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Description

= Construction of a new Public Office Building
for public agencies and ground floor retail,
an underground parking garage, and a town
square;

= Reedie Drive between Grandview Avenue
and Triangle Lane, Wheaton, MD;
Approximately 101,494 square feet (2.33
acres);

= CR6.0,C5.5, R5.5, H200, and CR 6.0, C6.0,
R3.0, H250, 2012 Wheaton CBD and Vicinity
Sector Plan;

* Filing Date: 6/03/2015;

= Applicant: Montgomery County Department
of Transportation.
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Summary

The Montgomery County Department of Transportation (MCDOT) plans to construct a new Public Office
Building, underground parking garage, and a town square spanning both sides of Reedie Drive. The
project may be part of a preliminary plan in the future, to be filed concurrently with the Site Plan review
for sketch plan application #320150070. Staff recommends APPROVAL of the Mandatory Referral with
the following comments:

1. A Public Arts Professional should be included as part of the development team, to further
the development of a public art component for the project. The applicant should work
with M-NCPPC and local arts organizations (such as the Arts and Humanities Council of
Montgomery County) to create an integrated public art package. Location considerations
should include the Public Office Building’s public areas, and various locations around the
Town Square. Consideration must also be given to project elements with the potential to
incorporate art treatments, such as plaza pavements, seating elements, interior and
exterior wall surfaces, and outdoor illumination and wayfinding components.
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2.  Applicant should work with MCFRS to ensure the width of the proposed driveway will
adequately meet that agency’s access requirements.

3.  Address the following at Preliminary Plan:

a.
b.

Update the submitted traffic study.

Develop and implement a transportation management plan to offer feasible
alternatives to visitors and employees commuting in single-occupancy vehicles and
those using the MARC train and, enter into a Traffic Mitigation Agreement when a
Transportation Management District (TMD) is established in the Wheaton CBD.
Assist to increase transit ridership through promotional activities in the current
Wheaton Transportation Planning Policy Area.

A proposed mid-block pedestrian crossing of Reedie Drive between Grandview
Drive and Triangle Lane.

Explore changing Reedie Drive from a two-way road to a one-way eastbound only
between Grandview Drive and Triangle Lane.

Analyze the impact of the proposed Bus Rapid Transit (BRT) corridor 1, “Georgia
Avenue North” (with BRT vehicles operating along Reedie Drive) on the potential
narrowing of Reedie Drive.

Provide the Sector-Planned, SR-20, and SR-27, on-street/signed shared bikeway
along the Grandview Avenue and Reedie Drive frontages, respectively.

Provide enhanced streetscaping along Reedie Drive, Grandview Avenue, and
Triangle Lane in accordance with the Wheaton CBD and Vicinity Sector Plan and its
Design Guidelines and compliant with the American with Disabilities Act (i.e., by
providing the required handicapped ramps and/or at-grade crosswalks).

4.  Provide the following facilities for bicycle riders:

a.

Eight public bike racks (inverted-U or equivalent approved by Staff that conforms to
American Pedestrian and Bicycle Professionals Guidelines) located near the main
building entrance.

Forty-eight spaces in a secured bike room located in the parking garage near an
elevator or parking garage’s access point and in a well-lit area.

Per zoning section 6.2.A.4, provide 3 showers and 15 clothing lockers per gender in
a common area that is accessible to all tenants. The design and location of the
clothing lockers must conform with the requirements of the Zoning Ordinance.
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Background

Montgomery County selected for the proposed project S/C Wheaton Office LLC (Developer)
through a Request for Proposals dated June 3, 2013. On August 22, 2014, the Developer and
the Montgomery County Department of Transportation Parking Division (County), and the
Maryland-National Capital Park and Planning Commission (M-NCPPC), entered into a
public/private partnership (PPP) for the proposed project. The PPP also includes SC/BA
Wheaton Apartments LLC (Bozzuto), who acquired a portion of Public Parking Lot No. 13 (not
included on this application) to develop a privately owned mixed-use high rise residential
project (Sketch Plan Application #320150070). This mandatory referral review is only for the
part of the PPP that includes the Wheaton Public Improvements, namely, the Public Office
Building, the underground public parking garage, the vehicular connection, and the Town
Square. The Planning Board must also act on the related Preliminary Forest Conservation Plan
(FCP), addressed by a separate staff report. The Board’s comments on the mandatory referral
are advisory whereas their action on the FCP is binding.

Y _| Block F, Lots 11,12,13,14,15,
and part 16, 17, & 18

Block H, Lots 13 & 14 )

REED‘EBR " J

Figure 1: Vicinity Map
Location
The site is located in the Wheaton CBD, on a portion of Public Parking Lot No. 13, as well as on
County-owned property along the south side of Reedie Drive. These properties are located

between Triangle Lane and Grandview Avenue, and along the north and south sides of Reedie
Drive. Immediately south of the site is WMATA’s Wheaton Metro Station. To the east and
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across Triangle Lane is a strip of one and two story retail establishments. Immediately to the
north, the property abuts the side of a single story retail establishment, and associated surface
parking.

