downtown employmenﬁ core will reduce the dependency on the automobile for the residents of
the development.

A

w

Silver Spring Wayfinding System: There are no w'ay,finding signs programmed for
Ripley Street or Dixon Avenue according to the Silver Spring Wayfinding Master Plan
prepared by the Silver Spring Regional Center.

’ Sector Plan Bikeways: The Sector Plan recommends a Class1 bikeway (off-road) for

“Dixon Avenue. Staff recommends that at the time of Preliminary Plan review, the

applicant provide a Class 1 bikeway on the West side of Dixon Avenue from Ripley
Street through Public Garage #5 to Bonifant Street.

Sector Plan Street Rights-of-Way: The Sector Plan recommends the street right-of-
way for Ripley Street as 70 feet. Staff recommends that the applicant, at the time of
Preliminary Plan review, dedicate additional street right-of-way and construct the street
improvements on the north side of Ripley Street equal to 35 feet measured from the
centerline of the existing street. The Sector Plan also illustrates a conceptual alignment of
Ripley Street connecting to Bonifant Street through a portion of the future Transit Center
project. The Ripley Street to Bonifant Street connection will provide additional street
connectivity from the CBD core to the Ripley District.

The Sector Plan recommends an 80-foot street right-of-way for Dixon Avenue from
Wayne Avenue to Silver Spring Avenue. Dixon Avenue will provide additional street
connectivity from the CBD core into the Ripley District. The public parking (Garage 5)
located to the north of the proposed development is designed to allow for the extension of
Dixon Avenue through it. The applicant has coordinated with DPWT regarding
improvements to the garage such as opening the southern end and some aesthetic
improvements. Staff recommends that the applicant, at the time of Preliminary Plan
review, dedicate 80 feet of street right-of-way and construct the street improvements for
Dixon Avenue from the face of Garage 5 to Ripley Street.

Streetscape: The applicant proposes to improve Ripley Street and Dixon Avenue using
the Type B treatment recommended in the Silver Spring Streetscape (April 1992)
technical manual. The staff recommends that the applicant enter into an agreement with
the Silver Spring Urban District for maintenance of all or some of the streetscape

improvements. - ..

COORDINATION WITH OTHER INITIATIVES:

The Montgomery County Department of Public Works and Transportation is currently
conducting a facility plan for the Ripley District infrastructure improvements (CIP 509337). The
study will evaluate improvements to streets, sidewalks, bikeways and traffic operations. The
study area includes portions of the proposed street improvements associated with the proposed
development. Staff recommends that the applicant continue to coordinate with DPWT during the
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Phase 1 Facility Planning for the R1pley District regardlng the street and bikeway designs for
Ripley Street and Dixon Avenue.

COMMUNITY OUTREACH:

The applicant has met with various civic and business groups regarding this proposal. These

. groups mclude the Greater Silver Spring Chamber of Commerce, the Silver Spring Urban

~ District Adv1sory Committee and the Silver Spring Citizens Advisory Board. These groups have
been generally supportive of the proposal.
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BASIS FOR CONSIDERATION OF ISSUES

Per Sec. 59-D-2.43, in making its decision on an application far an opfional method project plan,
the Planning Board must consider:

(a) The nature of the proposed site and development, including its size and shape, and the

proposed size, shape, height, arrangement and design of structures, and its consistency with
an urban renewal plan approved under Chapter 56.

The proposed 16-story building with its open spaces, streetscape improvements and oﬁ”

site pedestrian and vehicular improvements contributes to the urban revitalization of this

ared.

(b) Whether the open spaces, including developed open space, would serve as convenient areas
for recreation, relaxation and social activities for the residents and patrons of the
development and are planned, designed and situated to function as necessary physical and
aesthetic open areas among and between individuals structures and groups of structures, and
whether the setbacks, yards and related walkways are located and of sufficient dimensions to
provide for adequate light, air, pedestrian circulation and necessary vehicular access. .

