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APPLICATION 

DESCRIPTION: 
 
Amend the Project Plan, Preliminary Plan and Site Plan to change the use from retail 
and office use to retail and residential use. There will be no changes to the approved 
building footprint, setbacks and heights.  The Plans proposes 152,740 gross square 
feet of mixed-use development, with 150,340 square feet of residential use above 
2,400 square feet of ground-floor commercial uses, on 0.87 acres in the CBD-2 Zone; 
located on the east side of Georgia Avenue, 250 feet north of the intersection of 
Georgia Avenue and Cameron Street, in the Silver Spring CBD Sector Plan. 

  
APPLICANT: 8711 Georgia Avenue Parking Lot, LLC 

  
FILING DATE: January 14, 2011 

  
RECOMMENDATION: Approval with conditions 

  
EXECUTIVE 
SUMMARY: 

 
Staff reviewed the modifications to the Project, Preliminary and  Site Plan 
amendments concurrently as a combined application.  The project replaces the 
proposed office use with 160 residential dwelling units, reduces the amount of 
ground floor retail, and reduces the number of parking spaces from 326 spaces to 
194 spaces within and underneath the building. The project features desirable on-site 
public use space and amenities, and offers an attractive, sustainable, contemporary 
design with frontages on both Georgia Avenue and the future Fenton Street 
extension.  The Applicant will upgrade the sidewalks along and between both site 
frontages, on Georgia Avenue, Cameron Street, and on the Parking Garage 2 
driveway, as allowed by MCDOT, to the Silver Spring streetscape standards.   
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SECTION 1:  CONTEXT AND PROPOSAL 

SITE DESCRIPTION 

Vicinity 
The proposed development is located on the north end of the Silver Spring Central Business District (CBD) 
on the east side of Georgia Avenue just north of the intersection with Cameron Street.  The surrounding 
area is zoned CBD-2 and is currently occupied by commercial office buildings ranging from 6 to 13 stories, 
two public parking garages, and the Montgomery Regional Office of M-NCPPC.  The site is within a five-
minute walk of the Silver Spring Metro Station and Downtown Silver Spring.   
   

 
 

Vicinity Map 
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Site Analysis 
The 8711 Georgia Avenue site is on the east side of Georgia Avenue, north of Cameron Street, and totals 
approximately 38,185 gross square feet, or 0.87 acres.  Approximately 1,918 square feet has been dedicated 
for roadways, leaving a net tract area of 31,116 square feet.  The site is currently occupied by a surface 
parking lot, which also provides drive-through bank service access for the building to the south.  There are 
no overhead utility wires along either frontage.  To the north of the site is currently an exit/entry driveway 
for public Parking Garage 2.  The site topography falls significantly away from Georgia Avenue, dropping 
approximately 10 feet to the northeast at Parking Garage 2.  There are no significant existing trees or other 
vegetation on the site, which is entirely impervious.  Ingress and egress would be provided from Georgia 
Avenue and the future Fenton Street extension. 
 

 
 

Aerial Site View 
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Site Aerial Oblique View 
 
PROJECT DESCRIPTION 
 
Previous Approvals 
 
Project and Preliminary Plans  
The Planning Board approved Project Plan #920050020 and Preliminary Plan #120060420 on January 
19,2006  for a mixed use development totaling 152,740 square feet. 
 
The Planning Board approved Project Plan Amendment #92005002A and Site Plan #820080230 on 
October 23, 2008, for a mixed use development of up to 152,740 gross square feet, including 148,278 
square feet of office space and 4,462 square feet of general retail use.  The Planning Board Opinion, dated 
December 8, 2008, is appended.   
 
Proposal: Site & Landscape Plans 
 
This plan proposes 152,740 gross square feet of mixed-use development, including 160 dwelling units and 
2,400 square feet of retail, in a 13-story, 143-foot tall building.  The building maintains the existing street 



  

Page 6 

 

   

wall on Georgia Avenue and provides a generous, attractive public art plaza along the future extension of 
Fenton Street.  

 
 

Previously Approved Site Plan                                          Amended Site Plan 
 
Vehicular access for both parking and service remains the same from Georgia Avenue via a driveway along 
the southern edge of the site.  Vehicles exiting the on-site garage may either return to Georgia Avenue or 
continue east on the driveway to Fenton Street extended.  Service vehicles will exit only via Fenton Street 
extended.  Pedestrian access between Georgia Avenue and future Fenton Street extended is furnished by an 
arcade running parallel to the driveway from the sidewalk on Georgia Avenue to the public plaza along 
Fenton Street extended.  Parking is provided on-site within and underneath the building. The proposed 
parking number has changed from 326 spaces within and underneath the building to 194 spaces primarily 
due to lesser demand based upon the change in use.  
 

 
 
Previously Approved Schematic Building Section                    Amended Schematic Building Section 
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Proposal: Architecture 

 
 

 
 
         Approved Georgia Avenue Elevation                                Amended Georgia Avenue Elevation 
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The proposed architecture provides an attractive and dynamic contemporary design facing Georgia Avenue 
and Fenton Street.  An illuminated entrance feature and other design elements also highlight the connection 
between Georgia Avenue and the Fenton Street art plaza. 
 

 
 
As approved Fenton Street Plaza Elevation                 Amended Fenton Street Plaza Elevation 
 
Proposal: Public Use Space & Art Installation 
 
Consistent with the previous approval, the applicant engaged local artist Martha Jackson Jarvis to design an 
“urban oasis,” in the public use space.  The overall concept and theme for the plaza remains the same with 
minor changes to the wall, lighting and landscaping due to changes to the adjacent loading space.  The 
undulating wall comprised of brightly colored materials will be reduced by approximately 10 feet, while 
the taller wall screening the plaza from the access road will be lengthened by approximately 6 feet and 
raised 1.5 feet.  
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 Previously approved Illustrative Detail Plan                      Amended Illustrative Detail Plan 

 
 

 
Public Art Details 
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Previously approved Section 

Amended Section 
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Previously Approved Art Wall Elevation 
 

 
 

Amended Art Wall Elevation 
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COMMUNITY OUTREACH 
 
The Applicant has complied with all submission and noticing requirements.  Staff has not received 
correspondence from any citizens or community groups as of the date of this report. 
 
 

 
SECTION 2:   PROJECT PLAN AMENDMENT REVIEW 

 
 The modifications to the Project Plan include changing the office to residential and reducing the amount of 
ground floor retail by approximately 2,000 square feet, reducing the parking counts to account for the 
change in use, and  minor changes to public use space (total square feet, grading, hardscape, planting) in 
response to changes to the access drive and SWM access easement.   All other elements of the approved 
Project Plan, including building density and height, remain unchanged.     
 
ANALYSIS FINDINGS 
Changing the use from a mix of office and commercial to a mix of residential and retail does not contradict 
the intent of the Silver Spring CBD Sector Plan but actually goes further in fulfilling the vision of the plan.  
The vision of the Sector Plan articulates the themes of a Transit-Oriented Downtown, a Commercial 
Downtown, a Residential Downtown, a Civic Downtown, a Green Downtown and a Pedestrian-Friendly 
Downtown (pg 14). The previous plan supported four of these themes: Transit-oriented, Commercial, 
Green and Pedestrian-Friendly. This change will add a fifth element - a Residential Downtown - while 
preserving the others.  The applicant has complied with a previous condition for access to Fenton Street 
extended by securing access agreement that includes vehicular access on Fenton Street extended and the 
removal of the existing brick retaining wall.  The applicant will continue to coordinate with the county for 
utility extensions in the alley.   
 
The public use space is essentially the same (a reduction of 518 square feet) and the result of changes 
related to the proposed access drive at Fenton Street and the relocation of the storm water management 
facilities.  The relocation does not negatively impact the overall quality of the site design.   
 
PROJECT PLAN AMENDMENT RECOMMENDATION 
This Project Plan Amendment does not alter the intent, objectives, or requirements expressed or imposed 
by the Planning Board in its review of the original Project Plan.  Staff recommends approval of project plan 
amendment 92005002B, 8711 Georgia Avenue, to change the office use to residential, reducing the amount 
of retail by approximately 2,000 square feet and minor modifications to the public use space.  All site 
development elements shown on the site plans stamped “Received” by the M-NCPPC on January 19, 2011 
are required except as modified by the following conditions: 
 
1. Development Ceiling 

Development under this approval is limited to 150,340 gross square feet of residential development, 
including a maximum of 160 multi-family units and 2,400 square feet of ground floor retail.  

