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 The staff recommends approval of Project Plan 921030050 and Preliminary Plan 120130220 
 The Blairs Master Plan project is an urban infill redevelopment project within the Silver Spring CBD in close 

proximity to the Silver Spring metrorail station.  Construction on the site is proposed in five phases over a period 
of 20 years.   

 The applicant has designed the site as it relates physically to an upper escarpment and lower escarpment, and 
intends to retain four existing buildings in their current state.  

 The project includes 20% Public Use Space, on-site, calculated over the net tract area. 
 For newly constructed units, the project includes a total of 12.5% Moderately Priced Dwelling Units.   
 Approval of the project plan and preliminary plan applications will allow for the applicant to proceed to the site 

plan application stage.  

Staff Report Date: 10/11/13 

 

 

 

 
 Location: Eastern quadrant of the intersection 

of Colesville Road (MD 384) and Eastern 
Avenue; Silver Spring 

 Gross Tract Area:  30.36 acres 
 Zone: CBD-R2 
 Request:  Approval of a project plan for a 

mixed use project  of 3,825,400 gross square 
feet, including 450,000 square feet of 
commercial uses and 3,375,400 square feet of 
residential uses with 20% on-site public use 
space; Approval of a preliminary plan to 
consolidate  seven parcels and create parcels 
for private roads and distinct blocks containing 
existing and new structures for a maximum of 
2,800 residential dwelling units, including 
12.5% MPDUs  of the net new dwelling units 

 Sector Plan: Silver Spring CBD  
 Applicant: Blair Towers, LLC; Blair Office 

Building, LLC; Blair Shopping Center, LLC; Blair 
Stores, LLC 

 Filing Date: April 25, 2013 
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SECTION 1:  CONTEXT AND PROPOSAL  

 
SITE DESCRIPTION 

Vicinity 
The site for this application (“Subject Property” or “Site”) is located within the Silver Spring Central 
Business District (“CBD”) in the eastern quadrant of the intersection of Colesville Road (MD 384) and 
Eastern Avenue.  The net tract area of the Site is 27.58 acres, and when taking prior right-of-way 
dedications into account, the gross tract area of the Site is 30.36 acres.  The site is bounded on the 
northwest by Colesville Road, on the south by Blair Mill Road, on the northeast by East-West Highway, 
and on the southwest by Eastern Avenue.  The property is governed by the 2000 Silver Spring CBD Sector 
Plan.  The closest distance to the Silver Spring metrorail station is approximately 500 feet from an 
existing entry point along East West Highway.   
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 1: Vicinity Map 
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The site is zoned CBD-R2. Surrounding properties include one family detached residential dwelling units 
opposite Eastern Avenue zoned R-1-B, within the District of Columbia, which is known as the Shepherd 
Park neighborhood.  To the northwest across Colesville Road are multifamily residential dwelling units 
within the Falkland Chase garden apartment complex zoned R-20 as well as the Lenox Park Apartment 
building, a 17 story building containing multi-family units above street level retail zoned CBD-2.  A gas 
station is adjacent to the Subject Property in the northwest portion of the site at the intersection of 
Colesville Road and East-West Highway.  Across East-West Highway to the northeast of the site are 
commercial office buildings up to 16 stories in height (approximately 174 feet) with street level retail, as 
well as a county parking garage, within the CBD-3 and CBD-2 zones.  The 14 story, 143 foot tall multi-
family residential building known as 1200 East-West Highway abuts the site at the far eastern corner at 
the intersection of East-West Highway and Blair Mill Road, in the CBD-R2 zone.  Blair Mill Road bounds 
the site on the south, where the 15 story MICA Condominium building (CBD-1 zone) and the four story 
Rock Creek Springs garden apartment complex (R-10 zone) are located across the street from the 
subject property.   
 
Site Analysis 
The site currently consists of seven individual parcels and is improved with 12 buildings, two parking 
structures, outdoor amenity areas, and surface parking lots.  Existing surface parking lots comprise 
approximately seven acres of the tract.  The highest elevation point on the site is located along East-
West Highway at 325 feet.  The lowest topographical point is along Eastern Avenue at 285 feet.  A steep 
drop of approximately 18 feet in elevation is located in the center of the site, reinforced by a stone 
retaining wall.  This drop currently separates the site into an upper half (upper escarpment) and lower 
half (lower escarpment).   
 
The majority of existing commercial development on the site is located in the upper half, along with two 
high-rise residential buildings.  The commercial development in the upper half includes a 72,562 square 
foot office building and 85,196 square feet of retail and restaurant uses, which includes a 54,000 square 
foot Giant Foods grocery store.   Existing development in the upper half also includes two high-rise 
residential buildings known as Blair East located at 1220 East-West Highway and Blair Plaza located at 
1401 Blair Mill Road.  A three story parking structure sits behind Blair East and next to the Giant Foods 
grocery store. The gas station that abuts the site to the northwest at the corner of East-West Highway 
and Colesville Road is not included in this application.  
 
The lower half of the site consists entirely of residential buildings and parking areas.  These residential 
buildings include four buildings, five stories in height each, visible from Blair Mill Road and Eastern 
Avenue known as Blair Towers, the 12 story building along Eastern Avenue known as Blair House, and 
the three and four story multi-family buildings that front Colesville Road known as Blair Towns.  A 
parking structure that serves both Blair House and Blair Towns is located at the rear of the two buildings 
on the interior of the site.  Surface parking and an outdoor swimming pool for residents of The Blairs is 
located next to this parking garage on the interior of the site.  A total of 13 curb cuts are located along 
the perimeter of the site for vehicular access to the interior.   
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Figure 2: Aerial Image 

 
 

Figure 3: Aerial Image 
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PROJECT DESCRIPTION 
 
Proposal 
The applicant proposes to redevelop the commercial area on the upper half of the site as well as the 
area containing the four Blair Towers residential buildings on the lower half of the site.  An extension of 
Draper Lane is proposed through the middle of the property, which divides the site more clearly into 
what the applicant has termed an upper escarpment and a lower escarpment.   A cohesive pattern of 
open space and amenity areas will link existing buildings to the proposed new development and also link 
the lower escarpment to the upper escarpment.  Private streets were designed to efficiently serve the 
various buildings and parking garages.  
 

Figure 4: Upper and Lower Escarpments 

 
Within the upper escarpment, the applicant proposes to retain the Blair East and Blair Plaza buildings 
and the parking structure behind Blair East.  The remaining area within the upper escarpment 
redeveloped with podium style buildings up to 200 feet in height, containing commercial uses at the 
ground level and then four residential towers, a hotel tower, and a mixed use tower.  The roof levels of 
the podiums serve as elevated private courtyard spaces for residents of the towers.  The applicant 
intends for the ground levels of the podiums to define the urban edge of the neighborhood.  New 
parking garages are a combination of structures to be located below grade or partially below grade. 
 
Public use space areas within the upper escarpment include Blair Park, The Terrace, and the pedestrian 
area adjacent to Blair Park Lane and Blair Mill Road that will include an attractive streetscape.  Blair Park 
is designed on a north-south axis, with a sight line that allows people to see the area as they leave the 
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Silver Spring metrorail station and walk south through an existing plaza and then across East-West 
Highway.  The applicant intends for Blair Park to be the central green space within The Blairs Master 
Plan application area.  The edges of Blair Park are proposed to be clearly defined by retail storefronts, 
outdoor dining, and building entrances.  The Terrace is another park area which connects the upper 
escarpment to the lower escarpment with a pedestrian path designed in a switchback pattern, under 5% 
in grade, to provide maximum accessibility.  Steps are proposed to frame the pathway along both sides 
of The Terrace.  Retail and restaurant uses along the edges are also proposed to further activate the 
space.  The Terrace will benefit from southern exposure. 
 

Upper Escarpment Scheme 

Building Block Existing/new Use Gross 
floor area 

# Units Commercial 
SF 

Height Parking 
provided 

1 A new mixed 758,343 sf 270 282,443 sf 200’ 374 

2 B new mixed  144,494 sf hotel 144,494 sf 120’ 267 

3 C new mixed 366,141 sf 250 18,518 sf 200’ 382 

Blair East C existing residential 521,488 sf 394  170’ 281 

Blair Plaza C existing residential 336,153 sf 329 1,523 sf 180’ 68 

 

Public Use 
Space 

Active/
Passive 

Size 

Blair Park Active 22,500 sf 

The Terrace Passive 19,000 sf 

 
 
Within the lower escarpment, the applicant proposes to retain Blair House and Blair Towns. The 
remaining area will be redeveloped with four new residential towers.  A podium concept is also 
proposed for these buildings, where two to four story parking garages are surrounded by townhouses, 
with residential towers on the top of the podiums.  The roof level of each podium will provide the area 
for private green space for residents of each tower.  The new buildings will be connected by two new 
private drives, Portal Drive and Private Street C.   
 
Public use space areas within the lower escarpment include the pedestrian areas surrounding the 
buildings, Sonny’s Park, Rachel Carson Park, Blair Stomping Ground, The Mews, Lucy’s Landing, and 
Fitness Park.  Sonny’s Park is located at the southern end of The Terrace and is designed to be the 
primary gathering space for the lower escarpment.  A pavilion is shown for shaded seating along with a 
child’s play space and second seating area.  Rachel Carson Park makes the final through connection to 
the intersection of Blair Mill Road and Eastern Avenue, completing an open space axis that bisects the 
site to provide a clear pedestrian network for residents and patrons within both escarpments to the core 
of the CBD and metrorail station. Rachel Carson Park is designed to have unique landscape elements 
including linear bioswales for stormwater management, an architecturally interesting pedestrian bridge, 
and terraces designed as sitting areas.  North of Rachel Carson Park along Blair Mill Road, Blair Stomping 
Ground is a publicly accessible dog park with clear visibility from Blair Mill Road.  It is intended to 
provide a social space for dogs and their owners.  West of Rachel Carson Park along Eastern Avenue, The 
Mews is a linear space designed to connect Eastern Avenue to the Private Street C.  The Mews will 
provide an additional connection for pedestrians through the site and enhance the accessibility for the 
public into interior spaces and the upper escarpment.  Lucy’s Landing is a second, smaller dog park also 
intended for residents and the public, to ease any overcrowding that might occur at Blair Stomping 
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Ground.  Finally,    Fitness Park is located off of Portal Drive and alongside an existing surface parking lot 
to provide another opportunity for active recreation within the site.  This park will have outdoor fitness 
equipment for adults and children as well as a sitting area for rest.   
 