The site includes, (1) Triangle Park subdivision Block F, lots 11, 12, 13, 14, 15, and parts of lots
16, 17, and 18 (Parking Lot No. 13); and (2) Triangle Park Subdivision Block H, lots 13 and 14
(property currently occupied by the Mid-County Regional Services Center, or RSC). The project
also includes two additional lots adjacent to the RSC, owned by the Washington Metro Area
Transit Authority (WMATA, Block H, lots 11 and 32), which will be improved as part of the
proposed project but will continue to be owned by WMATA.

Project Description

The proposed project will contain approximately 265,500 square feet that will include
headquarters for the Maryland-National Capital Park and Planning Commission and other
County agencies, together with an underground public parking facility of approximately 397
parking spaces, and a public Town Square and associated site work. The application also
includes streetscape work along Grandview Avenue and Triangle Lane, a new vehicular
circulation driveway along the north boundary of Public Parking Lot No. 13, and the site utility
infrastructure associated with the overall development and implementation of the project.
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Figure 2: Overall Concept Plan

Public Office Building

The Public Office Building will be located on the southern portion of the existing Public Parking
Lot No. 13, and will be twelve stories above grade containing approximately 265,500 gross
square feet of Class A office building and tenant space. M-NCPPC will be the owner of the
building, and will occupy the majority of the space. The County’s Department of Permitting
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Services (DPS), Department of the Environment (DEP), DEP’s Solid Waste Division, Washington
Suburban Sanitary Commission (WSSC), Mid-County Regional Services Center (RSC), and RSC’s
Urban District, will also be tenants in the building. The building also includes approximately
12,000 gross square feet of retail space, to be leased and managed by the County.

—==m

|
1
1
I
l
|
|

| | ST Y. . L L L T SN
WAIWAIWAL WAL WASWIRWBW. WA

\
'illYIIHIIHKV‘ITV‘R‘Y‘l‘!‘llﬂ‘."lll\ \
A N Yl (TR AR RO W TR T

D comm— . : = g
Figure 3: Proposed view from Reedie Drive (front), looking north.

The publicly accessible components of the building will occupy the lower two floors. These
include a main lobby, public information space, and M-NCPPC’s Hearing Room. The lobby will
be accessible from both Reedie Drive and Grandview Avenue and will be part of the waiting
area for the M-NCPPC Hearing Room, which will be located on the second floor overlooking the
Town Square, with direct access from the lobby via an open staircase.

The building’s exterior skin will consist of glazing units, metallic panels, and a rain screen
assembly. The southwest corner of the building will be continuous glazed units with prefinished
aluminum mullions, and the remainder of the glazing will be individual window units set within
the rain screen system. The rain screen assembly will be constructed of fiber-reinforced cement
panels with exposed fasteners and open joints secured to an aluminum rail support system.

Public Parking Garage

The public parking garage will be a four level underground garage located directly under the
Public Office Building. The garage will provide approximately 397 spaces, with ingress/egress
from Grandview Avenue. Pedestrian access to the garage via elevators and stairs will be

Page 5 of 22



available from both Grandview Avenue and Triangle Lane. Pedestrian access will also be
provided from the Public Office Building. A combination of public parking and parking for the
Public Office Building is anticipated, but the final distribution of parking spaces will be at the
discretion of the Parking Lot District (PLD). Because the project is located within the Wheaton
PLD area, parking options for office building users will include other parking facilities currently
available in the Wheaton CBD.

Public Office Building ~J ' JF

Public Parking Garage

Figure 4: Proposed Public Office Building Section

Town Square
The Town Square extends from the WMATA Metro entrance and Georgia Avenue to the south

facade of the Public Office Building. It is approximately 35,000 square feet, and consists of the
following:

e The former RSC site, which will provide a central gathering space for performances,
public markets, and other programmed activities (area 1, in diagram below);

e Asegment of Reedie Drive between Grandview Avenue and Triangle Lane that will be
re-surfaced and raised to meet the elevation of the Town Square (subject to MCDOT
approval) so it can be closed to vehicular traffic to create one large space for special
events (area 2 in diagram below);

e The space directly in front the Public Office Building on Reedie Drive, which will include
surfacing similar to the rest of the Town Square, as well as a fountain, seating areas, and
landscaping (area 3, in diagram below); and
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e In addition, offsite improvements are proposed on WMATA properties directly east and
west of the former RSC site (area 4, in diagram below), which will be graded and
landscaped to provide informal gathering spaces (pending final agreement with WMATA).

o8
\\,\/ \/

TRIANGLE LANE

GEORGIA AVENUE
Figure 5: Diagram of the Proposed Town Square, with areas delineated.

Figure 6: Aerial view of Proposed Town quare, and Examples of proposed lighting elements
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The Town Square will also include benches, planters, and a unique frame structure — the
armature — that will visually and physically connect the Town Square to Georgia Avenue and to
the Metro Station. The armature will also extend to connect with the stairs leading to the
footbridge that crosses over Veirs Mill Road, into the WMATA parking garage. The design of the
armature will also include a stage, focused on the central part of the Town Square, to be used
for performances and films.

