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 Staff recommends transmitting comments to the Montgomery County Executive recommending approval of 
Abandonment No. 741, subject to conditions. 

Summary 

MONTGOMERY COUNTY PLANNING DEPARTMENT 

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

MCPB 
Item No. 
Date: 12/11 /14 

Abandonment No. 741, Huff Court 

 

Patrick Butler, Planner Coordinator, Area 2 Division, Patrick.Butler@montgomeryplanning.org, 301-495-4561 
Khalid Afzal, Planner Supervisor, Area 2 Division, Khalid.Afzal@montgomeryplanning.org, 301-495-4650 
Glenn Kreger, Chief, Area 2 Division Glenn.Kreger@montgomeryplanning.org, 301-495-4653 
 

 

 Request to abandon a portion of Huff Court, five 
(5) feet wide by 364 feet long adjoining the 
Subject Property, in the North Bethesda Office 
Center East subdivision in White Flint, per 
Section 49-62 of the County Code; 

 5516 Nicholson Lane, east side of Huff Court 
south of the intersection with Nicholson Lane;  

 Zoned CR 3.0: C1.5, R2.5, H200; 
 2010 White Flint Sector Plan;  
 Applicants – Lake Waverly Associates LP, c/o 

Promark Real Estate Services LLC; 
 Filing date: 10/12/2014 
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STAFF RECOMMENDATION AND CONDITIONS 
Transmit comments to the Montgomery County Executive recommending approval, subject to the 
following conditions: 
 

1) The petitioners must submit preliminary plan and record plat applications to consolidate the 
right-of-way into the adjacent lot(s) while meeting all requirements of Chapter 50 and 
Chapter 59 of the Montgomery County Code. 

2) Recordation of plat(s) must occur prior to the completion date established by the County 
Council resolution granting the abandonment. 

 
 
 
REQUEST BY THE MONTGOMERY COUNTY DEPARTMENT OF TRANSPORTATION “(MCDOT)” 
On October 21, 2014, pursuant to Section 49-62, et seq. of the Montgomery County Code, MCDOT 
requested M-NCPPC comments on proposed Abandonment AB741 (Attachment A) of a five-foot wide 
portion of the right-of-way of Huff Court on the east side of the street, for 364 feet south along Parcel E, 
Block A, of the North Bethesda Office Center East subdivision, (“Property” or Eisinger Site) in White Flint. 
Lake Waverly Associates LP, c/o Promark Real Estate Services LLC (“Promark”) is the owner of the 
Property adjacent to the proposed abandonment and will incorporate the abandoned portion into its 
site. 
 
A public hearing will be held on the abandonment request at 8:00 p.m. on Wednesday, December 17, 
2014, in the Executive Office Building Lobby Auditorium at 101 Monroe Street, Rockville, Maryland 
(Attachment B). Comments by M-NCPPC have been requested prior to this date.  After receiving 
comments from M-NCPPC, and other agencies, the County Executive will forward a report and 
recommendation to the County Council for a final decision.   
 
BACKGROUND AND EXISTING CONDITIONS 
The right-of-way was originally dedicated by Plat 7873, recorded on June 29, 1965, and slightly 
reconfigured by subdivision plats recorded on December 4, 1975 by Plat No. 11143 and July 7, 1980 by 
Plan No. 13042 (Attachment C – Record Plats). Currently, Huff Court is improved with two 12-foot 
northbound lanes and one 24-foot wide southbound lane for a total of 48 feet of curb-to-curb paving. 
There are grass planting strips and sidewalks on both sides of the pavement. The entire length of Huff 
Court runs from Nicholson Lane south to the ring road serving the White Flint Mall (See Image 1 Below). 
Although several properties abut and have access to Huff Court, no other property has access affected 
by the proposed abandonment area. It is anticipated that the property to the south of the Property, and 
the properties to the west of Huff Court will also apply for similar abandonments of Huff Court when 
redeveloping those sites. 
 