 
2. Public Use Space 

The proposed public use space and off site amenities shall adhere to the following conditions: 

a. The Applicant must provide a minimum of 6,959 square feet (22.4 percent of the net lot area) as 
on-site public use space; 
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b. The on-site public use space must be easily and readily accessible to the general public and 
available for public enjoyment; 

c. Provide a minimum of 11,605 square feet (37.3 percent of the net lot area), for off-site public 
amenity, of streetscape improvements; 

 
3. Moderately Priced Dwelling Units 

The Applicant must provide a minimum of 12.5 percent of the total number of units as moderately 
priced dwelling units in accordance with Chapter 25A. 

 
 

SECTION 3:    PRELIMINARY PLAN AMENDMENT REVIEW  
 

MASTER PLAN 
This site is included without specific recommendations in the “Other Areas of the CBD” section of the 
2000 Silver Spring CBD Sector Plan.  Nevertheless, it is centrally situated on Georgia Avenue, a central 
corridor of Silver Spring, and half a block from Spring Street, the northern gateway to the CBD.  For the 
“Corridors and Gateways”, the objective of the Sector Plan is to “Improve the image of the entire 
downtown by improving the appearance of its primary corridors.”  In replacing a surface parking lot, which 
currently features only a well-intended gatehouse and archway structures which are now abandoned and in 
disrepair, this project as designed will contribute significantly to the attractiveness and vitality of the 
Avenue. The vision of the Sector Plan articulates the themes of a Transit-Oriented Downtown, a 
Commercial Downtown, a Residential Downtown, a Civic Downtown, a Green Downtown and a 
Pedestrian-Friendly Downtown (pg 14).  
 
TRANSPORTATION 
 
• Local Area Transportation Review 
 

Using trip generation rates included in the Local Area Transportation Review (LATR)/Policy Area 
Mobility Review (PAMR) Guidelines, the proposed 160 high-rise residential units and 2,400 SF of retail 
on the property is estimated to generate 49 and 53 peak-hour trips during the weekday morning (6:30 a.m. 
to 9:30 a.m.) and evening (4:00 p.m. to 7:00 p.m.) peak periods, respectively. These peak-hour trip 
estimates are significantly below the trip generation estimates associated with the currently approved 
density of 148,278 SF of office and 4,462 SF of retail on the property (207 and 214 peak-hour trips during 
the weekday morning and evening peak periods, respectively). 

Since the proposed density under the subject amendment will generate less peak-hour trips than that 
estimated to be generated by the currently approved density, the subject preliminary plan amendment 
satisfies the LATR requirements of the APF test. 

• Policy Area Mobility Review 
 

As an application filed prior to January 1, 2007, the subject preliminary plan amendment is not subject to 
the PAMR requirements of the APF test. 
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ENVIRONMENT 
The Natural Resource Inventory /Forest Stand Delineation plan (NRI/FSD) for the project was originally 
approved on November 8, 2004 and  recertified on March 18, 2008. The property consists of an asphalt 
parking lot and minor landscape plantings surrounded by mid and high rise office buildings. The urban 
setting lies within the Sligo Creek Watershed (a use-class I). The site does not contain any environmentally 
sensitive features such as forest areas or significant/specimen trees.  

The forest conservation plan was approved on May 15, 2009. The plan shows the removal of the minor 
landscaping and trees which currently exist at the site.  The plans identify a number of new street trees to 
be installed, however the plantings cannot be credited toward forest conservation requirements since M-
NCPPC does not have ultimate jurisdiction for plantings in the Right of Way (ROW). The afforestation 
planting requirement of 0.11 acres or 4,791 s.f. will be met by payment of fee-in-lieu. 

The proposed changes of the building use does not affect the approved forest conservation plan since the 
building footprint and the associated (LOD) remain the same. Furthermore, the use change proposed for the 
building does not affect the forest conservation planting requirements since the site does not contain any 
forest (therefore the forest conservation thresholds associated with any land use are not applicable). 

 
PRELIMINARY PLAN AMENDMENT RECOMMENDATION 
The amendment to the Preliminary Plan of Subdivision satisfies the requirements of Chapter 50 of the 
County Code. The only change applicable is that the mix of approved square footage of general office and 
retail use is being changed to multi-family residential and retail/restaurant use.  All other elements of the 
approved Preliminary Plan including density, access, and conformance with the approved and adopted 
Master Plan remain the same except as modified by the following conditions: 
 

1) Approval under this preliminary plan amendment is limited to 152,740 square feet of 
development, including 150,340 square feet of residential and 2,400 square feet of general retail. 

2) All other conditions of Preliminary Plan #120060420 remain the same. 
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SECTION 4: SITE PLAN REVIEW 
 
 
DEVELOPMENT STANDARDS 
The proposed development is designated Central Business District 2  (CBD-2), a zone created to promote 
increased height and density in the areas surrounding the urban core.  The development standards are 
minimal within the CBD-2 Zone to encourage flexibility through the Optional Method of Development, 
with final details determined at Site Plan. 
 
The purposes of the CBD-2 Zone include:  

• encourage designs which produce a desirable relationship between the individual buildings in the 
central business district, between the buildings and the circulation system and between the central 
business district and adjacent areas;  

• promote the effective use of transit facilities in the central business district and pedestrian access 
thereto as well as an improved pedestrian and vehicular circulation;  

• assist in the development of adequate residential areas for people with a range of different incomes;  
• encourage land assembly and the most desirable use of land in accordance with a sector plan;  
• 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 
districts; and  

• provide an incentive for the development of residential uses to meet the needs of those employed 
within the central business districts and those who will be able to use the district transit facilities to 
travel to and from places of employment. 

 
The proposed development provides 152,740 sf. of residential and ground-floor retail uses within a five-
minute walk of the Silver Spring Transit Center and Downtown Silver Spring.  The building height is 
comparable to adjacent residential and office buildings along Georgia Avenue and Cameron Street.  The 
site has been designed and detailed to create a comfortable, functional environment. 
 
The following data table indicates the proposed development’s compliance with the Zoning Ordinance. 
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Project Data Table for the CBD-2 Zone 
 

Development Standard 
Permitted/ 
Required 

Approved per 
Project Plan  

Approved per 
Preliminary 

Plan 

Approved 
Project Plan 
Amendment / 

Site Plan  

Proposed for 
Project 

Plan/Preliminary 
Plan/ Site Plan 
Amendment 

Approval 
Min. Gross Tract Area 
(square feet) 

18,000 38,185  38,185 38,185 

Previously Dedicated Area  -5,151  -5,151 -5,151 
Proposed Dedicated Area  -1,918  -1,918 -1,918 
Net Lot Area  31,116  31,116 31,116 
      
Max. Density       
Office (sf.)  148,278 148,278 148,278 0 
Office (FAR)  3.88 3.88 3.88 0 
Retail (sf.)  4,462 4,462 4,462 2,400 
Retail (FAR)  0.12 0.12 0.12 0.06 
Residential (sf.)     150,340 
Residential (FAR) 2.0 Minimum    3.94 
Total (sf.)  152,740 152,740 152,740 152,740 
Total (FAR) 4 4  4 4.0 
      
Max. Building Height (ft.)1 143 143  143 143 
      
      
Min. Building Setbacks (ft.)      
Georgia Avenue ROW  13  0 0 
East (Public Garage 2)  32  0 0 
North  0  0 0 
South  30  0 0 
      
Max. No. of Dwelling Units: 160 N/A N/A N/A 160 
Moderately Priced Dwelling 
Units (%): 

12.5 N/A N/A N/A 12.5 
 

Min. On-Site Public Use 
Space, (% of Net Lot Area) 

20 26.6  24 22.4 

Min. On-Site Public Use 
Space, (sf.) 

6,223 8,275  7,477 6,959 

Min. Off-Site Public Amenity 
Space, (% of Net Lot Area) 

 36.2  37.1 37.3 

Min. Off-Site Public Amenity 
Space, (sf.) 

 11,264  11,556 11,605 

Min. Total On- & Off-Site 
Public Use & Amenity Space 
(% of Net Lot Area) 

 62.8  61.1 59.7 

Min. Total On- & Off-Site 
Public Use & Amenity Space 
(sf.) 

 19,539  19,033 18,564 

      
Max. Parking Spaces  3262  326 194  
Retail @ 5/1,000 
(2,400 s.f.) 