Figure 7: Views of Proposed Armature, a/oﬁg fe south side of the Town Square

Public Art

The Applicant has indicated it is the intent of the project team to include a substantial public art
component, but the scope of that part of the work has yet to be determined. Staff coordinated
a meeting between the Applicant and the Art Review Panel to discuss the project. As result, the
Panel provided a series of recommendations which are included in a memo attached to this
report (see Attachment 7).

Streetscape Enhancements

Reedie Drive between Georgia Avenue and Grandview Avenue will be reconstructed to
implement enhancements to include traffic calming measures, such as strategic narrowing and
widening of the street, modifying grades, and wider sidewalks. It is planned to be three lanes
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wide nearest Georgia Avenue (to provide a left-turn lane), narrowing down to approximately 24
feet after Triangle Lane, and then widening again as it approaches Grandview Avenue.
Streetscape improvements along both sides of Reedie Drive between Grandview Avenue and
Georgia Avenue will be possible given these width adjustments. The project also includes
improved sidewalks and streetscape along Grandview Avenue and Triangle Lane, as well as a
raised speed controlling area on Reedie Drive at the main Town Square pedestrian crossing.

Vehicular Circulation Driveway

A portion of Public Parking Lot No. 13 is planned to contain a private mixed-use project (Sketch
Plan Application #320150070), but the County will retain ownership of a strip of land along the
northern edge of that project, to provide a vehicular through connection from Triangle Lane to
Grandview Avenue. At present, public parking users rely on the northernmost parking drive
aisle as an alternative exit from Parking Lot No. 13 and Triangle Lane to Grandview Avenue. The
proposed driveway maintains this mid-block access by providing a twelve-foot wide, one-way
(westbound) vehicular connection. This maintains and improves critical vehicular movement for
the public and continues and improves a circulation system critical to the success of the
retailers along Triangle Lane, both of which were primary concerns during community outreach
processes. The proposed driveway will also be used by the private mixed-use project to access
their parking garage.

“Y

QNG _SOEMK) A

o= S o=v.= @"‘*
e ey GRANDVIEWAVENUE WP

p ET . 2 — |~IRIIBIF "IDTIIRIGHT OF- u AY

RC AOOW)
v W; Ni13aa43W 23658 "
e —— nr- X

Proposed Office :
Building Sketch Plan

e ’ #320150070

NIF444IW_ 70,00

SUE1TW

‘ s

STEMSITW 12601

76"

_...| Proposed Driveway

F}gufe 8 Prdposed Vehicular Cfrtuldtioh DfiveWay
Project Schedule
The Public Office Building and the Town Square are planned to be completed in approximately

24 months, starting on the first quarter of 2017. It is anticipated that the RSC will need to
relocate approximately 4 %> months after start of construction. The County is currently working
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on a relocation plan for the RSC and other occupants of the RSC building slated for demolition.
Information on the relocation and specific timing will be communicated to the public in the
future. Interior improvements for tenants of the Public Office Building will be completed
approximately four months after the work is complete.

ANALYSIS
Master Plan

The proposed Project is within the area covered by the 2012 Wheaton CBD and Vicinity Sector
Plan. It is located within the area designated by the Sector Plan as the Core District, and is
described as having “some of the largest and most important redevelopment parcels in
Wheaton.” (p.45) The Sector Plan refers to Public Parking Lot No. 13 as the “western part of
block F”, and together with other adjacent blocks is described as having “the most potential to
provide the mixed uses envisioned in this Plan.” (p.45)

The Project implements the recommendations in the Sector Plan and the design guidelines by
several means: It replaces an outmoded surface parking lot in the heart of the Wheaton CBD;
improves the built environment; captures the subject property’s revitalization potential; and
promotes additional street level activity. This will encourage investment in the Wheaton CBD,
attract businesses and jobs, and provide new customers for existing and future retail and
restaurants. The Project promotes high-density and smart growth, advancing many of the goals
of the Sector Plan as described in the following paragraphs.

Zoning Recommendations
The Sector Plan describes several goals that were the basis for its zoning recommendations
(p.33). Out of the goals listed, the project achieves the following:

e Encourages Class A office development at the Metro Station.

e Allows for retail in the center of the CBD.

e Places high density and building height in the center of the CBD.

Retail Priority Streets

The Sector Plan designates a number of streets as priority retail streets, and “recommends that
if new mixed-use development occurs along designated Priority Retail Streets, the street level
uses should be a variety of retail types to create active streets” (p.23). The Project supports this
goal by creating a highly visible building lobby with entrances on both Grandview Avenue and
Reedie Drive to distribute pedestrian traffic along the building frontage, activating the sidewalk
and the Town Square directly on Reedie Drive. Facing Triangle Lane, the Project provides retail
spaces that once occupied, can attract pedestrian activity that will be beneficial to existing
retail operations along the east side of Triangle Lane. Also, pedestrian entrances for the
underground public parking garage will be located on both Grandview Avenue and Triangle
Lane, connecting pedestrians directly with the project and with existing retail.
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Public-Private Partnerships

The Sector Plan includes specific objectives for developments resulting from public-private
partnerships (p.25). Out of the objectives listed, the proposed project achieves the following:

Providing a mix of office and retail.