The Planning Board approved Sketch Plan No. 320110020, North Bethesda Gateway on July 5, 2001, 
with up to 1,236,648 square feet of non-residential uses, up to 1,073,288 square feet of residential uses, 
and a total cumulative density of up to 1,700,241 square feet, which comprises a mix of office, retail, 
hotel, and residential uses with incentive density supported by an array of public benefits. The 
application covered 11.04 acres of CR-Zoned land and encompassed the Eisinger Site, the JWW Site, and 
the Fitzgerald Site (See Image 1 Below). The North Bethesda Gateway project also provided that each of 
the three individual property owners may phase redevelopment plans independently and that the first 
phase of development may or may not occur simultaneously on all properties. 
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Image 1 – Site Aerial and Sketch Plan Properties 
 
Promark then filed for an amendment, Sketch Plan No. 32011002A, as it related to the Eisinger Site only. 
The Planning Board approved Sketch Plan No. 32011002A on November 15, 2013. Specifically, the 
amendment made the following changes to the Eisinger Site: decreased non-residential density to 
35,500 square feet, increased residential density to 557,918 square feet, reduced building heights 
illustrated on the approved sketch plan to up to 110 feet, and made resulting changes to the approved 
public benefits in light of the changes to the building types. This amendment complied with the 
maximum densities allowed and did not affect the approved densities of the Fitzgerald Site or the JWW 
Site. Subsequently, Promark has filed Preliminary Plan No. 120140240 and Site Plan No. 820140180 to 
develop the Eisinger Site in conformance with the approved Sketch Plan. Promark’s preliminary and site 
plan applications include the abandoned area and propose roadway improvements to Huff Court, 
including enhanced streetscaping, improved sidewalks, undergrounding of utilities, and installation of a 
pedestrian-only through block connection along the length of the Property.  

 
REVIEW BASIS 
Section 49-63(c)(1) and (2) of the Montgomery County Code authorizes the County Council to abandon a 
right-of-way, including a public road, upon the following findings: 
 
Sec. 49-63.      Decision of the Council. 

(a) The Council must consider the record of the proceedings and the report and recommendations  
of the County Executive, including any recommendations of the government agencies and other 
parties listed in Section 49-62(h), and any other relevant and material information the Council 
receives from any person. 
 

(b) The Council may at any time remand an application to the Executive or the Executive's designee  
to reopen the record or consider new information. 
 

http://www.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=maryland(montgom)$jumplink_q=%5bfield%20folio-destination-name:'49-62'%5d$jumplink_md=target-id=JD_49-62
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(c)   A right-of-way may be abandoned or closed if the Council by resolution finds that: 
(1) the right-of-way is no longer necessary for present public use or anticipated public use in the 
      foreseeable future, or 
(2) the abandonment or closing is necessary to protect the health, safety and welfare of the  
      residents near the right-of-way to be abandoned or closed. In assessing health, safety, and  
      welfare issues, the Council may consider: 

(A) any adopted land use plan applicable to the neighborhood; 
(B) safe and efficient pedestrian and vehicular traffic patterns and flows, together with  
      alternatives, in the immediate neighborhood, for local and through traffic; and 
(C) changes in fact and circumstances since the original dedication of the right-of-way. 
 

(d)  A right-of-way which is the sole means of access to any property must not be abandoned or  
 closed. 
 

RATIONALE FOR PETITION  
The proposed abandonment of Huff Court is for 1,862 square feet of right-of-way improved as a public 
road on the east side of Huff Court, south from Nicholson Lane five (5) feet wide and 364 feet in length 
along the Property’s frontage. As part of this request, the Petitioners have provided graphics and text to 
describe the rationale for the proposed abandonment (Attachment D). In the petition, the Applicant has 
included written consent from property owners along the east and west side of this stretch of Huff Court 
to the proposed abandonment. 
 
White Flint Sector Plan (Attachment E – Relevant Pages) 
An overall goal of the Sector Plan is to transform auto-oriented suburban development into urban, 
mixed-use, transit-oriented, and a walkable series of communities (Pages 6 and 15). The Sector Plan 
identifies the Property as the Eisinger Site, and recommends new mixed-use redevelopment, with an 
emphasis on residential uses (Page 45). The Sector Plan recognizes that enhancing mobility in the 
planning area with a new interconnected and pedestrian-friendly grid network of streets is necessary for 
success (Page 16). 
 