    12 

                                                            
1 Measured from the center of the building on Georgia Avenue. 
2Based upon 148,278 s.f. of office and 4,462 s.f. of retail. 
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Less 15% for proximity to 
Metro (for retail uses) 

    1 

Total retail     11 
      
Residential      
Market Rate-Studio @ 1/du 
(18 du’s) 

    18 

MPDU-Studio @.5/du (2 
du’s) 

    1 

Market Rate-1 Bdrm @ 
1.25/du (55 du’s) 

    69 

Market Rate-1 Bdrm w/den 
@ 1.5/du (50 du’s) 

    75 

MPDU-1 Bdrm w/den @ 
0.75/du (15 du’s) 

    10 

Market Rate-2 Bdrm @ 
1.50/du (17 du’s) 

    26 

MPDU-2 Bdrm @ 0.75/du (3 
du’s) 

    3 

Subtotal: Total Residential 
Parking 

    202 

Less 10% CBD credit (for 
residential uses, excludes 
MPDU's) 

    19 

Total Parking Requirement      194 
 

Recreational Facilities 

Because the building is being converted from office to residential use, the applicant is required to provided 
recreational facilities: 
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FINDINGS 

 
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 amended Site Plan is consistent with the approved Project Plan, as amended by Project Plan 
Amendment 92005002B.  The revised design makes minor adjustment to the plan and does not 
diminish the overall quality and character of the Project Plan. 

 
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 Site Plan meets all of the requirements of the Central Business District 2 (CBD-2) zone as 
demonstrated by the project Data Table on page 16.  The building height remains unchanged from 
the previously approved Project, Preliminary and Site Plans, and the modifications to the mix of 
uses, vehicular access, and public use space are minor in scope. 

 
3. The locations of buildings and structures, open spaces, landscaping, recreation facilities, and 

pedestrian and vehicular circulation systems are adequate, safe, and efficient. 

As amended, the proposed residential building is similar in design and massing to the approved 
office building and continues to provide an appropriate density and mix of uses on an optimal 
site for accessibility to mass transit and neighborhood facilities.  The design and layout of the 
building are compatible with the existing and proposed development in the north end of the 
Silver Spring CBD in terms of massing, detailing, and height.  Both the use and the design 
elements of the architecture provide an adequate, safe, and efficient building on the subject site. 
 
The plan proposes twenty-two percent of the net lot area for public use on-site, including an 
attractive plaza with a dynamic public art component adjacent to the expected extension of 
Fenton Street, and about thirty-seven percent of the net lot area for off-site streetscape 
improvements, a significant contribution which largely completes installation of the Silver 
Spring Streetscape Standard for the block.  The previously approved Project Plan Amendment 
included a slightly larger percentage of public use space, 24 percent, but the Applicant’s 1.6 % 
reduction in total on-site public use space does not affect the overall quality of the proposed 
design and is still above the 20% minimum requirement.  The potential for the short-term 
retention/replacement of the existing retaining wall on the Parking Lot District property 
between the plaza and the driveway impairs neither the quality of the space nor its longer-term 
adequacy, safety, or efficiency.  Each of these features contributes to a significantly improved 
pedestrian experience that is adequate, safe, and efficient. 
 
The proposed landscaping on this urban infill site primarily provides a spatial context for the 
“urban oasis” public plaza along Fenton Street extended.  Both the bordering tree stands and the 
foliated green screens along the lower floors of the building itself elevate and reinforce the 
central theme defining this unique urban destination.  The on-site lighting, including a proposed 
illuminated entry feature highlighting the passage from Georgia Avenue through the site to the 
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plaza, similarly directs and reinforces the pedestrian experience through the site, from both 
directions.  Further, the Applicant is providing street trees and pole lighting off-site, per 
MCDOT standards for Georgia Avenue, and the Silver Spring Streetscape Standard for Georgia 
Avenue and Cameron Street as part of their public amenity contribution.  On Georgia Avenue, 
the applicant will provide green panels instead of paving over the amended soil panels. This will 
help "green" the Silver Spring CBD by providing opportunities for storm water infiltration and 
additional green groundcovers. The landscape and lighting are central to the successful design 
of this site, and are more than adequate, safe, and efficient. 
 
A residential component has been added to this project comprised of 160 dwelling units, of 
which 12.5% are moderately priced dwelling units. 
 

a. Pedestrian and Vehicular Circulation Systems 
The vehicular and pedestrian circulation proposed continues to provide access from Georgia 
Avenue for both parking and service, and egress to both Georgia Avenue and future Fenton 
Street extended.  This site plan improves mid- and through-block circulation, both pedestrian 
and vehicular, and is adequate, safe, and efficient. 
 

4. Each structure and use is compatible with other uses and other site plans and with existing and 
proposed adjacent development. 

The building is compatible with other constructed, proposed, and planned high-rise mixed-use 
development along Georgia Avenue and Cameron Streets, including the adjacent hotel, office 
buildings, and other mixed-use structures in massing, scale, design, detailing, and layout.     

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

Chapter 19 regarding water resource protection, and any other applicable law. 
 
The subject Amended Site Plan, including off-site improvements, is subject to forest conservation 
requirements.  The site does not currently include any trees, and the Applicant expects to meet their 
forest conservation requirements through on- and off-site planting and/or fee in lieu. The proposed 
changes to the use do not change this finding. Final conformance will be verified by Certified Site 
Plan. 
 
The proposed storm water management concept approved by DPS on July 23, 2008, consists of on-
site water quality via a Storm Filter and a “green” roof.  On-site recharge is not required since this is 
a redevelopment. 
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SITE PLAN RECOMMENDATION AND CONDITIONS 
 
Approval of 152,740 gross square feet of mixed-use development, including 150,340 square feet of office 
space and 2,400 square feet of retail uses, on one 0.87-acre lot in the CBD-2 zone.  All site development 
elements as shown on the site, landscape, and lighting plans stamped by the M-NCPPC on January 14, 
2011, are required except as modified by the following conditions: 
 

1. Project Plan Conformance 
The proposed development must comply with the conditions of the approved Resolution for Project 
Plan 920050020A, as amended by 92005002B. 

 
2. Preliminary Plan Conformance 

The proposed development must comply with the conditions of the approved Resolution for 
Preliminary Plan 120060420, as amended by 12006042A. 
 

3. Site Plan 
All previous conditions of Site Plan 820080230 apply except for the following: 
a. The exterior architectural character, proportion, material, and articulation must be substantially 

similar to the schematic elevations shown on Sheet A.04 of the submitted architectural 
drawings, as determined by M-NCPPC Area 1 Design staff; 

b. Reconfirm with State Highway Administration, by time of certified site plan, that turning radius 
dimension at access drive on Georgia Avenue may be reduced from the standard 30' to 20' (a 
turning radius of 20' was previously approved by SHA).  A 20' turning radius in desirable in 
urban areas such as the Silver Spring CBD as it provides a safer pedestrian environment. 

 
c. Public Use and Amenity Space 

i. The Applicant must provide a minimum of 6,959 square feet (22.4 percent of the net 
lot area) as on-site public use space; 

ii. Provide a minimum of 11,605 square feet (37.3 percent of the net lot area) of 
streetscape improvements as an off-site public amenity.; 

iii. Provide “Green Screen” or similar structures on the building elevation facing Fenton 
Street extended, as illustrated on Sheets A.04 and L3.1.1 of the submitted 
architecture and landscape architecture drawings.  The Applicant must populate 
these structures with climbing plants sufficient to cover a substantial proportion of 
the screens when the plants mature. 

 
d. Streetscape 

i. On Fenton Street, extending from north end of sidewalk adjacent to property to 
intersection with Cameron, replace with new concrete sidewalk as needed as 
permitted by Montgomery County. 

ii. On Georgia Avenue, install Belden brick paver #470-479 'Silver Spring Special' in 
herringbone pattern parallel to curb in the sidewalks, transitioning to basket-weave 
on Cameron Street. The two different patterns to be separated by a double row-lock 
band of brick pavers aligned with the face of the building on Georgia Avenue 
(8701).   

iii. On Georgia Avenue, where an amended soil panel under the sidewalk is required by 
the Streetscape Standards, replace paving with planted beds or green panels. Total 
dimension to be approximately 20’ X 6’, set 16” from back of curb. There is to be a 
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metal wicket barrier on all four(4) sides. Specification for this barrier to be approved 
at Certified Site Plan. 

