, 3, and 8 will create a consistent street wall along the 
northern portion of Rose Avenue.  
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Architecturally, the proposed buildings achieve the Urban Design Guidelines recommendation with 
buildings that vary in height and provide unique architectural elements. For instance, Buildings 6 and 7 
have distinctive podiums and tower segments. The design of Building 4 is similar to historic markets, 
such as Eastern Market in Washington, D.C., with an arcade of large vertical and arched windows and 
open floor plan.  
 
Green walls are proposed (to partially screen above-grade parking garages) in Buildings 6, 7, and 9, 
which is consistent with the Urban Design recommendations.  
 
DEVELOPMENT STANDARDS 
 
The proposed development is in the CR-3 C1.5 R2.5 H 200 and CR-4 C3.5 R3.5 H300. Lots 3 and 4 are in 
the CR-4 zone, while the remainder of site is in the CR-3 zone. Sketch Plan No. 320110010 established 
the ultimate development with maximum density and minimum public use space. Each phase of 
development draws down or builds towards these requirements. The following tables show the 
application’s conformance to the development standards of the zone and the approved Sketch Plan; 
minimum setbacks are not applicable on this site. 

 
1. Density of Development (square feet) 

 Total CR Non-Residential (C) Residential (R) 

Maximum Allowed by 
Zones 

3,442,888 2,106,726 2,911,882 

Maximum Approved by 
Sketch Plan 

3,442,888 1,716,246 2,911,882 (1,726,642 
min) 

Maximum Approved by  
Phase 1 Site Plan 

951,000 341,800 609,200 

Maximum Proposed 
with Phase 2 Site Plan 

1,648,936 1,122,960 525,976 

Maximum remaining 
phases 

842,952 251,486 1,776,706 

 
2. Building Height  

 CR-3 C1.5 R2.5 H200 CR-4 C3.5 R3.5 H300 

Maximum allowed by zones 200 300 

Approved by Sketch Plan 200 300 

Proposed with Phase 2A 

Building 3 150  

Building 8  62 

Proposed with Phase 2B 

Building 1A 65  

Building 4 60  

Building 6 165  

Building 7 200  

Proposed with Phase 2C 

Building 2 200  

Building 3 150  

Building 9  288 

3. Public Use Space (% net lot) 
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Minimum Required by Zones 10% 

Minimum Approved with Sketch Plan 10% (Total Site) 

Minimum Approved with Phase 1 Site Plan 9.64%  (Of the area comprising the site plan) 

Minimum Proposed with Phase 2 Site Plan 13.35% (Of the area comprising the site 
plan) 

Minimum Remaining for later phases 0.17 % 

 
 
4. Residential Amenity Space (square feet per market rate unit1) 

 Required Proposed 

Minimum Indoor Amenity Space 

Building 2 (173 units) 3,460 sq.ft 3,460 sq.ft. 

Building 6 (231 units) 4,620 sq.ft 4,620 sq.ft 

Minimum Outdoor Amenity Space 

Building 2 (173 units) 3,460 sq.ft. 3,460 sq.ft. 

Building 6 ( 231 units) 4,620 sq.ft. 4,620 sq.ft. 

 
 

                                                           
1
 Amenity space is not required for Moderately Price Dwelling Units (MDPUs) on a site within a Metro Station 

Policy Area. 
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5. Minimum Bicycle Parking Spaces 

 Required Proposed 

 Minimum Publicly 
Accessible 

Minimum 
Private and 
Secured 

Public Private 

Building 1A 

90,000 sq.ft Non-
Residential 

18 9 18 9 

Building 2 

198 Residential 
Units 

10 70 10 70 

12,000 sf Non-
Residential 

3 2 3 2 

Building 3 

214,750 sf 
maximum  Non-
Residential 
(158,150 sq.ft 
office) 

20 22 20 22 

Building 4 

32,550 sf  
maximum Non-
Residential 

7 4 7 4 

Building 6 

264 Residential 
Units 

10 93 10 93 

50,355 sf Non-
Residential (0 sf 
Office) 

11 6 11 6 

Building 7 

326,750 sf of 
Non-Residential 
(0 sf Office) 

20 33 20 33 

Building 8 

61,000 sf 
maximum Non-
Residential (0 sf 
Office) 

13 7 13 7 

Building 9 

333,500 sf of 
Non-Residential 
(317,000 sf 
Office) 

20 34 

 

20 34 
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6. Parking 

 Maximum Allowed Minimum Required Proposed  

Approved with Sketch Plan 6,546 2,396 5,234 

Approved with Phase 1 842 1640 1082 

Proposed with Phase 2 

Building 1A 360 144  

Building 2 2 297 195 132 

Building 3 655 263 613 

Building 4 140 57 0 

Building 63 473 271 179 

Building 7 562 225 713 

Building 8 244 98 0 

Building 9 827 332 372 

Phase 2 Total  3,558 1,585 2,009 

 

 
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.   
 
The site plan is not subject to a development plan, diagrammatic plan, schematic development 
plan, or project plan.  It is, however, subject to the binding elements and conditions of Sketch 
Plan 320110010, which may be modified at the time of site plan review under Section 59-C-
15.43(d): 

 
During site plan review, the Planning Board may approve amendments to the 
binding elements of an approved sketch plan. 

(1) Amendments to the binding elements may be approved, if such 
amendments are: 
(A) Requested by the applicant; 
(B) Recommended by the Planning Board staff and agreed to by the 

applicant; or 
(C) Made by the Planning Board, based on a staff recommendation or on its 

own initiative, if the Board finds that a change in the relevant facts and 
circumstances since sketch plan approval demonstrates that the binding 
element either is not consistent with the applicable master or sector 
plan or does not meet the requirements of the zone. 

                                                           
2
 Building 2 and Building 4 non-residential parking is provided in Building 3 garage. Interim condition for Building 

4 will be provided in Building 7 until Building 3 garage is occupied. 

3
 Building 6 and Building 8 non-residential parking is provided in Building 7 garage. 
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(2) Notice of proposed amendments to the binding elements must be identified 
in the site plan application if requested by the applicant or in the final notice 
of the site plan hearing recommended by Planning Board staff and agreed to 
by the applicant. 

(3) For any amendments to the binding elements, the Planning Board must 
make the applicable findings under Section 59-C-15.43(c) in addition to the 
findings necessary to approve a site plan under Section 59-D-3. 

 
The Applicant is proposing minor modifications to the binding elements of the approved Sketch 
Plan 320110010. Buildings 1A and future 1B at the northwest corner in the Sketch Plan is 
indicated as Phase 2. The Applicant is requesting that these buildings will be built in future site 
plan phases. Further, Buildings 2, 3 and 9, which was shown in the Sketch Plan as future phases, 
will be built in Phase 2 of this site plan. Staff recommends the approval of these modifications 
since they are consistent with the overall approved sketch plan.  

 
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.   
 
There are several requirements of the CR zones that must be met by this Application: 

 Uses; 
 General Requirements; 
 Development Standards; and 
 Special Regulations for the Optional Method of Development (Public Benefits). 

A. Uses 
The proposed uses – residential, retail, hotel and office – are permitted uses in the CR zone. No 
limited or special exception uses are proposed. 

 
B. General Requirements 
The proposed development is consistent with the White Flint Sector Plan and the White Flint 
Urban Design Guidelines:  

 
 Pike and Rose-Phase 2 is within the Mid-Pike Plaza District in the Approved and Adopted 

(2010) White Flint Sector Plan. In accordance with the recommendations of the Sector Plan, 
the proposed redevelopment will “function as a regional retail magnet with a substantial 
residential component and public services” (p.32).  

 Building heights, which vary between 60 feet and 200 feet, will frame most of Rose Avenue 
and Grand Park Avenue. The two lowest buildings, Buildings 1A and 4, are adjacent to the 
park, which is balanced with taller Buildings 6 and 7. Along Rockville Pike, buildings 8 and 9 
will also vary in height, 62 feet and 288 feet, respectively. 

