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 Request for Amendments to the approved 
Sketch Plan, Preliminary Plan, and Site Plan to 
modify the Project phasing, reduce non-
residential floor area by eliminating a proposed 
office building and movie theater along Rockville 
Pike, and increase residential density; 

 On 4.41 gross acres, split-zoned CR3.0, C1.5, 
R2.5, H150’ and CR4.0, C3.5, R3.5, H300’; 

 Located at the southeast corner of the 
intersection of Nicholson Lane and Woodglen 
Drive within the 2010 White Flint Sector Plan 
area; 

 Filing Date: 08/26/2014; 
 Applicant: The JBG Companies. 

 

 Staff recommends approval of the Sketch, Preliminary, and Site Plan Amendments with conditions. 
 The Planning Board approved Sketch Plan No. 320110030 by MCPB Resolution No. 11-07 dated August 12, 2011, 

Preliminary Plan No. 120120060 by MCPB Resolution No. 12-30 dated April 9, 2012, and Site Plan No. 820120040 
by MCPB Resolution No. 12-31 dated April 9, 2012.  

 Staff reviewed this set of amendments under the Zoning Ordinance in effect on October 29, 2014 pursuant to the 
grandfathering provisions of Section 7.7.1.B.1 of the current Zoning Ordinance except for parking requirements. 

 The Sketch Plan and Preliminary Plan Amendments encompass the entire Site; the Site Plan Amendment is 
limited to the proposed Phases One and Two only. Phase Three will require a separate Site Plan approval. 

 The proposed changes include building the development in three phases instead of one; reallocating 100,000 
square feet of the approved non-residential floor area to residential density; and adding an option to not build a 
residential building if the market does not support it.  

 The proposed Project utilizes the density averaging provisions of Section 59-C-15.122.  
 The proposed project contains multiple buildings with mixed-use office, residential and retail development 

containing a maximum of 740,528 square feet. The project will provide public use space and public benefits, 
including structured parking, a through-block pedestrian connection, tree canopy, wayfinding, public parking, 
tower step-backs, and public art.  

 

Summary 

           MB
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SECTION 1:  RECOMMENDATIONS AND CONDITIONS 
 
Sketch Plan Amendment Recommendation and Conditions 
 
Staff recommends approval of Sketch Plan Amendment No. 32011003A, subject to the 
following conditions, which supersede the conditions of approval of Sketch Plan No. 
320110030: 
 
1. Density 

The development is limited to a maximum total of 740,528 square feet, including up to 
268,000 square feet of non-residential and up to 492,000 square feet of residential floor 
area. 
 

2. Height 
The development is limited to a maximum height of 150 feet in the CR-3.0 Zone and 300 
feet in the CR-4.0 Zone. 
 

3.  Incentive Density 
The development must be constructed with the public benefits listed below, unless 
modifications are made under Section 59-C-15.43(d). Total points must equal at least 100 
and must be chosen from at least 4 categories as required by Section 59-C-15.82(a). The 
requirements of Division 59-C-15 and the Implementation Guidelines must be fulfilled for 
each public benefit. 
 

a. Transit proximity to Level 1 transit, Metrorail station; 
b. Connectivity and Mobility achieved through public amenities in the sub-categories 

of Neighborhood Services, Minimum Parking, Through Block Connection, and Way-
finding. 

c. Quality Building and Site Design achieved through public amenities in the sub-
categories of Structured Parking, Tower Step-back, Public Art, Public Open Space, 
and Exceptional Design. 

d. Protection and Enhancement of the Natural Environment achieved through public 
amenities in the sub-categories of Building Lot Terminations (BLTs), Tree Canopy, 
and Vegetated Roofs. 

 
4. Moderately Priced Dwelling Units (MPDUs) 

The Applicant must provide MPDUs in accordance with Chapter 25A of the County Code. 
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Preliminary Plan Amendment Recommendation and Conditions 
 
Staff recommends approval of Preliminary Plan Amendment No. 12012006A subject to the 
following conditions, which supersede the conditions of approval of Preliminary Plan No. 
120120060: 

 
1. Approval is limited to five lots and three private street parcels for a maximum total density 

of 740,528 square feet of development, including up to 268,000 square feet of non-
residential use, and up to 492,000 square feet of residential uses including a minimum of 
12.5% MPDUs. 

2. Prior to issuance of any building permit, the Applicant must dedicate, and the record plat 
must show, the following: 

a. the Sector Plan recommended a 150-foot right-of-way (75 feet from centerline), 
and 12 feet of reservation (an additional 6 feet on either side of the 150-foot right-
of-way), for a total of 81 feet from centerline for Rockville Pike (MD 355); and 

b. the Sector Plan recommended 80-foot right-of-way (76.5-feet of dedication and a 
3.5-foot easement) from the opposite right-of-way line for the Executive Boulevard 
frontage.  

3. Prior to issuance of any building permit for the residential tower on Lot 5 (at the corner of 
Nicholson Lane and Woodglen Drive), the Applicant must dedicate, and the record plat 
must show, the Sector Plan recommended 90-foot right-of-way (45 feet from centerline) for 
Nicholson Lane. 

4. Private streets, Street A and the ‘Paseo,’ must be located in their own separate parcels, 
separate from the proposed development, and the record plat must reflect a public use and 
access easement over private streets and adjacent parallel sidewalks. 

5. Prior to issuance of any above-grade building permit, the Applicant must enter into a Traffic 
Mitigation Agreement (TMAG) with the Montgomery County Department of Transportation 
(MCDOT) and the Planning Board to participate in the North Bethesda Transportation 
Management District (TMD) and assist in achieving and maintaining the non-auto driver 
mode-share goals recommended in the Sector Plan.  

6. Prior to any clearing or grading, the Applicant must pay the required Forest Conservation 
fee-in-lieu. 

7. The Applicant must comply with the Final Forest Conservation Plan (FFCP) as part of the Site 
Plan Amendment No. 82012004A approved concurrently with this Amendment. 

8. No demolition, clearing, grading or recordation of plats may occur prior to approval of the 
Certified Site Plan. 

9. The Planning Board accepts the recommendations of MCDOT in its letters dated February 3, 
2012, and October 30, 2014, and hereby incorporates them as conditions of the Preliminary 
Plan approval. The Applicant must comply with each of the recommendations as set forth in 
the letters, except for condition Number 2 in the letter dated October 30, 2014. The 
Applicant must comply with all other conditions of both letters, which may be amended by 
MCDOT, provided the amendments do not conflict with other conditions of the Preliminary 
Plan approval. 
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10. The Planning Board accepts the recommendation of MDSHA in its letters dated November 
14, 2013, and March 17, 2014, and hereby incorporates them as conditions of the 
Preliminary Plan approval.  The Applicant must comply with each of the recommendations 
as set forth in the letters, which may be amended by MDSHA provided that the 
amendments do not conflict with other conditions of the Preliminary Plan approval. If a 
traffic signal is warranted at MD 355 and Executive Boulevard, the installation of the signal 
and associated intersection improvements shall be the responsibility of the Special Taxing 
District. 

11. The Planning Board accepts the recommendations of the Montgomery County Department 
of Permitting Services (MCDPS) - Water Resources Section in its letter dated November 21, 
2014, conveying stormwater management concept plan approval. 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. 

12. The Site is within the Walter Johnson High School cluster area.  The Applicant must make a 
School Facilities Payment to MCDPS at the high school level at the unit rates for all units for 
which a building permit is issued and a School Facilities Payment is applicable.  The timing 
and amount of the payment will be in accordance with Chapter 52 of the Montgomery 
County Code.   

13. The Certified Preliminary Plan must contain the following note: “Unless specifically noted on 
this plan drawing or in the Planning Board conditions of approval, the building footprints, 
building heights, on-site parking, site circulation, and sidewalks shown on the Preliminary 
Plan are illustrative. The final locations of buildings, structures and hardscape will be 
determined at the time of Site Plan review. Please refer to the zoning data table for 
development standards such as setbacks, building restriction lines, building height, and lot 
coverage for this lot. Other limitations for Site development may also be included in the 
conditions of the Planning Board’s approval.” 

14. The Adequate Public Facility (APF) review for the Preliminary Plan will remain valid for 
eighty-five (85) months from the date of mailing of the Planning Board resolution. 

15. All necessary easements must be shown on the Record Plat. 
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Site Plan Amendment Recommendation and Conditions 
 
This Site Plan Amendment covers the existing building to remain at the corner of Executive 
Boulevard and Woodglen Drive in Phase One, and all the new construction in Phases One and 
Two. The new construction in Phase Three, covered by the proposed Sketch Plan Amendment 
and Preliminary Plan Amendment, will be reviewed under a separate Site Plan Amendment in 
the future.  
 
