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MONTGOMERY COUNTY PLANNING DEPARTMENT
THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

MCPB 
Item No.:     
Date: 5-03-18 

Pike and Rose Phase II, Site Plan Amendment 82013012D

Atul Sharma, Planner Coordinator, Area 2 Division, Atul.Sharma@montgomeryplanning.org 301-495-4658 

Patrick Butler, Regulatory Supervisor, Area 2 Division, Patrick.Butler@montgomeryplanning.org  301.495.4561 

Carrie Sanders, Chief, Area 2 Division, Carrie.Sanders@montgomeryplanning.org 301-495-4653 

Request to revise the design of Building 3B and       
asso ciated parking garage within Block 3; update 
Public Benefit Points to reflect addition of solar panels 
and  bikeshare stations, and removal of daycare 
center; modify the bicycle parking provided; and 
minor modifications to reflect as-built conditions. 

Location: North side of Old Georgetown Road 
(MD-187 ), between Rockville Pike (MD-355) and 
Towne Road; 
Mas ter Plan: 2010 White Flint Sector Plan; 
Zone: Split-zoned CR3.0, C-1.5, R-2.5, H-200 and CR4.0, 
C-3 .5, R-3.5, H-300;
Size: 10.32 acres;
Acce ptance Date: September 1, 2017;
Applicant: Federal Realty Investment Trust;
Rev iew Basis: Chapter 59, Zoning Ordinance.

 Staff recommends approval with conditions.
 Staff reviewed this amendment under the Zoning Ordinance in effect on October 29, 2014, pursuant to the 

grandfather provisions of Section 7.7.1.B.3 of the current Zoning Ordinance.
 Per Section 59-C-15.43(d), the Applicant seeks to amend the binding elements and conditions of approved 

Sketch Plan No. 320110010 to modify the Public Benefit Points by removing the daycare center and adding  
bikeshare stations and solar panels.

 The proposed changes meet all development standards, and do not significantly modify the original findings 
of the approval.

 The construction of Building 3B will introduce a Class A office building to the mix of uses at Pike and Rose, 
near the White Flint Metro Station.

 Staff has received 2 letters of su pport from the community for this application. 

Description 
Staff Report Date: 4-19-18 
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SECTION 1 – RECOMMENDATION AND CONDITIONS 

Staff recommends approval of Site Plan Amendment 82013012D for the following: 
• Revise the design of Building 3B and the adjoining parking garage within Block 3 to meet the

needs of potential office tenants. Increase the commercial square footage in Building 3B  from
158,150 square feet to 234,000 square feet and decrease the commercial square footage in
Building 3A, which is the existing Porsche dealership, from 56,600 square feet to 26,500 square
feet to reflect as-built conditions.

• Revise the development tabulations for Phase ll to reflect changes to the gross floor area of the
buildings within Phase ll to reflect as-built conditions and adjust square footage allocated to un-
built structures to maintain the overall density approved for the project. The proposed changes
result in a net decrease of gross floor area in Phase ll, but maintain the overall approved density
for the entire project.

• Revise the development tabulations for Block 6 and 7 to reflect a reduction in units in Building 7
from 104 units to 99 units and a shift in MPDUs from Building 7 to Building 6 as constructed and
approved by the Montgomery County Department of Housing and Community Affairs
(MCDHCA).

• Modify the Public Benefits Table to remove a daycare center that was proposed for Phase ll of
Pike & Rose and add points for solar panels and bikeshare stations.

• Update parking counts, recreation tabulations and landscape drawings to reflect as-built
conditions in Phase ll.

Staff recommends approval of Site Plan Amendment No. 82013012D, subject to conditions listed below.  
All site development elements shown on the latest electronic version of the Site Plan Amendment No. 
82013012D submitted via ePlans as of the date of this Staff Report are required. All previously approved 
plans (320110010, 120120020, 12012002A, 820130120, 82013012A, 82013012B, 82013012C), findings, 
and conditions of approvals remain in full force and effect, except as modified herein by the following 
conditions: 

1. Compliance with Previous Sketch Plan Approvals
All previously approved conditions in the Resolution for Sketch Plan 320110010 and subsequent 
corrections remain in full effect, as modified by Site Plan No. 82012002D, which includes 
modification of the public benefit schedule by eliminating the daycare center and adding  
bikeshare stations and solar panels on Block 7.

2. Compliance with Previous Preliminary Plan Approvals
All previously approved conditions in the Resolution for Preliminary Plan 120120020 and 
subsequent Preliminary Plan Amendments remain in full effect.

3. Compliance with Previous Site Plan Approvals
All previously approved conditions in the Opinions and Resolutions for Site Plan 820130120 and 
subsequent Site Plan Amendments remain in full effect except as modified by this Amendment.