Lower Escarpment Scheme 

Building Block Existing/new Use Total GFA # Units Commercial 
SF 

Height Parking 
provided 

1 E new residential 397,400 sf 373 1,500 sf 200’ 256 

2 F1 new residential 276,600 sf 266 - 140’-
180’ 

217 

3 F2 new residential 277,900 sf 261 - 140’-
180’ 

168 

4 G new residential 264,600 sf 270 - 140’-
180’ 

246 

Blair Towns D existing residential 107,292 sf 78 - 50’ 94 

Blair House D existing residential 374,989 sf 306 1,522 sf 130’ 867 

 

Public Use 
Space 

Active/Passive Size 

Sonny’s Park Active & Passive 18,000 sf 

Rachel 
Carson Park 

Passive 15,600 sf 

Blair 
Stomping 
Ground 

Passive 10,000 sf 

The Mews Passive 14,300 sf 

Lucy’s 
Landing 

Passive 3,900 sf 

Fitness Park Active 9,500 sf 

 
 
The Site is located within the Silver Spring Parking Lot District; therefore, the applicant has the option to 
provide no on-site parking or fewer parking spaces per unit.  The applicant must, however, pay a tax for 
any parking not provided on-site.  The parking requirement per the CBD-R2 zone for the commercial 
uses is 1,055 spaces and 3,160 spaces are required for the residential units.  At this time, the applicant is 
electing to provide 322 of the 1,055 commercial spaces on site, which includes 267 spaces within a 
parking garage structure and 55 on-street spaces.  The applicant also proposes to provide 2,953 of 3,160 
residential parking spaces on site.  The final parking allocation will be determined at the site plan stage.   
 
The Sector Plan identifies a master planned roadway, bisecting the Site that could be dedicated as either 
a public or private roadway. The Applicant has requested that this roadway be platted as a private 
roadway and constructed to minimum standards established by the Montgomery County Business 
District street typical section. The private roadway will allow the Applicant to install non-standard 
landscaping and traffic calming devices, including a “speed table,” to improve the pedestrian 
experience.  Staff supports the proposed private street because it is consistent with the sector plan and 
will provide a superior transportation facility for pedestrians, bicyclists, and motorists. Additionally, the 
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Applicant will have flexibility to program the roadway, pursuant to road closure conditions included in 
this report, as an active and vibrant streetscape.  
 
For on-site loading, a total of 42 on-site loading spaces (four “WB-50” sized spaces and 38 “SU-30” 
spaces) are required for the proposed development as per Sec. 59-E-1.4 of the Zoning Ordinance.  The 
applicant submitted a design exception package to MCDOT requesting a reduction in the requirement to 
25 loading spaces.  The loading space reduction was granted, so the applicant will provide six “WB-50” 
spaces and 19 “SU-30” spaces at specific locations identified on the Preliminary Plan.     

 
 

COMMUNITY OUTREACH 
 
The applicant has met all proper signage, noticing, and submission meeting requirements.  Staff has 
received one letter from a property owner who lives on Eastern Avenue in the District of Columbia.  This 
property owner is concerned that Eastern Avenue will be disturbed during construction of new buildings 
that front Eastern Avenue, and stormwater flows will not be accommodated adequately.  The right-of-
way for Eastern Avenue is entirely within the limits of the District of Columbia, therefore, any impacts to 
storm sewers must be reviewed and approved by the District of Columbia Department of Transportation 
at the time of the applicant’s site permit submissions.  The applicant has received preliminary approval 
from the Montgomery County Department of Permitting Services regarding the stormwater 
management plan for the subject property.  
 
Many residents of the Silver Spring CBD have testified in the past on the need for parks and green space 
in this area of Silver Spring.  This area of the Silver Spring CBD today has the highest density of units per 
acre within the Silver Spring/Takoma Park area, and Parks Staff has identified the most needed park 
facilities to be community open space, dog parks, and community gardens.  There are no Montgomery 
County public parks easily accessible by walking in this neighborhood (defined by EW Hwy, 16th St, 
Eastern Ave, Georgia Ave, Metro Tracks), however Jessup Blair Park is located 0.7 miles (10-15 minute 
walk) southeast of the Site, and Rock Creek Park in the District of Columbia is located about one mile 
south of the Subject Property.  The Silver Spring CBD Green Space Guidelines also support a large, 
contiguous green grass-covered space in this location.  The Applicant has proposed a series of 
interconnected open spaces and a large contiguous grass area in the form of Blair Park in order to meet 
this void. 

Staff has also received two phone calls from people who currently reside within The Blairs. These 
residents expressed concerns about construction noise and additional traffic generated by new 
development.  The applicant will be required to adhere to Montgomery County noise standards for 
construction activities and operate during the standard time frame allowed.  While additional trips will 
be generated as a result of the proposed development density, the Applicant’s traffic study indicates 
traffic congestion will remain within the Silver Spring CBD policy area standards, at an acceptable level.  
The private streets included in the development proposal will enhance circulation through the site and 
allow the applicant to implement traffic calming measures.  It is anticipated that as a result of the site’s 
close proximity to the Silver Spring metrorail station, many new trips are expected to be transit-
oriented.  
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SECTION 2: PROJECT PLAN  
 
 
RECOMMENDATION AND CONDITIONS 
 
Staff recommends approval of Project Plan No. 920130050, The Blairs Master Plan, including a waiver1 
of the gross floor area devoted to retail or personal service commercial uses pursuant to §59-C-6.234, 
subject to the following conditions:  
 

1. Development Ceiling 
The development is limited to a maximum 2.89 FAR, and a maximum 3,825,400 gross floor area 
consisting of a maximum 450,000 square feet of commercial uses and a maximum 2,800 
residential units (new and existing). 

 
2. Housing 

The Applicant must provide a minimum of 12.5% of the total number of newly constructed units 
as Moderately Priced Dwelling Units on-site, consistent with the requirements of Chapter 25A, 
in accordance with the Department of Housing and Community Affairs letter dated August 13, 
2013.  

 
3. Architecture, Building Height, and Mass 

a) The buildings within the upper escarpment (Parcels A, E, and F) and lower escarpment, 
Parcel H, are limited to a maximum building height of 200 feet as determined by the 
Department of Permitting Services applicable building height measurement point. 

b) The buildings within the lower escarpment, Parcel G, are limited to a maximum building 
height of 180 feet as measured from their respective fronts as determined by the 
Department of Permitting Services applicable building height measurement point.  

c) Buildings in Block G of Parcel G must maintain a minimum setback from the current 
northerly right-of-way line of Blair Mill Road of 16 feet (townhouse building face; 0 feet 
to courtyards).  The maximum height for these buildings will be further reviewed at the 
site plan stage for compatibility.  Maximum building height permitted will be based 
upon building step backs, materials, massing, and architecture. 

d) Buildings in blocks F1 and F2 of Parcel G must maintain a minimum setback from the 
current northerly right-of-way line of Eastern Avenue of 18 feet for townhouse building 
face (as to F-1), and 16 feet for townhouse building face (as to F-2).  The maximum 
height for these buildings will be further reviewed at the site plan stage for 
compatibility.  Maximum building height permitted will be based upon building step 
backs, materials, massing, and architecture. 

 
4. Public Use Space, Facilities, and Amenities 

                                                           
 

1
 The Applicant has requested a waiver of the gross floor area devoted to retail or personal service commercial 

uses pursuant to §59-C-6.234, which requires a waiver request at the the time of Project Plan.  The Zoning 

Ordinance requires the Application to provide 5% of the ground floor area to be devoted to retail and personal 

service commercial uses and the Applicant is requesting that the Board approve a 3.27% waiver based upon the 

design of the site and mix of overall uses provided in the Application.  
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a) With the submittal of the final site plan for the development, the Applicant must 
demonstrate a minimum of 20% of the net lot area as public use space on-site.  A 
variable amount of public use space is permitted with each phase and will approved 
with each site plan.   

b) The Applicant must provide public art on-site, integrated into the overall site design.  
The public art components must be commensurate with the size of the public use space 
in which the art will be located. 
i) The Applicant must present final public art concepts to the Art Review Panel for 

review and comment that will be available to the Planning Board prior to scheduling 
the Planning Board hearing for the site plan application which contains the public 
art associated with each building or public use space area to be completed in the 
same phase. 

ii) Final detail and design of the public art must be determined by the applicable 
Certified Site Plan. 

c) As a public amenity, the Applicant must provide streetscape improvements per the 
Silver Spring CBD Streetscape Standards, or as amended (or as approved by Staff), 
including the undergrounding of public utilities along the property’s frontage on Blair 
Mill Road, Colesville Road, and East-West Highway, with the phasing of the streetscape 
improvements determined at the time of the applicable site plan which adjoins the 
particular frontages.   

d) All record plats that include public use space must include a note that all public use 
spaces as illustrated on the certified Site Plan(s) must be maintained in perpetuity by the 
property owners and access must be provided to the general public. 

 
5. Parks and Recreation 

a) The site plans that include construction and completion of the public dog parks must 
include details for design, operations, and management that insure performance as a 
public dog park. 

b) The site plans that include construction and completion of the playgrounds  must 
include details for design to insure the playgrounds (collectively) meet the needs of 
various age groups. 

c) At a minimum, one basketball court must be identified prior to the first site plan 
submission for the development and included as part of the public use space area for 
the relevant site plan. 

 

6. Staging of Amenity Features 
a) The development must be completed in accordance with the preliminary phasing plan 

and development program dated September 17, 2013 unless modified at the time of 
each site plan.   

b) The Applicant must complete the on-site public use space improvements associated 
with each phase prior to issuance of the final use and occupancy permit for that phase. 

c) The Applicant must install the landscaping associated with each phase no later than the 
next growing season after completion of the building and site work. 

 
Environment 

7. The Applicant must achieve a LEED Certified rating certification at a minimum, or energy and 
environmental design standards that the Department of Permitting Services identifies as 
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equivalent to a certified-level rating in the appropriate LEED rating system.  The applicant must 
make good faith efforts to achieve a LEED Silver rating, or energy and environmental design 
standards that the Department of Permitting Services identifies as equivalent to a Silver-level 
rating in the appropriate LEED rating system.  Before issuance of the final use and occupancy 
certificate, the Applicant must inform MNCPPC staff of the LEED Certification Level that they are 
qualified for.  If this level is less than a Silver rating, before the issuance of the final use and 
occupancy certificate the Applicant must provide to staff a written report for the public record 
purposes only from the Applicant’s LEED consultant, analyzing the feasibility of achieving a 
LEED-Silver rating (or equivalent), to include an affidavit from a LEED-Accredited Professional 
identifying the minimum additional improvements required to achieve the LEED Silver rating (or 
equivalent), including their associated extra cost.  Submission of this report constitutes 
compliance with this condition. 

8. The Applicant must obtain approval of a Final Forest Conservation Plan from the Planning 
Department prior to issuance of a Sediment Control Permit from the Department of Permitting 
Services for new construction.  The Final Forest Conservation Plan must be consistent with the 
approved Preliminary Forest Conservation Plan.  

9. The Applicant must plant twenty-four (24) three-inch caliper native canopy trees as mitigation 
for the removal of specimen trees. The species and location of plantings must be identified on 
the Final Forest Conservation Plan. 