Staff recommends approval of a maximum total of 656,260 square feet of mixed-use 
development consisting of up to 175,260 square feet of non-residential development (including 
67,260 square feet of existing development), and up to 492,000 square feet of new residential 
development (470 dwelling units including a minimum of 12.5% MPDUs) on approximately 4.41 
gross acres in the CR3.0 C1.5 R2.5 H150’ and CR4.0 C3.5 R3.5 H300’ Zones. All Site development 
elements shown on the latest electronic version of Site Plan drawings as of the date of this staff 
report, submitted via ePlans to M-NCPPC, are required, except as modified by the following 
conditions, which supersede the conditions of approval of Site Plan No. 820120040: 
 

1. Sketch Plan Conformance 
The development must comply with the binding elements and conditions of approval for 
Sketch Plan Amendment No, 32011003A. 
 

2. Preliminary Plan Conformance 
The development must comply with the conditions of the approval for Preliminary Plan 
Amendment No. 12012006A. 
 

3. Density Allocation 
Prior to issuance of any building permits, the Applicant must obtain approval of a 
Staging Allocation Request 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. 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.   
a. Transit Proximity 
b. Neighborhood Services 

Provide an updated list of the retail establishments located within ¼ mile radius 
of the project Site at Certified Site Plan. 

c. Minimum/maximum Parking 
The Applicant must provide at least 422 but no more than 632 parking spaces. 
Certified Site Plan must show a tabulation of maximum parking spaces allowed, 
minimum parking spaces required, and parking spaces provided. 
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d. Through Block Connection 
Include one through-block connection between Woodglen Drive and Rockville 
Pike and another between Nicholson Lane and Executive Boulevard as shown on 
the Site Plan. 

e. Wayfinding 
Provide a wayfinding plan as part of the Certified Site Plan and coordinate with 
MDSHA and MCDOT the location of all signage for the wayfinding plan. The 
Wayfinding plan may include, but is not limited to, internal and external signage, 
banners, lighting, and design elements to be approved by M-NCPPC staff.  

f. Structured Parking 
Include the proportionate number of parking spaces for each phase in parking 
structures as shown on the Site Plan. 

g. Tower Step-back 
Step back the upper floors of the 300-foot tall residential building in Phase Two 
(Building D) by a minimum of six feet behind the base building above a height of 
less than 72 feet as shown on the Site Plan.  

h. Public Art 
At Certified Site Plan, the Applicant must determine whether the “grand 
staircase” and/or associated public artwork is included in Phase One or Two of 
the Project, and reflect this phasing in the Certified Site Plan.  The Applicant 
must install the public art as presented to the Planning Board’s Art Review Panel 
on November 12, 2014, and illustrated in the Site Plan.  The Planning Board 
encourages the Applicant to incorporate the recommendations of the Art Review 
Panel as described in its letter dated November 26, 2014. Any significant changes 
to the concept must be presented to the Art Review Panel and approved by M-
NCPPC Staff prior to Certified Site Plan, and may require a Site Plan Amendment. 

i. Public Open Space 
Include a minimum of 6,800 square feet of on-site public open space in addition 
to the minimum Public Use Space required, to be approved by M-NCPPC Staff at 
Certified Site Plan. 

j. Exceptional Design 
Construct the building and all Site features with visual and functional elements 
that enhance the character of the setting as shown on the Site Plan. 

k. Building Lot Terminations (BLTs) 
Prior to the issuance of any Use and Occupancy Certificate for each phase, 
provide proof of purchase and/or payment for a total of 1.61 BLTs to the 
Department of Permitting Services as follows: Phase One: 0.49 BLTs; Phase Two: 
0.94 BLTs; and Phase Three: 0.18 BLTs. 

l. Tree Canopy 
Provide a minimum of 1,700 square feet of on-site tree canopy coverage at 15 
years of growth through the planting of approximately 9 shade trees as shown 
on the Site Plan. 

m. Vegetated Roof 
Install a vegetated roof with a minimum solid depth of 4 inches covering at least 
34,060 square feet of the buildings’ roofs to be shown on the Certified Site Plan. 
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5. Transportation 

The Applicant must provide a minimum of 220 bicycle parking spaces in accordance with 
the development program. The final count, location of all bicycle parking spaces, and 
facility details, must be approved by M-NCPPC Staff and shown on the Certified Site 
Plan. The private spaces must be in a secured, clearly marked, well-lit area dedicated to 
long-term bicycle parking. The public spaces must be provided with inverted-U racks 
installed in locations convenient to main building entrances. 

 
6. Environment 

Prior to any clearing or grading, the Applicant must pay the required Forest 
Conservation fee-in-lieu. 

 
7. Moderately Priced Dwelling Units (MPDUs) 

Prior to the release of any building permits, the Applicant must execute an MPDU 
Agreement-to-Build with the Department of Housing and Community Affairs (DHCA) to 
provide at least 12.5 percent MPDUs in accordance with Chapter 25-A. 
 

8. Recreation Amenities 
a. Prior to Certified Site Plan approval, the Applicant must meet the square footage 

requirements for all of the required recreation amenities for residential 
development and demonstrate to M-NCPPC Staff that each element meets the M-
NCPPC Recreation Guidelines. 

b. Prior to issuance of any Use and Occupancy Certificate for each residential building, 
the Applicant must provide at least the following recreation amenities: 
 
Phase One – Option 1 (residential option for Building B) 

i. 1 indoor fitness facility; 
ii. 2 picnic/sitting areas; 

iii. 1 pedestrian system (network of sidewalks and paths); 
iv. 1 wading pool  

 Phase Two 
i. 2 picnic/sitting areas; 

ii. 1 pedestrian system (network of sidewalks and paths); 
iii. 1 swimming pool; 
iv. 1 indoor community space; 
v. 1 indoor fitness facility 

 
9. Maintenance of Public Amenities 

Maintenance of all on-site public spaces and amenities is the responsibility of the 
Applicant.  This includes maintenance of paving, plantings, lighting, benches, fountains, 
and public art. The Applicant is responsible for programming the public plaza 
throughout all seasons.  Maintenance may be taken over by a governmental agency by 
agreement with the Applicant and applicable agency. 
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10. Architecture and Urban Design  

The final exterior building design and character, proportion, materials, and articulation 
must be substantially similar to the schematic elevations, plans, and renderings shown 
on the submitted Site Plan architectural drawings and as approved by M-NCPPC Staff at 
Certified Site Plan. 

 
11. Fire and Rescue 

The Planning Board accepts the recommendations of the Montgomery County Fire and 
Rescue Service (MCFRS) Fire Code Enforcement Section in its letter dated February 27, 
2012, and hereby incorporates them as conditions of approval.  The Applicant must 
comply with each of the recommendations as set forth in the letter, which MCFRS may 
amend if the amendments do not conflict with other conditions of Site Plan approval. 

 
12. Site Plan Surety and Maintenance Agreement 

Prior to issuance of the first above-grade building permit, the Applicant must enter into 
a Site Plan Surety and Maintenance Agreement with the Planning Board in a form 
approved by the   M-NCPPC Office of General Counsel that outlines the responsibilities 
of the Applicant. The Agreement must be tied to the development program and include 
a performance bond(s) or other form of surety as required by Section 59-D-3.5(d) of the 
Montgomery County Zoning Ordinance, with the following provisions: 

a. A cost estimate of the materials and facilities, which, upon Staff approval, will 
establish the surety amount.  

b. The cost estimate must include applicable Site Plan elements, including, but not 
limited to, plant material, on-site lighting, recreation amenities, site furniture, 
public art, trash receptacles, retaining walls, railings, private roads, paths and 
associated improvements within the relevant phases of development.   

c. The completion of all improvements covered by the surety for each phase of 
development will be followed by inspection and corresponding reduction of the 
surety. 

 
13. Development Program 

The Applicant must construct the development in accordance with a development 
program reviewed and approved by the M-NCPPC Staff at Certified Site Plan.   

 
14. Certified Site Plan 

The Certified Site Plan must include the following revisions and/or information subject 
to Staff review and approval: 

a) Final Forest Conservation Plan approval letter, all agency approval letters for this 
set of amendments, development program, and all original and subsequently 
amended Planning Board resolutions for Sketch Plan, Preliminary Plan, and Site 
Plan. 
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b) A note stating that “Minor modifications to the limits of disturbance shown on 
the Site plan within the public right-of-way for utility connections may be done 
during the review of the right-of-way permit drawings by the Department of 
Permitting Services.” 

c) Modified data table to reflect development standards approved by the Planning 
Board. 

d) Ensure consistency of all details and layout between Site and Landscape plans. 
e) The final count, location, and facility details for all bicycle parking spaces, and 

the location of a bike sharing station. 
f) Architectural elevations and other relevant details of Phase One, options 1 and 2 

for Building B. 
g) Location of all public amenities, and all recreation amenities provided per the 

Recreation Guidelines. 
h) Cross-sections and design standards for all private roads in the project. 
i) Lighting and landscaping treatment for the grand staircase if the public art is not 

installed along the grand staircase in Phase One. 
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SECTION 2: CONTEXT AND PROPOSAL 
 
Site Vicinity 
The subject Site (Site) occupies the majority of the block bounded by Rockville Pike (MD 355) on 
the east, Woodglen Drive on the west, Nicholson Lane on the north, and Executive Boulevard on 
the south. It is located approximately one block from the White Flint Metro Station to the north, 
the White Flint Mall to the southeast, the Montgomery Aquatics Center to the northwest, and 
the Bethesda North Marriott Hotel and Conference Center to the north. Along with the blocks 
immediately to the north and south, the Site forms a transition between the dense commercial 
uses along Rockville Pike (MD 355) and the primarily residential uses to the west.  
 