The Sector Plan recommends reducing the existing 80-foot right-of-way of Huff Court (b-4 in the Sector 
Plan) to a 70-foot right-of-way with two lanes of traffic with parking on both sides per Montgomery 
County Road Code Standard 2005.02 – Business District Street (Page 55). The proposed abandonment 
will further the Sector Plan’s recommendation to narrow the width of the right-of-way for Huff Court. 
The abandonment of the remaining five (5) foot section south of the abandonment area along Huff 
Court’s eastern edge and the entire five (5) foot section along the western edge may be pursued when 
abutting property owners are ready to proceed with redevelopment plans on their sites. 
 
Image 2 shows the post-abandonment configuration and pavement markings for the proposed interim 
75-foot right-of-way, which would include 43 feet of paving total with 19 feet of paving to the curb line 
on the eastern side of Huff Court along the Eisinger Site (with one travel lane and on-street parking), and 
the approximately 78 foot long tapered transition along the frontage of 11501 Huff Court. The post-
abandonment conditions, with a five foot reduction in curb to curb paving, will allow traffic along Huff 
Court to function as it currently does while maintaining a similar lane configuration (2 northbound lanes 
and 1 southbound lane), accommodating roadway operations at acceptable levels or service, and 
enhancing pedestrian safety. Additionally, the proposed transition between the narrower Huff Court 
segment and the existing 80 foot right-of-way to the south of the Property will be achieved by striping 
and providing a lateral shift though a tapered transition approximately 78 feet in length. 
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Finally, the right-of-way contains utilities that served the previous subdivision. A utilities plan has been 
filed as part of the abandonment case, and the existing utilities will be relocated. Final location and 
relocation of utilities will ultimately be determined during the Preliminary Plan and Site Plan review. 
 

 
Image 2 – Proposed 75’Right-of-Way w/ Striping 
 
CONCLUSIONS  
Section 49-63(c)(1) of the County Code permits the County Council to abandon a right-of-way if it finds 
that the same is no longer necessary for present public use or anticipated public use in the foreseeable 
future. As detailed above, the recommendations of the Sector Plan, including narrowing the right-of-way 
width of Huff Court, enhancing the existing streetscape, and realizing the redevelopment potential of 
the Eisinger Site support this petition for abandonment. No property will be denied access to a public 
road as a result of the proposed abandonment and eventual record plat, and utilities will be relocated 
and provided. Therefore, granting the abandonment, with the conditions recommended above, is 
appropriate under Section 49-63(c)(1) of the Code because the right-of-way is not necessary for present 
or anticipated public use in the foreseeable future. 
 
STAFF RECOMMENDATION REGARDING ABANDONMENT AB741  
Transmit comments to the Montgomery County Executive recommending approval to Proposed 
Abandonment AB741, subject to the following conditions: 
 

1) The petitioners must submit preliminary plan and record plat applications to consolidate the 
right-of-way into the adjacent lot(s) while meeting all requirements of Chapter 50 and 
Chapter 59 of the Montgomery County Code. 

2) Recordation of plat(s) must occur prior to the completion date established by the County 
Council resolution granting the abandonment. 

  
ATTACHMENTS 
 

A. MCDOT Request for Comments on Abandonment AB741 
B. Notice of Public Hearing 
C. Applicable Record Plats 
D. Applicant Petition for Abandonment 
E. Applicable Master Plan Recommendations 
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midtown

This Sector Plan vision establishes policies for transforming an auto-oriented suburban development pattern into an 
urban center of residences and businesses where people walk to work, shops and transit. Offices and plazas are 

full of workers during the day. At night and on weekends people attend the theater, visit galleries, and eat out. In the 
summer, people are out enjoying evening activities. Rockville Pike will be transformed from a traffic barrier dividing the 
center into a unifying multi-modal boulevard. White Flint will be a place where different lifestyles converge to make urban 
living interesting and exciting. The proposed cultural and retail destinations in and around the civic core, the open space 
system, and the walkable street grid unite to energize White Flint. From this energy, White Flint will become a vibrant and 
sustainable urban center that can adapt and respond to existing and future challenges.  