10. An International Society of Arboriculture certified arborist must certify tree protection measures 
on Final Forest Conservation Plan. 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 5: Project Plan 
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BASIS FOR CONSIDERATION  
 
Project Plans have a standard of review that includes a Basis for Consideration and Findings.  The Basis 
for Consideration are listed below and their discussion for the Board’s consideration is incorporated 
within the Findings Section. 
 
Section 59-D-2.43, Basis for Consideration, states: In reaching its determination on the application for 
the optional method of development and in making the required findings, 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. 

(b) Whether the open spaces, including developed open space, are sized and located to provide   
convenient areas for recreation, relaxation and social activities for the residents and patrons of 
the development.  Open spaces should be planned, designed and situated to provide sufficient 
physical and aesthetic open areas among and between individual structures and groups of 
structures.  The proposed setbacks, yards and related walkways must be wide enough and 
located to provide adequate light, air, pedestrian circulation and necessary vehicular access. 

(c) Whether the vehicular circulation system, including access and off-street parking and loading, is 
designed to provide an efficient, safe and convenient transportation system. 

(d) Whether the proposed development contributed to the overall pedestrian circulation system.  
Pedestrian walkways must:  

(1) be located, designed and sized to conveniently handle pedestrian traffic efficiently and 
without congestion; 

(2) be separated from vehicular roadways and designed to be safe, pleasing, and  efficient for 
movement of pedestrians; and 

(3) contribute to a network of efficient, convenient and adequate pedestrian linkages in the area 
of the development, including linkages among residential areas, open spaces, recreational areas, 
commercial and employment areas and public facilities. 

(e) The adequacy of landscaping, screening, parking and loading areas, service areas, lighting and 
signs, in relation to the type of use and neighborhood. 

(f) The adequacy of provisions for the construction of moderately priced dwelling units in 
accordance with Chapter 25A of this Code if applicable. 

(g) The staging program and schedule of development. 

(h) The adequacy of forest conservation measures proposed to meet any requirements under 
Chapter 22A. 

(i) The adequacy of water resource protection measures proposed to meet any requirements under 
Chapter 19. 

(j) Payment of a fee acceptable to the Planning Board may satisfy all or some of the requirements 
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for any public use space, or public facilities and amenities under the requirements established 
elsewhere in this Section. 

 
FINDINGS 
 
Section 59-D-2.42 of the Zoning Ordinance establishes the findings that must be made by the Planning 
Board in concert with the basis for consideration. 

Staff makes the following findings: 

a) The application would comply with all of the intents and requirements of the zone. 

The subject Site is zoned CBD-R2. Section 59-C-6.212 of the Montgomery County Zoning Ordinance 
establishes the CBD-R2 Zone, and this section outlines the description, intent and general 
requirements of the CBD zones.  The CBD-R2 zone is intended for use in areas of a central business 
district designated to accommodate high density residential development.  More specifically, 59-C-
6.213(b) establishes that the further intent of the CBD-R2 zone is to foster and 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 employment and living 
opportunities for its citizens in a desirable urban environment.   
 
Overall Intent 
The overall intent of the CBD zones is as follows: 
 
(a) To encourage development in accordance with an adopted and approved master or sector plan, 
or an urban renewal plan approved under Chapter 56 by permitting an increase in density, height, 
and intensity where the increase conforms to the master or sector plan or urban renewal plan and 
the Site Plan or combined urban renewal Project Plan is approved on review by the Planning Board.   
(b) To permit a flexible response of development to the market as well as to provide incentives for 
the development of a variety of land uses and activities in central business districts to meet the 
needs and requirements of workers, shoppers, and residents. 
(c) To 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. 
(d) To promote the effective use of transit facilities in the central business district and pedestrian 
access thereto. 
(e) To promote improved pedestrian and vehicular circulation. 
(f) To assist in the development of adequate residential areas for people with a range of different 
incomes.  
(g) To encourage land assembly and the most desirable use of land in accordance with a sector 
plan. 
 
The density and amenities achieved through the optional method of development enables the 
realization of the recommendations of the Silver Spring CBD Sector Plan, as described in Finding b) 
below.  Currently, a suburban style retail center operates on the property which is a use that does 
not take full advantage of the site’s close proximity to mass transit facilities and the employment 
opportunities in the Silver Spring CBD.  There is a disjointed nature between the area of the site 
which fronts East-West Highway and the area of the site situated 18 feet below. Pedestrians cannot 
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easily traverse the site and the strip shopping center emphasizes vehicular movement.  Public green 
space is lacking since the majority of development predates the public use space requirement for 
optional method projects within Silver Spring.  The proposal to establish a public green area with 
visibility from East-West Highway as pedestrians walk south from the Silver Spring metrorail station, 
with pedestrian-oriented walkways leading to retail storefronts and the lower escarpment, will 
enhance the circulation system and overall desirability of the area for residents, workers, and 
shoppers.  Residents south of the site will also benefit from public use space areas that front Eastern 
Avenue and connect to the extended open space network on the site.  These connections provide 
more direct access to retail on the upper escarpment and the metrorail station.  The construction of 
a private road that will essentially function as a public road through the site will connect the 
development to surrounding multi-family properties while at the same time increasing the 
permeability of the site.  The provision of 12.5% MPDUs in the development will increase the 
number of MPDUs available in this very desirable section of Silver Spring.  This increase will allow for 
more MPDU residents to live within walking distance of a range of amenities, reducing the need for 
auto-oriented expenses.  For land assembly, the applicant has created a lotting diagram that allows 
for the proposed private streets to provide maximum accessibility to, from, and within the site.  The 
logical parcels that result after the creation of the roads establishes blocks that will allow for 
building orientations that support a pedestrian friendly, civic, green, commercial, residential, and 
transit oriented downtown as envisioned by the Sector Plan. 
 
Retail & Personal Service Use Requirement  
Under Section 59-C-6.234 of the Zoning Ordinance, the maximum density of development for the 
CBD-R2 zone, footnote 3, requires at least 5% of the gross floor area consist of retail or personal 
service commercial uses.  The Planning Board may waive a portion of this requirement during the 
course of project plan approval upon a finding that full compliance with this requirement is not 
practical, feasible, or would result in such uses being required on other than the ground or first 
floor.  The applicant has requested the Planning Board approve the project with 3.27% retail and 
personal service uses rather than the full 5%.  The applicant has argued that the Sector Plan limits 
development on the site to 2,800 residential units and 450,000 square feet of commercial 
development, and therefore, the resulting FAR the applicant can construct is 2.4 FAR.  For 
compatibility reasons, the applicant is providing the vast majority of retail opportunities on the 
upper escarpment near the metrorail station and in close proximity to the more intense commercial 
and residential development in the core area of Silver Spring.  The applicant believes that at this 
time they have substantially complied with the requirement because retail uses in the immediate 
vicinity in addition to the proposed retail and hotel uses within the project will provide ample retail 
to support the residential component and other commercial uses on the site.  The applicant also 
believes that at site plan, and throughout the multi-year phased implementation of the project, a 
future decrease in the residential unit sizes could lead the applicant to revise the calculation and 
become compliant.     
 
Height 
Section 59-C-6.235(b) of the County Code states the height normally allowed in the CBD-R2 zone is 
143 feet, but may be increased up to 200 feet if approved by the Planning Board in the process of 
site plan or combined urban renewal project plan approval as not adversely affecting surrounding 
properties.  For the upper escarpment, the applicant proposes a maximum building height of 200 
feet within Block A, 120 feet within Block B, and 200 feet within Block C.  For the lower escarpment, 
the applicant proposes a maximum building height of 200 feet within Block E, and 180 feet within 
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Block F, and 180 feet within Block G, which is more proximate to the adjacent residential 
neighborhoods in South Silver Spring and the District. 
 
Staff has reviewed the height of the buildings extensively, despite the fact that the ultimate height 
of the buildings will be established at site plan.  Building heights of up to 200 feet in the upper 
escarpment should be allowed due to the height of existing buildings across East-West Highway and 
along Blair Mill Road and Colesville Road.  The heights within these adjacent and confronting 
properties range from 140 to 170 feet with varying setbacks from the street.  A height of up to 200 
feet is appropriate in Block A of the site, which is the closest to the metro and existing office and 
residential buildings within downtown Silver Spring that sit at a higher elevation than the Subject 
Property and approach 200 feet in height as well.  An urban form is important at this location to 
emphasize the mixed use nature of the upper escarpment where a lively pedestrian realm is 
essential to its success.  A building height of up to 200 feet within Block C is appropriate because the 
existing high rise residential buildings fronting East-West Highway and Blair Mill Road, along with 
Blair East and Blair Plaza, which climb to 170 and 180 feet respectively, will buffer confronting 
properties from the new building.  These existing buildings will provide visual relief from the streets, 
as well as a sufficient step back to minimize shadow effects.    
 
Within the lower escarpment, Staff believes the maximum allowable height should be 180 feet or 
less.  The close proximity of future buildings in Blocks G, F1, and F2 to existing garden apartment 
buildings and single family residential dwelling units requires compatibility to be closely examined as 
part of future site plan reviews.  As conditioned, the maximum height for these buildings will be 
further reviewed at the site plan stage for compatibility, including evaluation of step backs, building 
materials, massing, and architecture.  The applicant has included massing exhibits as part of the 
project plan submission, which show minimum distances between the proposed multifamily units 
on Blair Mill Road and garden apartments across the street and minimum distances between the 
multifamily buildings on Eastern Avenue and the single family residential dwelling units across the 
street.  Staff has included conditions requiring certain setback from the respective right-of-way lines 
be maintained in the future.   
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Figure 6: Height Exhibits 

 

The applicant’s proposal to construct two buildings, one in Block F1 and one in Block F2, that will 
include townhome units in the front, surrounding a parking garage with much greater density of 
units on opposite sides, is an appropriate approach; however, the ultimate height of the building 
should be further evaluated when more details are available. 

As demonstrated in the table on the following page, the project complies with the requirements of 
the CBD-RD Zone. 
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Project Data Table for the CBD-R2 Zone (Optional Method of Development) 

Development Standard Zoning Ordinance 
Permitted/ 
Required 

Proposed for Approval  

Site Area (square feet)   

Gross Tract Area 18,000 sf 30.36 acres (1,322,792 sf) 

Less Dedication for Public ROW 
Less Prior Dedication for Public ROW 

 

n/a 0.69 acres (30,366 sf) 
3.09 acres (134,677 sf) 

Net Lot Area n/a 26.58 acres (1,157,749 sf) 

Density   

   

Max. Total FAR 
- residential 
- commercial 
 

5.0 
n/a 
1.0 or 450,000 sf1 

2.89 
2.55 
0.34 (450,000 sf) 

 

Retail & Personal Service Use 5% of GFA 3.27%2 

MPDUs [Chapter 25A] 
Units 

 

12.5% 12.5%  
 

 

Min. Public Use Space   

On-Site 
Off-Site Amenity Space 

20% 
n/a 

20% 
4% 

Min. Building Setbacks (ft) 
[59-C-10.3.8] 

  

Front  0 ft 0 ft 

Rear 0 ft 0 ft 

West Side  
East Side  

0 ft 
0 ft 
 
 
 

0 ft 
0 ft 

Max. Building Height (ft)   

 143 ft  200 ft3 
 

Vehicle Parking (number of spaces) 4  

Retail  1,055 spaces 322 spaces  

Residential 3,160 spaces 2,953 spaces 

Total spaces 4,215 spaces 3,275 spaces 

Bicycle Parking   

Number of spaces 1 space for every 20 auto 
spaces, but not more 
than 20 in any 1 lot 

To be determined at site 
plan 

Motorcycle Parking    
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Number of spaces 2% of auto spaces, but 
not more than 10 in any 
1 lot 

To be determined at site 
plan 

Footnotes  
1 On sites of 10 contiguous acres or more, the amount of non-residential development is limited to a 
maximum of 450,000 gross square feet. 