Nearby recently approved developments include: North Bethesda Market I (NOBE I), approved 
as an optional method project under the TS-M Zone (Site Plan No. 820060170) that includes 
440 multi-family residential units, up to 223,000 square feet of commercial development (a 
Whole Foods supermarket and additional retail and commercial uses), public open space, and 
structured parking; North Bethesda Center, located at the White Flint Metro Station east of 
Rockville Pike; the proposed North Bethesda Gateway project sits directly east, across Rockville 
Pike; and the first phase of Mid-Pike Plaza, north of Old Georgetown Road and west of Rockville 
Pike (see Figure 2, page 12).   

 
Figure 1: Vicinity Map  
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Site Analysis 
The Site is located in the NoBe District of the 2010 Approved and Adopted White Flint Sector 
Plan (the Sector Plan) and is bounded by Rockville Pike, Executive Boulevard, Woodglen Drive 
and Nicholson Lane. The Site is split-zoned between CR 3.0 C1.5 R2.5 H150’ Zone (the existing 
office building to remain, located at 11333 Woodglen Drive) and CR 4.0 C3.5 R3.5 H300’ Zone 
for the rest of the Site.  
 
The Site is currently occupied by four commercial buildings and surface parking lots.  According 
to the Maryland State Department of Taxation and Assessment records, the existing 
commercial buildings contain approximately 195,726 square feet of floor area. The remainder 
of the block features a gas station at the corner of Nicholson Lane and Rockville Pike that is not 
part of this proposal.  The Site is currently served by public water and sewer. 
 
There are no known rare, threatened, or endangered species on Site; there are no forests, 100-
year floodplains, stream buffers, wetlands, or steep slopes on Site.  There are no known historic 
properties or features on Site. 
 

 
Figure 2: Site and Context 
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Figure 3: Zoning 
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PREVIOUS APPROVALS 
 
Sketch Plan 
The Planning Board approved Sketch Plan No. 320110030 by Corrected Resolution, MCPB No. 
11-07 (see Attachment D), on January 20, 2011, which established a maximum total density of 
740,528 square feet, including a maximum of 368,000 square feet of non-residential 
development; maximum height of 150 feet in the CR3.0 C1.5 R2.5 H150 Zone and 300 feet in 
the CR4.0 C3.5 R3.5 H300 Zone; general location and extent of public use space; and a total of 
150 percentage points for public benefits from the incentive categories of Transit Proximity, 
Connectivity, Diversity, Design, and Environment.  
 
Preliminary Plan 
The Planning Board approved Preliminary Plan No. 120120060 by Resolution, MCPB No. 12-30 
(see Attachment E) on March 1, 2012, to create one lot to allow a maximum of 740,528 square 
feet of mixed-use development including a maximum of 368,000 square feet of non-residential 
development, and up to 392,000 square feet of new residential uses (up to 414 units). One 
existing 67,260-square-foot commercial building was to remain as part of the maximum 
368,000 square feet of commercial uses allowed. Additional dedications along Rockville Pike 
and Nicholson Lane, and a truncation at the intersection of Woodglen Drive and Executive 
Boulevard were required as part of the approval.  
 
Site Plan 
The Planning Board approved Site Plan No. 820120040 by Corrected Resolution, MCPB No. 12-
31 (see Attachment F) on March 1, 2012, to allow up to 740,528 square feet of mixed-use 
development including up to 368,000 square feet of non-residential development and 392,000 
square feet of residential (up to 414 residential units). The Site Plan approved the 
transformation of the existing strip commercial property surrounded by surface parking into 
three mixed-use, pedestrian-friendly, urban blocks with buildings of various heights. The 
approved plan was an extension of North Bethesda Market I, located just south of the Site. It 
extended the tree lined “retail paseo” and added a new central plaza that blended vehicular, 
bicycle and pedestrian circulation to create a vibrant retail space.  
 
PROPOSAL 
 
The proposed amendments maintain the overall vision of a multiple-building, mixed-use, office, 
residential and retail development as previously approved. The proposed project contains a 
maximum of 740,528 square feet of mixed-use floor area that will be built in three phases 
(instead of one, as previously approved).  The major components of the project include up to 
268,000 square feet of non-residential floor area in five buildings including approximately 
67,260 square feet of existing retail and office space, a maximum of 492,000 square feet of 
residential floor area (up to 470 units including 59 MPDUs) in two buildings, and public 
amenities including structured parking facilities, a through-block pedestrian connection, tree 
canopy, wayfinding, public parking, tower step-backs, public open spaces and public art, and 
remove the public parking points but still provide at least the minimum required 100 points.  
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Figure 4: Proposed project 
 
 
The proposed project will include an art installation: 1) a series of tree-like sculpted glass 
columns (26’ height) with sunlight reflecting off the textured glass shimmering across the stairs. 
At dusk the LED video panels behind the glass will be illuminated; and 2) a public art piece 
called “Constellation Lighting,” which will be located on the ceiling of the elevated arcade.  This 
arcade connects Street A and the Paseo with Nicholson Lane to the north via the grand 
staircase. 
 
The Applicant is requesting two options for Building B in order to respond to the changes in 
market demands. Option 1, the preferred option of both the Applicant and M-NCPPC Staff, is to 
build a residential tower of approximately 85,000 square feet on top of a retail base of 
approximately 7,000 square feet.  If the market does not support the residential development 
as part of Phase One, Building B will be constructed as a two-story retail building of 
approximately 18,000 square feet without a residential tower on top (Option 2). In either 
scenario, the proposed project will have the same building footprint and the total number of 
parking spaces provided will not change (i.e. there will be no reduction in parking if the 
residential tower on Building B is not built due to the increased retail floor area in Option 2). 
And, like the prior approvals, the total floor area in the overall project will not exceed 740,528 
square feet. The Applicant is requesting this flexibility to be able to develop either scenario and 
avoid having to go through another Site Plan amendment.  
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On November 12, 2014, the Applicant presented the proposed project and public art 
installations to the Art Review Panel, which provided comments (see Attachment C). The 
Applicant must coordinate with the Art Review Panel on any changes to the proposed public art 
installations prior to the Certified Site Plan. 
 

 
 
Table 1 and figures 7 and 8 below provide a comparison of the previously approved project and 
the proposed amendments: 
 

Table 1 – Previous Approval and Proposed Development 

Item Previous Approval Proposed Development 

Lots One lot Two lots 

Phases One phase Three phases 

Total maximum floor area 740,528 square feet 740,528 square feet 

Maximum non-residential floor 
area 

368,000 square feet (including 
67,260 square feet of existing 
to remain) 

268,000 square feet (including 
67,260 square feet of existing 
to remain) 

Maximum residential floor area 392,000 square feet 492,000 square feet 

Maximum dwelling units 414 units (52MPDUs, 12.5%) 470 units (59 MPDUs, 12.5%) 

Total parking spaces 720 632 

Public use space 15,900 square feet (10%) 15,900 square feet (10%) 

Maximum building heights Building A, 175 feet 
Building B, Up to 50 feet 
Building C, 70 feet 
Building D, 300 feet 
Building E, Up to 50 feet 

 

Building A, 60 feet 
Building B: Option One: Up 
to 150 feet;  Option Two: up 
to 50 feet 
Building C, 70 feet 
Building D, 300 feet 
Building E, Up to 150  feet 

 

Figure 5: Building B- Option 1, with a residential 

tower 

        

Figure 6: Building B-Option 2, without a 

residential tower 

 

 



- 17 - 

 

 
Figure 7: Previously Approved Plan 
 

 
Figure 8: Proposed project (Phases One and Two) 
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Subdivision 
Unlike the previous approval, which created one lot for the entire Site, the proposed 
Preliminary Plan Amendment will create five lots, and three parcels for private streets, as 
shown in Figure 8. Truncation will not be required at the intersection of Executive Boulevard 
and Woodglen Drive until Phase Three when redevelopment/expansion of the existing office 
building in the future pursuant to a separate Site Plan Amendment.  
 

 

Figure 9: Proposed Preliminary Plan Amendment with Lot Designations   
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Proposed Phases 
 
Phase One 

Phase One will consist of the following:  
 
1. Building A at the corner of Executive Boulevard and Rockville Pike will be up to 60 feet 

high, and contain 41,000 square feet of non-residential floor area; 
2. Building B has two options: 

a) Option 1: Building B will be 150 feet high and contain approximately 7,000 
square feet of retail on the ground floor and up to 85,000 square feet of 
residential use above (up to 80 dwelling units) for a total of 92,000 square feet.  

b) Option 2: Building B will be a 50-foot high, 18,000-square-foot retail building 
without residential units above.  

3. Building C along Rockville Pike will be 70 feet high and contain approximately 23,750 
square feet of non-residential floor area; 

4. Building E with 67,260 square feet of existing  non-residential space will be retained; 
and  

5. Structured parking for Phase One. 
 
At the completion of Phase One, vehicular and pedestrian access into the Site will be from 
Executive Boulevard through the Paseo (a north-south oriented private street), and 
Rockville Pike (through eastern segment of Street A). A pedestrian sidewalk along the north 
face of the existing office building (11333 Woodglen Drive) will connect the proposed Public 
Square and Street A to Woodglen Drive.  