 
e. Environment 

i. Meet all afforestation requirements for the subject site off-site and not with 
landscape planting or street trees planted within the public right-of-way. Submit fee 
in lieu prior to any land disturbing activity 

ii. Comply with the conditions of approval of the Final Forest Conservation Plan 
(FFCP);   

 
f. Stormwater Management 

The proposed development is subject to Storm water Management Concept approval 
conditions dated July 23, 2008, and the administrative waiver granted on November 22, 
2010, unless amended and approved by the Montgomery County Department of Permitting 
Services based on a revised concept plan submitted by the applicant. 

 
g. Development Program 

The Applicant must construct the proposed development in accordance with Development 
Program.  A Development Program shall be reviewed and approved by M-NCPPC staff 
prior to approval of the Certified Site Plan. The Development Program shall include a 
phasing schedule as follows: 

i. Streetscape improvements to Georgia Avenue, Cameron Street, and, unless 
disapproved by the Parking Lot District, the future Fenton Street extension, as 
illustrated on the Certified Site Plan, must be completed before issuance of any use 
and occupancy permits; 

ii. On-site public use space, including the associated public art installation, paving and 
lighting,  must be completed before issuance of any use and occupancy permits; 

iii. All on-site landscaping must be completed within six months of the issuance of any 
use and occupancy permits; 

iv. Specify phasing of pre-construction meetings, dedications, sediment/erosion control, 
or other features; 

v. The “Green Screen” required by condition 5.f. must be installed on the building prior 
to issuance of any building use and occupancy permits and be planted within 6 
months of the issuance of any building use and occupancy permits. 

 
 

h. Certified Site Plan 
Prior to Certified Site Plan approval the following revisions, and those described in the 
above conditions, shall be included and/or information provided, subject to staff review and 
approval: 

i. Minor corrections and clarifications to site details and labeling; 
ii. Development Program, Inspection Schedule, Approved Forest Conservation Plan, 

and Site Plan Resolution; 
 
i. Transportation 

i. The Applicant must limit development on the property to not more than 160 high-
rise residential units and not more than 2,400 SF of retail. 

ii. The Applicant must enter into Traffic Mitigation Agreement (“Agreement”) with the 
Planning Board and the Montgomery County Department of Transportation (DOT) 
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to participate in the Silver Spring Transportation Management District (TMD). The 
final Agreement must be executed prior to the release of any building permit for the 
proposed development. 

 
 
 

APPENDICES 
A. Resolutions 
B. Reviewing Agency Approvals 
C. Easement Agreement 
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MCPB No.  08-134
Site Plan No. 820080230
Project Name: 8711 Georgia Avenue
Date of Hearing: October 23, 2008

MONTGOMERY COUNTY PLANNING BOARD

RESOLUTION

WHEREAS, pursuant to Montgomery County Code Division 59-D-3, the
Montgomery County Planning Board ("Planning Board") is vested with the authority to
review site plan applications; and

WHEREAS, on Apri l 16, 2008, 8711 Georgia Avenue Parking Lot, LLC,
("Applicant") filed an application for approval of a site plan for 152,740 gross square feet
of mixed-use development, with 148,278 square feet of office use above 4,462 square
feet of ground-floor commercial uses ("Site Plan" or "Plan") on 0.87 acres of CBD-2-
zoned land, located 250 feet nodh of the intersection of Georgia Avenue and Cameron
Street ("Property" or "Subject Property"); and

WHEREAS, Applicant's Site Plan application was designated Site Plan No.
820080230, (the "Application"); and

WHEREAS, Planning Board staff ("Stafi") issued a memorandum to the Planning
Board, dated October 10, 2008, setting forth its analysis of, and recommendation for
approval of the Application subject to certain conditions ("Staff Report"); and

WHEREAS, following review and analysis of the Application by Staff and the staff
of other governmental agencies, on October 23, 2008, the Planning Board held a public
hearing on the Application (the "Hearing"); and

WHEREAS, at the Hearing, the Planning Board heard testimony and received
evidence submitted for the record on the Application; and

WHEREAS, on October 23, 2008, the Planning Board approved the Application
subject to condit ions on the motion of Commissioner Alfandre; seconded by
Commissioner Cryor; with a vote of 4-0; Commissioners Alfandre, Cryor, Hanson, and
Presley voting in favor and Commissioner Robinson being absent,

Approvedasto
Legal Sufficiency: 6b rL ls ' laB

Chairirrant Ofice: 301.495.4605 Fu 301.495.13208787 Georgia Avdd+HGRPI Sfriggl Eferyfudred? t o
wr.w. M C Parkan d?lanning. o rg E-MaiI: mcp-chairman@mncpPc.org
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NOW, THEREFORE, BE lT RESOLVED that, pursuant to the relevant provisions
of Montgomery County Code Chapter 59, the Montgomery County Planning Board
APPROVES Site Plan No. 820080230 for 152,740 gross square feet of mixed-use
development, with 148,278 square feet of office use above 4,462 square feet of ground-
floor commercial uses, on 0.87 gross acres in the CBD-2 zone, subject to the following
conditions:

1- ProiectPlan Conformance
The proposed development must comply with the conditions of the approved
Resolution for Project Plan No. 920050020, as amended by Project Plan No.
92005002A.

2. PreliminaryPlan Conformance
The proposed development must comply with the conditions of the approved
Resolution for Preliminary Plan No. 120060420, unless amended and approved
bythePlanningBoard.

3. LEED Certification
The Applicant must achieve a LEED (Leadership in Energy and Environmental
Design) Certified Rating Certification at a minimum. The Applicant must make
good faith efforts to achieve a LEED Silver rating. For documentation purposes,
before the issuance of any building permit, the Applicant must inform M-NCPPC
Staff of the LEED Certification Level for which they are applying. lf this level is
less than a Silver rating, before the issuance of any building permit the Applicant
must provide to Staff a written report from the Applicant's LEED consultant
analyzing the feasibil i ty of achieving a LEED-Silver rating, to include an aff idavit
from a LEED-Accredited Professional identifying the minimum additional
improvements required to achieve the LEED Silver rating, including their
associated extra cost.

4. Site Plan
a. Highlight the public pedestrian connection in both directions between Georgia

Avenue and the aft plaza on Fenton Street extended, at a minimum ro
include:
i- on the south corner of the building, on Georgia Avenue, an i l luminated

entry feature similar to that illustrated on the "south" and "east" elevations
on Sheet A.04 of the submitted architectural plans;

ii. on the west-facing partial-floor building return located overhead within the
pedestrian arcade (at the fifth bay from the north side of the building, as
illustrated on the east elevation on Sheet A.04), adjacent to the driveway,
an illuminated "way-finding" feature readily visible from the entry feature
described above in condit ion 4.a.i;
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o.

i i i .  on the east corner of the building, on the art plaza, an i l luminated signage
and entry feature;

iv. details of the above features must be included as exhibits in the Certified
Site Plan:

Minimize to the greatest extent possible the opacity of any guardrail required
by the building code to be located between the arcade on the southwest edge
of the building and the adjacent driveway. Before issuance of any building
use and occupancy permit, the Applicant must submit to M-NCPPC
Development Review and Urban Design Staff the final guardrail design for
approval;
The exterior architectural character, proportion, material, and articulation must
be substantially similar to the schematic elevations shown on Sheet A.04 of
the submitted architectural drawings, as determined by M-NCPPC
Development Review and Urban Design Staff;
Reconfigure the on-site portion of the transition betvveen the north-side
driveway curb and the off-site Georgia Avenue exitway curbing to provide a
more direct continuation.

Publ icUseandAmeni tvSpace
a. The Applicant must provide a minimum of 7,477 square feet (24 percent of

the net lot area) as on-site public use space;
b. The on-site public use space must be easily and readily accessible to the

general public and available for public enjoyment;
c. Provide a minimum of 11,556 square feet (37.1 percent of the net lot area),

for off-site public amenity, of streetscape improvements;
d. Expand the on-site public use space to include the arcade access between

Georgia Avenue and the plaza on Fenton Street extended;
e. Provide "Green Screen" or similar structures on the building elevation facing

the Fenton Street extended, as i l lustrated on Sheets A.04 and 13.1.1 of the
submitted architecture and landscape architecture drawings. The Applicant
must populate these structures with climbing plants sufficient to cover a
substantial proportion of the screens.