2 The Planning Board may waive a portion of this requirement upon during the course of project plan 
approval upon a finding that full compliance with this requirement is not practical, feasible, or would 
result in such uses being required on other than the ground or first floor. 

3Per Section 59-C-6.235(b), the Planning Board can approve a height that exceeds 143 feet, up to 200 
feet, in the CBD-R2 zone for an optional method of development in the process of site plan. 
4No Parking is required for this site as it is located in the Silver Spring Parking Lot District. Total number 
of spaces will be determined at certified Site Plan. 

 
 
 
b) The application would be consistent with the applicable sector plan or urban renewal plan. 

 
Site Specific Recommendations 
The site lies within the “Other Areas of the CBD” section identified in the 2000 Silver Spring CBD 
Sector Plan.  On page 69 of the Sector Plan, a recommendation was made to “Rezone the Blair 
property from R-10 to CBD-R2 contingent upon the passage of a zoning text amendment to cap the 
density at the amount allowed by the current zoning.  The change in zoning would allow more 
flexibility and creativity for development without increasing the amount of development or 
changing the mix of uses…”  This text amendment was passed which is why the entire site is zoned 
CBD-R2 today.    
 
The Plan then makes additional recommendations for the site on page 69, stating: 
 
The full residential use of the property could be equivalent to 80 dwelling units per acre under 
standard method, or 200 dwelling units or a 4 FAR under optional method of development.  For the 
Blair tract, these limits equal 2,240 dwelling units under the standard method or 5,600 units under 
the optional method.  This Sector Plan sets a cap of 2,800 dwelling units under the optional method.  
This site will also be subject to the terms of a new text amendment that limits the maximum allowed 
commercial square footage to 450,000 square feet of standard method development in the CBD-R2 
zone on sites of ten or more contiguous acres.   
 
Rather than impose this specific text amendment, the County Council applied a limitation from the 
Zoning Ordinance that caps the amount of non-residential development on 10 or more contiguous 
acres to 450,000 gross square feet in the CBD-R2 zone, under the optional method requirements.   
The applicant is proposing a plan that includes commercial redevelopment in the upper escarpment.  
The total square footage of commercial development proposed at full build-out is a maximum 
450,000 gross square feet in accordance with the Sector Plan and Zoning Ordinance limitations. 
 
Urban Design Recommendations 
The Sector Plan provides general urban design recommendations for redevelopment projects in the 
Silver Spring CBD.  The guidelines most applicable to the application site are listed below with 
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analysis immediately following. 
 

 Create an attractive pedestrian environment by creating a system of short blocks, and defining 
streets with buildings, open spaces, and streetscaping at a human scale created by street-front 
retail, frequent doors and windows, architectural detail, and appropriately scaled building 
heights 

 
An attractive pedestrian environment will be provided through the system of private streets 
proposed, which adequately break up the upper and lower superblocks, given the challenging grade 
differential in the middle of the site.  The applicant has located buildings as close to these private 
streets as possible, leaving room only for streetscape treatment.  New and existing buildings along 
the periphery of the site frame the thoroughfares, with the exception of Eastern Avenue, where the 
first townhome units are set back 18 feet from the right-of-way line to respect the less dense 
development in the District of Columbia.  Architectural details such as doors and windows will be 
closely reviewed at the time of site plan, but the preliminary designs of the residential buildings give 
Staff assurance that the applicant will be able to meet this recommendation. 

 

 Through urban design treatments, establish streetscapes that emphasize the hierarchy of the 
circulation system 

 
Although streetscape specifications will be finalized at the site plan stage, the applicant has shown 
on the project plan appropriate streetscapes that correspond to the classification of each road.  
East-West Highway will include the standard Silver Spring streetscape design with a brick sidewalk, 
streetlights, and street trees.  The off-road shared use path along Colesville Road will be extended to 
the northern boundary of the site’s Colesville Road property frontage.  Blair Mill Road will also have 
an off-road shared use path for superior bicycle accessibility, and Eastern Avenue will conform to 
the streetscape standards within the District of Columbia. 

 

 Create formal and informal civic spaces—buildings and open spaces—that add to property 
values, provide amenity, and improve downtown’s aesthetic appearance 

 
The applicant is creating a network of informal civic spaces (the civic spaces will remain under 
private ownership) within a tract where civic areas are currently absent.  The public use space 
concept locates such spaces in a linear spine where public use space will not be directly associated 
with any one building but will instead convey a sense of openness and varied public gathering 
locations. 

 
General Recommendations 
For the general goals of the Plan, The Sector Plan’s vision for Silver Spring’s future is “to create a 
development environment that invites revitalization”.  The Plan outlines themes of a transit oriented 
downtown, residential downtown, commercial downtown, green downtown, civic downtown and 
pedestrian friendly downtown to achieve this vision.  The application is consistent with all six themes. 

 
The Sector Plan seeks to create a transit oriented downtown–it strives to balance the needs of 
pedestrians and vehicles as well as commuter and local traffic, and at the same time, maximize the 
investment in Silver Spring’s transit infrastructure.  The site offers direct pedestrian linkages to the 
metrorail station and Silver Spring Transit Center on a north-south axis that is the most direct route from 
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the southern end of the site and points beyond.   Vehicular access points to the various garages within 
the site are located towards the periphery of the property to minimize conflicting pedestrian and 
vehicular movements.  The project also includes bus stops on the periphery to directly link residents and 
visitors of the site to bus transit infrastructure within Montgomery County and the District of Columbia.  

 
With a net new 1,690 residential units bringing the total number of units on the site to 2,800, the theme 
of a residential downtown is supported.  With regards to a commercial downtown, the Applicant has 
proposed the maximum amount of commercial development allowed by the Sector Plan and Zoning 
Ordinance for this site.  The commercial development is located on the upper escarpment of the site, off 
of East-West Highway.  This location is closest to the metrorail station and more established high-rise 
commercial buildings in the Core.  The commercial development is oriented in such a way to draw 
pedestrians into the site where vehicular traffic will be less disruptive than on a major thoroughfare.  
The majority of retail activity on the site will take place at the ground level, emphasizing the street-
oriented commercial nature of the upper escarpment.   

 
For a green downtown and civic downtown, the application includes a public use space concept that 
truly invites residents and non-residents to explore its intricacies.  Blair Park offers a contiguous green 
area, 22,500 square feet in size, in an area of the CBD where large green spaces are lacking.  The 
applicant intends for Blair Park to offer a wide range of public activities, including concerts, farmers 
markets and festivals.  In addition, Blair Park will be flexible enough to also allow less formal gatherings 
such as picnics and outdoor ballgames.  The overall public use space concept for The Blairs Master Plan, 
and Blair Park in particular, contributes to the goal of the Sector Plan to achieve a CBD with a wide range 
of green and civic spaces. 

 
The proposed project will contribute to a pedestrian friendly downtown environment as envisioned by 
the Sector Plan.  With ground floor retail and residential units on the upper floors, as well as the 
placement of a significant amount of new parking spaces on the site below grade or partially below 
grade (with the exception of limited on-street parking spaces), there will be new activity on areas of the 
site currently used as parking lots.  Ground level retail uses will help activate the sidewalk areas in front 
of buildings in the upper escarpment.  The open space concept will link residents living in the lower 
escarpment to the upper escarpment in an inviting way that encourages pedestrian travel rather than 
vehicular travel.  Residents of the multi-family dwelling units will shop and dine within The Blairs Site, 
and then beyond the property in South Silver Spring and the Core area of Silver Spring, and will most 
likely reach such destinations by foot.   
 
Roadway Recommendations 
On page 76 of the Plan, the circulation objective for both Georgia Avenue and Colesville Road is 
outlined: “Georgia Avenue and Colesville Road are and will remain regional transportation corridors and 
primary transit routes, but in Silver Spring, they must also serve as urban boulevards….These corridor 
roads must serve pedestrians as well as vehicular traffic.”  Other applicable Sector Plan 
recommendations for Colesville Road include continuity of design treatment along Colesville Road as 
remaining sites redevelop and cohesive streetscaping by filling in streetscape gaps in the context of an 
expanded Silver Spring Streetscape Plan to help create a pedestrian and mass transit-friendly corridor.  
The applicant has shown on the plan a streetscape for Colesville Road that will continue the existing 
treatment via future construction of a shared use path, measuring eight to 10 feet in width, with a tree 
panel separating the path from the street.  Flexibility in the ultimate width is necessary to appropriately 
tie in with the sidewalk in front of the gas station use located north of the site at the corner or East-
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West Highway and Colesville Road.  
 
The 2000 Silver Spring CBD Sector Plan allows the proposed Private Street B roadway to be improved as 
a private street if the Board finds that private ownership is in the public interest.  If the Board approves 
this road as a private street, this roadway will accommodate two-way vehicular access, on-street parking 
as well as pedestrian and bicycle facilities within a 60 foot wide parcel and public access easement.  
Roadway construction must be in accordance with MCDOT roadway standards for a two lane business 
district street.  The private roadway will allow the Applicant to install non-standard landscaping and 
traffic calming devices, including a “speed table,” to improve the pedestrian experience.  Staff does 
support platting the roadway as a private street because it is consistent with the sector plan and will 
provide a superior transportation facility for pedestrians, bicyclists, and motorists.  
 
 
c) Because of its location, size, intensity, design, operational characteristics and staging the application 

would be compatible with, and not detrimental to, existing or potential development in the general 
neighborhood.  

 

 

 

 

 

 

 

 

 

 

Figure 7: Compatibility Exhibit 

 

The location, size, intensity, design, and operational characteristics proposed for this application are 

compatible with the existing and potential development in the general neighborhood. The orientation of 

the various new buildings responds to the surroundings.  The majority of the ground floor retail spaces 

and residential units have entry and exit points from the roadways and public use areas of the site, 

where visibility and pedestrian activity will be greatest.  The garage entry and loading dock entry points 

are located behind buildings where possible to limit truck movement through the site.   The layout of 

the proposed private roads is such that vehicles are directed quickly from main thoroughfares to parking 
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garages and loading areas without having to 

wind through the site.   