The open spaces are appropriately sized for the intended use, especially the spaces
adjacent to the building that adjoin the streetscape areas. The proposed Urban Park
proposed as public open space is well sized and its location will give optimal open spaces
to the users of this project and the general public due its very prominent location at an
intersection. '

(c) Whether the vehicular circulation system, including access and off-street and loading, is
designed to provide an efficient, safe and convenient transportation system.
The vehicular system separates the off street service and loading service and interior
resident drop off and access areas for optimal function. The proposed linkage to Bomfant
Street will enhance the vehicular circulation within this quadrant of Silver Spring.

(d) Whether the pedestrian circulation system is located, designed and of sufficient size to
conveniently handle pedestrian traffic efficiently and without congestion; the extent to which
the pedestrian circulation system is separated from vehicular roadways so as to be safe,
pleasing and efficient for movement of pedestrians; and whether the pedestrian circulation
system provides efficient, convenient and adequate linkages among residential areas, open
spaces, recreational ateas, commercial and employment areas and public facilities.

The pedestrian system is created by the Applicant’s provision of the connection of the full
Master Plan recommended connection from Ripley Street to Bonifant Street via Dixon
Avenue and through the Bonifant Street Garage. This vital linkage to the CBD and the
Metro and bus service links this project to the adjacent residential and commercial areas.
In addition, the walkways, as paired with the on- site open spaces, are generously sized
to handle the pedestrian traffic in the area. The provision of the new walks that conform
to the Silver Spring Streetscape Technical Manual and DPWT Road code standards will
provide for appropriately sized walks that further unite with the adjacent area.
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(¢) The adequacy of landscaping, screening, p_arkjng and loading areas, service areas, lighting
and signs, in relation to the type of use and neighborhood. .
The provision of these facilities is consistent with CBD development Optional Method of
Development Projects. These areas will utilize the Silver Spring Streetscape Technical
Manual and will provide a relationship to adjacent streetscape areas.

(f) The adequacy of provisions for construction of moderately priced dwelling units in

actordance with Chapter 25A if that Chapter applies.
 The Applicant’s proposal to provide the MPDUs and provide them on site is consistent

with Chapter 25A and Planning Board decisions.

(g) The staging program and schedule of development.
The staging will be in one phase and will proceed with market conditions.

(h) The adequacy of forest conservation measures proposed to meet any requirements under

Chapter 22A.
The forest conservation law will be reviewed with Preliminary Plan and Site Plan

reviews.

(i) The adequacy of water resource protection measures proposed to meet any requirements

under Chapter 19.
The storm water management will be reviewed with Preliminary Plan and Site Plan

reviews.
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FINDINGS for Project Plan Review Approval -

Section 59-D-2.42 of ‘the Zoning Ordinance establishes the findings th;at must be made by the
Planning Board and forms the basis for the Board’s consideration of approval. In accordance

herewith, the staff makes the following findings:

. {(a) As conditioned, the proposal complies with all of the intents and requirements of the zone.

" PROJECT DATA TABLE CBD-2 ZONE

Required/Permitted Provided

Current Site Area — Part of Lot 10, Lots 12, 14, 69,750 s.f.
16, 18, 20, 22, 24, 26, and part of Lot 28
Prior Dedications :

Ripley Street 6,975 sf

Alley 1,500 sf

Total Prior Dedications 8,475 s.f.
Total Gross Tract Area (for 78,225 s 1.
FAR calculations)
FAR 5FAR 5FAR
78,225x 5= 391,125 s.1. 391,125 s.f.
Proposed Dedications:

Dixon Avenue 12,000 s.f.

Ripley Street 10,319 s.f.

Total Proposed Dedication 22,310 s.1.
Net Lot Area (total gross 47,431 s 1.
minus proposed dedications)
Minimum on-site Public Use Space (20% of Net Lot Area)

9,486 s.f.

On Site Public Use/Amenity Space - 24.3% 11,524 s f.
Off Site Public Public Use/Amenity Space - 27.8% 13,171 s f.
Total on site and off site Pubic Use/ amenity Space - 52.1 % 24,695 s.f.

187/acre = 336 units

Dwelling Units 200/acre= 359 units
Non-Residential Space 234,675 s.f. maximum 5,946 s.f.
Maximum Building Height 143 ft.* - 200 ft. at Metro 190 ft.*
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12.5% MPDUs to be provided on site in accordance with Chapter 25A.