Significantly improving the CBD’s public realm.

Providing better pedestrian connectivity and supporting safe, secure, and appealing
street level activity.

Creating quality public use spaces for the benefit of the whole community.

Creating opportunities to help retain and grow local small businesses.

Employing smart growth principles and constructing LEED-certified buildings.

Connectivity

The Sector Plan recommends extending Ennalls Avenue between Grandview Avenue and
Georgia Avenue to meet Price Avenue at its intersection with Georgia Avenue (p.63). The intent
of this proposed connection (new street B-19 in Table 2, p.60) is to enhance the network of
retail priority streets within the Core District, and to provide alternatives for east-west
movement through the core of the CBD. The alighment of proposed street B-19 will be
determined in the future independent from the proposed project. The vehicular driveway
included in the proposed project will adjoin a potential path for the recommended road, but
will not affect the master planned street alignment.

Joulay, O_r d

Business Street

Proposed

Proposed Pedestrian
Connection

Figure 9: Wheaton Sector Plan, Map 17 (Partial)

The Sector Plan recommends providing through-block pedestrian connections where feasible
(p.64), with alignments to be determined during the development review process. One
potential mid-block connection is indicated on Map 17 (p.61), linking Grandview Avenue with
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Triangle Lane and beyond via the existing public stairs leading up to Georgia Avenue. The
proposed Project does not provide this mid-block connection. The constraints of providing a
multi-tenant office building with significant interior public spaces (including ground floor retail)
adjoining a residential tower with 30% affordable housing units (Sketch Plan #320150070); and
providing for their separate entrances, separate loading docks, and other design requirements
precluded the recommended through-block connection as shown in the plan. Instead, the
project establishes in its place an entrance for the proposed underground parking garage at the
point where the connection would have been, and highlights this pedestrian access point with
an illuminated glass vestibule (referred to as a “jewel box” in the application narrative) to
provide a highly visible entrance to the underground public garage directly across from the
exterior stairs leading down to Triangle Lane from Georgia Avenue. This architectural element
meets the connectivity intent of the Sector Plan by providing an entrance/exit at a mid-point
along Triangle Lane, reducing garage users’ overall walking distance to retail establishments
around the proposed project, and allowing a direct connection to the public stairs leading up to
Georgia Avenue.

}
L

Figure 10: Proposed public parking entry vestibe on Triangle Lane

Open Space
The Project meets the Plan’s recommendation to create “a major civic space for community-

wide events in the vicinity of Parking Lot 13” (p.27), by creating a central Town Square that will
become a major public use space for the area (see Figures 5 and 6). The Town Square will
provide a variety of gathering spaces, and a performance area that will be programmed for
special events by the RSC. The Town Square also promotes connectivity and access to multiple
modes of public transportation, including buses, bikeways, and Metrorail.
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Neighborhood Compatibility

Walkability - The existing system of sidewalks along the west side of Grandview Avenue, and
east side of Triangle Lane will remain unchanged. Public transit is easily accessible at the site,
with the WMATA bus depot and entrance to Wheaton Metro Station at the property, accessible
from Georgia Avenue, Veirs Mill Road, and Reedie Drive. The proposed project will provide
bicycle racks for staff and visitors at various locations throughout the Town Square, and inside
the underground proposed parking structure.

Building Design and Scale - The surrounding neighborhood is commercial in character,
consisting mostly of one and two story commercial structures. The Public Office Building will
bring substantial change to the area. However, the design takes this into consideration the
scale of existing retail uses nearby by using articulation that creates a strong building base
compatible in scale with adjacent retail structures to remain. The proposed structure will be
substantially taller than neighboring existing buildings, but its proposed overall height is
compatible with new development in the vicinity and within the height limits established by the
Sector Plan.

Subdivision

It is anticipated that a preliminary plan of subdivision will be filed concurrently with the site
plan for the privately owned mixed-use high rise residential project on the north side of the
subject property (Sketch Plan Application #320150070) to create one lot for the entire tract
with separate ownership lots for the proposed project and the residential building next door.

Zoning Analysis

The property is zoned CR6.0, C5.5, R5.5, H200 and CR6.0, C6.0, R3.0, H250. Typically, to reach this
density a private project would be required to file under the optional method process. Although
this project is not subject to its requirements, this mandatory referral review analyzed the project
for its compliance with the Zoning Ordinance. In general, there are no required setbacks, the
project meets density and height limits (see table below). The table below indicates the extent to
which the application satisfies the optional method development standards for density and height
for the zone where the Public Office Building will be located.