4. Fire and Rescue
The Planning Board accepts the recommendations of the Montgomery County Fire and Rescue 
Service (MCFRS) Fire Code Enforcement Section in its letter dated September 4, 2013, further 
updated on March 27, 2018, and hereby incorporates them as conditions of approval. The 
Applicant must comply with each of the recommendations as set forth in the letter, which 
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MCFRS may amend if the amendments do not conflict with other conditions of Site Plan 
approval. 

5. Montgomery County Department of Permitting Services (MCDPS) Right-of-Way Section
The Planning Board accepts the recommendations of the Montgomery County Department of 
Permitting Services (MCDPS) – Right-of-Way Permitting Section in its memorandum dated 
January 31, 2018 and incorporates them as conditions of the Site Plan approval. The Applicant 
must comply with each of the recommendations as set forth in the memorandum, which the 
MCDPS Right-of-Way Permitting Section may amend if the amendments do not conflict with 
other conditions of the Site Plan approval.

6. Maryland State Highway Administration (MDSHA)
Prior to the issuance of the first core and shell building permit for the office building, the 
Applicant must provide a letter of approval from MDSHA for the construction of the portion of 
steps and sidewalk connection at the corner of Rockville Pike (MD-355) and Rose Avenue that 
lies within the right-of-way of MD 355.

7. Bikeshare Stations
The Applicant must provide spaces for a total of three, 15-dock bikeshare stations for Phase ll. 
One bikeshare station will be located within the right-of-way of Rockville Pike and two will be 
located within the subject property, with final approval of locations from the Montgomery 
County Department of Transportation (MCDOT).

8. Bike Parking
For Phase II, the Applicant must provide 138 publicly-accessible and 303 private secured bicycle 
parking spaces and 4 shower/changing facilities per gender for commuters, as distributed 
through the various buildings in the certified site plan. (Note: This condition supersedes the bike 
parking requirements as described in Condition 6 of Montgomery County Planning Board 
Resolution 13-134 for Site Plan 8201300120 and Condition 5 of Montgomery County Planning 
Board Resolution 16-102 for Site Plan Amendment 82013012C.)

9. Placemaking Elements
Prior to the issuance of the first use and occupancy permit, the Applicant must obtain Staff 
review and approval for the design and implementation of the Placemaking Elements for the 
office building and parking garage, including the lighting design for the office building’s cornice.

10. Placemaking Plan
Condition number 4 of the approved Site Plan No. 820130120 is replaced by the following: Prior 
to the issuance of the first use and occupancy permit, the Applicant must update the 
Placemaking Plan with approval from Staff and the Public Arts Trust Steering Committee. For all 
future Site Plan Amendments, the Applicant must hold a review of the Site for compliance with 
the Placemaking Plan and update the Placemaking Plan as required by Staff and the Public Arts 
Trust Steering Committee.

11. Public Benefits
Condition number 5 of the approved Site Plan No. 820130120 is replaced by the following: The 
Applicant must provide the following public benefits and meet the applicable criteria and 
requirements of the Zoning Ordinance and the CR Zone Incentive Density Implementation 
Guideline, as amended, for each public benefit. Each public benefit must be verified by Staff to 
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be complete as required by the submittals listed for each prior to issuance of any use-and-
occupancy permit for the associated building. Any disagreement regarding the application or 
interpretation of the Public Benefits may be brought to the Planning Board for resolution.  

a. Major Public Facility
• Bikeshare Stations

b. Transit Proximity
c. Connectivity

• Neighborhood Services
• Minimum parking
• Through-block connection
• Public parking
• Advance dedication

d. Diversity
• Adaptive buildings
• Dwelling unit mix

e. Design
• Structured parking
• Tower setbacks
• Public art
• Exceptional design

f. Environment
• Building Lot Termination (BLT’s)
• Tree canopy
• Vegetated roof
• Solar panels on block 7 garage

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

a. Include the development program and all current and previous Planning Board approval
resolutions.

b. Revise the cross section of the frontage along Rockville Pike for the proposed office
building based on sketches and feedback provided by Staff, subject to Staff review and
approval.

c. Modify data table to reflect development standards approved by the Planning Board.
d. Correct the gross square footage for Building 3A and 3B in the development program

and all other tables and references.
e. Correct the data on the Public Use Table.
f. Correct the number of bike parking spaces provided for Phase ll within the various

buildings.
g. Identify the location of the required shower and changing facilities for bicyclists.
h. Identify the location of Placemaking Elements on the Site Plan and architecture for