* The Planning Board may approve height over 143 feet to a maximum of 200 feet for an
optional method project that is in a designated Revitalization Area and within 800 feet of an
entrance to a Metro Station, if the additional height is consistent with the guidelines for the
property in the Sector Plan, if the proposed development is compatible with the surrounding

* development, and if the proposed development will provide additional public facilities and
amenities beyond what would have otherwise been provided if additional height were not
approved. The Project meets this criteria for eligibility because it is within 800 feet of the Silver
Spring Metro Station and within the Silver Spring CBD Revitalization Area; the height is
consistent with the guidelines for the Property to initiate redevelopment of the Ripley District
with a mixed-use development near transit that will provide interconnectivity and public open
spaces; the Project is compatible with the existing and potential surrounding development; and
the Project will provide significant public facilities and amenities, approximately 52 percent of
the site area, and on-site MPDUs that would not be economically feasible without the requested

height.

Parking:
Residential units — Final Unit Mix to be Determined at Site Plan ,
16 Studios @ 1.00 SP/DU : '16 Spaces
170 One-Bedroom Units @ 1.25 SP/DU 213 Spaces
150 Two-Bedroom Units @ 1.50 SP/DU 225 Spaces
Less MPDU Credit (1/2 spaces x 42 MPDUs - 16 studios/26 one-bedroom) ( 25 Spaces)
Required Residential Unit Parking 429 Spaces
Non-Residential (Retail)
5,946 s.f. Retail @ 5 SP/1000 30 Spaces
Total Required Parking 459 Spaces
Total Vehicle Spaces Provided 480 Spaces
Motorcycle Spaces Required - 2%, 10 Max. ‘ 10
Motorcycle Spaces Provided in Garage 10
Bicycle Spaces Réquired - 5%, 20 Max., 20
Bicycle Spaces Provided in Garage 20

Further, the CBD-2 purpose clause requires the following:
A. To encourage development in accordance with an adopted and approved master or sector

plan by permitting an increase in density, height and intensity where it is in conformity with
the sector plan and the site plan is approved on review by the Planning Board.
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E.

The project is in conformance with the Sector Plan goal to encourage flexibility for
commercial, residential high-rise or mixed-use redevelopment that invites revitalization.
Further, the new dedicated rights-of-way, the Dixon Avenue improvement, the streetscape
treatments, the public open spaces and parks, all address the Sector Plan recommendation to
facilitate a new inter-connected street system and to upgrade the physical environment.

To permit a flexible response of development to the market as well as to provide incentives
fo# the development of a variety of land uses and activities in central business districts to

meef the needs and requirements of workers, shoppers and residents.

The project directly responds to the current market focus to provide high-rise residential
development where the infrastructure, facilities and amenities already exist. The project will
not only address the housing needs of the County, but it will also create new safe, efficient
and attractive pedestrian and vehicular routes to the Silver Spring Metro Station and bus
facility and provide amenity areas for the enjoyment of residents, employees and visitors of
the Ripley District and Georgia Avenue corridor. The additional housing opportunities
created by the project, including the affordable housing component, will compliment the
other development occurring in the Silver Spring core and will help ensure that the
downtown area will be vibrant beyond the workday.

To encourage designs which produce a desirable relationship between the indiﬁzdual
buildings in the CBD, between the buildings and z‘he c1rculat10n system, and between the
CBD and adjacent areas.

The proposed design, scale, fagade, park and streetscaping of the Project provide a desirable
identity for the project and the precedent and beginning of the redeveloped Ripley District
connecting the Metro, the CBD core and the other districts comprising downtown Silver
Spring. The positioning of the buildings, location of the Urban Park and green spaces and
attractive streetscape ensure a desirable relationship of the improvements and its surrounds.
The provision of the new Dixon Avenue and the widening, enhancement and extension of
Ripley Street with sidewalk improvements create the interconnected street system for
1mproved vehicular and pedestnan circulation.

To promote the effective use of transit facilities in the Central Business District and
pedestrian access thereto.