Development Standard ‘ Required ‘ Proposed
Maximum Total FAR (CR) 6.0 (533,310 sf) 3.1 (265,500 sf)
Maximum Non-Residential FAR (C) 5.5 (488,867.5 sf) 3.1 (265,500 sf)
Maximum Residential FAR (R) 5.5 (488,867.5 sf) 0.0 (0 sf)
Maximum Building Height (H) 200 ft 1165 ft

Open Space 10% Approx. 46%

Page 13 of 22



Public Benefits

The proposed project will provide the Wheaton community with a catalyst for redevelopment
and a centralized public gathering space and Town Square. The uniqueness of the proposed
development does not fit easily in the public benefit charts, but the significant attributes of the
development include:

e Major Public Facility: A Town Square of approximately 35,000 square feet will be
provided that will connect the Public Office Building with existing transit, retail, and the
current and future system of open spaces, and includes components that will make the
space an asset to the community such as a stage area for performances, shaded
landscaped areas, a variety of seating areas, and space that could be programmed for
public events.

e Transit Proximity: The project is immediately adjacent to Wheaton Metro Station.

e Streetscape Improvements: Streetscape around the project will be substantially
enhanced with new sidewalks, street trees, and lighting. In addition, the project includes
streetscape along neighboring WMATA parcels and the Metro connection, well beyond
what is required along site frontage.

e Structured Parking: This project will replace the existing 160 surface parking spaces with
approximately 397 spaces in a below ground parking garage.

The table below indicates public benefits for which the project could qualify:

Public Benefit ‘ Maximum Points Possible Points Requested

Major Public Facilities 70 70
Include school, library, recreation center,
park, County service center, bikeshare
station, public transportation or utility
upgrade, or other resource delineated in an
applicable master plan

Transit Proximity 40 40
Within % mile of Transit
Service Proximity Level 1

Connectivity and Mobility 20 20
Streetscape Improvements (*)
Quality Building and Site Design 20 20

Structured Parking (**)

Total 150 150

(*) Up to 20 points for construction of off-site improvements, excluding any streetscape
improvements otherwise required.
(**) Up to 20 points for placing parking in an above or below grade parking structure.
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In addition, the following items are being considered and may be included within the final
design of the project:

e Child Care: M-NCPPC intends to create a child care center in the Public Office Building.

e Building Design: The design team will continue to develop the design of the interior and
exterior public space areas to provide the community with an aesthetically appealing
building through material selections and sustainability goals.

e Open Space and Public Art: The requirements for the Town Square have been
coordinated with the participation of the RSC, the County, M-NCPPC, and the Wheaton
Community. The proposed project will also incorporate public art within the public
spaces of the project or other locations to be considered as the design progresses. The
County intends to reach out to local arts organizations and to M-NCPPC to as part of the
process of incorporate art into the project.

e Sustainability: The project will reach sustainability goals by different venues that may
include working to reduce energy load consumption, the installation of efficient building
systems, providing opportunities for water reclamation, and the protection of local
watersheds by thoughtful stormwater management. The building’s roofs are utilized for
green roof installations, the exploration of cool roof techniques, and for implementing
solar power initiatives.

Staff finds that the project is in conformance with the requirements of the Montgomery County
Zoning Ordinance.

Environmental Analysis
The proposed project is in compliance with the Environmental Guidelines

Environmental Guidelines

Staff approved a Natural Resource Inventory/Forest Stand Delineation (NRI/FSD #420151430)
for the site on June 25, 2015. The site currently has two public uses; Public Parking Lot No. 13
and the Mid-County Regional Services Center. The site has no forest, streams, wetlands or
associated environmental buffers. The site is in the Sligo Creek Watershed; a Use | watershed.
The site slopes from north to south with a drop of over 20 feet. The proposed structure will
occupy a leveled area at the middle point of the property, approximately at the Reedie Drive
elevation.

Page 15 of 22



Forest Conservation

This property is subject to the Montgomery County Forest Conservation Law (Chapter 22A of
the County Code). Recommendations on the Preliminary Conservation Plan are covered in a
separate staff report to the Planning Board.

Stormwater Management

The Department of Permitting Services (DPS) approved a Stormwater Management concept
plan on July 16, 2015 (Attachment 8). The concept includes an 8” vegetated roof over 8,345
square feet of the proposed office building, a vegetated roof over the armature, and nine
microbioretention areas, including one on the roof of the Public Office Building. The
Stormwater Management concept proposes to meet full required stormwater management
goals via environmental site design methods.

Sustainability

Montgomery County has a number of goals that work towards the higher goal of creating a
sustainable community. These goals include reducing the carbon footprint of proposed
development, promoting walkability, reducing urban heat island effect, and protecting air and
water quality. In order to meet the Countywide goals, individual projects will have to
contribute positively to sustainable development. Public projects should lead the way in
promoting sustainability, as the public will reap the rewards in the long term, and set examples
by being leaders in sustainability and environmental stewardship.

Carbon Footprint

The carbon footprint can be divided into three basic categories — embodied energy,
transportation energy, and building energy emissions.