There are few locations remaining in Montgomery County where excellent transit service and redevelopment potential 
coincide. The MD 355/I-270 Corridor (Map 1) is a historic travel and trade route that links communities in Montgomery 
County to those in Frederick County. In the last 30 years the corridor has emerged as a prime location for advanced 
technology and biotechnology industries with regional shopping and cultural destinations. White Flint fits squarely into 
Montgomery County’s General Plan and long range policies as the place to accommodate a substantial portion of the 
region’s projected growth, especially housing. This Plan recommends adding more residential capacity near existing transit 
facilities to balance land uses in the MD 355/I-270 Corridor. A substantial housing resource at White Flint is well situated 
to support the planned expansion of federal facilities in White Flint (Nuclear Regulatory Commission) and Bethesda (Walter 
Reed National Military Medical Center) and provide a sufficient supply of housing options to serve County residents 
throughout their stages of life.

White Flint was first proposed as an urban, mixed-use community at the center of North Bethesda more than 30 years ago 
with the extension of Metrorail service. Over the decades, the envisioned transformation from a suburban, car-oriented 
series of strip shopping centers into an urban, transit-oriented, mixed-use area has occurred slowly and in scattered 
pockets. The White Flint Mall, a regional shopping destination with three floors of shops and ample structured parking, was 
one of the early attempts to blend urban form with suburban needs. But, the automobile still dominates, especially along 
Rockville Pike and the pedestrian experience in most of White Flint is barely tolerable. Recent projects (the Conference 

the vision Attachment E
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urban place
making a great

Urban Form and the Public Realm 
White Flint will be more than the sum of its parts. This Plan seeks to 

unify White Flint around an urban core where active public spaces, streets, public parks, and 
plazas organize the built environment and give it character and style. Land use may define the 
activity, but successful places rely on the quality of urban spaces and buildings. This requires a 
connected street grid and public use space system framed by buildings. The street grid creates 
walkable blocks with residences and local services. Two intersecting promenades, an east-
west section along Market Street and a north-south section along Rockville Pike, will provide 
a unique environment for walking and biking throughout the Sector Plan. Pedestrian activity 
brings more people into the public spaces and increases the safety of all.

Redevelopment in the Sector Plan area may take 20 years or more and will occur property 
by property. Therefore, the Plan guides how the parts fit together as development occurs. The 
Planning Board must adopt the White Flint Urban Design Guidelines that provide greater 
detail for context-sensitive development, such as build-to lines, placement of sidewalks and 
streetscape, utilities, and other special features, to ensure implementation of the Plan vision.

Core
In the core, the community, the conference center, and commerce converge to 
express White Flint’s special character. The highest density and tallest buildings at the 
Metro station will form an identifiable center. 

Mobility

White Flint will have a walkable street system. Rockville Pike, transformed into a grand 
boulevard, will visually tie together the east and west sides of the Sector Plan area. 
Sidewalks, bikeways, trails, and paths will provide options for pedestrian circulation and 
connections to the existing and new neighborhoods and surrounding communities.  

Buildings
White Flint will have buildings with podiums that line the street and slender towers 
that articulate the skyline. Architectural details will incorporate features that add 
interest at the ground level as well as the floors above.  

Public Use 
Spaces

The compact development pattern includes a system of public use spaces where 
people can gather for events or enjoy recreational activities.  

Compatibility
New development will decline in height and density from the center and 
Rockville Pike, providing compatible transitions as it approaches the surrounding 
neighborhoods.

Sustainability
New development must incorporate environmentally sensitive design to conserve and 
generate energy and make maximum use of resources and minimize disruption of the 
natural environment. 

Attachment E
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Core 
The core of White Flint is located between Marinelli Road and Old 
Georgetown Road and within a ¼-mile of the Metro station. Here 
density is high and buildings are tall. Two districts define the core: 
the Metro West District with the Conference Center, Wall Local Park, 
and civic green on the west side of Rockville Pike; and the Metro East 
District with two Metro entrances, a bridge over the Metro tunnel, and 
the North Bethesda Center development. Market Street connects the 
two districts across Rockville Pike. A secondary focal area lies along 
both sides of Rockville Pike between Montrose Parkway and Executive 
Boulevard (Extended), where existing and planned retail centers will 
continue to serve the regional market. Buildings along Rockville Pike 
take advantage of long views out as well as visibility from the northern 
and southern edges of the Sector Plan area (Map 7).