The project is accessible to the Silver Spring Metro station through the enhanced sidewalk
and street system along Dixon Avenue and the extended Ripley Street that will connect iin
the future to the Silver Spring Transit Center as envisioned in the Sector Plan. The enhanced
sidewalk connections will encourage transit use by providing a safer, more efficient, and
attractive pedestrian corridor to access the Metro Station. Additionally, the project is near
two stops on the route of the “Van Go” loop bus system (Bonifant Street and Georgia
Avenue at Ripley Street) that circulates throughout the Silver Spring CBD to connect the
Metro station, MARC station, the commercial and retail areas and parking facilities
throughout the CBD.

To promote improved pedestrian and vehicular circulation.
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The creation of and improvements to vehicular and sidewalk connections in the Ripley
District will improve the interconnected strect and circulation system and the improved
access to transit. The sidewalk improvements and streetscaping will vastly improve the
current pedestrian circulation, and the enhancements such as street trees, lighting and
benches will similarly promote. the use of the pedestrian systems. Vehicular access to the
underground parking garage on the Property for residents and visitors that do not utilize
transit or one of the nearby public parking garages is provided off the new Dixon Avenue.
The delivery and loading entrance on Ripley Street is separate from the residents entrance
~ and 1s located to provide optimal service for the building and to avoid pedestrian and
vehicular conflicts.

To assist in the development of adequate residential areas for people with a range of
different incomes.

The moderately priced housing objective of Montgomery County is to provide MPDU units
in the CBD’s where high-rise developments are located and the transit options are available.
The Applicant is committed to providing the MPDUs required by Chapter 25A on the
property, provided the maximum residential density and the height proposed is achieved
(making on-site MPDUs more economically feasible). '

. To encourage land assembly and the most desirable use of land in accordance with the
Sector Plan.

The Sector Plan specifically intended to create an environment that invites land assembly and
revitalization. Despite the Ripley District’s central location and proximity to Metro, the only
new development in the Ripley District over the past decade had been limited to a small
social service center and new fire station under construction to the south. The Project
represents consolidation of lots currently under two separate ownership entities and
specifically and dramatically addresses the objective to provide for an inter-connected street
system, public spaces, organization and a sense of place. Because of the necessary
coordination with the future Transit Center development, the Project has already created the
“jump start” for development in the Ripley District. '

. In the CBD-2 zone it is further the intent to promote the orderly development of the Central
‘Business Districts of the county so that these areas will enhance the economic status of the
county as well as providing an expanding source of emplovment and living opportunities for
its citizens in a desirable environment.

The development of the high-rise residential development meets the need for more housing
options in the CBD and it will lessen traffic congestion by providing opportunities for people
to live near where they work or near transit facilities. Residential development within the
CBD will also strengthen the economic status and patronage of the local restaurants, retail
and service uses already existing in the area, and will assist in the emergence of the
downtown core as a vibrant urban center. The living opportunities provided will enhance the
quality of the community environment with the proposed streetscapes, park area, and
landscaping that is integral to the project and to the successful redevelopment of the Silver
Spring CBD. The Applicant will also explore opportunities to integrate the project into the
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Arts and Entertainment District theme, perhaps by providing art studios or live/work areas
for artists in addition to potentially providing an art component for the public park.

In the CBD-2 Zone it is further the purpose:

(1) to provide a density and intensity of development which will permit an
appropriate transition from the cores of central business districts to the less dense
peripheral areas within, and adjacent to the district; and

The property is located in the center of the CBD, approximately 800 feet from the Silver
Spring Metro Station and future Transit Center and away from the periphery of the CBD
boundary. This location demands that the full mixed-use CBD-2 optional method density be
acheived as proposed with the project. The successful redevelopment of the Ripley District
is an integral part of the success of the Silver Spring core, and the project will provide the
impetus for other surrounding properties to redevelop and contribute to the success of the
downtown.

(2) to provide an incentive for the development to residential uses to meet the needs
of those employed with the central business districts and those who will be able to use the
district transit factlities to travel and from places of employment.