The block in which this project is located is 

one of the closest in the Silver Spring 

downtown area to the Silver Spring metrorail 

station.  The height of buildings in the upper 

escarpment ranges from 120 feet to 200 feet.  

Building across East West Highway are 

approximately 25 to 30 feet in height, on a 

similar topographical elevation as that of the 

proposed buildings.  Buildings within the 

lower escarpment range in height from 50 

feet for Blair Towns and up to 180 feet for 

the residential buildings in Block E.  The new 

buildings along Eastern Avenue are proposed 

to be 140 to 180 feet in height and the new 

building that fronts Blair Mill Road is also 

proposed to be 140 to 180 feet in height.  To 

improve compatibility with single family 

homes across Eastern Avenue within the 

District of Columbia and four story garden 

apartments across Blair Mill Road, the 

applicant has proposed to wrap these 

buildings with townhome units to further set 

back the upper floors of the building, thereby 

increasing the distance from the higher floors 

from less dense development across the 

street.  This approach also makes the upper 

floors more difficult to see from the roads 

and sidewalks along Eastern Avenue and Blair 

Mill Road.  The 18 feet drop in elevation from 

the upper escarpment to the lower 

escarpment creates a natural tenting effect 

within the property, despite buildings in the 

lower escarpment being of similar height to 

those in the upper escarpment.   Staff has 

conditioned further evaluation of the 

buildings in the lower escarpment at the time of site plan to insure compatibility with the surrounding 

neighborhood. 

Staging of construction will occur in such a way that the necessary private roads and parking spaces as 
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well as supporting public use spaces adjacent to each building must be completed prior to use and 

occupancy of the different buildings.  The applicant has proposed a preliminary development program 

as follows: 

d) The application 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, is subject to a traffic mitigation agreement that meets the 
requirements of that article.  

 
The application development program will not overburden existing public facilities and services nor 
those programmed for availability. The application for the proposed residential and commercial 
development satisfies the transportation requirements of the Adequate Public Facilities (APF) 
review as fully outlined in the in the Preliminary Plan section of this report.  The property is located 
within a transportation management district, therefore, the applicant is required to enter into a 
Traffic Mitigation Agreement (TMAg) with the Planning Board and Montgomery County Department 
of Transportation.  The site is located in the Montgomery Blair High School Cluster. The other 
schools that serve this location include Sligo Creek Elementary School and Silver Spring International 
Middle School.  The proposed 1,690 new multi-family housing units are estimated to generate 
approximately 71 elementary school students, 66 middle school students, and 56 high school 
students.  The current Subdivision Staging Policy School Test for FY 2014 requires school facility 
payments for subdivision approval at the elementary, middle, and high school levels in the Blair 
Cluster.   
 

 (e) The application would be more efficient and desirable than could be accomplished by the use of the 
standard method of development. 

 
The application proposes to develop the site using the optional method of development, which is 
more efficient and desirable than the standard method of development. The optional method 
allows greater densities at key locations, such as proximity to mass transit, in exchange for greater 
public amenities and facilities.  Construction of a standard method project would yield overall 
development constructed to a maximum 1.0 FAR with maximum building heights of 60 feet.  For a 
site located in the Silver Spring CBD, buildings constructed under the standard method would not be 
required to have significant public amenities or substantial open space, and would be insufficient to 
reach the critical mass and density envisioned for this property within very close proximity to the 
Silver Spring metrorail station. Additionally, the greater number of affordable housing units 
provided far exceeds what could be achieved under the standard method.  The 20% public use space 
proposed on the site will contribute to the vision of the Silver Spring CBD Green Space Guidelines, 
whereas only 10% public use space would be required for a standard method project, making this 
achievement more difficult.  Given the recommendations of the Master Plan and the Site’s proximity 
to transit, employment and services, the optional method of development is much more desirable 
and efficient for this large site. 
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Figure 8: Proposed Public Use Space Areas 

 
The proposed plan does not include basketball courts.  Parks Staff believes five basketball courts are 
needed in the Silver Spring planning area based upon their evaluation of the facilities in the area.  
There are none in this quadrant of Silver Spring.  To access the nearest court, residents will have to 
cross Georgia Avenue.  Staff recommends at least one basketball court be provided.  As conditioned, 
the applicant must identify one basketball court prior to the first site plan submission for the 
development, and include it as part of the public use space area for the relevant site plan. 
 

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

 
The applicant must provide a minimum of 12.5% of the total number of units as MPDUs.  The project 
plan has been reviewed by DHCA.  DHCA recommends approval at this stage with the condition that 
final MPDU locations, bedroom compositions and layouts be determined at certified site plan with 
review and approval by DHCA [Appendix A].  

 
 (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, under 
59-C 6.2351 or 59-C 6.2352 (whichever is applicable), the Planning Board may approve the project 
plan only if: 

 
The entire net tract area is owned by the applicant and in the CBD-R2 zone.  The development does 
not propose any transfers of public open space or development density from one lot to another. 

 
(h) Any applicable requirements for forest conservation under Chapter 22A.  
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Natural Resource Inventory/Forest Stand Delineation (NRI/FSD) 
The NRI/FSD (420121540) for this Property was approved on June 27, 2012.  The NRI/FSD identifies 
environmental features, conditions, constraints and forest resources on the Property and within 100-
feet of its perimeter. The Property contains no forest, streams, buffers, or rare, threatened, or 
endangered species. There are 13 specimen trees with a diameter at breast height (dbh) of 30 inches or 
greater onsite with an additional six within a 50 foot perimeter.  Twenty-one onsite trees are significant 
with a dbh of 24-30 inches, and an additional 12 significant trees on its perimeter.    
                                                            
Preliminary Forest Conservation Plan 
 
The net tract area of 27.28 acres is subject to the Montgomery County Forest Conservation Law 
(Chapter 22A of the County Code).  A Preliminary Forest Conservation Plan was submitted on April 25, 
2013 and revised on August 5 and August 12, 2013.  With no existing forest onsite, meeting the Forest 
Conservation Law requires an afforestation threshold of 4.09 acres to be met through off-site mitigation.  
 
Forest Conservation Variance 
Section 22A-12(b) (3) of the Montgomery County Forest Conservation Law provides criteria to identify 
certain trees, shrubs, plants and specific areas as priority for retention and protection and further 
requires those features to be left in an undisturbed condition unless a variance is obtained in 
accordance with Chapter 22A-21 of the County code.  The resources that have been identified on this 
Plan include trees with a DBH of 30 inches or greater.  
 
The applicant submitted a variance request on July 22, 2013 with revisions on August 9, 2013 for 
impacts to and removal of specimen trees.  Stately specimen trees align the property along East-West 
Highway, Blair Mill Road, and Eastern Avenue. The Applicant is requesting a variance to remove six 
specimen trees, five significant trees (24”-29” in diameter at breast height), with impacts to a significant 
portion of the critical root zones to an additional three specimen trees.  Efforts to treat and protect the 
retained three specimen trees will be made; however, impacts to the critical root zones are above 30 
percent and the trees may not survive as a result.  The applicant proposes mitigation for specimen tree 
loss by planting twenty-four three-inch caliper trees onsite.  The impacts and removal are described in 
the variance tree table below.  

Tree 
# 

Scientific Name/ 
Common Name 

D.B.H 
(inches) 

Field 
Condition Disposition 

CRZ 
Impacts 
(%) Justification 

ON-SITE SPECIMEN TREES PROPOSED FOR REMOVAL OR IMPACTED 

1* 
Quercus phellos / 

Willow oak 
32 Good 

Potential 
Removal 

35% 

Impact greater than 30% is required to allow for 
the future driveway connection to the existing 

loading / service area which will be inaccessible 
once Blair Park Lane and Blocks A & B are 

constructed. 

2 
Quercus phellos / 

Willow oak 
39 Good Impacted 9% 

Slight impact is needed to allow for the 
construction of the future driveway connection 

to the loading area mentioned above.  

6 
Quercus phellos / 

Willow oak 
34 Good 

Potential 
Removal 

35% 

This tree is located within an existing tree island 
surrounded by sidewalk or pavement.  The 
proposed activity will occur on the existing 

pavement and will include the installation of 
gas service within the road, mill and overlay, 
sidewalk extension and curb reconfiguration.   
Impact greater than 30% is required for these 

improvements. 

8 
Quercus phellos / 

Willow oak 
30 Good Remove 100% 

The re-alignment of proposed Private Street B 
with associated sidewalk will require the tree’s 

removal.  No alternative alignments will 
minimize the disturbance, nor provide adequate 
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Unwarranted Hardship  
As per Section 22A-21, a variance may only be granted if the Planning Board finds that leaving the 
requested trees in an undisturbed state would result in unwarranted hardship. The existing specimen 
trees evaluated in this request are located throughout the lower escarpment of the Project within green 
areas surrounding the residential towers.  Although the preservation and integration of specific 

CRZ protection for a successful preservation. 

12 
Quercus alba / 

White oak 
34 Good Remove 100% 

The proposed F1 building is to have a similar 
ground floor elevation to the facing Eastern 
Avenue street level, similar to that which is 

across the street.  This will require the current 
sloped transition and terrace to be graded, thus 
removing the tree.  This tree is also within the 

proposed building’s footprint.  Retention of the 
tree would create accessibility issues for the 
proposed townhouse units and would be a 

detriment to the character envisioned for this 
frontage.   

13 
Quercus phellos / 

Willow oak 
30 Good Remove 100% 

The proposed F1 building is to have a similar 
ground floor elevation to the facing Eastern 
Avenue street level, similar to that which is 

across the street.  This will require the current 
sloped transition and terrace to be graded, thus 
removing the tree.  This tree is also within the 

proposed building’s footprint.  Retention of the 
tree would create accessibility issues for the 
proposed townhouse units and would be a 

detriment to the character envisioned for this 
frontage.   

14 
Quercus phellos / 

Willow oak 
34 Good Remove 100% 

The proposed F1 building is to have a similar 
ground floor elevation to the facing Eastern 
Avenue street level, similar to that which is 

across the street.  This will require the current 
sloped transition and terrace to be graded, thus 
removing the tree.  This tree is also within the 

proposed building’s footprint.  Retention of the 
tree would create accessibility issues for the 
proposed townhouse units and would be a 

detriment to the character envisioned for this 
frontage.   

15 
Quercus phellos / 

Willow oak 
±36 Good Remove 100% 

The proposed building ground floor frontage of 
Block F1 is to be at the street level of proposed 
Portal Drive.  The proposed grade will require 
removal of the existing retaining wall, sloped 

transition and terrace along with the 
reconfiguration of the existing dog park.  The 

proposed activities will significantly impact the 
tree, thus requiring removal of the tree.  This 

tree is also within the proposed building 
footprint. 

