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Description






Amendment to increase residential
development and decrease non-residential
development; reduce the height of structures;
modify CR incentive density for public benefits;
and incorporate a circulation enhancement on
5.123 acres known as the Eisinger Site, zoned CR
3.0, C 1.5, R 2.5, H 200, of the total 11.04 acres;
Located on the south side of Nicholson Lane
near its intersection with Rockville Pike within
the White Flint Sector Plan;
Applicant: ProMark Real Estate Services, LLC
filed on May 22, 2013.

Summary



Staff recommends approval of the North Bethesda Gateway Sketch Plan Amendment with conditions and
adoption of the Draft Resolution.
Increase residential FAR to 2.5; decrease commercial square footage to 35,500 while maintaining remaining
capacity for future development; decrease building heights to 6 stories; slight increase in points for
structured parking, decreased points for vegetated roof and additional points for cool roof.
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RECOMMENDATION AND CONDITIONS
Staff recommends approval of sketch plan amendment 320110020A, North Bethesda Gateway.
All site development elements shown on the sketch plans stamped “Received” by the M-NCPPC
on July 23, 2013 are required subject to modification per the conditions below and at Site Plan
per the restrictions enumerated in section 59-C-15.42(d).
This approval is subject to the following conditions:
1. Sketch Plan Conformance
The proposed development must comply with the conditions of approval for sketch plan
320110020 as listed in the MCPB No. 11-06, except as amended by this application.
2. Incentive Density
The proposed development must be constructed with the public benefits in accordance
with the originally approved sketch plan, except for condition 3.c) Design Quality and
3.d) Natural Environment Protection and Enhancement, which shall be replaced by the
following:
a. Quality of Building and Site Design
The Applicant proposes the maximum of 30% allowed incentive density for the
Density Quality category, which is achieved through public amenities in the subcategories of Structured Parking (16.25% incentive), Public Open Space (9.68%
incentive), and Exceptional Design (7.50% incentive).
b. Protection and Enhancement of the Natural Environment
The Applicant proposes 15% incentive density overall for the Natural
Environment Protection and Enhancement category, which is achieved through
public amenities in the sub-categories of Building Lot Terminations (BLTs) (5%
incentive), Vegetated Roof (5% incentive), and Cool Roof (5% incentive).
3. Phasing Program
The Applicant must construct the development in accordance with the approved
development program, except for condition 6.c), which shall be replaced by the
following:
a. Development on the Lake Waverly Associates LP (“LWALP”) site proposes two
phases consisting of residential and retail in Phase I and residential and retail in
Phase II.
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SECTION 2: SITE DESCRIPTION
Vicinity

The subject site (“Site”) is located on the east side of Rockville Pike, approximately 250 feet
south of Nicholson Lane in North Bethesda and within the White Flint Mall District as identified
in the 2010 White Flint Sector Plan (“Sector Plan”). The entire Site falls within the ½-mile radius
from the White Flint Metro and a small portion falls within the ¼-mile radius from the Metro.
The Site is bound on the west by Rockville Pike, on the north by Nicholson Lane, on the east by
a private access road from White Flint Plaza to White Flint Mall, and on the south by a private
ring road serving White Flint Mall. A public street known as Huff Court bisects the Site in the
North-South direction.

Vicinity Map

The neighborhood surrounding the Site is predominately commercial and suburban in nature
with surface parking, retail shopping centers, midrise office buildings, and auto-related uses.
The closest residential neighborhoods to the Site are Garrett Park Estates, Edson Lane Estates,
and Timberlawn, all approximately one-third of a mile away. Randolph Hills is approximately
one-half of a mile away.
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Site Analysis
The 11.04-acre Site comprises three separate ownership entities:
 Lake Waverly Associates LP (“LWALP”) (5.123 acres) referred to as the “Eisinger Site” in
the Sector Plan. This site is the focus of this sketch plan amendment.
 John J. Fitzgerald (4.791 acres) referred to as the “Fitzgerald Site” in the Sector Plan.
 JWW LLC (1.124 acres) is referenced as a smaller property north of the Fitzgerald Site.