 The continuation of Grand Park Avenue, north of Phase 1, Rose Avenue, Prose Street, 
Meeting Street, and Trade Street, are consistent with the Sketch Plan and the Sector Plan.  

 Towne Road (LB-1) and Rockville Pike (SP-41) are roadways with recommended shared use 
paths as part of the Sector Plan bikeway network. The approved preliminary plan showed 
the cross-sections and right-of-way dedications that will accomplish the bikeway 
recommendations.  

 Public use spaces are provided through proposed streetscapes, including Grand Park 
Avenue, Rose Avenue, Meeting Street, Trade Street, Prose Street and Rockville Pike. 
Enhanced streetscape will define both sides of Meeting Street. Rose Park, a proposed park 
at the intersection of Grand Park Avenue and Rose Avenue, will serve as the main public use 
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space in the development. These public spaces are consistent with the Sector Plan, White 
Flint Guidelines, and the approved Sketch Plan. 

 Energy efficient buildings, site design techniques to maximize natural light, vegetated roofs, 
and increase tree canopy are some of Sector Plan’s environmental recommendations to 
create a sustainable district. Pike and Rose Phase 2 will provide energy efficient buildings 
that will achieve at least LEED certification or higher levels and several buildings will have 
vegetated roofs. Further, new environmental site design techniques will contribute to 
stormwater management facilities. 

 Open space, streets and building recommendations are provided in the Approved White 
Flint Urban Design Guidelines for each district in the Sector Plan. Specific to Pike and Rose, 
the Guidelines recommend that public use spaces should be located to reduce extended 
periods of shadow; open spaces should be defined by building walls; buildings should create 
a consistent street wall along public streets; and locate and size buildings to minimize 
shadow impacts on streets and public use spaces. Rose Park has ample light and air since 
Buildings 1A and 4 are short in height; all new buildings create a consistent street wall along 
Rose Avenue and Grand Park Avenue; and new way-finding signage is proposed for the 
development. 

 
C. Development Standards 

 
The proposed development will comply with all development standards as shown in the data 
tables and discussion above. 

 
D. Public Benefits 

 
The proposed development will continue the public benefits approved with the Sketch Plan No. 
320110010 and Phase I Site Plan No. 820120020. The approved public benefits are:  
 Transit proximity  
 Neighborhood Services 
 Minimum Parking 
 Through-Block Connections 
 Public Parking 
 Adaptive Buildings 
 Care Center  
 Structure Parking 
 Tower Setback 
 Public Art 
 Exception Design  
 Building Lot Termination (BLTs) 
 Advance Dedication 
 Dwelling Unit Mix 
 Vegetated Roof 

 
Pike and Rose Phase 2 will provide for all of the approved public benefits, except advanced dedication 
and dwelling unit mix. Advanced dedication and dwelling unit mix benefits were approved with the 
Phase 1 site plan.  
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The public benefits for Phase 2 are appropriate for following reasons:  
 

 Furthers the Sector Plan’s recommendations and objectives;  
 Implements the White Flint Urban Design Guidelines and follows the CR Zone Incentive 

Density Implementation Guidelines;  
 The relationship between the approved Phase 1, proposed Phase 2, and future phases are 

appropriate regarding height, uses and density; and 
 The presence or lack of similar public benefits nearby. 

 
These public benefits fulfill the Sector Plan recommendations; achieve the criteria of the White Flint 
Implementation and Design Guidelines; and are appropriate given the size of the property.   
 
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 
The proposed locations of the buildings and structures are adequate, safe, and efficient for 
the shopping center redevelopment as envisioned in the Sector Plan and White Flint Design 
Guidelines to provide street-oriented development, and taller buildings along major roads 
and closer to the Metro Station. 

 
b. Open Spaces 

The locations of open spaces are efficient, safe and adequate for the shopping center 
redevelopment as envisioned in the Sector Plan and White Flint Design Guidelines to 
provide unique open spaces, including an urban park, and passive and active spaces for 
dining, walking, and social engagement.  

 
c. Landscaping and Lighting  

Landscaping and lighting, as well as other site amenities, will ensure that landscaping, 
lighting, and site amenities will be adequate, safe and efficient for year-round use by 
employees, visitors and residents. Site furnishings, shade trees, special features, including 
art, and specialty lighting will be integrated into the site to create a unique place. The 
Placemaking and Amenity Plan illustrates special features, including specialty lighting, 
artwork and landscaping, will be provided. 

 
d. Recreation Facilities  

The proposed development achieves the active and passive recreation space required by the 
zone as shown in the tables above. The proposed residential development will provide the 
following on-site recreation facilities:  
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Demand Calculations for Building 6 

 Number of 
Units 

D1 
Tots 

D2 
Children 

D3 
Teens 

D4 
Adults 

D5 
Seniors 

HI-RISE 264 9.2 10.6 10.6 202.8 121.4 

Total Units 264.0      

Total 
Demand 

 9.2 10.6 10.6 202.8 121.4 

On-Site 
Supply 

 19.4 26.8 12.4 166.1 87.0 

% Demand 
Met On-
Site 

 210.3 263.8 117.3 81.9 71.6 

Off-Site 
Supply 

 9.2 16.8 25.2 206.2 120.3 

Total On-
Site/Off-
Site 

 28.7 43.6 37.6 372.3 207.3 

% Demand 
Met On+ 
Off 

 310.2 412.6 356.2 183.6 170.7 

 
 
Onsite Supply Calculations for Building 6 

Ref# Description No. 
Provided 

D1 
Tots 

D2 
Children 

D3 
Teens 

D4 
Adults 

D5 
Seniors 

4.0 Picnic/Sitting 2 18.0 22.0 6.0 14.0 2.0 

24A Swimming 
Pool 

1 0.5 2.2 2.2 50.7 18.2 

26A Indoor 
Community 
Space 

1 0.9 1.6 3.2 60.8 48.6 

27.0 Indoor 
Fitness 
Facility 

1 0.0 1.1 1.1 40.6 18.2 

TOTAL   19.4 26.9 12.5 166.1 87.0 

 
Demand Calculations for Building 2 

 Number of 
Units 

D1 
Tots 

D2 
Children 

D3 
Teens 

D4 
Adults 

D5 
Seniors 

HI-RISE 198 6.9 7.9 7.9 152.1 91.1 

Total Units 198.0      

Total 
Demand 

 6.9 7.9 7.9 152.1 91.1 

On-Site 
Supply 

 37.1 47.6 16.8 142.0 67.8 

% Demand 
Met On-
Site 

 535.0 601.1 212.0 93.4 74.4 
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Off-Site 
Supply 

 8.4 15.6 24.2 165.7 93.0 

Total On-
Site/Off-
Site 

 45.5 63.2 41.0 307.7 160.7 

% Demand 
Met On+ 
Off 

 656.6 797.6 517.2 202.3 176.5 

 
 
Onsite Supply Calculations for Building 2 

Ref# Description No. 
Provided 

D1 
Tots 

D2 
Children 

D3 
Teens 

D4 
Adults 

D5 
Seniors 

4.0 Picnic/Sitting 4 36.0 44.0 12.0 28.0 4.0 

24A Swimming 
Pool 

1 0.4 1.6 1.6 38.0 13.7 

26A Indoor 
Community 
Space 

1 0.7 1.2 2.4 45.6 36.4 

27.0 Indoor 
Fitness 
Facility 

1 0.0 0.8 0.8 30.4 13.7 

TOTAL   37.1 47.6 16.8 142.0 67.8 

 
 
These two residential buildings will take advantage of Wall Local Park/Montgomery County 
Aquatic Center recreational facilities, including:  

 4 picnic/sitting  
 1 half multi-purpose Court 1 
 2 Indoor racquetball  
 1 Pedestrian system 
 1 Wading pool 
 1 Indoor swimming pool  

 
The proposed development exceeds the required supply of recreation facilities based on the 
calculation methods in the Planning Board’s Recreation Guidelines (1992). As indicated in the 
data above, the proposed development will provide adequate, safe, and efficient facilities for 
future residents.  
 

e. Pedestrian and Vehicular Circulation Systems 
 
Grand Park Avenue, a new north-south public street from Old Georgetown Road (MD 187) and 
Rose Avenue, a new east-west public street from Rockville Pike (MD 355) to Towne Road, 
formerly called Hoya Road, will provide the main vehicular circulation for this phase of 
development. These public streets are supplemented by private streets: Trade Street, Meeting 
Street and Prose Street.  
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New parking garage entrances and exits are located on Rose Avenue, Grand Park Avenue, and 
Prose Street. Most of the loading areas are located along Trade Street, which is away from the 
more pedestrian routes of Rose Avenue and Grand Park Avenue. 
 