Streetscape
a. As detailed below, provide the full-width Silver Spring streetscape standard,

including, but not limited to, brick pavers, street trees, and street lighting,
along the sidewalk running continuously along the block from the western
corner of the property on Georgia Avenue around Cameron Street and,
subject to Parking Lot District (PLD) approval, along the existing driveway for
Parking Garage 2 (Fenton Street extended) and concluding at the northern
limit of the site behind the existing building aI 8757 Georgia Avenue;

b. On Fenton Street, extending from north end of sidewalk adjacent to property
to intersection with Cameron, provide streetscape improvements, as

d .

5.

6 .
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permitted by PLD, of Type ''8" in accordance with the Silver Spring
Streetscape Plan (Apri l  1992) Technical Manual or as amended;

c. On Georgia Avenue, install brick paving in herringbone pattern in the
sidewalks, transitioning to basket-weave on Cameron Street. The two
different patterns to be separated by a double row-lock band of brick pavers
aligned with the face of the building on Georgia Avenue (8701 ). (Though this
is not reflected in the Silver Spring Streetscape Plan, Technical Manual, April
1992, the concrete unit paver in "Plan A" is no longer being installed on
Georgia Avenue and the brick specified in "Plan B" is being installed.
Herringbone pattern is being used to differentiate Plan A from Plan B type
paving.)

7. Public Art
a. Provide for and install the public art concept designed by artist Martha

Jackson-Jarvis, as presented to the Planning Department's Art Review Panel
on February 15, 2008, and illustrated in the Certified Site Plan;

b. Any signif icant changes to the concept presented on February 15, 2008, must
be presented to the Art Review Panel and approved by Development Review
Staff before Certified Site Plan;

c. Significant changes to the concept, as determined by Development Review
Staff , proposed after Certified Site Plan will require a Site Plan Amendment.

B. Transportation
a. Provide dual handicapped ramps at the corners of Georgia Avenue at

Cameron Street and Cameron Street at Fenton Street intersections, or as
approved by Montgomery County Department of Permitting Services
(MCDPS);

b. Provide level/at-grade sidewalk across the garage driveway access along
Georgia Avenue.

9. Environment
a. Meet all afforestation requirements for the Subject Properiy off-site and not

with landscape planting or street trees planted within ihe public righfof-way;
b. Comply with the conditions of approval of the Final Forest Conservation Ptan

(FFCP).

l0 .L ioht inq
a. All private on-site downiighting fixtures must be full cut-off fixtures;
b. Deflectors must be installed on all up-lighting fixtures causing potential glare

or excess i l lumination;
c. Lighting required for the public art installation may be exempted from the

conditions 9.a. and 9.b. at the discretion of Development Revjew Staff at the
time of Certified Site Plan:
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d. Provide additional site lighting along the through-block pedestrian and
vehicular routes as well as in the public plaza along future Fenton Street
extended, as necessary to meet IESNA best practices for public space
il lumination.

l l .StormwaterManaqement
The proposed development is subject to Stormwater Management Concept
approval condiiions dated July 23, 2008, unless amended and approved by the
Montgomery County Department of Permitting Services.

l2.DevelopmentProqram
The Applicant must construct the proposed development in accordance with a
Development Program. A Development Program shall be reviewed and
approved by M-NCPPC Staff prior to approval of the Certified Site plan. The
Development Program shall include a phasing schedule as follows:
a. Streetscape improvements to Georgia Avenue, Cameron Street, and, unless

disapproved by the Parking Lot District, the future Fenton Street extension, as
illustrated on the Certified Site Plan, must be completed before issuance of
any use and occupancy permits;

b. On-site public use space, including the associated public art installation,
paving, lighting, and landscaping, must be completed before issuance of any
use and occupancy permits;

c. All on-site landscaping must be completed within six months of the issuance
of any use and occupancy permits;

d. Phasing of pre-construction meetings, dedications, sedimenVerosion control,
or other features must be specified;

e. The "Green Screen" required by condition 5.e. must be installed on tne
building prior to issuance of any building use and occupancy permits and be
planted within 6 months of the issuance of any building use and occupancy
permits.

l3 .Clear inoandGradinq
a. The Applicant may demolish the existing stuctures on the site prior to M-

NCPPC approval of the Certified Site Plan, but only after approval of the Final
Forest Conservation Plan and the pre-construction meeting;

b. The Applicant must ensure that there is no clearing or grading of the subject
site prior to M-NCPPC approval of the Certified Site Plan.

l4 .Maintenance
a. The Applicant is responsible for maintenance of on-site landscaping and

public use space;
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b. The Applicant must coordinate with the Silver Spring Urban District/Regional
Services Center for maintenance of off-site public amenity space, including all
streetscape improvements, both on- and off-site, except as specified below;

c. Enter into an agreement with the Montgomery County Parking Lot District
(PLD) for the maintenance of sireetscape improvements where proposed site
paving extends into PLD Properiy.

lS.Cert i f ied Site Plan
Prior to Certified Site Plan approval, the following revisions, and those described
in the above conditions, shall be included and/or information provided, subject to
Staff review and approval:
a. Minor corrections and clarifications to site details and labeling;
b. A revised photometric plan to include all site lighting, specifically along the

pedestrian arcade and driveway as well as the public plaza fronting future
Fenton Street extended:

c. Development Program, Inspection Schedule, Approved Forest Conservaiion
Plan, and Site Plan Resolut ion;

d. All areas within the project Limits of Disturbance, including all off-site
improvements;

e. Provide Development Review Staff with a final version of the executed
agreement, including permission for streetscape improvements within the
driveway, with the Parking Lot District for access to the existing exit driveway
for Parking Garage 2;

f. Adjust sidewalk paving details per condition 6;
g. Revise sidewalk paving delails to show the brick paver to be used in the

streetscape as the Belden 470-479 'Silver Spring';
h. Change specified wattage on the Washington Globe street lights, planned for

Fenton and Cameron Streets, from 175 watts to 250 watts.

BE lT FURTHER RESOLVED that al l  si te development elements as shown on
8711 Georgia Avenue drawings stamped by the M-NCPPC on August 29, 2008, shal l
be required, except as modified by the above conditions of approval; and

BE lT FURTHER RESOLVED that, having given full consideration to the
recommendations and findings of its Staff, which the Planning Board hereby adopts and
incorporates by reference, and upon consideration of the entire record, the Montgomery
County Planning Board FINDS, with the conditions of approval, that:

1. The Site Plan conf orms to all non-illustrative elements of a development plan or
diagrammatic plan, and all binding elements of a schematic development plan,
certif ied 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 modif ies any element of the project plan .
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This Site Plan is consistent with the approved Project Plan, as amended by
Project Plan Amendment No. 920050024. The revised design improves upon
the overall quality and character of the Project Plan.

2. The Site Plan meets all of the requirements of the CBD-2 zone and where
applicable conforms to an urban renewal plan approved under Chapter 56.

The Site Plan meets all of the requirements of the Central Business District 2
(CBD-2) zone as demonstrated in the project Data Table below. The building
height and density remain unchanged from the approved Project Plan, and the
modifications to the building setbacks, vehicular access, and public use space
provide a superior design.

Requi rementsof theCBD-2zone

The Staff Report contains a data table that lists the Zoning Ordinance required
development standards and the developments standards proposed for approval.
The Planning Board finds, based on the aforementioned data table, and other
evidence and testimony of record, that the Application meets all of the applicable
requirements of the CBD-2 Zone. The following data table sets forth the
development standards approved by the Planning Board and binding on the
Applicant.
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DataTable

Development Standards
Approved by the Planning
Board and Binding on the
Applicant

Min. Gross Tract Area (square feet)
Previously Dedicated Area
Proposed Dedicated Area
Net Lot Area

Max. Density
Office (sf.)
Office (FAR)
Retail (sf.)
Retail (FAR)
Total (sf.)
Total (FAR)

Max. Building Height (ft.)1
Max. Stories

Min. Building Setbacks (ft.)
Georgia Avenue ROW
East (Public Garage 2l
North
South

Min. On-Site Public Use Space, (% of Net Lot Area)
Min. On-Site Public Use Space, (sf.)
Min. Off-Site Public Amenity Space, (% of Net Lot
Area)
Min. Off-Site Public Amenity Space, (sf.)
Min. Total On- & Off-Site Public Use & Amenity Space
(% of Net Lot Area)
Min. Total On- & Off-Site Public Use & Amenity Space
(sf.)