Mobility  
The key to transforming White Flint into a great urban place is 
reconfiguring its mobility system. The existing street network will 
be reconstituted into a hierarchical grid system and the proposed 
new streets will form smaller grids that provide access into the new 
development. The transit system will expand to include local as well as 
circulator bus service and convenient pedestrian access.  

The success of White Flint as an 
urban center requires attention 
to the pedestrian experience. 
Existing conditions, high volumes 
of traffic, lack of streetscape, 
narrow sidewalks, and multiple 
turning lanes at wide intersections 
inhibit pedestrian movement. 
Reconstructing the existing street 

network, especially along Rockville Pike, and using pedestrian-friendly 
cross sections will significantly improve the pedestrian environment. 
All the streets will be pedestrian-oriented and walkable. Rockville Pike, 
transformed into a grand boulevard, will visually tie together the east 
and west sides of the Sector Plan area. Sidewalks, bikeways, trails, and 
paths provide options for pedestrian circulation and connections to 
other communities.

Street Hierarchy

    Rockville Pike Boulevard 

    Business streets

    Private streets

    Promenades

    Bike paths and trails

    Recreation loop

Map 7: Concept Sketch

Attachment E
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Block 1: Fitzgerald and Eisinger
This C-2 zoned block contains commercial properties located at the southwestern and southeastern corners of the intersection of 
Huff Court and Nicholson Lane. The Fitzgerald property has frontage along Rockville Pike while the Eisinger property is located at 
the southeastern intersection of Nicholson Lane and Huff Court. Uses include an automobile sales center, office buildings, and a 
commercial shopping center. New mixed-use development is anticipated for both blocks. The Eisinger property is anticipated to 
develop with more residential than non-residential development.

Rezone land west of Huff Court (Fitzgerald property, a closed gas station, and some smaller properties) to CR 4: C 3.5, R 2.0, • 
and H 250. Residential uses may not be as desirable along Rockville Pike as offices or hotel uses.

Rezone land east of Huff Court (Eisinger property and two lots owned by Lerner/Tower) to CR 3: C 1.5, R 2.5, and H 200 to • 
encourage residential development. Affordable housing, especially Workforce Housing, may be appropriate at this location in 
conjunction with redevelopment of the western portion of Block 1.

Block 2:  White Flint Plaza 
White Flint Plaza is a commercial shopping center zoned C-2. The shopping center has surface parking and several single-story 
buildings. There are some long-term leases in this shopping center that may affect the timing of redevelopment. A new neighborhood 
green up to ½ acre is proposed when the shopping center is redeveloped. This block is under single ownership.

A proposed local street will divide the property. Rezone the western portion to CR 3: C 1.5, R 2.5, and H 200. Rezone the • 
eastern portion to CR 2.5: C 1.25, R 2.0 and H 70. The C 1.5 and C 1.25 designations will accommodate the existing shopping 
center. As shown on the Height and Density map, development on this property should transition between Block 1 and Block 3. 
Development on the western half should have 150-foot heights to ensure a transition between Block 1 and the eastern portion. 
The eastern portion should have a density of 2.5 FAR and a maximum height of 70 feet to ensure compatibility with Block 3.

Attachment E
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Table 4:  Roadway Facility and Segment
Street From To Road Number ROW (feet) Lanes* Road Code Standard
Major Highways

Old Georgetown Rd (MD 187)
Nicholson Ln Executive Blvd M-4 150 6, divided 2008.02 mod.

Executive Blvd Rockville Pike (MD 355) M-4 120 4, divided 2008.01 mod.

Hoya St Executive Blvd Montrose Pkwy M-4a 120 4, divided 2008.01 mod. 

Rockville Pike (MD 355) Sector Plan southern boundary Sector Plan northern boundary M-6 150 (162**) 6, divided 2008.02 mod.