16* 
Cedrus atlantica / 

Atlas Cedar 
31 Good Remove 48% 

Impact greater than 30% is required to allow for 
the widening and reconfiguration of Portal 

Drive, installation of storm drain, sanitary sewer 
and gas service lines. 

20 
Quercus phellos / 

Willow oak 
30 Good Remove 100% 

The proposed building frontage of Block F2 is to 
be at the existing street level of Eastern Avenue.  

This will require the current sloped transition 
and terrace to be graded, thus removing the 

tree.  This tree is also within the proposed 
building footprint.   Retention of the tree would 

create accessibility issues for the proposed 
townhouse units.   
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specimen trees along East-West Highway and Eastern Avenue was requested, the applicant’s vision for 
new building construction and road configuration challenged the request.  A desire and need for 
building elevations to align with streets, future building footprint modifications, as well as infrastructure 
and driveway connections to existing service areas, would have made tree preservation inefficient and 
burdensome on the Project.  Any other applicant redeveloping this portion of the site would likely affect 
the trees with site disturbance activity near the property line.  Therefore, Staff concurs that the 
Applicant has made a sufficient argument for unwarranted hardship to consider a variance request.  
 

Figure 9: Trees proposed for removal, protection and impacts 

 
Variance Findings 
The Planning Board must make findings that the Applicant has met all requirements of this Chapter 22A-
21 before granting the variance. Staff has made the following determination regarding approval of the 
variance:   
 

1. Will not confer on the Applicant a special privilege that would be denied to other applicants;  
 
Granting the variance will not confer a special privilege that on the applicant as this property is 
proposing a development consistent with the CBD-R2 zone. The trees and/or their critical root 
zones lie within the developable area of the Property. The proposed re-development of the 
parcels, including the reconfiguration of the vehicular circulation on the future road network, 
grading requirements, utility access, and proposed below grade service along East-West 
Highway will impact the existing specimen trees and/or their critical root zones. Due to the 
layout and use of the proposed development, it is Staff’s opinion, that granting the variance will 
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not confer a special privilege to the applicant.    
 

2.  Is not based on conditions or circumstances which are the result of actions by the Applicant; 
 
Staff concurs that the requested variance is based upon proposed CBD optional method use of 
the site, access to the site, existing infrastructure, and a desire to build a modern, state of the 
art mixed use development, rather than on conditions or circumstances which are the result of 
actions by the applicant.   

 
3. Is not based on a condition relating to land or building use, either permitted or non-conforming, 

on a neighboring property. 
 

Staff concurs that the requested variance is a result of the proposed site design and layout on 
the subject property and not as a result of land or building use on a neighboring property.  
 

4. Will not violate State water quality standards or cause measurable degradation in water quality. 
 
The requested variance will not violate State water quality standards or cause measurable 
degradation in water quality.  The specimen trees being removed are street and landscape 
trees.  Although there will be an immediate loss from the stormwater filtration they provide, the 
overall project plan will improve water quality above existing levels through additional plantings, 
the use of green roofs, porous surfaces, and biofiltration systems.   
 

Mitigation for Trees Subject to the tree Variance 
The applicant proposes to disturb the critical root zones of three specimen trees and to remove six 
specimen trees; all are stately trees aligning the perimeter of the property. Mitigation for impacts and 
loss of the regal trees will occur at a rate that approximates the form and function of the trees removed.  
Staff recommends replacement occur at a ratio of approximately one inch dbh for every four four inches 
dbh proposed for removal. While these trees will not be as large as the trees lost, they will provide some 
immediate canopy cover and will help augment the canopy lost. Because these trees are mitigation for 
specimen trees lost or stressed, they do not count toward afforestation requirements.  
 
The replacement trees must be a minimum caliper of three inches in dbh. For this site, the total caliper 
inches of specimen trees proposed for removal will be 291 inches requiring a minimum mitigation 
planting of 24 native canopy trees with a dbh of three inches or greater.    
 
County Arborist’s Recommendation on Variance 
In accordance with Montgomery County Code, Section 22A-21(c), the Planning Department is required 
to refer a copy of the variance request to the County Arborist in the Montgomery County Department of 
Environmental Protection for a recommendation prior to acting on the request.  On August 15, 2013, the 
County Arborist issued recommendations on the variance request and recommended the variance be 
approved with mitigation [Appendix B]. 
 
Variance Recommendation  
Staff recommends the variance be granted. 
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Noise 
The applicant will be required to provide a noise analysis at each site  plan submittal, which must include 
exhibits of existing noise contours and 20 year projection, and certification from an engineer specialized 
in acoustics that the building shell has been designed to attenuate projected exterior noise levels to an 
interior level not to exceed 45 dBA Ldn.   
 
Green Buildings 
The Project must also comply with County Council green building legislation, by achieving LEED 
certification (26-32 points). LEED points can be achieved using diverse measures such as green roofs, 
green building materials, energy saving measures and waste reduction plans.  If the applicant is unable 
to achieve a silver rating, they will have to provide information on what would need to be done to 
achieve that standard.    This will be a requirement of the site plan. 
 
Stormwater Management 
The proposed stormwater management concept for the preliminary plan stage was deemed acceptable 
by the Department of Permitting Services on August 12, 2013.  The concept meets the required 
stormwater management goals by the use of Environmental Site Design (ESD) to the Maximum Extent 
Practicable (MEP) with the use of a green roof and micro-bioretention/planter boxes.  A waiver for the 
full quantity volume is granted since full treatment of ESD volume is not possible due to onsite 
constraints.  The plan complies with Section 50-24(j) which requires that stormwater requirements be 
satisfied as part of preliminary plan review, however, the stormwater management concept must be 
resubmitted prior to site plan approval so additional details can be reviewed by the DPS.  Staff finds that 
the plan complies with Section 50-24(j) which requires that stormwater requirements be satisfied as 
part of the Preliminary Plan review. 
 
(i) Any applicable requirements for water quality resources protection under Chapter 19. 
  
The Blairs Master Plan project is located in within the lower main Rock Creek watershed.  The water 
quality condition for Lower Rock Creek is fair to poor and designated by the Montgomery County 
Department of Environmental Protection as a Watershed Restoration Area. The impaired biological 
stream conditions are due to heavy urbanization and dense populations occurring over many years prior 
to stormwater management, forest and stream buffer protection which led to unmitigated flows that 
have damaged Rock Creek and its tributaries. 

The Montgomery County Department of Environmental Protection (MCDEP) developed a Countywide 
Stream Protection Strategy (CSPS) in 1998. The goal is to preserve, protect, and restore impaired 
watersheds. The Blairs Master Plan will contribute to MCDEP’s lofty goals by implementing stormwater 
management treatment, where none exists today, reducing impervious cover, and increasing trees 
which help slow down and infiltrate stormwater runoff.  

The proposed stormwater management concept for the preliminary plan stage was deemed acceptable 
by the Department of Permitting Services on August 12, 2013.  The concept meets the required 
stormwater management goals by the use of Environmental Site Design (ESD) to the Maximum Extent 
Practicable (MEP) with the use of a green roof and micro-bioretention/planter boxes.  A waiver for the 
full quantity volume is granted since full treatment of ESD volume is not possible due to onsite 
constraints.  The plan complies with Section 50-24(j) which requires that stormwater requirements be 
satisfied as part of preliminary plan review, however, the stormwater management concept must be 
resubmitted prior to any future site plan approvals so additional details can be reviewed by DPS. 



 

 

Page 34 

 

  

 
(j)   Any public use space or public facility or amenity to be provided off-site is consistent with the goals of 

the applicable Master or Sector Plan and serves the public interest better than providing the public 
use space or public facilities and amenities on-site. 
 
The Application does not propose public use space and amenities to be provided off-site, other than 
the improvements to the property frontages within the right-of-way for East-West Highway, Blair 
Mill Road, Eastern Avenue, and Colesville Road.  These improvements are consistent with the goals 
of the Sector Plan and serve the public interest by providing a consistent and aesthetically pleasing 
streetscape within the Silver Spring CBD. 
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SECTION 3: PRELIMINARY PLAN  
 
RECOMMENDATION AND CONDITIONS 
 
Staff recommends approval of Preliminary Plan No. 120130220, The Blairs Master Plan, including a 
waiver of an above ground parking garage that crosses lot lines pursuant to §50-38, subject to the 
following conditions: 
 

1. This Preliminary Plan is limited to nine parcels for a maximum of the following:  
a) 125,000 square feet of retail uses  
b) 200,000 square feet of office uses  
c) 125,000 square feet for 200 hotel rooms  
d) 2,800 residential units (new and existing) 
e) A total of 3,825,400 gross floor area, with a maximum 2.89 FAR  

 
2. The Planning Board has accepted the recommendations of the Montgomery County Department 

of Permitting Services (“MCDPS”) – Water Resources Section in its stormwater management 
concept letter dated August 12, 2013, and does hereby incorporate them as conditions of the 
Preliminary Plan approval.  Therefore, the Applicant must comply with each of the 
recommendations as set forth in the letter, which may be amended by MCDPS – Water 
Resources Section, provided that the amendments do not conflict with other conditions of the 
Preliminary Plan approval. 

 
3. The Planning Board has accepted the recommendations of the Montgomery County Department 

of Transportation (“MCDOT”) in its letter dated August 19, 2013, and does hereby incorporate 
them as conditions of the Preliminary Plan approval.  Therefore, the Applicant must comply with 
each of the recommendations as set forth in the letter, which may be amended by MCDOT, 
provided that the amendments do not conflict with other conditions of the Preliminary Plan 
approval. 

 
4. Prior to recordation of plat(s), the Applicant must satisfy the provisions for access and 

improvements which are associated with each plat, as required by MCDOT.  
 

5. Prior to recordation of the first plat for the upper escarpment (Parcels A, E, and F as shown on 
the preliminary plan lotting diagram), the applicant must coordinate with the Maryland State 
Highway Administration (“MDSHA”), to obtain final approval of access points on East-West 
Highway (MD 410).   

 
6. Prior to issuance of MDSHA access permits for Street B, the Applicant must satisfy the provisions 

for access and improvements on Colesville Road (MD 384) as required by the MDSHA.  
 

7. The Applicant must comply with the District of Columbia Department of Transportation 
(“DDOT”) Memorandum, dated June 11, 2013, from Ms. Anna Chamberlain, regarding 
coordination and improvements to DDOT roadways.  

 
8. The Subject Property is located in the Montgomery Blair High School cluster area.  The Applicant 

must make a School Facilities Payment to MCDPS at the elementary, middle, and high school 



 

 

Page 36 

 

  

levels at the multi-family unit rates for all net new residential units for which a building permit is 
issued and a School Facilities Payment is applicable.  The timing and amount of the payment will 
be in accordance with Chapter 52 of the Montgomery County Code.   