Pedestrian circulation will be improved since all new public and private streets will provide wide 
sidewalks, some as wide as 20 feet, street furnishings, bike racks, landscaping and on-street 
parking. Intersections are designed to enhance walking and handicapped access, including curb 
extensions. This network of sidewalks throughout the development, and muse alley, which is a 
through block connection between Building 12 and 7, will provide adequate, safe, and efficient 
pedestrian and circulation systems. 
 

4. Each structure and use is compatible with other uses and other site plans and with existing and 
proposed adjacent development. 
 
Pike and Rose-Phase 2 is compatible with Phase I, which is under construction, and with existing 
uses regarding height, scale and massing as reflected by the Sector Plan recommendations and 
the Urban Design Guidelines. There are no other pending site developments in the immediate 
vicinity. 
 

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. 
 
As indicated in the Environment section of this report, the Applicant will implement the Phase 2 
Final Forest Conservation Plan requirements by purchasing 2.19 acres plus the 0.18 acres of 
future phase requirements in an approved off-site forest conservation bank. 

 
Stormwater Management 
A stormwater management concept plan was approved by the Montgomery County Department of 
Permitting Services (DPS) on August 22, 2013.  The plan proposed to meet stormwater management 
requirements via Environmental Site Design (ESD) techniques to the maximum extent possible with the 
use of green roofs and micro-bioretention.  This will be supplemented with the use of underground 
volume based proprietary filters. 
 
 
ATTACHMENTS 
A. Corrected Sketch Plan Resolution, Corrected Preliminary Plan Resolution, Corrected Site Plan 

Resolution 
B. Proposed Preliminary Plan Amendment 
C. Agency Approval Letters 
D. Placemaking Plan-Phase 2 
E. Final Forest Conservation Plan (FFCP) for Phase 2 
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3. To clarify the SAR application and ensure proper tracking, it is requested that the third 

paragraph on page 2 be revised to read, 

“NOW, THEREFORE, BE IT RESOLVED THAT the Planning Board APPROVES an 

allocation of staging capacity for 493 residential units and 262,800 229,005 square feet of 

non-residential uses, which is equal to the total allowed non-residential density approved 

by the site plan (314,800 square feet) minus 85,795 square feet of existing non-residential 

density that will be demolished, on the property;”. 

 

4. Because the application is being revised to ensure consistency between the resolution and 

the application, the fifth paragraph on page two is no longer necessary.  

 

 

 

 

 

 

 

JS:ha:  n:\area 2 division\sloan\ mid pike corrected resolutions memo to board 

 

Attachments: 

1. Resolution for Sketch Plan 320110010 

2. Resolution for Preliminary Plan 120120020 

3. Resolution for Site Plan 820120020 

4. Resolution for Staging Allocation Request 25400 

 



MCPB NO. 11-05 
Sketch Plan No. 3201 10010 
Project Name: Mid-Pike Plaza 
Date of Hearing: January 20, 201 1 

I CORRECTED RESOLUTION 

WHEREAS, under Section 59-C-15.42 of the Montgomery County Code the 
Montgomery County Planning Board ("Planning Board" or "Board") is authorized to 
review sketch plan applications; and 

WHEREAS, on September 21, 2010, Federal Realty Investment Trust 
("Applicant"), filed an application for approval of a sketch plan for up to 
-3,422,888 square feet of total density including a maximum 
& o f  1,716,246 square feet of non-residential development on 24.38 gross acres of 
land split-zoned CR3 C1.5 R2.5 H200 and CR4 C3.5 R3.5 H300, located in the 
northwest quadrant of Rockville Pike and Old Georgetown Road within the White Flint 
Sector Plan Area ("Property" or "Subject Property"); and 

WHEREAS, the sketch plan application was designated Sketch Plan 
No. 3201 1001 0, Mid-Pike Plaza (the "Application"); and 

WHEREAS, Staff issued a memorandum to the Planning Board, dated 
January 10, 201 1, setting forth its analysis and recommendation for approval of the 
Application subject to certain conditions ("Staff Report"); and 

WHEREAS, following review and analysis of the Application by Planning Board 
staff ("Staff') and the staff of other governmental agencies, on January 20, 201 1, the 
Planning Board held a public hearing on the Application; and 

WHEREAS, the Planning Board heard testimony and received evidence 
submitted for the record on the Application; and 

WHEREAS, on January 20, 2011, the Planning Board voted to approve the 
Application, subject to certain conditions, on the motion of Commissioner Dreyfuss; 
seconded by Commissioner Wells-Harley; with a vote of 4-0, Commissioners Carrier, 
Dreyfuss, Presley, and Wells-Harley voting in favor, Commissioner Alfandre being 
absent. 

NOW, THEREFORE, BE IT RESOLVED that, pursuant to the relevant provisions 

Approved as to 
Legal Sufficiency: 

M-NCPPC Legal Department 
8787 (icorgi:~ Avcnuc, Silvcr Spring, Maryland 20910 Chairman's Office: 301.495.4605 Fax: 301.495.1.320 

www.MCParkandPlanning.org E-Mail: mcp-chairman@mncppc.org 
10O0% recycled paper 
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of Montgomery County Code Chapter 59, the Montgomery County Planning Board 
approves Sketch Plan No. 3201 1001 0 for up to 0 
&3,422,888 square feet of total densitv including a maximum of 1,716,246 square feet 
of non-residential development on 24.38 gross acres of land split-zoned CR3 C1.5 R2.5 
H200 and CR4 C3.5 R3.5 H300, including as binding elements under Section 59- 
15.42(b)(4)(B) the maximum density and heights, general location and extent of public 
use space, public benefits, and phasing program as shown on the sketch plans, subject 
to the conditions below and modification at Site Plan per the restrictions enumerated in 
section 59-C-15.42(d). This approval is subject to the following conditions and binding 
elements: 

1. Density 
The proposed development is limited to a maximum of , 
-1 ,716,246 square feet of non- 
and a total of 3,442,888 square feet of total development. 

2. Height 
The proposed development is limited to a maximum height of 200 feet in the 
portion zoned CR3 C1.5 R2.5 H200, and 300 feet in the portion zoned CR-4 C3.5 
R3.5 H300. 

Incentive Densitv 
The proposed development must be constructed with the public benefits listed 
below, except that the Applicant may request to adjust the percentage or type of 
public benefits shown on the Public Benefits Table of the sketch plan during site 
plan review as long as the total equals at least 100 percent of the incentive 
density required by section 59-C-15.81. The Applicant may eliminate, add, or 
modify individual public benefits if the Planning Board finds that any changes 
continue to support the findings required by the zone. 

% Requested 
33.09 

10.00 

6.32 

10.00 

7.62 

Category I Public Benefit 
Transit Proximity 

Connectivity 

Neighborhood Services 

Minimum Parking 

Through-Block 
Connection 
Public Parking 

joshua.sloan
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4. Incentive Density Implementation 
At site plan, the Applicant must demonstrate delivery of sketch plan incentive 
density elements in a timely manner commensurate with project phasing. 

Vegetated Roof 4.48 

5. Public Use Space 
The proposed "neighborhood green" must provide a minimum of 0.55 acres non- 
vehicular area and 0.80 acres of total area for special events. 

Advance Dedication 

Total 

6. Building Lot Terminations 
Prior to issuance of building permits for the first 5% of incentive density square 
footage, the Applicant must provide proof of purchase (or payment to the 
Agricultural Land Preservation Fund) for a minimum of 7.28 BLTs. 