Building 3B and the parking garage.
i. Coordinate all site, landscape and architectural drawings.
j. On all tables within the Certified Site Plan, reference applicable sections of the Zoning

Ordinance.
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SECTION 2 – SITE DESCRIPTION AND BACKGROUND 

Site Vicinity  
The Pike and Rose Property, outlined in red in Figure 1 below, formerly called Mid-Pike Plaza, is 
approximately 24.4 acres in the northwestern section of the 2010 White Flint Sector Plan (Sector Plan) 
area. The Property for this Site Plan Amendment is approximately 8.78 acres of the overall site. The 
overall site is bounded by Rockville Pike (MD 355) to the east, Old Georgetown Road (MD 187) to the 
south, Towne Road to the west, and Montrose Parkway to the north. Primarily commercial uses, 
including an automotive dealership and retail stores, are south of Old Georgetown Road, while two 
office buildings and a residential high-rise are east of Rockville Pike. A majority of the Property is within 
one-half mile from the existing White Flint Metro Station entrance. 

Figure 1: Vicinity Map 

Site Analysis 
There are no known historic resources, wetlands, floodplains, endangered or threatened species or 
habitats, steep slopes, or other environmental or cultural features on the site. 

Previous Approvals 
A history of the previous sketch plan, preliminary plan and site plan approvals for the Pike & Rose 
property are described below: 

Sketch Plan Approval  
On October 10, 2011, the Planning Board approved Sketch Plan No. 320110010 by corrected Resolution 
No. 11-05, which was further corrected by the Planning Board on July 19, 2012 for up to 3,442,888 
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square feet of total density, including a maximum of 1,716,246 square feet of non-residential 
development (Phase I and Phase II).  

Preliminary Plan Approvals  
On March 14, 2012, the Planning Board approved Preliminary Plan No. 120120020 by Resolution No. 12-
26, corrected on July 19, 2015, for five lots and a maximum density of 3,442,888 square feet of total 
development with a maximum of 1,716,246 square feet of non-residential uses (Phase I and Phase II). 

On November 15, 2013, the Planning Board approved Preliminary Plan No. 12012002A by Resolution 
No. 13-133 by replacing conditions 1, 4, 6, 7, 12, 25, and 32 of the previous approval, removing 
condition 17 of the previous approval, and added conditions 33-38 (Phase I and Phase II). 

Site Plan 
On November 14, 2013, the Planning Board approved Site Plan No. 820130120, Pike & Rose Phase II to 
allow up to 1,648,936 square feet of development, including up to 645,976 square feet of residential 
development and up to 1,122,960 square feet of non-residential development. 

On August 5, 2015, the Planning Board approved Staging Allocation Request No. 26000 for 368 
residential dwelling units for Buildings 6 and 7 as approved in Site Plan No. 820130120. 

On April 21, 2015, the Planning Board approved Staging Allocation Request No. 26200 for 160,705 
square feet of non-residential development for Buildings 1A, 3A, 4 and 8 as approved in Site Plan No. 
820130120. 

On July 2, 2015, the Planning Director approved Administrative Site Plan Amendment No. 82013012A for 
minor modifications to curbs, landscape and hardscape layout changes, the addition of solar panels on 
the Building 7 parking garage, and a shift of residential units from Building 6 and Building 2 including 
MPDU adjustments, within the maximum approved residential square footage and the reduction of 
45,123 square feet of permitted floor area from 1,648,936 to 1,603,813 square feet. 

On February 17, 2016, the Planning Board approved Staging Allocation Request No. 26400 for 75,000 
square feet of non-residential development for Buildings 3A, 4 and a Park Kiosk as approved in Site Plan 
No. 820130120. 

On March 15, 2016, the Planning Board approved Site Plan No. 82013012B for 17,018 square feet of 
non-residential floor area increasing the overall floor area from 1,603,813 square feet to a total of 
1,620,831 square feet for Phase II, added planter and wooden trellis structures to Building 8, and made 
modifications to Building 1A.  

On October 19, 2016, the Planning Board approved Site Plan No. 82013012C for a reduction of 38 units, 
including five MPDUs for Building 2, updating unit types for Buildings 6 and 7, modifying Towne Road, 
increasing the park pavilion building size, increasing parking by 54 spaces; modifying design for Rose 
Park; and updating the Certified Site Plan set to reflect as-built conditions. 
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SECTION 3 – PROPOSED AMENDMENT 
 
Proposal 
The Pike & Rose project continues to evolve, and as a result, the Applicant seeks the following 
modifications to Phase I of the approved Site Plan: 
 

• Revise the design of Building 3B and the adjoining parking garage in Block 3 to meet the needs 
of potential office tenants. Increase the commercial square footage in Building 3B from 158,150 
square feet to 234,000 square feet and decrease the commercial square footage in Building 3A, 
which is the existing Porsche dealership, from 56,600 square feet to 26,500 square feet to 
reflect as-built conditions. 