 

 
Figure 10: Proposed Buildings (A, B, C, D and E) and Phases.   
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Phase Two 
Phase Two will consist of a 300-foot high, 407,000-square-foot residential building (Building 
D) with up to 390 units and approximately 25,250 square feet of retail space at the corner 
of Nicholson Lane and Woodglen Drive, structured parking for approximately 361 parking 
spaces, and a public amenity terrace on top of the parking garage. Phase Two will complete 
the vehicular and pedestrian circulation in and around the Site for all three phases. 
 

Phase Three 
Phase Three (Building E) will add 81,268 square feet of non-residential development to the 
existing non-residential building (11333 Woodglen Drive) at the corner of Executive 
Boulevard and Woodglen Drive for a total of approximately 148,528 square feet of non-
residential floor area at this location (office and retail). 

 
Table 2: Proposed Building square footage and phases with Option 1 for Building B 

 Phase One Phase Two Phase 
Three  

Total 

BUILDING A B-Option 1 C E (existing) D E (new)  

Non-Residential(sf) 41,000   7,000  23,750  67,260 25,250 81,268  245,528 

Residential (sf)/units  85,000 /80   407,000/390  492,000/
470 

TOTAL (sf)/units 41,000 92,000/80 23,750 67,260 432,250/390                                 
81,268  

737,528/
470 

 

Table 3: Proposed Building square footage and phases with Option 2 for Building B 
  Phase One Phase Two Phase 

Three 
Total 

BUILDING A B-Option 2 C E (existing) D E (new)  

Non-Residential (sf) 41,000   18,000 23,750  67,260 25,250  81,268 256,528 

Residential (sf)/units                          407,000/390  407,000/
390 

TOTAL (sf)/units 41,000 18,000  23,750 67,260 432,250/390 81,268  663,528/
390 
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Figure 11: Maximum Allowed and Proposed Building Heights 
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SECTION 3: SKETCH PLAN FINDINGS 
 
According to Section 7.7.1.B.1 of the current Zoning Ordinance, a Sketch Plan application filed 
“before October 30, 2014 must be reviewed under the standards and procedures of the Zoning 
Ordinance in effect on October 29, 2014.” This Amendment was filed before October 30, 2014; 
therefore it is being reviewed under the provisions of Section 59-C-15.43(c) of the old Zoning 
Ordinance, which states: “In approving a sketch plan, the Planning Board must find that the 
following elements are appropriate in concept and appropriate for further detailed review at 
site plan. The sketch plan must:”  
 
1. Meet the objectives, general requirements, and standards of this Division [59-C-15]; 
 

The proposed Sketch Plan Amendment meets the requirements of Section 59-C-15.122. 
Density averaging, as follows: 
 
Permitted density may be averaged over 2 or more directly abutting or confronting lots 
or parcels in one or more CRN, CRT, or CR zones provided that: 
 

(a) The lots or parcels are subject to the same site plan or sketch plan; however, if a 
sketch plan is required, density averaging must be shown on the sketch plan; 

(b) The lots or parcels are created by the same preliminary subdivision plan or satisfy 
a phasing plan established by an approved sketch plan; 

(c) The maximum total non-residential and residential density limits apply to the 
entire development, not to the individual lots or parcels; 

(d) No building may exceed the maximum height set by the zone; 
(e) Uses ae subject to the provisions of the property’s zone classification; 
(f) The total allowed maximum density on a lot or parcel that is adjacent to or 

confronting a lot or parcel in a one-family residential zones or an agricultural 
zone that is not improved with a commercial, industrial or utility use, may not 
exceed that allowed by the lot or parcel’s commercial/residential zone; and 

(g) Public benefits must be provided under the phasing element of an approved 
sketch plan.  

 
The proposed development will create five lots, all of which are subject to the same 
sketch plan; all the lots will be created by the same preliminary plan; the overall total 
non-residential and residential densities of the project will not exceed the total 
maximum allowed by the CR3.0 and CR 4.0 Zones for the entire Site; no building will 
exceed the maximum height set by the zone; proposed uses are allowed by the Site’s 
zone classification; the Site is not adjacent to, nor does it confront, a lot or parcel in a 
one-family residential zone or an agricultural zone that is not improved with a 
commercial, industrial or utility use; and proposed public benefits are accounted 
separately for each phase of the project.  
 

  



- 23 - 

The proposed Sketch Plan Amendment meets the objectives of Section 59-C-15.2. as 
follows: 

 
a) Implement the policy recommendations of applicable master and sector plans. 

 
The 2010 White Flint Sector Plan establishes policies for transforming an auto-
oriented suburban development pattern into an urban center of residences and 
businesses. The proposed Project will replace auto-oriented office buildings 
currently surrounded by surface parking into an urban, mixed-use community with 
emphasis on the pedestrian experience in an improved public realm.  It meets the 
recommendation of the Sector Plan as fully described on page 24 of this report. 
  

b) Target opportunities for redevelopment of single-use areas and surface parking lots 
with a mix of uses.  
 
The Project will replace four commercial buildings and their associated surface 
parking lots with a mix of high- and low-rise buildings with structured parking. The 
development will accommodate a mix of uses including office, retail and residential. 
 

c) Reduce dependence on the automobile by encouraging development that integrates 
a combination of housing types, mobility options, commercial services, and public 
facilities and amenities.   
 
The Project will provide a range of residential unit types and commercial services 
with public facilities and amenities, all within ¼ mile of the White Flint Metro Station 
in areas that will have sidewalks, bike paths and transit facilities. 
 

d) Allow a mix of uses, densities, and building heights appropriate to various contexts 
to ensure compatible relationships with adjoining neighbors. 
 
The mix of uses, densities and height of the proposed Project are compatible with 
existing and approved developments on adjoining properties.  The Project achieves 
an appropriate mix of density and building heights as recommended in the 2010 
White Flint Sector Plan. 
 

e) Allow an appropriate balance of employment and housing opportunities. 
 
The proposed Project will offer a variety of housing options including market-rate 
units and MPDUs. It also includes office and retail spaces, which will provide 
opportunities for employment. 
 

f) Standardize optional method development by establishing minimum requirements 
for the provision of public benefits that will support and accommodate density above 
the standard method limit. 
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The proposed Project will provide the required public benefits from a minimum of 
four categories to achieve the desired incentive density above the standard method 
limit. 

 
The proposed Sketch Plan Amendment meets the requirements of Section 59-C-15.6, 
General Requirements, as follows: 
 

Section 15-C-15.61 - Master Plan and Design Guidelines Conformance 
 
The Project conforms to the Sector Plan and Design Guidelines as described in 
Finding #2 below. 
 
Section 59-C-15.62 - Bicycle Parking Spaces and Commuter Shower/ Change Facility 
 
The Project provides for the minimum required number of bicycle parking spaces for 
residents and visitors and commuter shower/change facilities.  

 
Section 59-C-15.63 - Parking 
According to Section 7.7.1.B.3.b of the current Zoning Ordinance, “An applicant may 
apply for a minor site plan amendment to amend the parking requirements of a 
previously approved application (listed in Section 7.7.1.B.2) in a manner that 
satisfies the parking requirements of the Section 6.2.3 and Section 6.2.4.” The 
Applicant has requested that the proposed project be allowed to meet this provision 
of the Zoning Ordinance.  Accordingly, the proposed project meets the parking 
requirements of the current Zoning Ordinance, as applicable. The final number of 
parking spaces will be determined at Certified Site Plan based on the final number of 
residential units. 
 

 Section 59-C-15.7 Development Standards 
The proposed Sketch Plan Amendment meets the development standards of Section 
59-C-15.7 as shown on page 34, Table 4 of this report. 

 
2. Further the recommendations and objectives of the applicable master or sector plan; 
 

The vision of the 2010 White Flint Sector Plan “establishes policies for transforming an auto-
oriented suburban development pattern into an urban center of residences and business” 
(pg. 6). The proposed project implements this vision by replacing auto-oriented office and 
retail buildings surrounded by surface parking lots into an urban, mixed-use community 
with emphasis on the pedestrian experience in an improved public realm. The proposed 
project supports the goals and objectives of the Plan (pg. 25) by: 
 

 Creating compact building footprints and a mix of uses in a walkable environment;  

 Providing up to 470 residential  units including 12.5% MPDUs in a place where no 
units currently exist; and 
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 Providing retail space for local retail and commercial services for existing and new 
residents within walking distance and close to Metro. 

 
The Site is within the NoBe District (Block 2) in the 2010 White Flint Sector Plan. The Sector 
Plan notes the “significant redevelopment opportunity north of Executive Boulevard that 
could include retail, residential, and offices uses” (pg.36). It also states that “building 
heights may be less than 150 feet to achieve compatibility with the residential development 
southwest of this block” (pg.36). The proposed building heights of 60 and 70 feet for non-
residential buildings, and 150 and 300 feet for residential buildings, are consistent with the 
Sector Plan’s building height recommendations; the 300-foot residential tower is located in 
the northwest corner of the site, away from the existing low-rise residential development 
southwest of this block. 