3.72 

139.34 

7. Moderatelv Priced Dwelling Units (MPDUs) 
The proposed development must provide MPDUs in accordance with Chapter 
25A. 

8. Phasing Program 
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Unless a modification is approved by the Planning Board during site plan review, 
the Applicant must construct the proposed development in accordance with the 
phasing program enumerated in the Application. 

9. Future Coordination for Preliminary and Site Plan 
The following must be addressed as part of the process of the preliminary or site 
plan applications, as applicable: 

a. Request for waiver of standard truncation for all applicable intersections. 
b. Site details, recreation facility exhibits, and detailed development program 

and inspection schedules. 
c. Public art program reviewed by the Public Arts Trust Steering Committee. 
d. Considerations for preliminary and site plan reviews outlined in the 

findings of this resolution. 
e. Issues enumerated in the letter from the Montgomery County Department 

of Transportation, dated January 4, 2011 and obtaining necessary 
approvals or modifications to said letter prior to the hearing on any 
preliminary plan. 

f. Specifics of the public benefits proposed to achieve the incentive density. 

BE IT FURTHER RESOLVED that, having given full consideration to the 
recommendations and findings of its Staff as set forth in the Staff Report, which the 
Planning Board hereby adopts and incorporates by reference (except as modified 
herein), and upon consideration of the entire record and all applicable elements of § 59- 
C-15.42, the Montgomery County Planning Board finds that, as conditioned herein, the 
elements of the sketch plan specified in Section 59-C-15.42(c) of the zoning ordinance 
are appropriate in concept and appropriate for further review at site plan. Specifically, 
the Planning Board finds that as shown in the sketch plan: 

1.  The plan: (a) meets the requirements and standards of this Division; (b) will 
further the objectives of the applicable master or sector plan; and (c) will provide 
more efficient and effective development of the site than the standard method of 
development; 

The subject site is located within the White Flint Sector Plan area and is split- 
zoned CR3.0 C1.5 R2.5 H200 and CR4.0 C3.5 R3.5 H300. The proposed 
development will be built under the optional method of development with uses 
permitted in the CR zones. 

(a) Requirements and standards of the Division: 

The obiectives of the CR zones enumerated in section 59-C-15.2 are to: 
Implement the policy recommendations of applicable master and 
sector plans; 



MCPB NO. 11 -05 
Sketch Plan No. 3201 1001 0 
Mid-Pike Plaza 
Page 5 

Target opportunities for redevelopment of single-use areas and surface 
parking lots with a mix of uses; 
Reduce dependence on the automobile by encouraging development 
that integrates a combination of housing types, mobility options, 
commercial services, and public facilities and amenities; 
Encourage an appropriate balance of employment and housing 
opportunities and compatible relationships with adjoining 
neighborhoods; 
Establish the maximum density and building height for each zone, 
while retaining appropriate development flexibility within those limits; 
and 
Standardize optional method developments by establishing minimum 
requirements for the provision of the public benefits that will support 
and accommodate density above the standard method of 
development. 

The proposed development satisfies these objectives by: 
Furthering the policy recommendations of the White Flint Sector Plan, 
as detailed in (b) below; 
Replacing a strip-mall development and excessive surface parking with 
a high-density, mixed use project; 
Integrating housing, commercial services, employment uses, public 
facilities and amenities within less than M mile of metro service and 
numerous parks, trails, and services; 
Providing a balance of commercial and residential uses appropriate for 
this area of the core of White Flint; 
Meeting the density and building height limits for the zones with a 
flexible response to protect and enhance open spaces, pedestrian 
comfort, and views; and 
Providing public benefits per the ordinance and guideline criteria to 
create an environment sufficiently able to accommodate density above 
the standard method density allowed. 

The general requirements of the CR zones enumerated in section 59-C-15.6 
of the ordinance are met as the following list illustrates. 

The project conforms to the sector plan and design guidelines as 
detailed in (b) below; 
The streetscapes along each frontage will be improved per the sector 
plan and design guidelines as finalized by each site plan; 
Allowances for space for bicycle parking and shower facilities, which 
will be finalized by each site plan, are provided; and 
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As the data table below shows, parking will be provided above the 
minimum required and below the maximum allowed. 

The development standards of the CR zones enumerated in section 59-C- 
15.7 are met as detailed in the data table below. 

Project Data Table for the CR Zones 
Development 
Standard 

PermittedlRequired Approved and Binding on the 
Applicant 

Gross Tract Area (sf) 
Zone 1: 
CR3.0 C1.5 
R2.5 H200 
Zone 2: 
CR4.0 C3.5 
R3.5 H300 
Total 

nla 
nla 
nla 

805,156 
256,855 
1,06201 1 

Density (sf) 
Total (CR) 

Zone 1 
Zone 2 
Total 

Non- 
residential (C) 

Zone 1 
Zone 2 
Total 

Residential 
(R) 

Zone 1 
Zone 2 
Total 

2,415,468 
1,027,420 
3,422,888 

1,207,734 
898,992 
2,106,726 

2,012,890 
898,992 
2,911,882 

nla 
nla 
3,422,888 

nla 
nla 
1,716,246 maximum 

nla 
nla 
1,726,642 minimum 

joshua.sloan
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(b) The obiectives of the White Flint Sector Plan: 

Building Height (feet) 

The Mid-Pike Plaza property is in the Mid-Pike Plaza District within the 
Approved and Adopted (2010) White Flint Sector Plan. The Plan notes that 
"redevelopment in the district should retain its regional marketplace function 
and include residential and civic uses. Building heights of 300 feet should 
frame the corner of Rockville Pike and Old Georgetown Road. Public use 
space, such as an urban plaza or neighborhood green or a civic or cultural 
attraction, will provide reasons to gather and encourage all day activity" 
(p.32). Specifically for public use space, the Plan states the following: 
"provide a minimum one-acre public use that can be divided into smaller 
areas, such as urban plazas or neighborhood greens, on the Mid-Pike Plaza 
property" (~.33).Consistent with the Sector Plan, a new public commercial 
business street (B-16), recommended 80 feet right-of-way, will connect 
Rockville Pike to Hoya Street. And, realigned Executive Boulevard (B-15), 
between Old Georgetown Road and B-16, is a commercial business street 
with a 70 right-of-way. 

Zone 1 
Zone 2 

Setbacks 

The D ~ O D O S ~ ~  sketch plan is consistent with the obiectives of the White Flint 
Sector Plan with respect to: 

Density and Buildinn Height 
The proposed development is consistent with the Sector Plan's 
recommendations for the Commercial Residential (CR-4 C-3.5 R-3.5 H-300 
and CR-3 C-1.5 R-2.5 H-200) zones. The highest density is located at the 
intersection of Old Georgetown Road and Rockville Pike. 

200 
300 
nla 

Transportation 
The sketch plan street network is consistent with the Sector Plan 
recommendation for public and private streets. The Sector Plan classifies B- 
16 as a commercial business street between Rockville Pike and Hoya Street 

Up to200 
Up to 300 
nla 

Parking Spaces 
Minimum Required 
Maximum Allowed 
Proposed 

Public Use Space (%) 
Residential Amenity Space (sf) 

2,396 
6,546 

10 
5,234 (approximate) 
10 

Determined at site plan based on 
final unit count. 
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with a right-of-way of 80 feet and B-15 with a right-of-way of 70 feet. The 
revised plan shows most of the street as a 70 foot cross-section with the 
areas near Hoya Street and MD 355 as a wider cross-section. 

The Sector Plan envisions the reconstruction of Rockville Pike into an urban 
boulevard with improved pedestrian sidewalks, on-road bicyclist 
accommodation, and bus priority lanes (p.53). Rockville Pike is classified as a 
major highway with a 150 foot right-of-way. The right-of-way for MD 355 can 
be increased to 162 feet with the additional dedication placed in reservation 
(p.55). Montgomery County Department of Transportation has initiated a 
Countywide Bus Rapid Transit (BRT) Study that will inform the location of 
BRT along the Pike, either in the median or curb lane. 