Embodied energy is the emissions created in the creation and transportation of the building
materials and the construction of the project. Locally-sourced (20% manufactured and
extracted) and recycled material (20% of content) will be used to construct the new building
and a construction waste management plan will divert 75% of materials from disposal.

Transportation energy is the energy associated with vehicular traffic to and from the project.
The project is located directly adjacent to the Wheaton Metro Station, on WMATA’s Red Line,
and a transit hub for Metro and Ride On bus routes, and is in close proximity to three planned
bus rapid transit routes (along Georgia Avenue, University Boulevard, and Veirs Mill Road).
Additionally, the proposed project will be located within % mile of several multi-family housing
developments. A majority of potential users of the project are expected to travel to the site via
mass transit. The combination of proximity to housing and transit potentially reduces the
transportation energy associated with the proposed project.

Page 16 of 22



Building energy emissions are created in the normal operation of a building including lighting,
heating cooling and ventilation, operation of computers and appliances, etc. The proposed
Public Office Building includes a significant amount of windows on the south and west faces.
These windows will allow daylighting in much of the meeting spaces. These windows will be
coated with low emissivity glaze, to reduce the thermal load. The Applicant is also pursuing a
number of LEED credits related to the goal of reduced energy emissions, including enhanced
commissioning and energy performance optimization. Additionally, the Applicant is
investigating the use of solar panels on non-vegetated areas of the roof even though no LEED
credits related to energy generation are being pursued.

Urban Heat Island Effect

Heat island effect is an urban and suburban problem that results from the large quantity of
impervious surfaces radiating appreciably more heat into the atmosphere than natural
surfaces. It can significantly affect air quality, water quality and livability in developed areas.
Tree cover, green walls, and vegetated and reflective roofs can diminish a project’s contribution
to the overall heat island effect. At present, approximately 5% of the site is covered by tree
canopy. While the demolition and construction of the proposed development will remove most
of the existing trees, the proposed landscape plan shows a significant increase of tree canopy.
The partial vegetated roof proposed for the Public Office Building will contribute to the urban
heat island reduction. Areas of the roof that cannot be vegetated will be covered with a light
colored membrane or solar panels.

Green Building

This project will need to comply with County Council Bill 17-06, Montgomery County Green
Buildings Law. MCDOT is seeking LEED (Leadership in Energy and Environmental Design) for
Core and Shell, Gold Certification for this project.

Transportation Analysis

Area 2 staff reviewed the Mandatory Referral for compliance with the requirements of the
LATR/TPAR Guidelines.

Transportation Demand Management

Since the project will not include dedicated parking for office users or visitors, the development
and implementation of a transportation management plan is necessary to provide feasible
transportation alternatives for those traveling in single-occupancy vehicles. The transportation
management plan must include a car/vanpooling program; reserved, discounted, or free
parking for car/vanpools; extra fare discounts for commuters using the MARC train; and other
trip reduction measures.

This site is located within the Wheaton CBD and Vicinity Sector Plan. The Applicant (MCDOT)
should enter into a Traffic Mitigation Agreement with the Planning Board when a
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Transportation Management District (TMD) is established. In the interim, the Applicant should
work with the MCDOT’s Commuter Services Section to encourage commuting by alternative
non-single-auto-occupancy modes such as transit. The Sector Plan recommends a non-auto
driver mode share goal of 30% that could be achieved with the following measures:

Residential and non-residential tenant participation in TMD Annual Commuter Survey.
A permanent information display in a highly used location in the lobby of the building.
Space for real time transit information sign at a highly-used location.

Car sharing parking spaces.

Electric vehicle charging stations.

An annual summary report (to MCDOT and/or the future TMD) outlining the on-site
traffic mitigation efforts.

AN

Sector/Master Plan Roadways, Bikeways, and Transitway

In accordance with the 2012 Wheaton CBD and Vicinity Sector Plan, 2005 Countywide Bikeways
Functional Master Plan, and 2013 Countywide Transit Corridors Functional Master Plan, the
Sector/Master-Planned roadways, bikeways and transitway are listed below.

1. Reedie Drive is designated as a two-lane business street, B-22, with the recommended
70-foot wide right-of-way and a signed shared roadway, SR-27. The Countywide Transit
Corridors Functional Master Plan recommends Bus Rapid Transit (BRT) on the Corridor 1,
“Georgia Avenue North” with BRT vehicles operating along Reedie Drive within its
Sector-Planned 70-foot wide right-of-way. The nearest BRT station is proposed at the
Wheaton Metrorail Station.

2. Grandview Avenue is designated as a two-lane business street, B-18, with a
recommended minimum 70-foot wide right-of-way and a signed shared roadway, SR-20.
The existing right-of-way dedication is 80 feet from the opposite right-of-way line in
front of all the lots (via the 1958 record plat except Lot 18 where it is 70 feet). For
safety, adequate pedestrian accommodations, and consistency with overall the road
cross-section, the Applicant of the Sketch Plan No. 320150070, Wheaton Grandview, is
proposing to dedicate 10 more feet of right-of-way in front of Lot 18.