 
The proposed street network is consistent with the Sector Plan recommendations. 
Woodglen Drive is classified as a commercial business street (B-3) with a 70-foot right-of-
way. The current right-of-way for Woodglen Drive is 85 feet (Varies), therefore no 
additional right-of-way is required for Woodglen Drive. Nicholson Lane is classified an 
arterial roadway (A-69) with a 90-foot right-of-way. Executive Boulevard, between 
Woodglen Drive and Rockville Pike (MD 355) is a commercial business street with an 80-foot 
right-of-way.  Proposed Street ‘A’ (east-west) and the ‘Paseo’ (north-south) are internal 
local streets consistent with the Sector Plan’s recommendation for local streets, which 
“provide access into the interior of the blocks and can have special features to distinguish 
the different enclaves of development from each other, such as distinctive paving 
materials” (pg.18). 

 
The Sector Plan envisions Rockville Pike as an urban boulevard with improved pedestrian 
sidewalks, on-road bicycle accommodation, and bus priority lanes (pg.53). Rockville Pike is 
classified as a major highway with a 150-foot right-of-way and an additional 12 feet in 
reservation (six feet on each side) (pg.55). The 2013 Countywide Transit Corridors Functional 
Master Plan recommends a Bus Rapid Transit corridor in the median of Rockville Pike along 
the frontage of this Site. The proposed project provides the recommended right-of-way for 
its Rockville Pike frontage. 

 
The Sector Plan identifies Woodglen Drive between Edson Lane and Nicholson Lane as a 
dual bikeway (SP-41 and LB-4), and recommends a bike lane on Nicholson Lane (BL-27). It 
also recommends the establishment of a recreation loop on Nicholson Lane. ‘Street A’ is 
identified in the Plan as a recreation loop extension.  
 
Woodglen Drive currently provides a cycle track, or dual bikeway. The Project’s pedestrian 
streetscape design along Woodglen Drive supports the cycle track. The proposed recreation 
loop extension continues through Private Street ‘A’ and the Paseo to connect with the 
surrounding neighborhoods.   

 
The proposed Sketch Plan Amendment addresses all master plan recommended rights-of-
way. 
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White Flint Design Guidelines  
The Approved White Flint Urban Design Guidelines provide specific recommendations for 
each district, as well as public open spaces and streets. The proposed project is consistent 
with the design guidelines for buildings, open spaces, architectural character and streets as 
demonstrated in the site plan analysis section of this report.  

 
3. Achieve compatible internal and external relationships between existing and proposed 

nearby buildings, open space, and uses; 
 
The proposed buildings and open spaces are compatible with existing nearby buildings, 
open spaces and uses. This compatibility is achieved through: building heights similar to 
those of the existing North Bethesda Market I to the south (approximately 289 feet), 
approved-but unbuilt North Bethesda Gateway across Rockville Pike to the east 
(approximately 250 feet),  and approved-but unbuilt Saul Centers White Flint to the north 
(approximately 300 feet); creation of blocks that transform the suburban, auto-oriented 
strip shopping center into a mixed-use, walkable environment; creation of defined 
streetscapes and open spaces; replacement of surface parking lots with structured parking 
creating an urban pattern of buildings, sidewalks, and streets; and continuation of the 
existing public space and internal street grid established by North Bethesda Market I. 

 
4. Provide satisfactory general vehicular, pedestrian, and bicyclist access, circulation, parking, 

and loading; 
 

The proposed circulation network for vehicles, pedestrians and bicyclists is safe, adequate 
and efficient, and will integrate this development into the surrounding area.  Structured 
parking and loading provides adequate access with efficient on-site circulation for vehicles, 
bicyclists and pedestrians.  Safety is enhanced by several improvements, including 
generously landscaped sidewalks and a narrow internal street which will encourage slower 
traffic.  The proposed vehicular circulation efficiently directs traffic into and through the 
site with minimal impacts to pedestrian circulation.  
 

5. Propose an outline of public benefits that support the requested incentive density;  
 

The proposed public benefits and requested incentive density points are appropriate and 
meet the objectives of the White Flint Sector Plan.  
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Table 3: Public Benefits Calculations 

Public Benefit  Incentive Density Points   

  

Max. 
Allowed 

Requested 
Staff 
Recommended 

Phase 
One 

Phase 
Two 

59-C-15.852                       
Transit Proximity       

  

    50 36.88 36.88 18.44 18.44 

59-C-15.853                      
Connectivity and Mobility       

  

     Neighborhood Services 10 7.5 7.5 3.75 3.75 

     Minimum Parking 10 8.83 8.61 4.0 4.61 

     Through-Block 
Connection 20 15 15 

10 5 

     Way-Finding 10 5 5 5 0 

59-C-15.855                      
Quality and Building Site 
Design       

  

     Structured Parking 20 17.31 17.31 10 7.31 

     Tower Step-Back 10 5 5 0 5 

     Public Art 10 10 10 0 10 

     Public Open Space 20 4.28 4.28 3 1.28 

     Exceptional Design 10 10 10 4 6 

59-C-15.853                      
Protection & Enhancement 
of the Natural Environment       

  

     Building Lot Terminations 5 5 5 5 0 

     Tree Canopy 15 10 10 5 5 

     Vegetated Roof 15 10 10 5 5 

TOTAL 205 144.8 144.58 80.69 63.89 

 
 

6. Establish a feasible and appropriate provisional phasing plan for all structures uses, rights-
of-way, sidewalks, dedications, public benefits, and future preliminary and site plan 
applications; 
 

The proposed project will be built in three phases as described on page 19 of this report. 
However, all the proposed public benefits and amenities for all three phases of the project will 
be provided in Phases One and Two as illustrated in Table 3 above. 
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SECTION 4: PRELIMINARY PLAN FINDINGS 
 
The proposed amendment was reviewed for compliance with Chapter 50 of the Montgomery 
County Code. It meets the required findings as follows: 
 
1. The proposed Preliminary Plan Amendment substantially conforms to the Sector Plan. 

 
The proposed Amendment substantially conforms to the recommendations of the 2010 
White Flint Sector Plan as demonstrated on page 24 of this staff report. 
 

2. Public facilities will be adequate to support and serve the area of the subdivision: 
 
Site Location and Access Points 
The Site has frontage on Rockville Pike on the east, Executive Boulevard on the south, 
Woodglen Drive on the west, and Nicholson Lane on the north. Vehicular and pedestrian 
access into the Site is proposed from all four roadways. The proposed network of streets 
and sidewalks is safe, adequate, and efficient for the proposed mix of uses.  
 
Transportation Demand Management  
This Site is within the boundary of the North Bethesda Transportation Management District 
(TMD). The White Flint Sector Plan recommends that the TMD establish a 50% non-auto 
driver mode-share (NADMS) goal for employees. The TMD currently has a 26% transit 
mode-share.  The Applicant must participate in the TMD through a traffic mitigation 
agreement to achieve the NADMS goals of the Sector Plan. 
 
Sector Plan Roadways and Bikeways 
In accordance with the White Flint Sector Plan and Countywide Bikeways Functional Master 
Plan, the recommended roadways and bikeways are as follows: 
 
1. Rockville Pike (MD 355) is designated as a major highway, M-6, with a recommended 

150-foot right-of-way, reservation for an additional 12 feet (for a total of 162 feet), and 
a recommended shared use path, Local Bikeway, LB-5, on the east side. MCDOT’s 
Capital Improvements Program Project No. 501116, White Flint District West 
Transportation, includes reconstruction of Rockville Pike as recommended in the Sector 
Plan. 

 
2. Nicholson Lane is designated as an arterial, A-69, with a recommended 90-foot right-of-

way, recommended bike lanes, BL-27 and a recreation loop.    
 
3. Woodglen Drive is designated as a business street, B-3, with a recommended 70-foot 

right-of-way and a planned cycle track along the west side of Woodglen Drive. The 
current right-of-way for Woodglen Drive is 85 feet; no additional right-of-way is 
required. 
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4. Executive Boulevard is designated as a business street, B-7, with a recommended 80-
foot right-of-way and extension of the White Flint recreation loop on the north side of 
the street. The Applicant proposes a 10-foot-wide shared path along the north side of 
Executive Boulevard. 
 

The proposed project provides the required dedications to meet the necessary right-of-
way needs of all abutting streets as shown on the submitted Preliminary Plan. All internal 
streets are proposed to be private streets lined with retail, providing public art, a public 
plaza, bicycle racks, and the Recreation Loop Extension.  Final details and design standards 
for all private streets will be determined at Site Plan.  
 
Available Transit Service 
Ride-On routes 5 and 46 and Metrobus J-5 operate along Rockville Pike on the Site’s 
eastern boundary. The entire Site is within a quarter-of-a-mile from the White Flint 
Metrorail Station. 
 