Bikewav Network 
Several roads that front the property have bikeway recommendations. Old 
Georgetown Road, between Hoya Street and Rockville Pike, is classified as a 
dual bikeway: i.e., a shared use path with bike lanes (LB-2). Rockville Pike is 
classified as a shared use path (SP-41) and Hoya Street is also classified as 
a shared use path, LB-1. At site plan, these bikeways should be delineated. 

Public Use Space 
The submitted sketch plan illustrates several areas intended to meet the CR 
zone public use requirement and the Sector Plan recommendation. The 
sketch plan illustrates a neighborhood green and several linear promenades 
adjacent to Street 2 and 3. 

White Flint Design Guidelines 
The Approved White Flint Urban Design Guidelines provide specific 
recommendations for each district, including building design and public open 
space. The design guidelines illustrate buildings with a build-to-line instead of 
a setback from the property line. Regarding public use spaces, the design 
guidelines state that "neighborhood open spaces should be defined by 
surrounding building walls on at least three sides on a mid-block location" and 
public use spaces "should be located to reduce extended periods of shadow 
coverage from surrounding buildings" (p.33). Since the area south of the 
public street, B-16, has a southern as well as east-west sun exposure, a 
significant public use space in this area would receive ample sunshine 
throughout the year. 

Environment 
The Sector Plan establishes several recommendations to create an 
environmentally sustainable district. Minimization of carbon emissions; 
reduction of energy use through site design and energy-efficient buildings; 
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improving air and water quality; and usage of environmental site design are 
some of the Plan's recommendations. At site plan, the applicant must 
demonstrate how each recommendation in the Plan will be achieved. 

The following items will require further consideration during Preliminarv and 
Site Plan review 

Orient buildings closer to the property line for Rockville Pike and Old 
Georgetown Road, if SHA releases the easement along MD 355. If the 
easement is retained, provide a detailed concept plan for MD 355 
frontage that includes a double row of trees and street furnishings. 
Provide an 80-foot right-of-way for Street 1, which is classified as a 
public street, or demonstrate need for modification. 

Ensure proper dedication of recommended street right-of-way for 
Rockville Pike, Old Georgetown Road and Hoya Street as well as 
internal public streets. 
Underground utilities within all public rights-of-way. 
Demonstrate how the proposal will achieve sustainability 
recommendations, including increased tree canopy; maximization of 
LEED standards; and environmental site design techniques as 
recommended in the Sector Plan. 
Complete Sector Plan bikeways for -portions of Old 
Georgetown Road-. 
Implement the recreation loop, as recommended in the Sector Plan 
and Design Guidelines, along Old Georgetown Road. 

(c) More efficient and effective development of the site than the standard method 
of development: 

This optional method of development is more efficient and effective than the 
standard method of development because it provides more public benefits, 
places higher density in an area that can sustain growth using existing 
infrastructure, provides more affordable housing options, and creates a more 
environmentally sustainable pattern of development. 

2 .  The proposed building massing and height and public use and other open 
spaces are located and scaled to achieve compatible relationships with each 
other and with existing and proposed buildings and open space adjacent to the 
site and with adjacent communities; 
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With respect to density, building height, and public use space the proposed 
development meets, is under the maximum standards, and exceeds the 
minimum standards, respectively. 

The buildings and structures of the proposed development are laid out 
throughout the site, with the greatest densities towards the core of the metro 
station area, which is appropriate for the character envisioned by the sector plan. 
The layout shown provides easy access to the buildings from adjoining sidewalks 
and internalized parking. The locations of the buildings and structures provide 
compatible relationships internally and to buildings on confronting properties, 
while meeting the aesthetic standards of the area. The groundwork for the open 
spaces, landscaping, and site details is provided through appropriate building 
massing, heights, and orientation and will provide a safe and comfortable 
environment. 

With respect to proposed open and public use spaces, the development provides 
a number of different outdoor areas, including promenades, pocket parks, and a 
larger neighborhood green. Sidewalks and through-block connections allow for 
visual and physical connections between these spaces and tolfrom the 
surrounding properties. This layout of interconnected open spaces and corridors 
will allow for a greater public benefit and compatible relationships with each other 
and with existing and proposed buildings and adjacent development. 

The following items will require further consideration during Preliminarv and Site 
Plan review: 
The details of the proposed building and open space layout will be reviewed in 
greater detail with each site plan. In particular, the following objectives from the 
design guidelines will be analyzed more critically. 

(a) Streets (Page 10): (1) Establish a hierarchical grid of streets to improve 
mobility; (2) Underground wet and dry utilities within right-of-way limits; (3) 
Create short blocks to expand pedestrian access and maximize building 
frontage; (4) Transform Rockville Pike into an Urban Boulevard; (5) Improve 
pedestrian safety at all street intersections. 

Consider alternatives for fa~ade articulation along the outer facing 
perimeter of the development, particularly along Hoya Street and 
Montrose Parkway. 
Consider alternatives to eliminate the building setbacks shown along 
Rockville Pike and Old Georgetown Road. 
Consider alternatives to minimize the impact of vehicular access on 
designated public use spaces. 
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I @(b)Buildings (Page 16): (1) Build-to lines that establish minimum setbacks 
from the right-of-way; (2) Podium heights that define the pedestrian level 
space; (3) Upper stepbacks that distance the taller component of the structure 
from the podium, reducing the impact of its scale on the pedestrian space 
below; (4) Reduced tower floor plate sizes to reduce the structure's perceived 
bulk. 

Consider providing a signature building at the corner of Old 
Georgetown Road and Rockville Pike. 
Consider sun orientation when adjusting the location of taller building 
components in close proximity to public use spaces. 
Consider alternatives to break down the scale of the structure 
composed of buildings 5, 6, 10 and 11. 

3. The general vehicular, pedestrian, and bicyclist access, circulation, parking, and 
loading areas are adequate, safe and efficient; 

Site Location and Vehicular Access Points 
The subject development is located on the north side of Old Georgetown Road 
between Rockville Pike (MD 355) and Hoya Street (i.e., previously known as Old 
Old Georgetown Road) with Montrose Parkway along the northern property line. 
The vehicular access points are proposed from Old Georgetown Road, Rockville 
Pike, and Hoya Street. Given the relatively close proximity of the proposed 
access points on Hoya Street to the signalized intersections of (existing) 
Montrose Parkway and (future) Old Georgetown Road- 

-the A~plicant must provide further intersection, queuing, and 
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1 volume analyses to allow the Board to consider changes for access.. 

Available Transit Service 
Ride-On routes 5, 26, 38, 46, and 81 operate along the site's adjacent roadways. 
The entire subject site is within l/z mile of the White Flint Metrorail Station. These 
transit options provide adequate and efficient transportation choices and may be 
safely accessed. 

Trans~ortation Demand Management 
This site is within the boundary of the North Bethesda TMD. As a new 
development, the Applicant must enter into a traffic mitigation agreement to 
participate in the North Bethesda Transportation Management District (TMD). 
The White Flint Sector Plan recommends that the TMD achieve a 34% non-auto 
driver mode share (NADMS) goal for employees that consists of a 26% transit 
mode share, 5% ridesharing, and 8% non-automobile 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 that must be 
provided by this development are as follows: 

(a) Rockville Pike (MD 355) is designated as a major highway, M-6, with a 
recommended 150-foot right-of-way, reservation for 12 more feet (i.e., for 
a total of 162 feet), and a recommended shared use path, Local Bikeway, 
LB-5. 

(b) Old Georgetown Road (MD 187) is designated as a major highway, M-4, 
with a recommended 120-foot right-of-way and a recommended Dual 
Bikeway, LB-2, bike path on north side. 

(c) Hoya Street is designated as a major highway, M-4(a), with a 
recommended 120-foot right-of-way and a recommended shared use 
path, LB-1. MCDOT's Capital Improvements Program Project No. 501 116, 
White Flint District West Transportation, includes construction of Hoya 
Street between Executive Boulevard and Montrose Parkway. 