Arterials

Montrose Pkwy Hoya St Sector Plan eastern boundary A-270 300 4, divided 2007.01 mod.

Randolph Rd Montrose Pkwy Plan eastern boundary A-90 100 4 2004.01 mod. / 2004.28 mod.

Nicholson Ln Old Georgetown Rd (MD 187) Sector Plan eastern boundary A-69 90 4
2004.02 mod. 
2004.26 mod.

Business Roads

Chapman Ave (Maple Ave)
Marinelli Rd Old Georgetown Rd B-12 70 2 2005.02

Old Georgetown Rd Montrose Pkwy B-12 70 2 2005.02

Citadel Ave/Boylston St Nicholson Ln Old Georgetown Rd B-4 70 2 2005.02

Edson Ln Woodglen Dr Rockville Pike (MD 355) B-5 70 2 2004.21 mod. / 2005.02 mod.

Executive Blvd Extended Marinelli Rd Nebel St Extended (B-5) B-7 80 4 2004.01
Huff Ct/ Huff Ct Extended Executive Blvd Extended Nicholson Ln B-4 70 2 2005.02

Huff Ct/ Huff Ct Extended*** Nebel St Extended (B-5) Executive Blvd Extended B-4 70 2 2005-02

Station St Marinelli Rd Old Georgetown Rd B-11 70 2 2005.02

Marinelli Rd Executive Blvd Nebel St B-6 90 4 2005.03 mod.

Market St Old Georgetown Rd (MD 187) Rockville Pike (MD 355) B-10 70 2 2005.02

McGrath Blvd Rockville Pike (MD 355) Wentworth Pl (B-13) B-10 70 2 2005.02

Mid-Pike spine street Marinelli Rd Old Georgetown Rd (MD 187) B-15 80 4 2004.01
Old Georgetown Rd (MD 187) New Street (Mid-Pike rung) (B-16) B-15 70 2 2005.02

Nebel St Extended Randolph Rd Plan northern boundary B-5 80 4 2004.24 mod.

Nebel St Nicholson Ln Randolph Rd B-5 80 2 2004.24 mod.

Nebel St Extended Rockville Pike (MD 355) Nicholson Ln B-5 80 2 2004.01 mod. 
2005.02 mod.

new street (Mid-Pike rung) Hoya St Rockville Pike (MD 355) B-16 80 2 2005.02 mod.
Nicholson Ct (realigned) Nebel St Extended 900 feet east of Nebel St Extended B-14 70 2 2005.02
Old Georgetown Rd Rockville Pike (MD 355) Nebel St B-2 90 4 2004.02 mod. / 2005.03 mod.
Security Ln/Security Ln Extended Woodglen Dr Huff Ct Extended (B-4) B-17 70 2 2005.02
Wentworth Pl Marinelli Rd Nebel St B-13 70 2 2005.02
Woodglen Dr Edson Ln Nicholson Ln B-3 70 2 2005.02 mod.
Woodglen Dr *** Nicholson Ln Marinelli Rd B-3 60 2 2005.02 mod.
Woodglen Dr *** Marinelli Rd Mid-Pike Rung (B-16) B-3 70 2 2005.02 mod.
new street *** Chapman Ave Nebel St B-18 70 2 2005.02
new street *** Nicholson Ln Executive Blvd Extended B-19 70 2 2005.02

*The number of planned through travel lanes for each segment, not including turning, parking, acceleration, deceleration, or other auxiliary lanes.

** The Rockville Pike 150-foot right-of-way can be expanded to 162 feet (additional feet to be obtained through reservation). 

*** New streets B-18, B-19, Huff Court Extended (B-4), and the portion of Woodglen Drive (B-3) north of Nicholson Lane may be constructed as private streets subject to use easements meeting the requirements 
described in the Plan text.

“mod.” indicates that some modification is needed to the referenced design standard to reflect planned elements such as transit priority, bike lanes, or turn lanes.

The target speed for all master planned roadways in the Plan area is 25 m.p.h., except for Montrose Parkway with a target speed of 35 m.p.h. in the Plan area.
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