JWW LLC

LWALP

Aerial view of the White Flint Mall District (2010 White Flint Sector Plan)

The properties west of Huff Court, Fitzgerald and JWW LLC, are zoned CR4.0: C3.5, R2.0, H250
and the LWALP Site, east of Huff court, is zoned CR3.0: C1.5, R2.0, H200. The Site is currently
improved with 140,920 square feet of medical office and laboratory space, 11,340 square feet
of retail, and 38,404 square feet dedicated to corporate offices and a car dealership.
The Site is currently served by public water and sewer. The properties lie within the Rock Creek
watershed and generally drain towards the northeast to an enclosed storm drain system in Huff
Court and Nicholson Lane. The site slopes downward generally from west to east with a twentyseven foot grade change between the northwest and northeast corners of the site. There are
no known rare, threatened, or endangered species on site; there are no forests, 100-year
floodplains, stream buffers, wetlands, or other environmentally sensitive features on site. The
property has 11 significant trees (between 24” and 30” DBH) and four specimen trees (≥30”
DBH). There are no known historic properties or features on site.
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SECTION 3: AMENDMENT DESCRIPTION
Previous Approvals
On January 20, 2011, the Planning Board approved Sketch Plan No. 320110020 for up to
1,236,648 square feet of non-residential uses and up to 1,073,288 square feet of residential
uses, but limited by a total cumulative density of up to 1,700,241 square feet or approximately
3.54 FAR, on 11.04 gross acres in the CR Zones. The Resolution dated July 5, 2011 is included in
Appendix A.
Proposal
Uses and Density
The subject sketch plan amendment (“Amendment”) proposes to eliminate the office use,
reduce the retail density, and increase the residential density previously shown for the 5.123acre LWALP Site. These changes are in compliance with the maximum densities allowed by
zoning and do not affect the approved densities of the Fitzgerald Site or the JWW Site. The
following chart summarizes the development program for the LWALP Site.
LWALP Site Development Program

Non-Residential
Density
Residential Density
Building Height
Public Use Space

Permitted/Required Approved
per Sketch
Plan
320110020
334,751 SF
184,671 SF

Proposed

557,918 SF
200 FT
10%

557,918 SF
85 FT
10%

484,830 SF
Up to 200 FT
10%

35,500 SF*

*Applicant proposes to maintain an additional 76,083 square feet of non-residential development for possible future use.

Building Massing and Heights
The Amendment proposes modifications to the massing and height for the LWALP Site
development. The Illustrative Plan of the approved application depicts four structures: a 19story residential tower (Building D) with a 4-story residential liner and retail podium; a 9-story
office building (Building E) with a 4-story residential liner; a 16-story residential building
(Building F) with a 4-story residential liner; and Retail Building G. The amendment requests to
replace the four structures with two six-story residential buildings with retail podiums, each
approximately 80 feet in height. The Applicant has requested to maintain an additional 76,083
square feet of non-residential for future use. It is not anticipated that it will result in a larger
building footprint but may result in an increase in the building height. The Applicant would also
have the option to shift the retained density to adjacent properties.
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Approved Sketch Plan Illustrative Plan with the LWALP Site highlighted

Proposed Sketch Plan Illustrative Plan with the LWALP Site highlighted
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Transportation
The Amendment proposes an improvement to enhance circulation. The approved sketch plan
illustrated lay-bys on Huff Court, Nicholson Lane, and Proposed Road “A”. The Amendment
proposes to extend the lay-by on Huff Court approximately 50’ to the south to better service
the retail at the entrance to the through-block connection.
Phasing
This Amendment proposes changes to the phasing of the LWALP site. The approved phasing for
the LWALP site allowed two phases. Phase I included Residential Building “D” with parking,
retail plaza and a portion of the mid-block connection. Phase II included Office Building “E” and
Residential Building “F” and Retail “G” along with Proposed Road “A” and the remaining portion
of the mid-block connection.
The Amendment proposes Phase I to include Residential Building “D” with parking, retail plaza
and the entire LWALP mid-block connection with a portion of the Proposed Road “A”. Phase II
will include Residential Building “F” with Retail and the remaining portion of Proposed Road
“A”.