(d) Montrose Parkway is designated as an arterial, A-270, with a 
recommended 300-foot right-of-way and a recommended shared use 
path, SP-50. 

(e) Public Street A is designated as a business street, B-15, with a 
recommended 70-foot right-of-way. 

(f) Public Street 1 is designated as a business street, B-16, with a 
recommended 80-foot right-of-way. 

(g) Public Street C, Public Streets 2, and Public Street 3 are internal streets 
not listed in the Sector Plan. 
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Dedication of the rights-of-way associated with this project will be determined 
during the review of the Preliminary Plan. 

Transportation Adequate Public Facilities Review 
In lieu of the typical Local Area Transportation Review and Policy Area Mobility 
Review tests, the transportation Adequate Public Facilities test is satisfied by 
participating in the special taxing district, which will be responsible for all 
improvements in the rights of way for Hova Street, Rockville Pike, and portions of 
Old Georgetown Road along the subiect propertv's frontage. 

Transportation Staginq 
Transportation staging in the White Flint Sector Plan area replaces the LATR and 
PAMR requirements for Adequate Public Facilities. Specific transportation 
improvements are identified in the Sector Plan relative to the site and density 
being approved, both of which are regulated by the impact from the development 
on the surrounding road network. Improvements will be constructed both by the 
District, through taxes, and by the developer, as regulated by the phasing plan 
proposed by the Applicant and approved by the Planning Board. Staging for the 
White Flint area is tied to the amount of density approved and is regulated 
through site plan approvals and release of building permits. 

The Staging Plan timing of new development and public facilities needs to 
support existing and proposed development. The objectives of the Staging Plan 
intend to ensure fiscal responsibility, timing and sequence, coordination with the 
public infrastructure and promoting a sense of place. 

There are three overall phases in the White Flint Sector Plan, each of which 
limits the amount of non-residential and residential uses: 

Each phase within the staging plan contracts for, funds or constructs specific 
roadways, achieves non-auto driver mode shares and furthers housing goals for 
the District. The Planning Board must decide when a Phase has been completed 
in order to allocate density in the next phase. 

Staging Plan for the White Flint Sector Plan 
Phase 

Phase 1 
Phase11 
Phase 
Ill 
Total 

Maximum residential development 
(units) 
3,000 
3,000 
3,800 

9,800 

Maximum non-residential 
development (so 
2 million 
2 million 
1.69 million 

5.69 million 
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The proposed development will be required to improve frontage along each of 
the property's existing boundaries as well as to construct the internal private 
streets. 

The following items will require further consideration during Preliminan/ and Site 
Plan review 

(a) Submit documentation to seek approval from reviewing agencies for a 
right-of-way width reduction from 80 feet to 70 feet for Public Street "I", 
sector-planned business street B-16. 

(b) Pay the special taxes in lieu of satisfying the transportation Adequate 
Public Facilities tests when the taxing district in the White Flint Sector Plan 
area is established. 

(c) Provide an additional 6-foot right-of-way reservation along Rockville Pike 
for a sidewalk. 

(d) Prepare and submit traffic signal warrant studies for the Rockville 
PikeIStreet 1 and Old Georgetown RoadIStreet "A" intersections. 

(e) Coordinate and gain acceptance from the Montgomery County 
Department of Transportation (MCDOT) regarding the adequacy of 
vehicular queuing along Hoya Street at the site's access point. 

(9 Provide inverted-U bike racks in front of the main entrances to the 
buildings and bike lockers in the garages. 

(g) Agree to comply with requirements of participating in the Transportation 
Management District. 

4. The proposed public benefits and associated requested incentive density will 
further the objectives of the applicable master or sector plan and the objectives of 
the CR zones; and 

The proposed public benefits and associated requested incentive density are 
appropriate for the site and the applicable CR zones, and meet the objectives of 
the White Flint Sector Plan. 

There are a variety of benefits proposed - from 6 of the 7 categories available, 
and an appropriate amount of incentive density is requested for each of the 
benefits. As the table on page 13 of the staff report indicates, 15 public benefits 
are proposed with incentive density calculations that exceed the total minimum 
required. Further, no category sum exceeds the 30% maximum allowed except 
transit proximity, which is not subject to a category limit. 

Final figures and adjustments are expected with each site plan, but no 
development may be approved if it is determined that the total minimum public 
benefit requirement cannot be met. 
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5. The general phasing of structures, uses, public benefits, and site plans is feasible 
and appropriate to the scale and characteristics of the project. 

The Project's general phasing of structures, uses, public benefits, and site plans 
is feasible and appropriate to the scale and characteristics of the project. The 
proposed development consists of at least three phases as enumerated in the 
following table. Phasing of roads, parking, and public benefits are also 
proportionally appropriate to the scale and characteristics of the project as well 
as to ensure functional and civic accessibility and use. 

The correspondence between the White Flint transportation staging phasing and 
the development phasing will depend on other approvals and improvements. 
Site plans and building permits will be approved based on available capacity as 
determined by existing andlor funded approvals and improvements during the 
applicable review. 

Density per Phase 

6. Other issues. 

Phase 
1 
2 
Future 

At the time of site plan, the Planning Board may approve changes to this sketch 
plan under certain circumstances. If the applicant proposes to change a condition 
of approval or binding element or agrees to a change proposed by another party, 
the proposed change must satisfy the requirements for approval of a sketch plan 
and site plan, including Section 59-C-15, Section 59-D-3.4, and the White Flint 
Sector Plan. If Planning Staff proposes to change a condition of approval or 
binding element, however, the Board may approve the change if necessary to 
ensure conformance with Section 59-C-15, Section 59-D-3.4, or the master plan. 
In other words, for the Board to approve an applicant-proposed change of a 
binding element it must find consistency with applicable standards; for the Board 
to approve a modification to a staff-proposed binding element that the applicant 
has not agreed to it must find that the proposed change is necessary to meet the 
site plan approval standards, including conformance with zoning and master plan 
requirements. 

Alternatively, based on detailed review of a site plan, the Board may find that any 
element of the approved sketch plan, including a binding element, does not meet 

Total Density (so 
792,142 
91 9,400 
1,731,346 

Commercial Density (so 
268,200 
356,900 
1,091,146 

Residential Density (sf) 
523,942 
562,500 
640,200 
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the requirements of the zone, master plan, or other findings necessary to 
approve a site plan, and deny the site plan application. 

The Board's review of sketch plans is governed by Section 59-C-15.42(c), which 
provides that "in approving a sketch plan" the Board must find that certain 
elements of the plan are "appropriate in concept and appropriate for further 
detailed review at site plan." Because the Board's approval of a sketch plan is in 
concept only and subject to further detailed review at site plan, it necessarily 
follows that the Board may find, based on detailed review of a site plan, that any 
element of a sketch plan does not meet the requirements of the zone, master 
plan, or other requirements of site plan approval. The Board does not have the 
authority at the time of sketch plan to predetermine that any element of the 
sketch plan will satisfy all applicable requirements for site plan approval. As a 
practical matter it would be unwise for it to do so, due to the limited detail 
contained in a sketch plan and the sketch plan's unlimited validity period. If the 
Board were unable to require changes to binding elements at the time of site plan 
to ensure compliance with all code and master plan requirements, it might have 
decided to approve fewer elements of this plan as binding. 

Although the Board does not have the authority to provide complete certainty 
about the conditions of approval or binding elements of a sketch plan, this does 
not mean that the Board should or will require changes to an approved sketch 
plan without good reason. To do so would be inefficient and unfair to applicants 
and community members whose expectations about the future shape of 
development will be formed by what the Board approves in a sketch plan. 

BE IT FURTHER RESOLVED that all elements of the plans for Sketch Plan No. 
3201 10010, Mid-Pike Plaza stamped received by M-NCPPC on December 9, 2010 are 
required except as modified herein; and 

BE IT FURTHER RESOLVED that the date of this Resolution is 
(which is the date that this Resolution is mailed to all parties of record); and 
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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 
Resolution, consistent with the procedural rules for the judicial review of administrative 
agency decisions in Circuit Court (Rule 7-203, Maryland Rules). 