 
9. The Applicant must show on the applicable final record plat(s) the following right-of-way 

dedications, Public Improvement Easements, or Public Access Easements consistent with the 
2000 Approved and Adopted Silver Spring CBD Sector Plan and Montgomery County Code 
Chapter 50 Subdivision Regulation requirements: 

a) Colesville Road (MD 384): A dedication of 12.5 feet is required to provide 62.5 feet 
between the property line and right-of-way centerline to support a master planned 
future right-of-way of 125 feet. 

b) East-West Highway (MD 410): A dedication of 25.6 feet is required to provide 55 feet 
between the property line and right-of-way centerline to support a master planned 
future right-of-way of 110 feet. 

c) Private Street B/ Draper Lane: A Public Access Easement, measuring 60 feet wide, over 
the full extent of the proposed private roadway and sidewalk to support this master 
planned roadway, except in the following locations as shown on the preliminary plan: 

i. Approximately 63 feet southeast of the intersection of Street C, where the 
parcel width will be 58 feet, and   

ii. Approximately 286 feet northwest of the intersection of Street C, where the 
parcel width will be 58 feet.  

 
10. Prior to approval of the first certified Site Plan associated with Preliminary Plan No. 120130220, 

Blairs Master Plan, the Applicant must provide for review by Staff, a public use and access 
easement to Montgomery County, in trust for the public, in a recordable form containing 
provisions to address the following for all private streets within the development:  

a) The Applicant must determine the final extent, delineation and alignment of the Private 
Streets at the time of Site Plan  

b) The Private Street must be located within its own parcel, separate from the proposed 
development, and must be shown on the record plat. 

c) Entitlement for open and unobstructed public use of the easement for all customary 
vehicular, pedestrian and bicycle, and loading access.  The easement granted to the 
public must be volumetric, in order to accommodate uses below and above the street 
easement area and must accommodate public utility easements;  

d) Obligation for the Applicant to design and construct the streets pursuant to MCDOT 
Road Code Standard 2005.01 Modified: Two Lane Business District Street; 

e) Obligation for the Applicant to construct the streets pursuant to comparable MCDOT 
structural construction standards, at the Applicant’s expense; 

f) Obligation to install traffic control devices within the easement area, based on 
prevailing standards, at the County’s request, and at the Applicant’s expense; 

g) Obligation for the Applicant to maintain and repair the streets in acceptable conditions 
for all access and loading purposes, at its expense; 

h) Obligation for the Applicant to keep the streets free of snow, litter and other 
obstructions and hazards at all reasonable times, at its expense; 

i) Entitlement for the Applicant or its designee to close private streets for normal 
maintenance and repair at reasonable times and upon reasonable prior notice to the 
public.  Closure for recreational purposes, i.e., Block Parties, Parades, Races, etc., must 
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follow MCDOT protocol to include, but not be limited to: 
i. Signage notifying public of road closures, lane restrictions, or parking 

restrictions to be in place at least one week prior to closure at locations in 
accordance with adopted MCDOT standards. 

ii. Maintain vehicular and pedestrian access to properties abutting closure if 
possible, and open to emergency vehicle passage at all times. 

iii. Traffic control devices to be placed in accordance with adopted MCDOT 
standards. 

iv. Written notice in accordance with adopted MCDOT standards. 
v. Coordination with affected civic associations, homeowners associations and 

businesses to be notified in writing two weeks prior to event.  
vi. Dimensions of signage in accordance with adopted MCDOT standards 

 
11. The Applicant must ensure short term public bicycle parking is installed along the retail 

frontages and near public use space. Secure long term bicycle parking must be installed, internal 
to the proposed residential buildings or garages, for residents’ use. Exact bicycle rack and 
private long term bicycle parking locations will be determined at the time of Site Plan for each 
parcel. 

 
12. The Applicant must provide a detailed staging and phasing plan for the proposed development, 

including all frontage and internal roadway/ sidewalk improvements, at the time of each Site 
Plan. At a minimum, the proposed Draper Lane/ Private Street B must be fully constructed and 
open to traffic prior to the final use and occupancy permit issued for the last newly constructed 
building within Phase One (e.g. the entire lower escarpment). 

 
13. The Applicant must enter into a Traffic Mitigation Agreement (TMAg) with the Planning Board 

and MCDOT to participate in the Silver Spring Transportation Management District and must 
execute the TMAg prior to the release of any above grade building permit for development on 
the site exclusive of any sheeting and shoring permit. The TMAg must include trip mitigation 
measures recommended by MCDOT. 

 
14. The Applicant, as part of the TMAg or separately, must coordinate with the MCDOT Chief of 

Commuter Services, to install a Capital Bikeshare station on the site at a location and at a time 
mutually agreed upon between the Applicant and the County. The location of the bikeshare 
station and any access and maintenance easement agreement that may be required for the 
station must be finalized, in writing by the MCDOT Chief of Commuter Services, prior to the 
release of the first building permit within Phase One for the lower escarpment.  

 
15. The Applicant must provide a noise analysis at the time of the first site plan submittal, and all 

subsequent site plan submittals thereafter.  The noise analysis must include exhibits showing 
existing and 20 year projected 60, 65 and 70 dba Ldn noise contours.  If the noise analysis 
demonstrates an adverse noise impact to portions of residential buildings on the site plan, then 
prior to issuance of the building permits associated with each site plan an engineer specializing 
in acoustics must certify that the building shell for the affected portions of the residential 
building has been designed to attenuate projected exterior noise levels to an interior level not 
to exceed 45 dBA Ldn. The builder must commit to construct the units in accordance with these 
design specifications, with any changes that may affect acoustical performance approved by the 
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acoustical engineer in advance of installation. 
 

16. The Adequate Public Facility (APF) review for the Preliminary Plan will remain valid for 145 
months from the date of mailing of the Preliminary Plan Resolution. 

 
17. No clearing, grading or recording of plats is permitted prior to certified site plan approval.    

 
18. Final approval of the number and location of buildings, dwelling units, on-site parking, site 

circulation, sidewalks, and bike paths will be determined at site plan.  
 

19. In the event that a subsequent site plan approval substantially modifies the subdivision shown 
on the approved Preliminary Plan with respect to lot configuration or location or right-of-way 
width, or alignment, the Applicant must obtain approval of a Preliminary Plan amendment prior 
to certification of the site plan. 

 
 
 

 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 10: Lotting Diagram 
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Figure 11: Circulation Exhibit 

 
 
 
ANAYSIS AND FINDINGS 
 
 
Master Plan Conformance 
 
As discussed in the Project Plan section of this report, the application is consistent with and substantially 
conforms to the 2000 Approved and Adopted Silver Spring CBD Sector Plan.  The application complies 
with the specific density recommendations for the site as well as the applicable urban design, roadway, 
and general recommendations outlined in the Plan.   
 
Adequate Public Facilities Review (APF) 
 
Public Facilities 
 
Access, Parking, and Public Transportation 
 
The applicant’s lotting diagram consists of large parcels for mixed use and residential development 
created by the necessary parcels for private roadways.  The applicant seeks flexibility in the ultimate 
location of the road parcels and resulting mixed use parcels, particularly within the upper escarpment.  
As the applicant submits site plans for the new buildings within the development in the future, the exact 
location of access points could change in accordance with the Montgomery County Department of 
Transportation and Maryland State Highway Administration reviews at that time.  The flexibility to plat 
these parcels in accordance with future County and State transportation requirements is warranted to 
streamline reviews and limit the number of extensive amendments in the future, and is consistent with 
other large multi-phased developments. 
 
The site currently has multiple vehicular access points on Colesville Road, Blair Mill Road, East-West 
Highway, and Eastern Avenue. The applicant proposes to improve future vehicular access by realigning 
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specific site entrances and creating a new internal road network, comprised of private streets, that 
includes a master planned road connection (Draper Lane) from Colesville Road to Blair Mill Road.  
Pedestrian and bicycle access to the site will be provided on all frontage and internal roadways. Parking 
will be provided through a combination of structured garages and on-street spaces. 
 
The immediate area is well served by transit that includes the Red Line Silver Spring Metrorail Station, 
Metrobus, RideOn, and the Silver Spring VanGo Circulator.  Future transit in the area includes a 
proposed Purple Line station at the existing Metrorail Redline station. Specific transit routes near the 
Site include: 
1. RideOn Bus Routes 1, 2, 3, 4, 5, 11, 12, 13, 18, and 28 
2. WMATA Metrobus Routes J5, Q1, Q2, Q4, S2, S4, Y5, Y7, Y8, Y9, Z2, Z6, Z8, Z9, Z11, Z13 
 
Master Plan Roadways and Pedestrian/Bikeway Facilities 
The 2000 Approved and Adopted Silver Spring CBD Sector Plan and the 2005 Countywide Bikeways 
Functional Master Plan include the following nearby roadway/bikeway facilities: 

1. Blair Mill Road: a Business District roadway with master planned on-road bicycle 
facilities located along the southern Site frontage, between Eastern Avenue, NW and 
East-West Highway, with a minimum master planned right-of-way of 70 feet.  

2. Colesville Road: a Major Highway with master planned dual bicycle facilities located 
along the northern Site frontage, between Eastern Avenue, NW and East-West Highway, 
with a minimum master planned right-of-way of 125 feet.  

3. East-West Highway: a Major Highway with master planned shared use path bicycle 
facilities located along the eastern Site frontage, between Colesville Road and Blair Mill 
Road, with a minimum master planned right-of-way of 110 feet.  

4. Draper Lane/Private Street B: a proposed Business District roadway with master planned 
on-road bicycle facilities located through the Site, between Colesville Road and Blair Mill 
Road, with a master planned right-of-way of 60 feet.  

 
The Preliminary Plan as shown satisfies the master plan roadways and pedestrian/bikeways 
recommendations.  For Colesville Road, the applicant is required to dedicate 12.5 feet to provide 62.5 
feet between the property line and right-of-way centerline to support a master planned future right-of-
way of 125 feet.  For East-West Highway, the applicant is required to dedicate 25.6 feet to provide 55 
feet between the property line and right-of-way centerline to support a master planned future right-of-
way of 110 feet.  Because of the location of an existing building on the site, the Applicant is requesting a 
deviation from the master plan recommendation that all future right-of-way for East-West Highway 
come from the south side.  The proposed right-of-way dedication is consistent with dedication 
previously approved for the 1200 East-West Highway development (#120050840).  The proposed right-
of-way dedication by the applicant allows for a consistent dedication line with all necessary roadway 
facilities.  As previously mentioned in the Project Plan Section of this report, the 2000 Silver Spring CBD 
Sector Plan allows the proposed Private Street B roadway to be improved as a private street if the Board 
finds that private ownership is in the public interest.  If the Board approves this road as a private street, 
this roadway will accommodate two-way vehicular access, on-street parking as well as pedestrian and 
bicycle facilities within a 60 foot wide parcel and public access easement.  Roadway construction must 
be in accordance with MCDOT roadway standard 2005.01 Modified, a Two Lane Business District Street. 
 