Max. Parking Spaces

I Measured from the ceDter of the buildins on Georsia Avenue.

?R , ' I  CE

-5 ,151
-1 ,918
31 ,116

148,278
3.88
4,462
o.12

152,740

143
13

24
7,477
37.1

11,556
61.1

19,033

326

0
n
U

0
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3. The locations of the buildings and structures, the open spaceq landscaping,
recreation facilities, and pedestrian and vehicular circulation sysfems are
adequate, safe, and efficient.

a. Bui ldings and Structures

The proposed building provides an appropriate higher-density mixed office
use with ground-floor retail on an optimal site for accessibility to mass
transit and neighborhood facilities. The design and layout of the building
are compatible with the existing and proposed development of the north
end of the Si lver Spring CBD in terms of massing, detai l ing, and height.
Both the use and the design elements of the architecture provide an
adequate, safe, and efiicient building on the subject site.

b. Open Spaces

The plan proposes twenty-four percent of the net lot area for public use
on-site, including an atiractive plaza with a dynamic public art component
adjacent to the expected extension of Fenton Street, and about thirty-
seven percent of the net lot area for off,site streetscape improvements, a
significant contribution which largely completes installation of the Silver
Spring Streetscape Standard for the block. The approved Project Plan
included a slightly larger percentage of public use space, 26.6 percent, but
the Applicant's addition to the 24 percent of a dynamrc public art
installation well compensates for this modest shortfall. The potential for
the short-term retentio n/replace me nt of the existing retaining wall on the
Parking Lot District property between the plaza and the driveway impairs
neither the quality of the space nor its longer-term adequacy, safety, or
efficiency. Each of these features contributes to a significantly improved
pedestrian experience that is adequate, safe, and efficient.

c. Landscaping and Lighting

The proposed landscaping on this urban infill site primarily provides a
spatial context for the "urban oasis" public plaza along Fenton Street
extended. Both the bordering tree stands and the foliated green screens
along the lower floors of the building itself elevate and reinforce the central
theme defining this unique urban destination. The on-site I ighting,
including a proposed i l luminated entry feature highl ighting the passage
from Georgia Avenue through the site to the plaza, similarly direct and
reinforce the pedestrian experience through the site, from both directions.
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Further, the Applicant is providing street trees and pole lighting off-site,
per MCDOT standards for Georgia Avenue and the Silver Spring
Streetscape Standard for Georgia Avenue, Cameron Street, and, with
Parking Lot District Approval, along the driveway for Parking Garage 2, as
part of their public amenity contribution. The landscape and lighting are
central to the successful design of this site, and are more than adequate,
safe, and efficient.

d. Recreation Facil i t ies

Since there is no residential component to this project, no recreation
facilities are required.

e. Vehicular and Pedestrian Circulation

This design does an excellent job of improving pedestrian and vehicular
circulation into, through, and out of the site, providing attractive
connections and destinations to both Georgia Avenue and future Fenton
Street extended. Sidewalks exist on both sides of the site and are actively
used on a daily basis. The architecture, landscaping, signage, and
lighting encourage pedestrian traffic through the site along the coverec
arcade along the southern edge of the building. The vehicular circulation
provides access from Georgia Avenue for both parking and service, anc
egress to both Georgia Avenue and future Fenton Street extended. This
Site Plan improves mid- and through-block circulation, both pedestrian
and vehicular, and is adequate, safe, and efficient.

Each structure and use is compatible with other uses and other site plans ano
with existing and proposed adjacent development.

The building is compatible with other mnstructed, proposed, and planned high-rise
mixed-use development along Georgia Avenue and Cameron Streets, including the
adjacent hotel, office buildings, and other mixed-use structures in massing, scale,
design, detailing, and layout.

The Site Plan meets all applicable requirements of Chapter 22A regarding forest
conservation, Chapter 19 regarding water resource protection, and any other
applicable Iaw.

The subject Site Plan, including off-site improvements, is subject to forest
conservation requirements. The site does not currently include any trees, and
the Applicant expects to meet their forest conservation requirements through on-
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and off-site planting and/or fee in lieu. Final conformance will be verified by
Certified Site Plan.

The proposed storm water management concept approved by DPS on July 23,
2008, consists of on-site water quality via a Storm Filter and a "green'' roof. On-
site recharge is not required since this is a redevelopment.

BE lT FURTHER RESOLVED, that this Resolution incorporates by reference all
evidence of record, including maps, drawings, memoranda, correspondence, and other
information; and

BE lT FURTHER RESOLVED, that this Site Plan shal l  remain val id as provided
in Montgomery County Code $ 59-D-3.8; and

da drz06uRrHtn .frt-t?:".:"d *ntlt,.'[""."1;H" l;' .H3o ,:"":il,H:. ;;
record); and

BE lT FURTHER RESOLVED, that any party authorized by law to tare an
administrative appeal must initiate such an appeal within thirty days of the date of this
Resolution, consistent with the procedural rules for the judicial review of administrative
agency decisions in Circuit Court (Rule 7-203, Maryland Rules).

CERTIFICATION

This is to certify that the foregoing is a true and correct copy of a Resolution
adopted by the Montgomery County Planning Board of The Maryland-National Capital
Park and Planning Commission on motion of Commissioner Alfandre, seconded by
Commissioner Cryor, with Commissioners Alfandre, Cryor, Hanson, and presley
present and voting in favor of the motion, and Commissioner Robinson absent, at its
regular meeting held on Thursday, October 23, 2008, in Silver Spring, Maryland.

Montgomery County Planning Board
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Project Name: 8711 Georgia Avenue
Date of Hearing: October 23, 2008

MONTGOMERY COUNTY PLANNING BOARD

RESOLUTION

WHEREAS, pursuant to Montgomery County Code Division 59-D-3, the
Montgomery County Planning Board ("Planning Board") is vested with the authority to
review site plan applications; and

WHEREAS, on Apri l 16, 2008, 8711 Georgia Avenue Parking Lot, LLC,
("Applicant") filed an application for approval of a site plan for 152,740 gross square feet
of mixed-use development, with 148,278 square feet of office use above 4,462 square
feet of ground-floor commercial uses ("Site Plan" or "Plan") on 0.87 acres of CBD-2-
zoned land, located 250 feet nodh of the intersection of Georgia Avenue and Cameron
Street ("Property" or "Subject Property"); and

WHEREAS, Applicant's Site Plan application was designated Site Plan No.
820080230, (the "Application"); and

WHEREAS, Planning Board staff ("Stafi") issued a memorandum to the Planning
Board, dated October 10, 2008, setting forth its analysis of, and recommendation for
approval of the Application subject to certain conditions ("Staff Report"); and

WHEREAS, following review and analysis of the Application by Staff and the staff
of other governmental agencies, on October 23, 2008, the Planning Board held a public
hearing on the Application (the "Hearing"); and

WHEREAS, at the Hearing, the Planning Board heard testimony and received
evidence submitted for the record on the Application; and

WHEREAS, on October 23, 2008, the Planning Board approved the Application
subject to condit ions on the motion of Commissioner Alfandre; seconded by
Commissioner Cryor; with a vote of 4-0; Commissioners Alfandre, Cryor, Hanson, and
Presley voting in favor and Commissioner Robinson being absent,

Approvedasto
Legal Sufficiency: 6b rL ls ' laB

Chairirrant Ofice: 301.495.4605 Fu 301.495.13208787 Georgia Avdd+HGRPI Sfriggl Eferyfudred? t o
wr.w. M C Parkan d?lanning. o rg E-MaiI: mcp-chairman@mncpPc.org
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NOW, THEREFORE, BE lT RESOLVED that, pursuant to the relevant provisions
of Montgomery County Code Chapter 59, the Montgomery County Planning Board
APPROVES Site Plan No. 820080230 for 152,740 gross square feet of mixed-use
development, with 148,278 square feet of office use above 4,462 square feet of ground-
floor commercial uses, on 0.87 gross acres in the CBD-2 zone, subject to the following
conditions:

1- ProiectPlan Conformance
The proposed development must comply with the conditions of the approved
Resolution for Project Plan No. 920050020, as amended by Project Plan No.
92005002A.

2. PreliminaryPlan Conformance
The proposed development must comply with the conditions of the approved
Resolution for Preliminary Plan No. 120060420, unless amended and approved
bythePlanningBoard.