RESOLUTION 

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 Vice Chair Wells-Harley, seconded by 
Commissioner Dreyfuss, with Chair Carrier, Vice Chair Wells-Harley, and 
Commissioners Anderson, Dreyfuss and Presley present and voting in favor of the 
motion, at its regular meeting held on Thursday, July 28, 201 1, in Silver Spring, 
Maryland. 

&fair ~ran6oise M. carrier- 
~ o n t ~ o m e k  County Planning Board 
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WHEREAS, at the time of the hearing, the available staging capacity was 3,000 
residential units and 2,000,000 non-residential square feet; and 

NOW, THEREFORE, BE IT RESOLVED THAT the Planning Board APPR 
an allocation of staging capacity for 493 residential units and 262,800 square 

uses on the Property; 
\ \ 

sufficient capacity available in the White Flint Staging Plan; and 

BE IT FURTHER RESOLVED that this allocation of staging capacity represents 
the number of residential units approved in the Site Plan for this project, and the total 
non-residential square footage approved in the Site Plan minus the 79,000 square feet 
of commercial uses to be demolished. The staging allocation rules adopted for White 
Flint call for the netting of demolished square footage from staging capacity allocations. 
The Board further notes that the staging allocation approved in this Resolution exceeds 
the amount requested by the Applicant, which was 223,408 net square feet, to reflect 
that the site plan permits greater non-residential development and the fluctuation in the 
precise amount of square footage that will ultimately be approved at building permit. For 
future allocation requests, the Board urges applicants to request the number of units 
and square footage approved in the Site Plan; and 

BE IT FURTHER RESOLVED that the Applicant must have all core and shell 
building permit applications associated with this SAR accepted by the Department of 
Permitting Services ("DPS") by no later than the close of business on the 180'~ day after 
the date of the this Resolution, and that failure to meet this deadline will automatically 
void any staging capacity that has not been perfected by the timely acceptance by DPS 
of a core and shell building permit application; and 

BE IT FURTHER RESOLVED that the Applicant must present evidence of DPS's 
acceptance of any core and shell building permit application associated with this staging 
allocation approval no later than 15 days after its acceptance; and 

BE IT FURTHER RESOLVED that no later three years from the date of this 
Resolution the Applicant must obtain core and shell building permits from DPS for all 
buildings associated with this staging allocation approval, and that failure to meet this 
deadline will automatically void any staging capacity that has not been perfected by the 
timely issuance of a core and shell building permit; and 
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Area Tabulation SF ACRES
Existing Net Lot Area 1,034,208 23.74215
Plus Original Rockville Pike Dedication Area 26,608 0.61084
Existing Gross Tract Area 1,060,816 24.35299
Less Previous Dedication Area 26,608 0.61084
Less Proposed R/W Dedication Area 169,224 3.88485
Proposed Net Lot Area Total 864,984 19.85730
Proposed Areas SF ACRES
Lot 1, Block A 171,876 3.94573
Lot 2, Block A 47,283 1.08547
Lot 3, Block A 50,661 1.16302
Lot 1, Block B 59,025 1.35503
Lot 2, Block B 69,842 1.60335
Lot 3, Block B 24,413 0.56045
Lot 4, Block B 31,361 0.71995
Lot 5, Block B 79,468 1.82433
Parcel 1, Block B 35,693 0.81940
Parcel 2, Block B 15,767 0.36196
Parcel 3, Block B 22,378 0.51373
Lot 1, Block C 32,779 0.75250
Lot 2, Block C 33,005 0.75769
Lot 3, Block C 36,654 0.84146
Lot 4, Block C 86,027 1.97491
Lot 5, Block C 14,532 0.33361
Lot 6, Block C 16,387 0.37619
Parcel 1, Block C 37,833 0.86853

Proposed Net Lot Area Total 864,984 19.85730
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Placemaking & Phase 2 Amenity Plan – Pike & Rose - Category Descriptions 1-3 
Category 1: Seating options
•	 Fixed street furniture & benches: The Applicant shall provide a minimum 

of 6  benches and 6 trash receptacles fronting Grand Park Avenue, and 6 
benches and 6 trash receptacles fronting Rose Avenue, and 2 benches and 
2 trash receptacles fronting Meeting Street, and 2 benches and 4 trash 
receptacles fronting Trade Street and 2 benches and 3 trash receptacles 
fronting Prose Street. Along Rockville Pike, Applicant will provide a minimum 
of 6 benches and 4 trash receptacles. The benches shall be consistent with the 
sample photos shown but can be modified with Staff approval.  The benches 
may be moved from time to time within the public space but at no time will 
there be less than the total number of benches stated above accessible to 
the public. Seating will be a collection of various designs of found art pieces. 

•	 Movable & seasonal street furniture: The Applicant shall provide movable 
and seasonal street furniture generally in the locations shown on the 
Placemaking & Amenity Plan and consistent with the photos shown below.   

•	 Umbrellas: The Applicant shall provide seasonal movable umbrellas generally in 
the locations labeled.

Category 2: Shade
 
•	 Trees: Shade trees shall be provided in accordance with the Landscape Plan. 

  
•	 Trellis: The Applicant may provide trellis structures within the public use spaces 

along Meeting Street, Rose Park and/or fastened to the building facades to 
promote vertical landscape growth and provide shade. The locations of the trellises 
have not been determined but will be generally consistent with the photo shown.    
 

•	 Canopies: The Applicant will provide canopies at the entrances to the office and 
residential buildings generally consistent with the photos shown. The Applicant’s 
tenants may provide canopies along their retail frontage. These canopies may 
be generally consistent with the photo shown below but may also reflect the 
individual identity of the retail tenant and thus have a unique design to be 
approved by DPS.

Category 3: Landscaping
•	 Seasonal planting beds: The Applicant shall maintain a minimum of 10 seasonal 

planting beds in the locations shown on the Landscape Plan. The planting shall 
vary throughout the season and annually, and be generally consistent with the 
photos shown.  

•	 Pots and movable planters: The Applicant shall provide a minimum of 50 pots 
and/or planters on site consistent with the photos shown, spread throughout 
the public realm. These pots and planters are movable and may be changed out 
seasonally or moved around the site periodically.   
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Category 4: Artwork

The Applicant has agreed to provide Art as a public benefit.  All of the categories 
below may contribute to this public benefit category.  The Applicant shall meet 
with the County Arts Council to review the overall art concept for the site.  
 
•	 Art/sculpture/found objects: The Applicant shall provide a minimum 

of 4 sculptures and/or found objects generally consistent with the 
photos shown below. The Illustrative Plan shows general locations for  
the pieces represented by a green circle. Final locations shall be determined once  
the actual pieces have been commissioned or purchased.

•	
•	 Graphics on loading docks and building facades: Applicant may provide 

graphic art on loading dock doors and/or building facades throughout the project.  

•	 Bas relief: The Applicant may opt to provide bas relief art on the building 
façades as a contribution to the required art public benefit described above.  

•	 Decorative railings and gates:  The Applicant may opt to provide decorative railings 
and gates on the building façades or within the public spaces as a contribution  
to the required public art benefit described above. 

Category 5: Fountains
 
•	 Fountain(s): The Applicant shall provide a minimum of one water feature/fountain 

generally consistent with the photos shown below. The water feature shall be located 
out of the public ROW within public use space so that it is accessible to the public.

Placemaking & Phase 2 Amenity Plan – Pike & Rose - Category Descriptions 4-5 
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Category 6: Other Similar Public Benefits
•	 Pavilion buildings: The Applicant may provide one or more pavilion buildings 

out of the public ROW but within the public use space if the Applicant is  
able to attract an appropriate retail tenant to the space.   

•	
•	 Specialty Lighting: The applicant may provide various types of accent/specialty 

lighting throughout the public use areas. We have identified 4 types of specialty 
lighting such as: light portals, overhead, entry and tree lighting.                                                                     

•	
•	 The primary lighting element for the streetscape of Pike & Rose uses the standard 

Montgomery County street lantern with a MH lamp throughout. The roadway/
sidewalk illumination criteria will be achieved though a careful study of spacing, 
source wattage and pole height articulation to meet safety and aesthetic needs. 