3. Nearby Ennalls Avenue is designated as a two-lane business street, B-19, with the
recommended 60-foot wide right-of-way and no bikeway. The segment between
Georgia Avenue and Grandview Avenue is unbuilt and has a Sector-Planned alignment
adjacent to the northeast corner of the subject site.

Triangle Lane is a public alley (not listed in the Sector Plan) with a 20-foot-wide right-of-way.

Available Transit Service

Bus service is available along Grandview Avenue and Reedie Drive. The Wheaton Metrorail
Station is located across Reedie Drive from the site. The Wheaton Metrorail Station is served by
Ride On routes 7, 8, 9, 31, 34, 37, 38, and 48 and Metrobus routes C2, C4, Q1, Q2, Q4, Q5, Q6,
Y5, Y7, Y8, and Y9.
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Pedestrian and Bicycle Facilities
The project will provide the following pedestrian and bicycle improvements:

1. A mid-block pedestrian crossing of Reedie Drive between Grandview Avenue and Triangle
Lane.

2. Narrowing of Reedie Drive’s cross-section to improve the pedestrian environment between
the office/retail building and the Wheaton Metrorail Station.

3. Improved sidewalks and streetscaping along Reedie Drive, Grandview Avenue, and Triangle
Lane in accordance with the Wheaton CBD and Vicinity Sector Plan and its Design
Guidelines, and compliant with the Americans with Disabilities Act.

4. The handicapped ramps and at-grade crosswalks including at-grade sidewalk across the
vehicular garage and loading dock access points.

5. The Sector-Planned recommended signed shared roadway/on-road bikeway along Reedie
Drive and Grandview Avenue.

6. The public and private bicycle parking spaces as required in the CR zone.

Local Area Transportation Review (LATR)

Table 1 below shows the number of peak-hour trips generated by the proposed land uses
during the weekday morning peak period (6:30 to 9:30 a.m.) and the evening peak period (4:00
to 7:00 p.m.):

Table 1: Weekday Peak-Hour Trips generated by the proposed Land Uses

. . Weekday Peak-Hour Vehicular Trips
Residential Land Use Square Feet - -
Morning Evening
General Office Space 265,000 221 306
Ground-Floor Retail Space 12,000 21 85
Total of Both Land Uses 242 391

Weekday peak-hour trips were reduced because the site is located very close to a Metrorail
station in accordance with the Local Area Transportation Review and Transportation Policy Area
Review Guidelines.

A traffic study was submitted to satisfy LATR test because the proposed land uses generate 30
or more peak-hour trips within the weekday morning and evening peak periods. Tables 2 and 3
below show the calculated Critical Lane Volume (CLV) values at the 21 analyzed intersections
for the following traffic conditions:

1. Existing: Existing traffic conditions as they exist now.

2. Background: The existing condition plus the trips generated from approved but un-built
nearby developments.

3. Total with Reedie Drive narrowed: The background condition plus the site-generated
trips. The existing cross-section of Reedie Drive is proposed to be narrowed to improve
the pedestrian environment between the Wheaton Metrorail Station and the proposed
building on the north side of Reedie Drive. The trips generated from the existing and

Page 19 of 22



projected background developments were redistributed to reflect the reduced roadway
capacity of Reedie Drive and, as a result, the total CLV value will be less than the
background CLV values for some intersections.

a. Total with Two-Way Reedie Drive: The background condition combined with a) the
site-generated trips; b) Reedie Drive continuing to operate as a two-way road; and c)

redistribution of existing and background traffic for a proposed narrower cross-

section.

b. Total with One-Way Reedie Drive: The background condition combined with a) the

site-generated trips; b) redistribution of existing and background traffic for a
proposed narrower cross-section; and c) redistribution of Reedie Drive traffic for
proposed one-way operation between Triangle Lane and Grandview Avenue.