3. LEED Certification
The Applicant must achieve a LEED (Leadership in Energy and Environmental
Design) Certified Rating Certification at a minimum. The Applicant must make
good faith efforts to achieve a LEED Silver rating. For documentation purposes,
before the issuance of any building permit, the Applicant must inform M-NCPPC
Staff of the LEED Certification Level for which they are applying. lf this level is
less than a Silver rating, before the issuance of any building permit the Applicant
must provide to Staff a written report from the Applicant's LEED consultant
analyzing the feasibil i ty of achieving a LEED-Silver rating, to include an aff idavit
from a LEED-Accredited Professional identifying the minimum additional
improvements required to achieve the LEED Silver rating, including their
associated extra cost.

4. Site Plan
a. Highlight the public pedestrian connection in both directions between Georgia

Avenue and the aft plaza on Fenton Street extended, at a minimum ro
include:
i- on the south corner of the building, on Georgia Avenue, an i l luminated

entry feature similar to that illustrated on the "south" and "east" elevations
on Sheet A.04 of the submitted architectural plans;

ii. on the west-facing partial-floor building return located overhead within the
pedestrian arcade (at the fifth bay from the north side of the building, as
illustrated on the east elevation on Sheet A.04), adjacent to the driveway,
an illuminated "way-finding" feature readily visible from the entry feature
described above in condit ion 4.a.i;
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o.

i i i .  on the east corner of the building, on the art plaza, an i l luminated signage
and entry feature;

iv. details of the above features must be included as exhibits in the Certified
Site Plan:

Minimize to the greatest extent possible the opacity of any guardrail required
by the building code to be located between the arcade on the southwest edge
of the building and the adjacent driveway. Before issuance of any building
use and occupancy permit, the Applicant must submit to M-NCPPC
Development Review and Urban Design Staff the final guardrail design for
approval;
The exterior architectural character, proportion, material, and articulation must
be substantially similar to the schematic elevations shown on Sheet A.04 of
the submitted architectural drawings, as determined by M-NCPPC
Development Review and Urban Design Staff;
Reconfigure the on-site portion of the transition betvveen the north-side
driveway curb and the off-site Georgia Avenue exitway curbing to provide a
more direct continuation.

Publ icUseandAmeni tvSpace
a. The Applicant must provide a minimum of 7,477 square feet (24 percent of

the net lot area) as on-site public use space;
b. The on-site public use space must be easily and readily accessible to the

general public and available for public enjoyment;
c. Provide a minimum of 11,556 square feet (37.1 percent of the net lot area),

for off-site public amenity, of streetscape improvements;
d. Expand the on-site public use space to include the arcade access between

Georgia Avenue and the plaza on Fenton Street extended;
e. Provide "Green Screen" or similar structures on the building elevation facing

the Fenton Street extended, as i l lustrated on Sheets A.04 and 13.1.1 of the
submitted architecture and landscape architecture drawings. The Applicant
must populate these structures with climbing plants sufficient to cover a
substantial proportion of the screens.

Streetscape
a. As detailed below, provide the full-width Silver Spring streetscape standard,

including, but not limited to, brick pavers, street trees, and street lighting,
along the sidewalk running continuously along the block from the western
corner of the property on Georgia Avenue around Cameron Street and,
subject to Parking Lot District (PLD) approval, along the existing driveway for
Parking Garage 2 (Fenton Street extended) and concluding at the northern
limit of the site behind the existing building aI 8757 Georgia Avenue;

b. On Fenton Street, extending from north end of sidewalk adjacent to property
to intersection with Cameron, provide streetscape improvements, as

d .

5.

6 .
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permitted by PLD, of Type ''8" in accordance with the Silver Spring
Streetscape Plan (Apri l  1992) Technical Manual or as amended;

c. On Georgia Avenue, install brick paving in herringbone pattern in the
sidewalks, transitioning to basket-weave on Cameron Street. The two
different patterns to be separated by a double row-lock band of brick pavers
aligned with the face of the building on Georgia Avenue (8701 ). (Though this
is not reflected in the Silver Spring Streetscape Plan, Technical Manual, April
1992, the concrete unit paver in "Plan A" is no longer being installed on
Georgia Avenue and the brick specified in "Plan B" is being installed.
Herringbone pattern is being used to differentiate Plan A from Plan B type
paving.)

7. Public Art
a. Provide for and install the public art concept designed by artist Martha

Jackson-Jarvis, as presented to the Planning Department's Art Review Panel
on February 15, 2008, and illustrated in the Certified Site Plan;

b. Any signif icant changes to the concept presented on February 15, 2008, must
be presented to the Art Review Panel and approved by Development Review
Staff before Certified Site Plan;

c. Significant changes to the concept, as determined by Development Review
Staff , proposed after Certified Site Plan will require a Site Plan Amendment.

B. Transportation
a. Provide dual handicapped ramps at the corners of Georgia Avenue at

Cameron Street and Cameron Street at Fenton Street intersections, or as
approved by Montgomery County Department of Permitting Services
(MCDPS);

b. Provide level/at-grade sidewalk across the garage driveway access along
Georgia Avenue.

9. Environment
a. Meet all afforestation requirements for the Subject Properiy off-site and not

with landscape planting or street trees planted within ihe public righfof-way;
b. Comply with the conditions of approval of the Final Forest Conservation Ptan

(FFCP).

l0 .L ioht inq
a. All private on-site downiighting fixtures must be full cut-off fixtures;
b. Deflectors must be installed on all up-lighting fixtures causing potential glare

or excess i l lumination;
c. Lighting required for the public art installation may be exempted from the

conditions 9.a. and 9.b. at the discretion of Development Revjew Staff at the
time of Certified Site Plan:
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d. Provide additional site lighting along the through-block pedestrian and
vehicular routes as well as in the public plaza along future Fenton Street
extended, as necessary to meet IESNA best practices for public space
il lumination.

l l .StormwaterManaqement
The proposed development is subject to Stormwater Management Concept
approval condiiions dated July 23, 2008, unless amended and approved by the
Montgomery County Department of Permitting Services.

l2.DevelopmentProqram
The Applicant must construct the proposed development in accordance with a
Development Program. A Development Program shall be reviewed and
approved by M-NCPPC Staff prior to approval of the Certified Site plan. The
Development Program shall include a phasing schedule as follows:
a. Streetscape improvements to Georgia Avenue, Cameron Street, and, unless

disapproved by the Parking Lot District, the future Fenton Street extension, as
illustrated on the Certified Site Plan, must be completed before issuance of
any use and occupancy permits;

b. On-site public use space, including the associated public art installation,
paving, lighting, and landscaping, must be completed before issuance of any
use and occupancy permits;

c. All on-site landscaping must be completed within six months of the issuance
of any use and occupancy permits;

d. Phasing of pre-construction meetings, dedications, sedimenVerosion control,
or other features must be specified;

e. The "Green Screen" required by condition 5.e. must be installed on tne
building prior to issuance of any building use and occupancy permits and be
planted within 6 months of the issuance of any building use and occupancy
permits.

l3 .Clear inoandGradinq
a. The Applicant may demolish the existing stuctures on the site prior to M-

NCPPC approval of the Certified Site Plan, but only after approval of the Final
Forest Conservation Plan and the pre-construction meeting;

b. The Applicant must ensure that there is no clearing or grading of the subject
site prior to M-NCPPC approval of the Certified Site Plan.

l4 .Maintenance
a. The Applicant is responsible for maintenance of on-site landscaping and

public use space;
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b. The Applicant must coordinate with the Silver Spring Urban District/Regional
Services Center for maintenance of off-site public amenity space, including all
streetscape improvements, both on- and off-site, except as specified below;

c. Enter into an agreement with the Montgomery County Parking Lot District
(PLD) for the maintenance of sireetscape improvements where proposed site
paving extends into PLD Properiy.

lS.Cert i f ied Site Plan
Prior to Certified Site Plan approval, the following revisions, and those described
in the above conditions, shall be included and/or information provided, subject to
Staff review and approval:
a. Minor corrections and clarifications to site details and labeling;
b. A revised photometric plan to include all site lighting, specifically along the

pedestrian arcade and driveway as well as the public plaza fronting future
Fenton Street extended:

c. Development Program, Inspection Schedule, Approved Forest Conservaiion
Plan, and Site Plan Resolut ion;

d. All areas within the project Limits of Disturbance, including all off-site
improvements;

e. Provide Development Review Staff with a final version of the executed
agreement, including permission for streetscape improvements within the
driveway, with the Parking Lot District for access to the existing exit driveway
for Parking Garage 2;

f. Adjust sidewalk paving details per condition 6;
g. Revise sidewalk paving delails to show the brick paver to be used in the

streetscape as the Belden 470-479 'Silver Spring';
h. Change specified wattage on the Washington Globe street lights, planned for

Fenton and Cameron Streets, from 175 watts to 250 watts.