The primarily residential nature of the project, with 336 units including 42 MPDUs, provides

a convenient housing option for the employees of the CBD and for those utilizing the
adjacent Metro, Marc, or bus transit facilities.
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(b) As conditioned, the proposal conforms 1o the approved and adopted Master or Sector Plan
or Urban Renewal Plan approved under Chapter 56.

Section 59-C-18.20 of the Zoning Ordinance states the purposes that the Ripley/South Silver
Spring Overlay Zone is designed to accomplish. The following statements analyze how the
proposed Project Plan conforms to these purposes:
“ (1) to facilitate the implementation of an organized and cohesive development pattern
that is appropriate for an urban environment;

The Project will address the objectives of the Sector Plan and the Overlay Zone to
provide the planned interconnected streets, the circulation, organization and sense
of place for this urban environment in the center of the CBD and adjacent to the
future Transit Center.

(2) 1o encourage attractive design and ensure compatibility with existing buildings
and uses within and adjacent to the overlay zone;

The Project will provide significant park areas and new, widened and enhanced
right-of-ways that create attractive and meaningful amenity space to be enjoyed
by the public and the residents of the building. The enhanced right-of-way’s also
provide significant light and air within the Ripley District. The proposed building
design creates an urban street edge, but is minimal in actual street frontage and it
avoids creating a potential “canyon” appearance. The openness of the Dixon
Avenue right-of-way and the Urban Park counterbalance building height and
configuration. The integration of the Dixon Avenue right-of way into the adjacent
parking garage creates a functional compatibility to be made attractive by the
integration of art work.

(3) to provide flexibility of development standards to encourage innovative design
solutions; ’

The applicant is utilizing the flexibility of the development standards for the
project, including the recently approved increased building heights for mixed use
buildings next to Metro station entrances and F.A.R. incentives for mixed use

projects.

(4) to allow for the transfer of the public use space requirement to other properties
within the Overlay District; and

The project is providing more than the required public use space on the Property
therefore no transfer is necessary.
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(5) to allow new uses.

« The project consists of uses permitted by right in the CBD-2 zone- residential and
non-residential (commercial/retail) uses. The applicant intends to explore the
concept (in conjunction with Site Plan reviews) and feasibility of live/work units
in an effort to promote new uses of the ground level space which can integrate
with the remaining residential and non-residential uses of the Project.

; a
o/

(c) As conditioned, because of its location, size, intehsity, design, operational characteristics
and staging, it would be compatible with and not detrimental to existing or potential
development in the general neighborhood.

All of the attributes of the proposed project are compatible with and beneficial to existing
and proposed development. These include its location adjacent to the Silver Spring Metro
Station and the underdeveloped Ripley Street, its height that creates full use of new zoning
initiatives, the design of the building and the surrounding public spaces that create a new
block face within an undefined area, and the operational characteristics that allow for service
and residential uses to coincide without conflict and that create a new pedestrian and
vehicular interconnection within the neighborhood

(d)As conditioned, the proposal would not overburden existing public services nor those
programmed for availability concurrently with each stage of construction and, if located
within a transportation management district designated under Chapter 42A, article I, is
subject to a traffic mitigation agreement that meets the requirements of that article.

Local Area Transportation Review

A traffic study was submitted to determine the impact of the proposed development on the
local area transportation network. Five intersections were evaluated in the study area. The
trips generated from the site were added to existing and background traffic (trips from
approved but unbuilt developments in the area) to estimate the total future traffic. The total
future traffic was assigned to the local roadway network and the affected intersections were
analyzed for their level of performance. All five intersections in the area were determined to
operate within the congestion standard of 1800 Critical Lane Volume (CLV) for the Silver
Spring CBD.

27



The folldwing table shows the results of the CLV analysis for intersections in the area.

Total
Future
AM | PM | AM | PM | AM | PM

. nd
[(;(\):svﬂle Road and Wayne Ave/2 076 | 835| 986| 854| 995| ss8

Georgia Avenue and Wayne Avenue 1,172 { 1,159 { 1,180 | 1,281 | 1,214 | 1,304

INTERSECTIONS Existing | Background

gszygla Ave. and Bonifant St./Thayer 966 | 1,022| 981 |1,055| 994 | 1,069

Georgia Ave. and Ripley Street | 724 768 | T38| 799 | 859 855

Georgia Avenue and Sligo Avenue 828 1,022 859 1,138 866 1,15 1.