Approved Sketch Plan Phasing Plan
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Proposed Sketch Plan Phasing Plan

Community Outreach
The Applicant has met all proper signage, noticing, and submission meeting requirements. On
January 14, 2013, the Applicant presented the Amendment to the White Flint Implementation
Advisory Committee. Staff has not received correspondence on this application.

9

SECTION 4: PROJECT ANALYSIS AND FINDINGS
Development Standards
The Amendment meets the development standards of Section 59-C-15.7, as shown in the Data
Table below. Zone 1 refers to the LWALP site, the only portion of the plan proposed for
modifications in this amendment.

Project Data Table for the CR-3 and CR-4 Zones,
Optional Method Development
Development Standard

Gross Tract Area (sf.)
Zone 1: CR3, C1.5, R2.5, H200
Zone 2: CR4, C3.5, R2.0, H250
TOTAL
Density (sf.)
Non-residential (C)
Zone 1
Zone 1 to be retained for
possible future use
Zone 2
TOTAL
Residential (R)
Zone 1
Zone 2
TOTAL
TOTAL CR DENSITY
Building Height (feet)
Zone 1
Zone 2
Setbacks
Parking Spaces
Public Use Space (%)
Public Open Space (%)**
Residential Amenity Space (sf.)

Permitted/Required

Approved per Sketch
Plan 320110020

Proposed

223,167
257,685
480,852

223,167
257,685
480,852

334,751
-

184,671
-

35,500
76,083

901,898
1,236,648
(2.57 FAR)

849,460
1,034,131
(2.15 FAR)

849,460
961,043
(2.0 FAR)

557,918
515,370
1,073,288
(2.23 FAR)
1,700,241
(3.54 FAR)

484,830
181,280
666,110
(1.39 FAR)
1,700,241
(3.54 FAR)

557,918
181,280
739,198
(1.54 FAR)
1,700,241
(3.54 FAR)

200
250
n/a
n/a
10
n/a

(up to) 200
(up to) 85
(up to) 250
(up to) 250
n/a
0
TBD @ site plan*
TBD @ site plan*
10
10
9.68
9.68
Determined at site plan based on final unit count.

*The number of parking spaces will be calculated at site plan when the number of residential dwelling units and
the number of hotel rooms is determined.
**The Zoning Ordinance allows incentive density for public open space above the public use space requirements of
the zone.
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Incentive Density
The Applicant proposes to achieve the incentive density for this project with modifications to
the public benefits which are shown in the table below:

Public Benefits Calculations
Public Benefit

Incentive Density
Max
Allowed

Approved

Requested

Transit Proximity
70
30.64
30.64
Connectivity between Uses, Activities, and Mobility Options
Neighborhood Services
15
10
10
Through Block Connection 20
15
15
Quality of Building and Site Design
Structured Parking
20
14.29
16.25
Public Open Space
20
9.68
9.68
Exceptional Design
10
7.5
7.5
Protection and Enhancement of the Natural Environment
Building Lot Terminations
30
5
5
Vegetated Roof
15
10
5
Cool Roof
10
0
5
TOTAL
210
102.11
104.07