Table 2: Critical Lane Volumes at Analyzed Intersections

c y Weekday Traffic Condition
) ongestion Peak Total - Reedie Drive
Analyzed Intersection Standard Existing | Background
Hour 2-Way 1-Way
Wheaton CBD Mornin 1,048 1,084 1,105 1,105
Georgia Avenue (MD 97) 1,300 8
& Blueridge Avenue . 967 1,016 1,053 1,053
Evening
Wheaton CBD 1,183 1,205 1,226
. Morni 1,157 ! ! ’
Georgia Avenue & 1,800 orning
University Blvd. (MD193) Evening 1,158 1,176 1,213 1,213
Georgia Avenue & Wheaton CBD Morning 749 771 772 772
Ennalls Avenue 1,800 Evening 772 791 785 785
Georgia Avenue & Wheaton CBD | Morning 856 882 870 854
Reedie Drive 1,800 Evening 942 964 915 984
Georgia Avenue & Wheaton CBD | Morning 1,242 1,268 1,277 1,301
Veirs Mill Road (MD 586) 1,800 Evening | 1,138 1,165 1,175 1,200
Veirs Mill Road & Wheaton CBD | Morning 512 515 516 543
Metrobus Loop 1,800 Evening 730 732 742 804
Veirs Mill Road & Wheaton CBD | Morning 611 614 603 554
Reedie Drive 1,800 Evening 792 797 808 797
Veirs Mill Road & Wheaton CBD | Morning 518 557 608 616
Ennalls Avenue 1,800 Evening 604 739 736 739
Veirs Mill Road & Wheaton CBD | Morning 1,060 1,112 1,152 1,148
University Boulevard 1,800 Evening 1,177 1,209 1,309 1,315
Veirs Mill Road & Kensington/ Morning 1,022 1,031 1,061 1,061
. Wheaton ]
Newport Mill Road 1,600 Evening 1,208 1,216 1,260 1,260
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University Boulevard & Wheaton CBD | Morning 495 572 580 580
East Avenue 1,800 Evening 801 815 831 831
University Boulevard & Wheaton CBD | Morning 651 676 720 740
Grandview Avenue 1,800 Evening 901 932 1,039 1,048
University Boulevard & Wheaton CBD | Morning 764 772 779 795
Amherst Avenue 1,800 Evening | 1,186 1,197 1,152 1,143
Reedie Drive & Wheaton CBD | Morning 311 313 311 231
Fern Lane 1,800 Evening 424 430 408 318
Reedie Drive & Wheaton CBD | Morning | 309 327 292 154
Triangle Lane 1,800 Evening 454 492 405 397
Grandview Avenue & Wheaton CBD | Morning 306 312 449 355
Reedie Drive 1,800 Evening 570 608 674 669

Table 3: Critical Lane Volumes at Analyzed Intersections (Continued)

Traffic Condition
Congestion Weekday Total - Reedie Drive
Analyzed Intersection Standard Peak Hour | Existing | Background
2-Way 1-Way
Grandview Avenue & Wheaton CBD | Morning 204 250 332 369
Ennalls Avenue 1,800 Evening 584 612 903 985
Grandview Avenue & Wheaton CBD | Morning 77 96 103 128
Lot 13 Driveway North 1,800 Evening 184 196 213 225
Grandview Avenue & Wheaton CBD Morning 127 133 502 449
Lot 13 Driveway South 1,800 Evening 242 242 1,010 993
Triangle Lane & Wheaton CBD | Morning 59 77 46 68
Lot 13 Driveway North 1,800 Evening 83 132 69 101
Triangle Lane & Wheaton CBD | Morning 96 114 Proposed to be
Lot 13 Driveway South 1,800 i Removed in the
V4 Evening 142 191 Future
Residential Driveway & | Wheaton CBD | Morning | Proposed to be Future 70 92
Site Alley 1,800 Evening Intersection 81 113

As shown on the table above, the CLV values at all intersections are less than the applicable CLV
standard and, thus, the LATR test is satisfied.

Transportation Policy Area Review

A payment of the transportation impact tax is not required to satisfy the Transportation Policy
Area Review (TPAR) test, because the proposed non-residential development is located in the
Wheaton CBD (Metro Station) Policy Area.
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Department of Parks Comments

A memo with comments from the Department of Parks is attached. There are no ownership,
access, management or maintenance issues of direct concern to the Department of Parks, since
the public open space that will be provided by the proposed project will be owned, maintained,
and monitored by the County. However, given their expertise in park design, staff from the
Department of Parks has provided suggestions to enhance the user experience of the public
spaces. A memo with their suggestions is attached to this report (see Attachment 6).

Community Notification

The County has held three community meetings on this project. The two first meetings
occurred while the development team was being selected. The third meeting was the required
pre-submission public meeting once the development team was on board; this meeting was
held on March 24, 2015, at Wheaton High School. In addition, a web page was set up by the
County to maintain notices of community meetings, make available the presentations materials
used on each, and gather public comments. The applicant provided sign-in sheets from the
March 24th community meeting.

After receiving the Mandatory Referral and Preliminary Forest Conservation Plan applications,
the Planning Department staff notified local citizen associations, adjoining and nearby property
owners and other interested parties of the submittal, and invited comments. Staff received two
requests for information, and no questions or comments.

CONCLUSION

Based on information provided by the applicant and the analysis contained in this report, staff
concludes that the proposed mandatory referral meets the applicable standards and guidelines
for the environment, the Adequate Public Facilities Ordinance, and the development standards
for the CR Zone. Staff recommends approval of the Mandatory Referral with the comments
listed at the front of this report.

LRE:ha:

O:\AREA_2\Staff\Estrada\Regulatory\Mandatory Referral\2015028_Wheaton Public Improvements\Staff Report

Attachments:

Proposed Site Plan

Proposed Building lllustratives
Proposed Town Square lllustratives
Building Floor Plans and Sections
Agency Authorization Agreement
Letter from the Department of Parks
Comments from Art Review Panel
SWM Concept Approval from DPS

NV WNR
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