Site Access and Circulation

The site will have one access to the underground garage from Dixon Avenue. The access
will provide for safe and efficient movement of vehicular traffic. The single access point
to the site minimizes the potential conflict between pedestrians and vehicular traffic. Due
to the expected low traffic volume on Dixon Avenue, there is also minimum conflict
between traffic entering and exiting the site and the traffic mevement on Dixon Avenue.

The applicant has agreed to fund and construct the extension of Dixon Avenue from
Ripley Street to Bonifant Street, including the Sector Plan retrofit of the County’s
Bonifant Street parking garage. This will create a business district street that was
envisioned in the Sector Plan. The entire length of Dixon Lane will be provided with a
15-foot sidewalk on the east side and a 25-foot combined sidewalk/bikeway on the west
- side to accommodate pedestrian and vehicle traffic to and from the site. These
improvements will provide a vital connection from the Ripley District to the Silver

Spring CBD core.

Pedestﬁan Impact Analysis

The traffic study evaluated the pedestrian activities in the area. Construction of wide
sidewalks along Ripley Street and Dixon Avenue will enhance pedestrian safety and
movements. There will be sidewalks to the Metro station. A well-designed pedestrian and
bikeway system in the vicinity of the site connects to existing facilities throughout the
CBD.

Policy Area Review/Staging Ceiling Analysis

The site is located within the Silver Spring CBD Policy Area, which has a remaining
capacity of 2,860 jobs, and 4,448 housing units as of June 30, 2004.
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(e) The proposal will be more eﬁ’zczent and deszrable than could be accomplished by the use of
the standard method of developmeni.

The utilization of the full 5 FAR density permitted for mixed-use optional method projects
creates opportunities for a project that will provide a full allocation of Moderately Priced
Dwelling Units, on a site that is within the CBD and adjacent to mass transit and employment
opportunmes The development maximizes the density and also allows this applicant to
1mplement the Dixon Avenue connection from Ripley Street to Bonifant Street that provides
a community-wide benefit and effects a Sector Plan recommended circulation pattern. Also
the 52.1% public on and off site open space 1mprovements will create pedestrian spaces that
will transform this block from an overlooked industrial arca within of Silver Spring to a fully

contributing portion of the new Silver Spring CBD.

(f) The proposal will include moderately priced dwelling units in accordance with Chapter 25A
of this Code, if the requirements of that chapter apply.

As mentioned above, the project will provide the full number of MPDUs as required and they
will all be provided on site. . ‘

(g) When a Project Plan includes more than one lot under common ownership, or is a single lot
containing two or more CBD zones, and is shown to transfer public open space or
development density from on lot to another or transfer densities, within a lot with two or
more CBD zones, pursuant to the special standards of either section 59-C 6.2351 or 59-C
6.2352 (whichever is applicable), the Project Plan may be approved by the Planning Board

based on the following findings:

(1) The project will preserve an historic site, building, structure or area as shown on the
Locational Atlas and Index of Historic Sites or the Master Plan. for Historic

Preservation; and/or
(2) The project will implement an urban renewal plan adopted pursuant to Chapter 56 of

the Montgomery County Code; and/or
(3) The project will result in an overall land use configuration that is Szgmﬁcantly
superior to that which could otherwise be achieved.

This section does not apply.

(h) As conditioned, the proposal satisfies any applicable requirements for forest conservation
under Chapter 22A.

This project will satisfy the applicable forest conservation requirements and they will be
reviewed in conjunction with the Preliminary and Site Plan reviews.

(i) As conditioned, the proposal satisfies any applicable requirements for water quality
resources protection under Chapter 19.

This project will include the applicable water quality resources protection requirements and
they will be reviewed in conjunction with the Preliminary and Site Plan reviews.
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APPENDIX

1. Draft Opinion '
2. Attachments as listed in the Table of contents.
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