• Revise the development tabulations for Phase ll to reflect changes to the gross floor area of the 
buildings within Phase ll to reflect as-built conditions and adjust square footage allocated to un-
built structures to maintain the overall density approved for the project. The proposed changes 
result in a net decrease of gross floor area in Phase ll, but maintain the overall approved density 
for the entire project. 

• Revise the development tabulations for Block 6 and 7 to reflect a reduction in units in Building 7 
from 104 units to 99 units and a shift in MPDUs from Building 7 to Building 6, as constructed and 
approved by the Montgomery County Department of Housing and Community Affairs. 

• Modify the Public Benefits Table to remove a daycare center that was proposed for Phase ll of 
Pike & Rose and add points for solar panels and bikeshare stations. 

• Update parking counts, recreation tabulations and landscape drawings to reflect as-built 
conditions in Phase ll. 

 
Proposed Changes to Building 3B Design and Adjoining Parking Garage  
Building 3B and Parking Garage Design 
Block 3 consists of the following building components: 

• Building 3A, a 26,500 square foot Porsche dealership that is already constructed and has a 3-
story service area and parking garage on site.  

• The proposed Building 3B, a 230,000 square foot office building with 4,000 square foot ground 
floor retail.  

• An 8-level public parking garage along Prose Street and the addition of 4 levels of public parking 
above the exiting 3-story service and Porsche parking garage. 
 

 

 Figure 2: Block 3 layout 
Rose Avenue 

Prose Street 

Montrose Parkway 
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The Applicant has expanded the square footage of the office building to improve the efficiency and 
functionality of the floor plans. The office building will have retail on the ground floor at the corner of 
MD355 (Rockville Pike) and Rose Avenue. The main entrance to the office lobby is internal to the site off 
Rose Avenue via a small plaza. The façade along Rockville Pike consists of a curtain wall that has been 
articulated using a series of vertical piers that rise above a 3-story tall terra-cotta base, designed on a 
30-foot module to break up the façade. The top of the building is expressed as a significant cornice that 
will also screen the mechanical equipment and be lit at night to create a signature focal point along 
Rockville Pike. A pedestrian connection between the office building and the Porsche dealership will 
provide direct pedestrian access to the parking garage from Rockville Pike. 

 

 
 
Figure 3:  Previously approved building (left) and proposed office building (right) along Rockville Pike  
 
The façade of the office building facing Building 4 and Rose Park to the east continues the use of terra-
cotta elements that asymmetrically break up the massing into smaller components. The tower is set 
back above the third floor and the top floor facing west is recessed with a roof top terrace overlooking 
the development. 
 
The new parking garage facing Building 4 and Rose Park to the south is screened using vertical 
architectural fins and the stair and lobby towers are expressed as distinct massing elements. The new 
levels added on top of the existing Porsche garage are also screened and continue the use of the existing 
metal panels on the new upper floors. 
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Figure 4: Proposed office building from Rose Avenue 
 
 
 
 

 
Figure 5: Proposed screening of the new garage and expansion above the existing Porsche garage 
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Block 3 Access and Circulation 
The access to the main lobby of the office building is located off a public plaza at the corner of Rose 
Avenue and Prose Street. The retail on the ground floor will have direct access to the plaza and the 
sidewalk along Rose Avenue. A second retail tenant will have a door fronting on to the corner of Rose 
Avenue and MD355 (Rockville Pike). A pedestrian connection between the office building and the 
Porsche dealership will provide access to the parking garage from Rockville Pike.  
 
The entrance to the Porsche garage and the public parking garage will be off Prose Street, along with 
access to one level of below ground parking under the footprint of the office building. Loading and 
servicing for the retail and office uses will also be located along Prose Street.  
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  Pedestrian Circulation 
  Vehicular Movement 
 
 
 
 

Figure 6: Proposed circulation diagram 
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Figure 7: Pedestrian connection between the office building and the Porsche dealership 
 
As a part of this amendment, the Applicant is proposing to construct a 7-foot-wide sidewalk along 
Rockville Pike (MD-355) within the public right-of-way, as shown in Figure 8. The office building is set 
back 16 feet from the internal edge of the sidewalk which aligns with the edge of the right-of-way. 
Between the face of the building and the sidewalk, the Applicant is proposing an approximately 6-foot-
wide landscape bed with shrubs next to the building, green lawn strip and street trees approximately 30 
feet on center. The outer edge of the sidewalk is 16 feet from the curb along Rockville Pike (MD-355). 
The Applicant is proposing this to be a green strip with 3 pairs of Crepe Myrtle trees, approximately 65 
feet on center.   
 