BE lT FURTHER RESOLVED that al l  si te development elements as shown on
8711 Georgia Avenue drawings stamped by the M-NCPPC on August 29, 2008, shal l
be required, except as modified by the above conditions of approval; and

BE lT FURTHER RESOLVED that, having given full consideration to the
recommendations and findings of its Staff, which the Planning Board hereby adopts and
incorporates by reference, and upon consideration of the entire record, the Montgomery
County Planning Board FINDS, with the conditions of approval, that:

1. The Site Plan conf orms to all non-illustrative elements of a development plan or
diagrammatic plan, and all binding elements of a schematic development plan,
certif ied 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 modif ies any element of the project plan .
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This Site Plan is consistent with the approved Project Plan, as amended by
Project Plan Amendment No. 920050024. The revised design improves upon
the overall quality and character of the Project Plan.

2. The Site Plan meets all of the requirements of the CBD-2 zone and where
applicable conforms to an urban renewal plan approved under Chapter 56.

The Site Plan meets all of the requirements of the Central Business District 2
(CBD-2) zone as demonstrated in the project Data Table below. The building
height and density remain unchanged from the approved Project Plan, and the
modifications to the building setbacks, vehicular access, and public use space
provide a superior design.

Requi rementsof theCBD-2zone

The Staff Report contains a data table that lists the Zoning Ordinance required
development standards and the developments standards proposed for approval.
The Planning Board finds, based on the aforementioned data table, and other
evidence and testimony of record, that the Application meets all of the applicable
requirements of the CBD-2 Zone. The following data table sets forth the
development standards approved by the Planning Board and binding on the
Applicant.
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DataTable

Development Standards
Approved by the Planning
Board and Binding on the
Applicant

Min. Gross Tract Area (square feet)
Previously Dedicated Area
Proposed Dedicated Area
Net Lot Area

Max. Density
Office (sf.)
Office (FAR)
Retail (sf.)
Retail (FAR)
Total (sf.)
Total (FAR)

Max. Building Height (ft.)1
Max. Stories

Min. Building Setbacks (ft.)
Georgia Avenue ROW
East (Public Garage 2l
North
South

Min. On-Site Public Use Space, (% of Net Lot Area)
Min. On-Site Public Use Space, (sf.)
Min. Off-Site Public Amenity Space, (% of Net Lot
Area)
Min. Off-Site Public Amenity Space, (sf.)
Min. Total On- & Off-Site Public Use & Amenity Space
(% of Net Lot Area)
Min. Total On- & Off-Site Public Use & Amenity Space
(sf.)

Max. Parking Spaces

I Measured from the ceDter of the buildins on Georsia Avenue.

?R , ' I  CE

-5 ,151
-1 ,918
31 ,116

148,278
3.88
4,462
o.12

152,740

143
13

24
7,477
37.1

11,556
61.1

19,033

326

0
n
U

0
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3. The locations of the buildings and structures, the open spaceq landscaping,
recreation facilities, and pedestrian and vehicular circulation sysfems are
adequate, safe, and efficient.

a. Bui ldings and Structures

The proposed building provides an appropriate higher-density mixed office
use with ground-floor retail on an optimal site for accessibility to mass
transit and neighborhood facilities. The design and layout of the building
are compatible with the existing and proposed development of the north
end of the Si lver Spring CBD in terms of massing, detai l ing, and height.
Both the use and the design elements of the architecture provide an
adequate, safe, and efiicient building on the subject site.

b. Open Spaces

The plan proposes twenty-four percent of the net lot area for public use
on-site, including an atiractive plaza with a dynamic public art component
adjacent to the expected extension of Fenton Street, and about thirty-
seven percent of the net lot area for off,site streetscape improvements, a
significant contribution which largely completes installation of the Silver
Spring Streetscape Standard for the block. The approved Project Plan
included a slightly larger percentage of public use space, 26.6 percent, but
the Applicant's addition to the 24 percent of a dynamrc public art
installation well compensates for this modest shortfall. The potential for
the short-term retentio n/replace me nt of the existing retaining wall on the
Parking Lot District property between the plaza and the driveway impairs
neither the quality of the space nor its longer-term adequacy, safety, or
efficiency. Each of these features contributes to a significantly improved
pedestrian experience that is adequate, safe, and efficient.

c. Landscaping and Lighting

The proposed landscaping on this urban infill site primarily provides a
spatial context for the "urban oasis" public plaza along Fenton Street
extended. Both the bordering tree stands and the foliated green screens
along the lower floors of the building itself elevate and reinforce the central
theme defining this unique urban destination. The on-site I ighting,
including a proposed i l luminated entry feature highl ighting the passage
from Georgia Avenue through the site to the plaza, similarly direct and
reinforce the pedestrian experience through the site, from both directions.
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Further, the Applicant is providing street trees and pole lighting off-site,
per MCDOT standards for Georgia Avenue and the Silver Spring
Streetscape Standard for Georgia Avenue, Cameron Street, and, with
Parking Lot District Approval, along the driveway for Parking Garage 2, as
part of their public amenity contribution. The landscape and lighting are
central to the successful design of this site, and are more than adequate,
safe, and efficient.

d. Recreation Facil i t ies

Since there is no residential component to this project, no recreation
facilities are required.

e. Vehicular and Pedestrian Circulation

This design does an excellent job of improving pedestrian and vehicular
circulation into, through, and out of the site, providing attractive
connections and destinations to both Georgia Avenue and future Fenton
Street extended. Sidewalks exist on both sides of the site and are actively
used on a daily basis. The architecture, landscaping, signage, and
lighting encourage pedestrian traffic through the site along the coverec
arcade along the southern edge of the building. The vehicular circulation
provides access from Georgia Avenue for both parking and service, anc
egress to both Georgia Avenue and future Fenton Street extended. This
Site Plan improves mid- and through-block circulation, both pedestrian
and vehicular, and is adequate, safe, and efficient.

Each structure and use is compatible with other uses and other site plans ano
with existing and proposed adjacent development.

The building is compatible with other mnstructed, proposed, and planned high-rise
mixed-use development along Georgia Avenue and Cameron Streets, including the
adjacent hotel, office buildings, and other mixed-use structures in massing, scale,
design, detailing, and layout.

The Site Plan meets all applicable requirements of Chapter 22A regarding forest
conservation, Chapter 19 regarding water resource protection, and any other
applicable Iaw.

The subject Site Plan, including off-site improvements, is subject to forest
conservation requirements. The site does not currently include any trees, and
the Applicant expects to meet their forest conservation requirements through on-
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and off-site planting and/or fee in lieu. Final conformance will be verified by
Certified Site Plan.

The proposed storm water management concept approved by DPS on July 23,
2008, consists of on-site water quality via a Storm Filter and a "green'' roof. On-
site recharge is not required since this is a redevelopment.

BE lT FURTHER RESOLVED, that this Resolution incorporates by reference all
evidence of record, including maps, drawings, memoranda, correspondence, and other
information; and

BE lT FURTHER RESOLVED, that this Site Plan shal l  remain val id as provided
in Montgomery County Code $ 59-D-3.8; and

da drz06uRrHtn .frt-t?:".:"d *ntlt,.'[""."1;H" l;' .H3o ,:"":il,H:. ;;
record); and

BE lT FURTHER RESOLVED, that any party authorized by law to tare an
administrative appeal must initiate such an appeal within thirty days of the date of this
Resolution, consistent with the procedural rules for the judicial review of administrative
agency decisions in Circuit Court (Rule 7-203, Maryland Rules).

CERTIFICATION

This is to certify that the foregoing is a true and correct copy of a Resolution
adopted by the Montgomery County Planning Board of The Maryland-National Capital
Park and Planning Commission on motion of Commissioner Alfandre, seconded by
Commissioner Cryor, with Commissioners Alfandre, Cryor, Hanson, and presley
present and voting in favor of the motion, and Commissioner Robinson absent, at its
regular meeting held on Thursday, October 23, 2008, in Silver Spring, Maryland.

Montgomery County Planning Board
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APPENDIX C: Easement Agreement 
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