Recommended

30.64
10
15
16.25
9.68
7.5
5
5
5
104.07

The previous approval calculated incentive density as a percentage, CR zone public benefits
are now calculated as points, which is reflected in the following discussion. Because every 1%
is equivalent to 1 point, there is no substantive change in the approval.
Transit Proximity
The Planning Board previously approved 30.4 points for proximity to White Flint Metro, a Level 1 transit
portal. The value resulted from a weighted average for the portion of the property within ¼ mile radius
of the Metro and the portion within a ½ mile radius from the Metro. The entire gross tract area falls
within the ½ mile radius, of which 30,862 SF (6.4%) also falls within the ¼ mile radius. The amendment
does not change the proximity to changes therefore conditions of previous approval still apply.
Connectivity between Uses, Activities, and Mobility Options
The Planning Board previously approved 25 points achieved through public amenities in the
subcategories of Neighborhood Services and Through Block Connection.
Neighborhood Services: The Applicant was granted 10 points for proximity to at least 10 different retail
services currently existing within a ¼ mile radius of the site. In addition, at least 4 have a maximum retail
bay floor area of 5,000 SF. The amendment does not change the proximity to services therefore the
conditions of previous approval still apply.
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Through Block Connection: The Applicant was granted 15 points for the through block connection
between Rockville Pike, Huff Court, and Proposed Road ‘A’. In accordance with the CR Zone Guidelines,
the connector will be at least 15 feet in width; have at least 35 percent of the walls facing the interior
pedestrian connection below a height of 8 feet with clear, unobstructed windows; and be open to public
between sunrise and sunset. The through block connection will be pedestrian only east of Huff Court
and shared pedestrian and light vehicular west of Huff Court. These conditions were the basis for
approval and remain unchanged in the proposed amendment. Staff recommends no changes to the
incentive density.
Quality of Building and Site Design
The Applicant was granted the maximum 30 points achieved through public amenities in the
subcategories of Structured Parking, Public Open Space, and Exceptional Design.
Structured Parking: The Applicant was granted 14.29 points for structured parking provided above and
below ground. This incentive is granted on a sliding scale based on the percentage of total on-site
spaces provided in above ground parking multiplied by 10%, plus the percentage of total on-site spaces
provided in below ground parking multiplied by 20%. The project proposed 1,316 above grade parking
spaces, and 988 below grade parking spaces, which yield a total of 14.29 points.
The Amendment increases residential units and decreases commercial square footage. The changes in
the total on-site space provided reflect the modifications to the building type and structure. The
amendment proposes 838 above grade parking spaces, and 1,360 below grade parking spaces. Using the
same formula, the amended parking totals yields a total of 16.25 points. Staff recommends the
additional incentive density based on the modified number of total on-site parking.
Exceptional Design: The Applicant was granted 7.5 points for design that creates a sense of place and
serves as a landmark. Consideration was given to the proposed Hotel and Office towers along Rockville
Pike as prominent, signature structures and the quality of the proposed open spaces including the Pike
Promenade, Pike Plaza, Retail Plaza, and mid-block connection. These elements remain unchanged and
Staff recommends no changes to incentive density.
Protection and Enhancement of the Natural Environment
The Applicant was granted 15 points achieved through public amenities in the sub-categories of Building
Lot Terminations (BLTs) and Vegetated Roofs.
BLTs: As required by the CR Zones, the Applicant was granted 5 points for the purchase of BLT
easements or payment to the Agricultural Land Preservation Fund. The CR Zone requires that at least 5
points but no more than 30 points be obtained through the purchase of BLTs. The condition for this
approval remains unchanged and Staff recommends no changes to the incentive density.
Vegetated Roofs: The Applicant was granted 10 points for providing vegetated roofs with a soil depth of
at least 4 inches and covering at least 33% of the total roof excluding space for mechanical equipment
on four buildings. The Amendment decreases the number of buildings with vegetated roofs to two
buildings. Given this change, the Applicant has requested a reduction of the incentive density to 5%.
Staff recommends 5% which reflects the modifications to the development plan.
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Cool Roofs: The Applicant requests 5 points for constructing roof area that is not covered by a vegetated
roof with a minimum solar reflectance index (SRI) of 75 for roofs with a slope at or below a ratio of 2:12,
and a minimum SRI of 25 for slopes above 2:12. Per the CR Zone Incentive Density Implementation
Guidelines, an incentive density of 5 points is appropriate for sites greater than one acre. The
Amendment proposes the cool roof on 5.123 acres of the total 11.04-acre site. Staff recommends the
addition of 5 points for this public benefit.

Conclusion
The previously approved findings remain; the proposed modifications to Sketch Plan 320110020 do not
significantly alter the overall design of the development in relation to the original findings of approval.
Nevertheless, the modifications remain compatible with existing and proposed development adjacent to
the site and do not impact the efficiency, adequacy and safety of the site with respect to structures and
uses, vehicular and pedestrian circulation, open space, landscaping, or lighting.

APPENDICES
A.
Approved Resolution MCPB No. 11-06
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