  
Figure 8:  Streetscape along Block 3 as currently proposed by the Applicant 
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Figure 9: Streetscape along Block 3 as currently proposed by the Applicant 

Staff had concerns about the proposed street section in Figure 8 and Figure 9 and worked with the 
Applicant to propose an alternate section. The Applicant has agreed to modify their section in 
accordance with Staff’s recommended sketch in Figure 10 and submit the updated section as a part of 
the Certified Site Plan.  

Figure 10: Improvements to the proposed streetscape along Block 3 as recommended by Staff 

Overall Phase ll Parking 
As a part of this Amendment, the Applicant has updated the overall vehicular parking calculations per 
Sec. 59-E-3.1 of the old Zoning Ordinance and has calculated the parking required as an overall mixed-
use project. The required parking was previously calculated on a per-building basis. Staff supports this 
approach since many buildings within Phase ll already share parking and certain buildings do not have 
any integrated parking. The Applicant continues to meet the required parking under the mixed-use 
requirements. The Applicant will continue to highlight parking provided within each building to facilitate 
enforcement by MCDPS.  

The Applicant has also updated the bike parking calculations for Phase ll to reflect as-built conditions 
and the revised proposal for the office building and continues to provide the minimum number of 
spaces as required per Sec 59-E-2.3 of the Zoning Ordinance. For the overall Phase II, the Applicant will 
provide 138 publicly accessible and 303 private secured bicycle parking spaces with 4 shower and 
changing facilities per gender for bicyclists. 
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Block 3 Parking  
The Block 3 garage will have a total of 691 spaces and be a multi-use garage supporting the Porsche 
dealership, office tenants and guests, and public retail parking seven days per week. Per the Applicant’s 
lease agreement, Porsche has an exclusive right to approximately 54 spaces in the garage which will 
likely be provided on levels P2 and P3 adjacent to the Porsche building. The Porsche spaces will be 
reserved 24 hours/day, seven days/week and will be occupied by new vehicle inventory. Porsche guests 
will have the same parking access rights in the Block 3 garage as any other retail customer or visitor to 
the Block 3 office building.   

Office building tenants will be offered monthly parking passes both reserved and non-reserved in the 
Block 3 garage and will have access to the garage 24/7.  Reserved spaces will be signed and unavailable 
to retail parkers or visitors at any time.  While difficult to predict how many office tenants will pay the 
additional price for the reserved spaces, the Applicant estimates it will be about 70 spaces.  Nearly the 
entire garage will be utilized by office tenants Monday – Friday from 8 a.m. until 6 p.m.  but a small 
number of visitor and retail parking spaces will remain available during these times on the P0 and P1 
levels.   To control access for different users, two sets of gates will be installed in the garage – one at the 
entry and another at the P2 level.  During office hours retail and office visitors will only have access to 
the P0 and P1 levels and office tenants will be required to park on levels P2 and up.  After 6 p.m. 
Monday – Friday and on weekends, the P2 gates will be up, allowing retail and office visitors access to all 
spaces in the garage except for the aforementioned reserved spaces. 

The Applicant will provide 6 public and 3 private bike parking spaces for Building 3B, the Porsche 
dealership, and 20 public and 24 private bike parking spaces will be provided for Building 3A, the office 
building with retail. The office building will also provide 2 shower and changing facilities per gender for 
bicyclists. 

Revisions to Public Benefit Points 
The Applicant is seeking to modify the Public Benefits Table to remove a daycare center that was 
proposed to be in Phase ll of Pike & Rose and add ten points for solar panels and five points for the 
bikeshare stations. With these changes, there is no net gain or loss in the total number of points 
provided and the Applicant continues to provide points well beyond the minimum requirement.  

A daycare center had been approved as a public benefit to be built as part of proposed Block 3 office 
building. The Applicant engaged in lengthy discussions with a daycare operator already operating in the 
Pike District regarding potential expansion to Pike & Rose. However, they were not able to reach an 
agreement for two primary reasons. The space requirements for the daycare, particularly outdoor, 
ground-floor space, were not feasible within the approved framework of the overall plan. There was also 
a significant gap between the rent the daycare operator was able to pay and the rent that ground-floor 
retail space would otherwise command at Pike & Rose. The Applicant was therefore concerned that 
having vacant ground-floor space would not contribute to the vibrant street-level experience at the 
project and is requesting to remove the daycare center from the Public Benefits Table. 

The Applicant has already installed solar panels on the roof of the Trade Street parking structure and is 
requesting points for this public benefit.  