Adequate Public Facilities Review 
Local Area Transportation Review and Transportation Policy Area Review (LATR/TPAR): 
Pursuant to County Council Resolution 16-1324, adopted April 27, 2010, the Site is exempt 
from LATR and TPAR analysis because the transportation Adequate Public Facilities test for 
new developments in the White Flint Sector Plan area is satisfied by requiring the property 
owners to participate in, and pay the applicable development impact tax as part of, the 
White Flint Special Taxing District. The revenue generated from this project will go towards 
funding the MCDOT CIP Project No. 501116, White Flint District West Transportation, 
which includes reconstruction of Rockville Pike. 
 
Utilities  
The Sector Plan recommends undergrounding of utilities noting that “undergrounding 
utilities and locating “wet” and “dry” utilities under the pavement or under the sidewalk 
will allow the street tree canopy space to grow” (pg.17). During Phase Two construction 
the Applicant will underground all existing overhead utilities along the east side of 
Woodglen Drive north of the existing office building E (11333 Woodglen Drive).  
 
Urban District   
Functions of an urban district include maintenance of streetscape within the public right-
of-way and promotion of the local area. The Director of the Bethesda Regional Services 
Center has initiated an ad-hoc working group of White Flint residents and property owners 
to begin discussing the detail functioning and responsibilities of the White Flint District 
(established on October 23, 2014). In the meantime, existing developments, including 
North Bethesda Market I and North Bethesda Center, have signed agreements with the 
Montgomery County Department of Permitting Services to maintain the streetscape along 
Woodglen Drive, Executive Boulevard and Rockville Pike.  The Applicant must comply with 
the White Flint Urban District requirements when it is fully established and operational. 
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Other Public Facilities and Services 
All other public facilities and services are available and will be adequate to serve the 
proposed development. The Site is served by public water and sewer. Gas, electric, and 
telecommunications services are also available to the Site.  Police stations, firehouses, and 
health services are currently operating within the standards set by the effective Subdivision 
Staging Policy. The application has been reviewed and conditionally approved by the 
Montgomery County Fire and Rescue Service (MCFRS), which must verify that the 
proposed development has adequate access for emergency vehicles prior to recordation of 
the plat. 
 
The Site is located in the Walter Johnson High School Cluster, which requires a School 
Facilities Payment at the high school level. The School Facilities Payment must be made 
prior to the issuance of any residential building permit covered by this Preliminary Plan. 
 
Staff finds the proposed application satisfies the Adequate Public Facilities Ordinance. 
 

3. The size, width, shape, and orientation of the proposed lot are appropriate for the location 
of the subdivision. 
 
The proposed Preliminary Plan will create five lots and three parcels for private streets. 
The application meets the requirement and standards of all applicable sections of Chapter 
50 of the Montgomery County Code, the Subdivision Regulations.  With the proposed 
improvements, access and public facilities will be adequate to support the proposed lots, 
density, and use. The size, width, shape, and orientation of the proposed lots are 
appropriate for this type of subdivision. Staff has also reviewed the proposed subdivision 
for compliance with the dimensional requirements of the CR3.0 C1.5 R2.5 H150 and CR4.0 
C3.5 R3.5 H300 Zones as specified in the Zoning Ordinance. The proposed development 
meets all dimensional requirements of those zones, as detailed in Section 5: Site Plan 
Review of this report. Finally, the application has been reviewed by other applicable 
County agencies, all of whom have recommended approval of the plan. 

 
4. The Application satisfies all the applicable requirements of the forest conservation law, 

Montgomery County code, Chapter 22A. 
 
Staff approved a Natural Resource Inventory/Forest Stand Delineation (NRI/FSD) for the 
Site on August 30, 2010.  The Site contains no forest, streams or their buffers, wetlands or 
their buffers, 100-year floodplains, specimen trees, or rare, threatened or endangered 
species.   
 
Staff approved Final Forest Conservation Plan (FFCP) No. 820120040 on February 12, 2012, 
for the original Preliminary and Site Plans.  Based on the Site’s size (4.4 aces) and land use 
category of Mixed-use Development Area, the required afforestation is 0.66 acres.  The 
approved FFCP satisfied the afforestation requirement with 0.21 acres of landscaping 
credit and 0.45 acres of off-site forest banking.  Staff has reviewed an amended FFCP to 
alter the composition of the proposed landscape plantings for afforestation credit as part 
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of this Site Plan Amendment.  The amount of landscape credit requested remains at 0.21 
acres, with the balance of the afforestation requirement now to be met through payment 
of a fee-in-lieu.  The proposed FFCP satisfies all the requirements of the forest 
conservation law. Staff recommends approval of the proposed FFCP as part of this Site Plan 
Amendment approval. 
 
Stormwater Management 
The Montgomery County Department of Permitting Services (MCDPS) approved a 
stormwater management concept plan on August 31, 2011 and reconfirmed it in a letter 
dated November 21, 2014.  The proposed project meets stormwater management 
requirements through a variety of Environmental Site Design techniques, including the use 
of green roofs and micro-biofilters.  Runoff not treated in these facilities will be treated in 
proprietary underground filter systems before being discharged to the existing storm drain 
system. 
 

Subdivision Regulations Waiver 50-38(a)(1) 
 
The Applicant is proposing to build a parking garage under the area covered by new 
construction in Phase One and Phase Two, which will cross lot lines for the proposed parcels for 
private Street A and the Paseo.  However, Section 50-20(b) states: 

 
“A building permit must not be approved for the construction of a dwelling or other 
structure, except a dwelling or structure strictly for agricultural use, which is located on 
more than one lot, which crosses a lot line, which is located on the unplatted remainder 
of a resubdivided lot, or which is located on an outlot,…” 

 
The Applicant has requested relief from Section 50-20-(b) of the Subdivision Regulations 
through a waiver pursuant to Section 50-38(a)(1) of the Subdivision Regulations, which states: 
 

“The Board may grant a waiver from the requirements of this Chapter upon a 
determination that practical difficulties or unusual circumstances exist that prevent full 
compliance with the requirements from being achieved, and that the waiver is: 1) the 
minimum necessary to provide relief from the requirements; 2) not inconsistent with 
the purposes and objectives of the General Plan; and 3) not adverse to the public 
interest.” 

 
The requested waiver pertains to the proposed garages in Phase One and Two, which will be 
located partially under the proposed Private Streets (Street ‘A’ and the Paseo). The proposed 
below-grade parking garages for all the new construction in Phases One and Two will be directly 
beneath the footprint of these buildings as well as the proposed Private Street ‘A’ and the 
Paseo. Private Street ‘A’ and the Paseo divide this segment of Phase One into four separate lots 
and two parcels, and Phase Two into one lot and one parcel. Due to the size and configuration 
of both the Site and the compact, high density character of the proposed mixed-use 
development, it is not feasible for the below-grade parking garage to avoid crossing the 
proposed lot and parcel lines.  Therefore, Staff finds that a practical difficulty exists for the 



- 32 - 

proposed development to fully meet the requirements of Section 50-20 of the subdivision 
regulations while creating a walkable mixed-use environment with an integrated system of 
public open spaces, public amenities and the vehicular and pedestrian circulation in one 
seamless organization as envisioned in the Sector Plan if the proposed garage is not allowed to 
cross lot and parcel lines.  
 
Staff finds that the requested waiver is the minimum necessary to provide relief from this 
requirement; any less would not allow the project to be built in a desirable manner. The 
requested waiver is not adverse to the objectives of the General Plan because the White Flint 
Sector Plan encourages below-grade parking to support high-density, mixed-use development 
at this location. The requested waiver is not adverse to the public interest because the 
proposed below-grade garage allows for safe, adequate, and efficient pedestrian circulation for 
residents and will not impede public vehicular or pedestrian circulation. Therefore, Staff finds 
that all required findings have been made pursuant to Section 50-38(a)(1) and recommends 
approval of a waiver of Section 50-20(b) to permit a structure to cross lot and parcel lines. 
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SECTION 5:  SITE PLAN FINDINGS 
 
The Site is split-zoned between the CR3.0 C1.5 R2.5 H150 and the CR4.0 C3.5 R3.5 H300 Zones 
on 191,925 square feet of gross tract area.  This Site Plan Amendment covers Phase One and 
Two only. A separate Site Plan Amendment must be filed for Phase Three in the future.   
 
According to Section 7.7.1.B.1 of the New Zoning Ordinance, a Site Plan application filed 
“before October 30, 2014 must be reviewed under the standards and procedures of the Zoning 
Ordinance in effect on October 29, 2014.” Since this Amendment was filed before October 30, 
2014, it is being reviewed under the provisions of Section 59-D-3 of the old Zoning Ordinance 
for all other provisions except required parking, which is being reviewed under Section 
7.71.B.3.b of the New Zoning Ordinance, which states: 

 “An Applicant may apply for a minor site plan amendment to amend the parking 
requirements of a previously approved application in a manner that satisfies the parking 
requirements of the Section 6.2.3 and Section 6.2.4.”  
 

Section 59-D-3.4.(c) of the old Zoning Ordinance states that in reaching its decision the Planning 
Board must require that: 
 

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.   