Sector-Planned Transportation Demand Management 
As a commercial development within the Silver Spring Transportation Management District (TMD), the 



 

 

Page 41 

 

  

Applicant is required to enter into a Traffic Mitigation Agreement to participate in the Silver Spring TMD.  
 
Adequate Public Facilities Review 
A traffic study (dated March 20, 2013 and revised with errata sheets on July 16, 2013) was submitted for 
the subject application per the LATR/TPAR Guidelines since the proposed development was estimated to 
generate more than 30 peak-hour trips during the typical weekday morning (6:30 a.m. – 9:30 a.m.) and 
evening (4:00 p.m. – 7:00 p.m.) peak periods.  
 

 Trip Generation 
 

A site trip generation summary for the proposed development, provided in Table 1, shows that the 
project will generate 894 peak-hour trips during the weekday morning peak period and 1,163 peak-hour 
trips during the weekday evening peak period. When compared to existing uses (less those identified for 
removal through this application), the proposed development will result in an increase of 582 peak-hour 
trips during the morning peak period and 701 peak-hour trips during the evening peak period. 

 

 Local Area Transportation Review 
 

A summary of the capacity analysis/Critical Lane Volume (CLV) analysis for the weekday morning and 
evening peak-hour periods, presented in Table 2, shows that the total (Build) condition will remain 
within the policy area congestion standard of 1,800 CLV. Based on the analysis presented in the traffic 
study, it is concluded that the subject application will satisfy the LATR requirements of the APF test. 

 

 Transportation Policy Area Review 
 
Since the proposed development is within the Silver Spring CBD Policy Area, the project is exempt from 
both the roadway and transit tests set forth in the 2012-2016 Subdivision Staging Policy.  As a result, the 
proposed development is not required to pay transportation impact tax to satisfy the TPAR requirement. 
                 
Conclusion 

 
Staff concludes that the subject application for The Blairs Master Plan development satisfies the LATR 
and TPAR requirements of the APF review with the recommendations described in this memorandum. 
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TABLE 1 
SUMMARY OF SITE TRIP GENERATION 

PROPOSED BLAIRS MASTER PLAN PROJECT 

 
Morning Peak-Hour Evening Peak-Hour 

Trip 
Generation 

In Out Total In Out Total 
 

Proposed High Rise Residential Development (Countywide 
Rates) 
1,628 Proposed  High-Rise Residential Apartments (HRDUs) 
     Less Existing HRDUs to be Removed (266) 
     Net Increase in HRDUs (1,362) 

 
121 
(22) 
99 

 
362 
(66) 
296 

 
483 
(88) 
395 

 
345 
(62) 
283 

 
221 
(40) 
181 

 
566 

(102) 
464 

     Less 18% Trip Reduction 
Sub-Total Increase in HRDUs 

(18) 
81 

(53) 
243 

(71) 
324 

(51) 
232 

(33) 
148 

(84) 
380 

Proposed Development (CBD Rates) 
62 Proposed Townhouses 

 
200 Room Hotel 

 
125,000 SF  Proposed Retail 
        Less Existing Retail to be Removed (83,153 SF) 

        Net Increase in Retail (41,847 SF) 
 
200,000 SF Proposed Office  
        Less Existing Office to be Removed (72,562 SF) 

        Net Increase in Office (127,438 SF) 

 
6 
 

24 
 

32 
(21) 
11 

 
238 
(94) 
144 

 
22 

 
16 

 
31 

(21) 
10 

 
42 

(17) 
25 

 
28 

 
40 

 
63 

(42) 
21 

 
280 

(111) 
169 

 
19 

 
22 

 
125 
(83) 
42 

 
42 

(17) 
25 

 
9 
 

18 
 

125 
(83) 
42 

 
238 
(94) 
144 

 
28 

 
40 

 
250 

(166) 
84 

 
280 

(111) 
169 

       

Total Net New Peak Hour Trips 
 

266 316 582 340 361 701 

Source: Wells and Associates, Inc. Traffic Study dated March 20, 2013 and Errata sheets, dated 
July 16, 2013. 
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TABLE 2 
SUMMARY OF CAPACITY CALCULATIONS 

PROPOSED BLAIRS MASTER PLAN PROJECT 

Intersection 

Traffic Conditions 

Existing Background Total 

AM PM AM PM AM PM 
East-West Hwy (MD 410)/ Rosemary Hill Dr 
16th St/ Spring St 
16th St/ East-West Hwy (MD 410) 
16th St/ Colesville Rd (MD 384)/Eastern Ave, NW 
16th St/ Portal Dr, NW 
16th St/ Northgate Rd, NW 
2nd Ave/ Cameron St/ Apple Ave 
Wayne Ave/ Ramsey Ave 
Georgia Ave (MD 97)/ Colesville Rd (US 29) 
Colesville Rd (US 29/ MD 384)/ 2nd Ave/ Wayne Ave 
Colesville Rd (MD 384)/ East-West Hwy (MD 410) 
Colesville Rd (MD 384)/ Draper Ln/ Site Driveway 
Colesville Rd (MD 384)/ Site Driveway (East) 1 
East-West Hwy (MD 410)/ Retail Access (Future)  
East-West Hwy (MD 410)/ Metro Ped. Access 
East-West Hwy (MD 410)/ Blair Mill Rd/ Newell St 
Georgia Ave (US 29)/ Burlington Ave/ 13th St 
Fenton St/ Philadelphia Ave/ Burlington Ave 
Georgia Ave (US 29)/ Sligo Ave 
Eastern Ave, NW/ Blair Mill Rd/ Northgate Rd, NW 
Eastern Ave, NW/ Newell St/ 14th St, NW 
Georgia Ave (US 29)/ Blair Rd/ Eastern Ave, NW 
Colesville Rd (US 29)/ Site Driveway (West) 
East-West Hwy(MD 410) / Blair Way/ NOAA Garage (North) 
East-West Hwy(MD 410) / Blair Way/ NOAA Garage (South) 
East-West Hwy(MD 410) / Site Driveway (North) 
East-West Hwy(MD 410) / Site Driveway (Middle)  
East-West Hwy(MD 410) / Site Driveway (South) 
Blair Mill Rd/ Block C Site Garage Entrance 
Blair Mill Rd/ Draper Ln 
Eastern Ave, NW/ Site Driveway (South) 1 
Eastern Ave, NW/ Portal Dr, NW/ Site Driveway 
Eastern Ave, NW/ Site Driveway(North) 

829 
870 

1368 
1345 
1068 
1055 
380 
385 

1100 
715 
835 
466 
150 

-- 
505 
405 

1208 
960 
641 
449 
363 
706 
319 
449 
685 
339 
342 
355 
342 
229 
448 
485 
421 

746 
1141 
1328 
1412 
1105 
855 
397 
573 
963 
842 

1020 
304 
260 

-- 
603 
597 

1239 
1036 
817 
521 
420 
724 
273 
538 
639 
371 
374 
390 
401 
168 
356 
438 
290 

876 
973 

1420 
1395 
1111 
1100 
414 
443 

1209 
839 

1020 
489 
170 

-- 
542 
457 

1375 
1028 
687 
463 
397 
783 
334 
500 
736 
390 
392 
405 
346 
233 
457 
494 
430 

811 
1290 
1536 
1469 
1155 
908 
425 
670 

1125 
1001 
1166 
321 
277 

-- 
674 
653 

1373 
1107 
905 
538 
449 
784 
290 
588 
675 
407 
410 
426 
411 
178 
366 
448 
300 

892 
1008 
1454 
1450 
1133 
1136 
414 
443 

1244 
875 

1059 
571 

-- 
593 
513 
525 

1397 
1036 
694 
564 
443 
848 
335 
507 
742 
408 
410 
423 
453 
406 

-- 
604 
478 

811 
1335 
1575 
1489 
1155 
964 
425 
670 

1174 
1039 
1305 
432 

-- 
692 
623 
782 

1400 
1117 
925 
676 
493 
854 
304 
679 
881 
479 
482 
498 
611 
386 

-- 
550 
337 

1 Existing driveway will be closed upon completion of the project 
Source: Wells and Associates, Inc. Traffic Study dated March 20, 2013 and Errata sheets, dated 
July 16, 2013. 
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Figure 12: Garage Massing 

 
Other Public Facilities 
 
Public facilities and services are available and will be adequate to serve the proposed development.  The 
property will be served by public water and sewer systems.  The application has been reviewed by the 
Montgomery County Fire and Rescue Service (MCFRS), and emergency vehicle access has been deemed 
adequate.  Electrical and telecommunications services are also available to serve the Property.  Local 
health clinics, police stations and fire stations are all operating within acceptable levels as established by 
the Subdivision Staging Policy.   
 
The project is located in the Montgomery Blair High School Cluster. The proposed 1,690 new multi-
family housing units are subject to the Annual School Test effective for FY14.  The current Subdivision 
Staging Policy School Test for FY 2014 requires school facility payments for subdivision approval at the 
elementary, middle, and high school levels in the Blair Cluster.  As conditioned, the applicant will be 
required to make school facilities payments, if applicable.   
 
 
Compliance with the Subdivision Regulations 
 
The application has been reviewed for compliance with the Montgomery County Code, Chapter 50, the 
Subdivision Regulations.  The proposed lotting diagram creates parcels of a satisfactory size, width, 
shape and orientation that are appropriate for the location of the subdivision.   
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One waiver is necessary for the Board to approve an above 
grade parking garage that crosses lot or parcel lines.  The 
applicant proposes to construct two additional levels to the 
existing parking garage located south of Private Street B 
that is proposed to extend over Private Street B.  Section 
50-20(b) of the Subdivision Regulations references 
underground parking facilities which extend under rights-of-
way but makes no reference to above ground parking 
facilities that extend over lot lines.  The applicant has 
submitted a waiver request pursuant to Chapter 50-38 of 
the Subdivision Regulations, which gives the Board the 
authority to grant a waiver “from the requirements of this 
Chapter upon a determination that practical  difficulties or 
unusual circumstances exist that prevent full compliance 
with the requirements from being achieved, ant that the 
waiver is: 1) the minimum necessary to provide relief from 
the requirements; 2) not inconsistent with the purposes and 
objectives of the General Plan; and 3) not adverse to the 
public interest”. 
 
The applicant wishes to create a cohesive mixed use project 
with logical connections between buildings and open 
spaces.  The extension of the parking garage across Private 
Street B will be one way to connect the upper and lower 
escarpments in spite of the challenging gradient between 
these two areas of the plan. 
        Figure 13: Garage Cantilever Location 

 
The waiver is the minimum necessary to provide relief from the strict application of Section 50-20(b) of 
the Subdivision Regulations.  The waiver is needed to supply an adequate number of parking spaces for 
the commercial development on the site and achieve a cohesive mixed use development.  The waiver is 
not inconsistent with the purposes and objectives of the General Plan but will allow for greater 
compliance with the recommendations contained in the Silver Spring CBD Sector Plan, which calls for a 
commercial downtown that builds on the CBD’s existing base of business activity.   
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