The Applicant is required to provide 2 bikeshare station sites per their Preliminary Plan approval and 
Amended Traffic Mitigation Agreement (TMAg). The 2014 TMAg executed with MCDOT and M-NCPPC, 
paragraph #16, states “Applicant must provide space in the Project for at least two (2) bikesharing 
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docking stations (or similar provision required by the bikesharing system) to enable this form of 
transportation to be used by residents, employees and visitors at the Project.”  

The previously approved certified site plans showed two bikeshare station sites – one along the Pike & 
Rose property fronting on Rockville Pike (MD-355) and a second site along Pike & Rose property fronting 
on Towne Road. One more site was shown as an “optional” third station location on Pike & Rose 
property near the intersection of Trade Street and Rose Avenue, internal to the project.  

The amended Phase ll Site Plan 82013012D shows a bikeshare station east of Building 9 in the public 
right of way along MD 355 near Meeting Street. This site is not within the Subject Property and thus 
does not qualify as one of the two station sites the Applicant is required to provide. The Applicant is 
therefore showing two additional locations on the Subject Property. One is located west of Building 9 on 
Trade Street and the other is located west of Building 2 on Grand Park Avenue.   

Because the original approvals pre-dated current bikeshare policies, the Applicant was not required to 
contribute toward capital costs of bikeshare stations at their project.  However, the Applicant voluntarily 
committed funds to MCDOT in support of expansion of bikeshare in the White Flint area, and also 
committed to fund incentives for residents at their project to use bikeshare.  With approval of this site 
plan amendment, the Applicant will fulfill these commitments on a timely basis. The Applicant is 
requesting points for providing this public benefit.  

The Applicant is proposing to provide public benefit points as outlined in the following table. 

SECTION 4 – ANALYSIS AND FINDINGS 

Pursuant to the grandfather provisions of Section 7.7.1.B.3, this Amendment was reviewed under the 
standards and procedures of the Zoning Ordinance in effect on October 29, 2014, since the original site 
plan was approved on November 14, 2013.  The proposed modifications do not alter the intent of the 
original site plan and the subsequent amendments.   

Section 59-D-3.4. (c) of the previous Zoning Ordinance states that the Planning Board, in reaching its 
decision, must find that: 
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1.  The site plan conforms to all non-illustrative elements of a development plan or diagrammatic plan, 
and all binding elements of a schematic development plan, certified by the Hearing Examiner under 
Section 59-D-1.64, or is consistent with an approved project plan for the optional method of 
development, if required, unless the Planning Board expressly modifies any element of the project plan; 
 
The Subject Property is not subject to a development plan, diagrammatic plan, schematic 
development plan, or project plan. As conditioned above, the Site Plan is subject to the binding 
elements and conditions of the approved Sketch Plan, and all previously approved Preliminary Plans 
and Site Plans. 
 

2. The Site Plan meets all of the requirements of the zone in which it is located and where applicable 
conforms to an urban renewal plan approved under Chapter 56; 
 
The proposed commercial uses on Block 3 are allowed in the CR zone.  The changes made by this 
Site Plan Amendment meet all the requirements of the zones and are shown in the data table 
below.  The Site is not located in an Urban Renewal area. 

 

Amendment D Required Previously Approved Proposed (P)/ 
Constructed (C) 

Building 1A Commercial  90,000 sq.ft. 61,083 sq.ft. (C) 

Building 2 Commercial  12,000 sq.ft. 13,000 sq.ft. (P) 

Building 3A Commercial   56,600 sq.ft. 26,500 sq.ft. (C)  

Building 3B Commercial  158,150 sq.ft. 234,000 sq.ft. (P) 

Building 4 Commercial  32,550 sq.ft. 32,773 sq.ft. (C) 

Park Pavilion  2,310 sq.ft. 2,320 sq.ft. (C) 

Building 6 Commercial  57,000 sq.ft. 44,850 sq.ft. (C) 

Building 7 Residential   104 D.U. 99D.U. (C) 

Building 7 Commercial  172,000 sq.ft. 166,058 sq.ft. (C) 

Building 8 Commercial      
   

 61,000 sq.ft. 38,599 sq.ft. (C) 

Total Residential for Phase ll  574 D.U. 569 D.U. 

Total Commercial for Phase ll  975,110 sq.ft. 952,683 sq.ft. 