 
This Site Plan Amendment 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 Amendment 320120030A, which is being 
reviewed concurrently with this Site Plan Amendment.  This Site Plan Amendment is not 
modifying any conditions or binding elements of the Sketch Plan Amendment 
320120030A as described in this report.  
 

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.   
 

The Application must meet the following requirements of the CR Zone: 
 Uses; 
 General Requirements; 
 Development Standards; and 
 Special Regulations for the Optional Method of Development (Public 

Benefits). 
 

Uses 
The proposed residential, retail and office use are permitted uses in the CR4.0 
C3.5 R3.5 H300 and the CR3.0 C1.5 R2.5 H150 Zones.   
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General Requirements 
The Project is substantially consistent with the 2010 White Flint Sector Plan and 
White Flint Urban Design Guidelines as described on page 23 of this report. 

 
 Development Standards 

The proposed project meets all the development standards of the CR4.0 C3.5 
R3.5 H300 and the CR3.0 C1.5 R2.5 H150 Zones as shown in the project data 
table below.  

 
Table 4: Project Data Table-Development Standards 

Section 
59-C 

Development Standards Permitted/Required 
 Proposed for this Site Plan 

Amendment (Phase One and 
Two)  

  Total Gross Tract Area (sf)                       191,925 

 CR4.0, C3.5, R3.5, H300’  164,753 

  CR3.0, C1.5, R2.5, H150’   27,172  

 Total Net Lot Area  158,900 

15.71 Maximum Density (sf)      

 CR 4.0 portion (164,753 x 4.0) 659,012 589,000 

 CR3.0 portion (27,172 x 3.0) 81,516 67,260 

 Total maximum density 740,528 656,260 

 
Maximum density with option 1 
and 2 for Building B: 

  

 Option 1:   

  
Non-residential CR4.0 portion 
(164,753 x 3.5) 

       576,635.5  97,000  

  
 Non-residential CR3.0 portion 
(27,172 x 1.5) 

          40,758                     67,260  

  Total  maximum non-residential        617,394                  164,260  

 
    Residential CR4.0  portion 
(164,753 x 3.5) 

       576,635.5                  492,000  

 
    Residential CR3.0  portion 
(27,172 x 2.5) 

          67,930   0.0 

 Total maximum residential        644,565.5                  492,000  

 
Option 2:      

  
Non-residential CR4.0  portion 
(164,753 x 3.5) 

       576,635.5  108,000  

  
 Non-residential CR3.0  portion 
(27,172 x 1.5) 

          40,758                     67,260*  

  Total maximum  non-residential        617,394                  175,260  

  
Residential CR4.0 portion 
(164,753 x 3.5) 

       576,635.5                  407,000  

   Residential CR3.0 portion            67,930   0.0 
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Section 
59-C 

Development Standards Permitted/Required 
 Proposed for this Site Plan 

Amendment (Phase One and 
Two)  

(27,172 x 2.5) 

  Total maximum residential        644,565.5                  407,000  

15.71 Maximum Building Height (ft)     

       CR4.0  Portion                 300  300 

       CR3.0  Portion                 150  150 

15.72 Minimum Setback n/a   

    

15.73 Minimum Public Use Space 10%  10%  

    

15.74 Residential Amenity Space     

  Minimum indoor       5,000   7,700   

  
Minimum outdoor @ 411 market 

rate units 
      8,220**     10,400  

59-
6.2.4 Parking 

    

  Minimum/Maximum 
422/1198  

                        422/632  
(for both options for Building B)  

15.62 

Bicycle Parking (based on the 
higher number of required 
spaces for Option 1 for Building 
B) 

  

 Total Required Public Spaces 
45 (28 phase 1, 17 

phase 2) 
70, (32, 38) 

 Total Req. Private Spaces 
146 (42 in phase 1, 

104 in phase 2) 
150 (50 in phase 1, 100 in 

phase 2) 

*The existing non-residential square footage exceeds the maximum permitted non-residential 
floor area in the CR3.0 portion. The proposed project utilizes the provisions of Section 59-C-
15.122. Density averaging, which allows permitted density to be averaged of 2 or more 
directly abutting or confronting lots or parcels in one or more CR Zones.  

**At least 400 square feet must adjoin or be directly accessible from the indoor amenity space. 
 

Special Regulations for the Optional Method of Development (Public Benefits) 
The proposed project meets all the requirements for Optional Method Developments in 
the applicable Zones as shown on page 27 of this report. 

 
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 
Option 1: 
The locations of the buildings and structures are adequate, safe, and efficient as 
envisioned by the Sector Plan and White Flint Urban Design Guidelines. The 
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proposed structures provide pedestrian-oriented blocks, appropriate massing with 
street walls along sidewalks, and density near transit facilities.  
 
Option 2: 
The locations of the buildings and structures are adequate, safe, and efficient. The 
buildings in Option 2 provide pedestrian-scaled streetscapes, seasonal landscaping, 
retail along the ground floor, and public spaces and public art that enhance the 
overall experience for visitors throughout the Site.  
 
In both options, the proposed buildings and open spaces are compatible with 
existing and proposed nearby buildings, open spaces and uses.  
 

b. Open Spaces 
The locations of the open spaces are adequate, safe, and efficient. They meet the 
recommendations of the Sector Plan and White Flint Urban Design Guidelines to 
provide a network of sidewalks complemented by a variety of pedestrian-scaled 
open spaces and more centralized, adaptable, larger open spaces that will provide 
passive and active areas for sitting, relaxing, dining, strolling, and social engagement. 
The Site will provide a public plaza that is integrated into the rest of the 
development and provides outdoor seating near restaurant space. Through multi-
programming, an interactive fountain, and proximity to the surrounding retail, the 
plaza will function as a gathering space to draw passersby from the surrounding area 
into the interior blocks. Its location also makes it well integrated into the 
surrounding uses and streetscape.    
 
There will be no change in the proposed open spaces regardless of Option 1 or 2 for 
Building B. 
 

c. Landscaping and Lighting 
Proposed landscaping and lighting will be safe, adequate, and efficient for year-
round use and enjoyment by patrons, employees, and residents.  Site furnishings, 
shade, color, special features such as artwork, interactive fountains, and seasonal 
landscaping will be integrated within the Site to create an interesting place. There 
will be no change in the proposed landscape and lighting plan regardless of whether 
Option 1 or 2 is implemented for Building B. 
 

d. Recreation Amenities for Residential Development 
The proposed development will provide the following recreation amenities in 
accordance with the M-NCPPC Recreation Guidelines.  The proposed recreation 
amenities will be adequate, safe, and efficient and enable the residents to lead an 
active and healthy life. 
 
Phase One – Option 1 (Residential option for building B) 

i. 1 indoor fitness facility; 
ii. 2 picnic/sitting areas (plaza; grand stairs); 
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iii. 1 pedestrian system (network of sidewalks and paths); 
iv. 1 wading pool  

Phase Two 
i. 2 picnic/sitting areas; 

ii. 1 pedestrian system (network of sidewalks and paths); 
iii. 1 swimming pool; 
iv. 1 indoor community space; 
v. 1 indoor fitness facility 

 
The development can also take advantage of the nearby recreation facilities at Wall 
Park, including: 

i. 1 multi-age playground; 
ii. 1 pedestrian system (network of sidewalks and paths); 

iii. 1 indoor community space; and 
iv. 1 indoor swimming pool. 

 
In addition to the recreation amenities pursuant to the Recreation Amenities Guidelines, 
the proposed project will also provide Public Use Space and other open spaces and 
public amenities pursuant to Section 15-C-15.8 Special regulation for optional method of 
development of the old Zoning Ordinance.  

 
e. Pedestrian and Vehicular Circulation Systems 

Vehicular circulation and traffic calming will be enhanced through increased on-
street parking, consolidated loading and garage entrances, and smaller blocks.  
Pedestrian and vehicular access to and through the Site will be provided along 
Woodglen Drive and Executive Boulevard.  New parking garage and loading access 
points will be located on Woodglen Drive, Nicholson Lane, and Executive Boulevard.  
These proposed circulation routes, access points, and loading movements will have 
minimal conflicts with pedestrians.  

 
Pedestrian circulation on and around the Site will be greatly improved along the 
street frontages and within the Site through pedestrian-scaled paved crosswalks at 
all curb cuts within the proposed project, a raised intersection at the Paseo and 
Private Street A, and sidewalks.  The new network of sidewalks, open spaces and 
bicycle and pedestrian amenities, such as benches, handicapped access, bike racks, 
shade trees, bike lanes, and through-block connections will provide adequate, safe, 
and efficient pedestrian and vehicular circulation systems. 

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

existing and proposed adjacent development. 
 
Each structure and use in the proposed buildings is compatible with adjacent existing 
and proposed buildings regarding scale, massing, and height.  There are no pending site 
plans adjacent to the proposed development. 
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1. Building B has two options: 
a) Option 1: Building B will be 150 feet high and contain approximately 7,000 

square feet of retail on the ground floor and up to 85,000 square feet of 
residential use above (up to 80 dwelling units) for a total of 92,000 square feet.  
Each structure and use in Option 1 is compatible with adjacent existing and 
proposed buildings regarding scale, massing, and height.   

b) Option 2: Building B will be a 50-foot high, 18,000-square-foot retail building 
without residential units above.  Each structure and use in Option 2 is 
compatible with adjacent existing and proposed buildings regarding scale, 
massing, and height.   