•	 Additional layers of light may be incorporated into the a variety of areas of the 
buildings and landscape to create a lively atmosphere, useful wayfinding and 
highlight art or landscape features. Some of the additional lighting elements may 
be incorporated into handrails, ramps, steps, building canopies, parking entry and 
storefront canopies. The combined elements will provide a balanced luminosity 
that will be inviting yet respectful of the people who live in the community. 

•	 Special paving may be used as focal feature within terraces, stairs and sidewalks.

HORTON LEES BROGDEN LIGHTING DESIGN
200 PARK AVE. SOUTH, SUITE 1401, NEW YORK, NY  10003   TEL 212.674.5580    FAX 212.254.2712 

Mid-Pike Square Schematic Lighting Report
18th October 2011

Placemaking & Phase 2 Amenity Plan – Pike & Rose - Category Description 6 

HORTON LEES BROGDEN LIGHTING DESIGN
200 PARK AVE. SOUTH, SUITE 1401, NEW YORK, NY  10003   TEL 212.674.5580    FAX 212.254.2712 

Mid-Pike Square Schematic Lighting Report
18th October 2011
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Placemaking & Amenity Plan – Pike & Rose - Rose Park 

Category 1

Category 2

Category 2

Category 5

Category 3

Category 2

Category 3 Category 6

Category 1

Category 4

Category 2
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Placemaking & Amenity Plan – Pike & Rose - Illustrative Plan 

Category 6

Category 3

Category 5

Category 6Category 4Category 2Category 1Category 3

Category 5

Category 4Category 6

Category 4



COMMON NAME SCIENTIFIC NAME DBH* VIGOR** COMMENTS

1 WILLOW OAK QUERCUS PHELLOS 41" FAIR TO GOOD ***, PRUNED FOR OVERHEAD WIRES

2 WILLOW OAK QUERCUS PHELLOS 29"  GOOD PRUNED FOR OVERHEAD WIRES
* Diameter at Breast Height
** Estimate of health of the tree

*** Specimen Tree DBH

AC
AFFORESTATION/REFORESTATION REQUIRED 3.79
PHASE I FCP 820120020 CREDITS

1.41
REMAINING REQUIREMENT 2.38

2.20
0.18
2.38

REMAINING REQUIREMENT 0.00

PHASE I OFF-SITE BANKING

PHASE II OFF-SITE BANKING
FUTURE PHASE OFF-SITE BANKING *
TOTAL PHASE II & FUTURE PHASE OFF-SITE BANKING PROVIDED IN PHASE 
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FUTURE PHASE

NET TRACT AREA:  OVERALL PHASE 0NE PHASE TWO (BUILDING 13)*
25.87 9.41 15.24 1.22
0.00 0.00 0.00 0.00
0.61 0.00 0.61 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
25.26 9.41 14.63 1.22

ARA MDR IDA HDR MPD CIA

0 0 0 0 0 1

15% x F = 3.79 1.41 2.19 0.18
15% x F = 3.79 1.41 2.19 0.18

0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00
3.79 1.41 2.19 0.18
0.00 0.00 0.00 0.00
3.79 1.41 2.19 0.18

 FOREST CONSERVATION WORKSHEET FOR MID PIKE PLAZA

A.  Phase II Total tract area: 16.27AC LOD minus 1.03 LOD overlap = 15.24 AC

B.  Land dedication acres (parks, county facility, etc.)

C.  Land dedication for roads or utilities (not being constructed by this plan)

D.  Area to remain in commercial agricultural production/use

E.  Other deductions (specify)

F.  Net Tract Area   =

LAND USE CATEGORY: (from Trees Technical Manual )
Input the number "1" under the appropriate land use,
limit to only one 

G.  Afforestation Threshold

H.  Conservation Threshold

EXISTING FOREST COVER:

I.  Existing forest cover   =

J.  Area of forest above afforestation threshold =

K.  Area of forest above conservation threshold   =

BREAK EVEN POINT:

L.  Forest retention above threshold with no mitigation    =

M.  Clearing permitted without mitigation    =

PROPOSED FOREST CLEARING:

N.  Total area of forest to be cleared    =

O.  Total area of forest to be retained    =

PLANTING REQUIREMENTS:

P.  Reforestation for clearing above conservation threshold   =

Q.  Reforestation for clearing below conservation threshold   =

R.  Credit for retention above conservation threshold    =

S.  Total reforestation required    =

T.  Total afforestation required    =

U.  Credit for landscaping (may not exceed 20% of "S")    =

V.  Total reforestation and afforestation required    =

OVERALL PHASE I PHASE II FUTURE BLDG 13 PHASE

ACREAGE OF TRACT 25.87 9.41 15.24 1.22
ACREAGE OF TRACT REMAINING IN

AGRICULTURAL USE 0.00 0.00 0.00 0.00

ACREAGE OF ROAD & UTILITY ROW'S

WHICH WILL NOT  BE IMPROVED AS PART

OF DEVELOPMENT APPLICATION 0.61 0.00 0.61 0.00

ACREAGE OF STREAM VALLEY BUFFER 0.00 0.00 0.00 0.00

ACREAGE OF TOTAL EXISTING FOREST 0.00 0.00 0.00 0.00

ACREAGE OF TOTAL FOREST RETENTION 0.00 0.00 0.00 0.00

ACREAGE OF TOTAL FOREST CLEARED 0.00 0.00 0.00 0.00

LAND USE CATEGORY  & CONSERVATION

& AFFORESTATION THRESHOLDS

SEC. 22A-12(a) FOREST CONS. LAW CIA: 15% / 15% CIA: 15% / 15% CIA: 15% / 15% CIA: 15% / 15%

Retained:  0.00 Retained:  0.00 Retained:  0.00 Retained:  0.00

ACREAGE OF FOREST RETAINED, CLEARED, Cleared:    0.00 Cleared:    0.00 Cleared:    0.00 Cleared:    0.00

& PLANTED WITHIN WETLANDS Planted:    0.00 Planted:    0.00 Planted:    0.00 Planted:    0.00

Retained:  0.00 Retained:  0.00 Retained:  0.00 Retained:  0.00

ACREAGE OF FOREST RETAINED, CLEARED, Cleared:    0.00 Cleared:    0.00 Cleared:    0.00 Cleared:    0.00

& PLANTED W/IN 100-YR FLOODPLAINS Planted:    0.00 Planted:    0.00 Planted:    0.00 Planted:    0.00

Retained:  0.00 Retained:  0.00 Retained:  0.00 Retained:  0.00

ACREAGE OF FOREST RETAINED, CLEARED, Cleared:    0.00 Cleared:    0.00 Cleared:    0.00 Cleared:    0.00

& PLANTED WITHIN STREAM BUFFERS Planted:    0.00 Planted:    0.00 Planted:    0.00 Planted:    0.00

Retained:  0.00 Retained:  0.00 Retained:  0.00 Retained:  0.00

ACREAGE OF FOREST RETAINED, CLEARED, Cleared:    0.00 Cleared:    0.00 Cleared:    0.00 Cleared:    0.00

& PLANTED WITHIN PRIORITY AREAS Planted:    0.00 Planted:    0.00 Planted:    0.00 Planted:    0.00

LINEAR FEET AND AVERAGE WIDTH Linear Feet: 0.00' Linear Feet: 0.00' Linear Feet: 0.00' Linear Feet: 0.00'

STREAM BUFFER PROVIDED Average Width: 0.00' Average Width: 0.00' Average Width: 0.00' Average Width: 0.00'

MITIGATION TREE PLANT SCHEDULE*
SHADE TREES

KEY NO. BOTANICAL NAME COMMON NAME CALIPER REMARKS

NS 4 NYSSA SYLVATICA BLACK GUM 3- 3.5"

*  SEE LANDSCAPE PLAN FOR DETAILS
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