Total Vehicle Parking Provided 
for Phase ll                            

1,686 – 3,720 1,916 2,012 

Public Bicycle Parking 
(59-C-15.62) 

138 154 146 

Private and Secure Bicycle 
Parking 
(59-C-15.62) 

303 321 306 
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3. The locations of buildings and structures, open spaces, landscaping, recreation facilities, and 
pedestrian and vehicular circulation systems are adequate, safe, and efficient; 
 
The proposed amendment slightly alters the footprint of the Office Building 3B within its original 
block. It creates a small plaza off Rose Avenue that leads directly to the office building’s main lobby. 
The vehicular circulation system is largely the same with exception to a new curb cut off Prose 
Street to access the one level of underground parking below the office building’s footprint. The 
sidewalks, street trees, streetscape elements and landscaped areas continue to line the office 
building along MD355 (Rockville Pike), Rose Avenue and Prose Street. The entry plaza will provide 
outdoor seating. Therefore, as conditioned, the frontage along MD355 (Rockville Pike), and the 
overall changes proposed in this amendment are adequate, safe and efficient. 

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

proposed adjacent development; and 
 
The new office building will be approximately the same height (Maximum 150 feet) as the previous 
approval and is still compatible with the surrounding high density residential and commercial 
developments in the area. All the other structures will continue to be compatible with other uses, 
other site plans, and existing and proposed adjacent developments. The proposed amendment 
continues to maintain conformance with the Sector Plan and its recommendations for the Property. 
 

5. The site plan meets all applicable requirements of Chapter 22A regarding forest conservation, 
Chapter 19 regarding water resources protection, and any other applicable law. 
 
This Amendment does not include changes to the Forest Conservation Plan.  All of the Forest 
Conservation requirements were satisfied under the original Site Plan for Phase II (Final Forest 
Conservation Plan No. 820130120). This Amendment is in compliance with both Chapter 22A Forest 
Conservation and the Environmental Guidelines. The proposed changes do not alter the previous 
SWM approval. 

 
Community Outreach 
The Applicant has met all noticing requirements. As of the posting of this staff report, Staff has received 
two letters of support for the project. One letter is from Amy Ginsberg, Executive Director of the Friends 
of White Flint and the second one from Dee Carl Metz, the White Flint Implementation Coordinator at 
the Office of the County Executive (Attachment 7). 
 
SECTION 5 - CONCLUSION 
 
The proposed modifications to the approved Site Plan will not alter the overall character, or significantly 
impact the development with respect to the original findings and conditions of all previous approvals. 
The proposed project remains compatible with the existing and proposed development adjacent to the 
site and with respect to the surrounding neighborhood, in terms of efficiency, adequacy, safety, 
structures, uses, vehicular and pedestrian circulation, open space, landscaping, and lighting. The 
proposed amendment remains in conformance with environmental regulations, the development 
standards of the zone, and the Sector Plan. All previous conditions of approval and Planning Board 
findings remain in full force and effect. Staff recommends approval of Site Plan Amendment 82013012D 
with the conditions listed at the beginning of this report. 
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8787 Georgia Avenue, Silver Spring, Maryland 20910 

www.MontgomeryPlanning.org 

3. To clarify the SAR application and ensure proper tracking, it is requested that the third 

paragraph on page 2 be revised to read, 

“NOW, THEREFORE, BE IT RESOLVED THAT the Planning Board APPROVES an 

allocation of staging capacity for 493 residential units and 262,800 229,005 square feet of 

non-residential uses, which is equal to the total allowed non-residential density approved 

by the site plan (314,800 square feet) minus 85,795 square feet of existing non-residential 

density that will be demolished, on the property;”. 

 

4. Because the application is being revised to ensure consistency between the resolution and 

the application, the fifth paragraph on page two is no longer necessary.  

 

 

 

 

 

 

 

JS:ha:  n:\area 2 division\sloan\ mid pike corrected resolutions memo to board 

 

Attachments: 

1. Resolution for Sketch Plan 320110010 

2. Resolution for Preliminary Plan 120120020 

3. Resolution for Site Plan 820120020 

4. Resolution for Staging Allocation Request 25400 
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MCPB NO. 11-05 
Sketch Plan No. 3201 10010 
Project Name: Mid-Pike Plaza 
Date of Hearing: January 20, 201 1 

I CORRECTED RESOLUTION 

WHEREAS, under Section 59-C-15.42 of the Montgomery County Code the 
Montgomery County Planning Board ("Planning Board" or "Board") is authorized to 
review sketch plan applications; and 

WHEREAS, on September 21, 2010, Federal Realty Investment Trust 
("Applicant"), filed an application for approval of a sketch plan for up to 
-3,422,888 square feet of total density including a maximum 
& o f  1,716,246 square feet of non-residential development on 24.38 gross acres of 
land split-zoned CR3 C1.5 R2.5 H200 and CR4 C3.5 R3.5 H300, located in the 
northwest quadrant of Rockville Pike and Old Georgetown Road within the White Flint 
Sector Plan Area ("Property" or "Subject Property"); and 