 
5. The Site Plan meets all applicable requirements of Chapter 22A regarding forest 

conservation, Chapter 19 of the County Code, regarding water resource protection, and 
any other applicable law. 

 
a. Forest Conservation 
The net tract area of the Site is 4.41 acres.  Based on the land use category of Mixed-use 
Development Area, the required afforestation is 0.66 acres.  The previously approved 
Final Forest Conservation Plan (FFCP) satisfied the afforestation requirement with 0.21 
acres of landscaping credit and 0.45 acres of off-site forest banking.  Staff has reviewed 
an amended FFCP to alter the composition of the proposed landscape plantings for 
afforestation credit as part of this Site Plan Amendment.  The amount of landscape 
credit requested remains at 0.21 acres, with the balance of the afforestation 
requirement now to be met through payment of a fee-in-lieu.  The proposed amended 
FFCP satisfies all the requirements of the forest conservation law.  

 
b. Stormwater Management 
The Montgomery County Department of Permitting Services (MCDPS) approved a 
stormwater management concept plan on August 31, 2011 and reconfirmed it in a letter 
dated November 21, 2014.  The plan proposes to meet stormwater management 
requirements through a variety of Environmental Site Design techniques, including the 
use of green roofs and micro-biofilters.  Runoff not treated in these facilities will be 
treated in proprietary underground filter systems before being discharged to the 
existing storm drain system. 

 
 
COMMUNITY OUTREACH 
 
The Applicant has met all signage, noticing, and submission meeting requirements. On June 10, 
2014, the Applicant held a pre-submittal public meeting at the North Bethesda Marriott Hotel 
and Conference Center. Staff has not received correspondence on this matter. 
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CONCLUSION 
 
Based on the analysis contained in this report and subject to the recommended conditions at 
the beginning of this report, Staff concludes that the proposed project is consistent with the 
vision and objectives of the White Flint Sector Plan and complies with all the applicable 
regulation and development standards of the Commercial/ Residential Zones. The existing and 
proposed infrastructure is appropriate to support the uses and densities proposed for the Site. 
Staff therefore recommends approval of the proposed Amendments with conditions, including 
approval of a waiver of Section 50-20(b) to permit a structure to cross lot and parcel lines. 
 
 
ATTACHMENTS: 
A. Proposed Open Space Plan 
B. Agency Approval Letters 
C. Art Review Panel Comments 
D. Sketch Plan Resolution MCPB No. 11-07 
E. Preliminary Plan Resolution MCPB No. 12-30 
F. Site Plan Resolution MCPB No. 12-31 
G. Forest Conservation Plan 
H. Sections and Elevations 
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Executive Boulevard 

Nicholson Lane 

Private Street A 
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ATTACHMENT A: PROPOSED OPEN SPACE PLAN



ATTACHMENT B: AGENCY APPROVAL LETTERS













































MONTGOMERY  COUNTY  PLANNING  DEPARTMENT 

THE MARYLAND NATIONAL CAPITAL PARK AND PLANNING COMMISSION  

 
FROM:   Molline Jackson,  

Art Review Panel Coordinator 
 

PROJECT:  North Bethesda Market II   
   Site Plan No. 82012004A 
 
LEAD REVIEWER:  Area 2 - Michael Bello 
 
DATE:   November 26, 2014 

 
The Art Review Panel has generated the following meeting minutes based on our discussion of the design 
concept for the public use space on November 12, 2014 for the North Bethesda Market II (Site Plan No. 
82012004A). The recommendations provided within this memo should be incorporated into The Staff 
Report and considered by the Planning Board prior to the certification of the Site Plan and/or prior to the 
release of the first building permit. Should you have any additional questions and/or comments please 
feel to contact me. 
  
 
Attendance:  
Michael Bello (Lead Plan Reviewer) 
Khalid Afzal (Area 2 - Supervisor) 
Molline Jackson (Art Review Panel Coordinator) 
Luann Korona (Panelist) 
Ralph Bennett (Panelist) 
Judy Moore (Panelist) 
Mark Kramer (Panelist) 
Devon Lauer (Applicant) 
Ashton Allan (Architect) 
Brian Pilot (Architect) 
Elizabeth Geare(Attorney) 
 
Meeting Notes: 
 

- North Bethesda Market II will be developed in 3 phases. One of the subsequent phases as 
already been constructed and the Applicant has submitted a Site Plan Amendment (No. 
82012004A) for Phase 2.   

- Phase 2 (1.46 ac.) is bordered by Woodglen Drive (to the west), Nicholson Lane (to the north) 
and Rockville Pike (to the east). This phase intends to provide up to 108,000 sf. of new 
commercial, up to 492,000 sf. of residential including 12.5% MPDUs (+49 units, maximum 

301-495-4573 (office), 301-495-1306 (fax) 
molline.jackson@MontgomeryPlanning.org 
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ATTACHMENT C: ART REVIEW PANEL COMMENTS



height: 26-stories), 22,000 sf. of public use space and 22,000 sf. of open space within the CR 
zone.  The total FAR is approximately 665,953 sf. and 350 to 361 parking spaces. 

- The public use space consists of an urban plaza (approximately 3,000 sf.), situated at the 
intersection of three access points (i.e. centrally located). This space will be used to host 
community events, outdoor performances, markets and art festivals. Street closures will allow 
for a larger space for outdoor events.  

- The plaza and podium terrace will include interactive water features and a tall trellis.  
- The public plaza is connected to a grand stair that leads to a podium terrace activated with retail 

and outdoor seating (constructed in phase 3).   
- The podium terrace was designed to take advantage of the southern exposure in order to 

maximize the year-round use of the space.  
- The staircase has a 5-inch rise with a 15-inch tread, so that people of all ages can use it. Visitors 

of all ages will be able to look back/down on the activity in the plaza area.  
- The grand staircase (connected to the retail building) will have artwork mounted flush into the 

concrete walls on either side, a series of tree-like sculptured textured glass columns 26-feet 
high.  

- The staircase will also incorporate site specific artwork, installed and designed by Gray Circle 
(“Starlight”). This is a permanent installation that uses light and glass to create interactive 
motion.  

- The artwork is inspired by the C&O Canal; combining architecture, technology, history and 
nature.    

- At dusk, the whole area dramatically transforms. LED video panels are hidden beneath the glass 
are blue and greens.  

 
Panel Recommendations: 
 

1. The Panel supports the need for flexible public spaces with different seating areas. However, 
also acknowledge that the staircase leads to an undeveloped portion of the overall project (i.e. a 
stair to nowhere).  The staircase and the associated public artwork would be better served in 
conjunction with the development of Phase 3.   

2. The artwork is not easily seen at the terminus of any major viewpoints, and the visitors will most 
likely notice the artwork when they begin to climb the stairs and/or when they arrive inside 
public plaza area. Therefore, the artwork is better suited for the public plaza area as it is 1) more 
accessible to the public, 2) may serve as a terminus viewpoint, and 3) enhances and reinforces 
the activation of the main public space. The proposed artwork could be used as the backdrop for 
performances, which would have a larger impact on visitors of all ages and physical capabilities.     

3. The podium terrace (i.e. elevated public plaza areas) typically gives the impression as being 
directly associated with “private space”. Therefore, these spaces are typically underutilized by 
the public. Notable examples mentioned during the meeting include: the green space area 
between buildings 7610 Georgetown Road and 7601 Woodmont Avenue in Bethesda MD, or the 
public plaza near 7450 Wisconsin Avenue, Bethesda MD.  The Applicant may want to visit these 

301-495-4573 (office), 301-495-1306 (fax) 
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spaces to get a better understanding of best/worst case scenarios that could enable a more 
sustainable approach to their project.  

4. Upon making substantial changes to this proposal, the Applicant will revisit the Art Review Panel 
in order to 1) provide clarification/updates on notable revisions, 2) refine the site details of the 
interactive water feature and tall trellis in the main public plaza, and 3) elaborate on the 
development phasing with regards to the associated public amenities (i.e. the development 
program).  

5. The maintenance and surety agreements should include the public artworks, necessary lighting 
features, trellis and water features specifically.   
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ATTACHMENT D: SKETCH PLAN RESOLUTION MCPB NO. 11-07

















































ATTACHMENT E: PRELIMINARY PLAN RESOLUTION MCPB NO. 12-30

























ATTACHMENT F: SITE PLAN RESOLUTION MCPB NO. 12-31































ATTACHMENT G: FOREST CONSERVATION PLAN





Previously Approved and Proposed Elevations 
 

 
 

Building Elevation (South Elevation along Executive Boulevard) Site Plan No. 820120040 
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ATTACHMENT H: SECTIONS AND ELEVATIONS



 
 

Building Elevation (South Elevation along Executive Boulevard) Site Plan No. 82012004A | Phase II 
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 Building Elevation (East Elevation along Woodglen Drive) Site Plan No. 820120040 
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Building Elevation (looking west from Woodglen Drive) Site Plan No. 82012004A | Phase II 
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