WHEREAS, the sketch plan application was designated Sketch Plan 
No. 3201 1001 0, Mid-Pike Plaza (the "Application"); and 

WHEREAS, Staff issued a memorandum to the Planning Board, dated 
January 10, 201 1, setting forth its analysis and recommendation for approval of the 
Application subject to certain conditions ("Staff Report"); and 

WHEREAS, following review and analysis of the Application by Planning Board 
staff ("Staff') and the staff of other governmental agencies, on January 20, 201 1, the 
Planning Board held a public hearing on the Application; and 

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

WHEREAS, on January 20, 2011, the Planning Board voted to approve the 
Application, subject to certain conditions, on the motion of Commissioner Dreyfuss; 
seconded by Commissioner Wells-Harley; with a vote of 4-0, Commissioners Carrier, 
Dreyfuss, Presley, and Wells-Harley voting in favor, Commissioner Alfandre being 
absent. 

NOW, THEREFORE, BE IT RESOLVED that, pursuant to the relevant provisions 

Approved as to 
Legal Sufficiency: 

M-NCPPC Legal Department 
8787 (icorgi:~ Avcnuc, Silvcr Spring, Maryland 20910 Chairman's Office: 301.495.4605 Fax: 301.495.1.320 

www.MCParkandPlanning.org E-Mail: mcp-chairman@mncppc.org 
10O0% recycled paper 
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of Montgomery County Code Chapter 59, the Montgomery County Planning Board 
approves Sketch Plan No. 3201 1001 0 for up to 0 
&3,422,888 square feet of total densitv including a maximum of 1,716,246 square feet 
of non-residential development on 24.38 gross acres of land split-zoned CR3 C1.5 R2.5 
H200 and CR4 C3.5 R3.5 H300, including as binding elements under Section 59- 
15.42(b)(4)(B) the maximum density and heights, general location and extent of public 
use space, public benefits, and phasing program as shown on the sketch plans, subject 
to the conditions below and modification at Site Plan per the restrictions enumerated in 
section 59-C-15.42(d). This approval is subject to the following conditions and binding 
elements: 

1. Density 
The proposed development is limited to a maximum of , 
-1 ,716,246 square feet of non- 
and a total of 3,442,888 square feet of total development. 

2. Height 
The proposed development is limited to a maximum height of 200 feet in the 
portion zoned CR3 C1.5 R2.5 H200, and 300 feet in the portion zoned CR-4 C3.5 
R3.5 H300. 

Incentive Densitv 
The proposed development must be constructed with the public benefits listed 
below, except that the Applicant may request to adjust the percentage or type of 
public benefits shown on the Public Benefits Table of the sketch plan during site 
plan review as long as the total equals at least 100 percent of the incentive 
density required by section 59-C-15.81. The Applicant may eliminate, add, or 
modify individual public benefits if the Planning Board finds that any changes 
continue to support the findings required by the zone. 

% Requested 
33.09 

10.00 

6.32 

10.00 

7.62 

Category I Public Benefit 
Transit Proximity 

Connectivity 

Neighborhood Services 

Minimum Parking 

Through-Block 
Connection 
Public Parking 
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4. Incentive Density Implementation 
At site plan, the Applicant must demonstrate delivery of sketch plan incentive 
density elements in a timely manner commensurate with project phasing. 

Vegetated Roof 4.48 

5. Public Use Space 
The proposed "neighborhood green" must provide a minimum of 0.55 acres non- 
vehicular area and 0.80 acres of total area for special events. 

Advance Dedication 

Total 

6. Building Lot Terminations 
Prior to issuance of building permits for the first 5% of incentive density square 
footage, the Applicant must provide proof of purchase (or payment to the 
Agricultural Land Preservation Fund) for a minimum of 7.28 BLTs. 

3.72 

139.34 

7. Moderatelv Priced Dwelling Units (MPDUs) 
The proposed development must provide MPDUs in accordance with Chapter 
25A. 

8. Phasing Program 
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Unless a modification is approved by the Planning Board during site plan review, 
the Applicant must construct the proposed development in accordance with the 
phasing program enumerated in the Application. 

9. Future Coordination for Preliminary and Site Plan 
The following must be addressed as part of the process of the preliminary or site 
plan applications, as applicable: 

a. Request for waiver of standard truncation for all applicable intersections. 
b. Site details, recreation facility exhibits, and detailed development program 

and inspection schedules. 
c. Public art program reviewed by the Public Arts Trust Steering Committee. 
d. Considerations for preliminary and site plan reviews outlined in the 

findings of this resolution. 
e. Issues enumerated in the letter from the Montgomery County Department 

of Transportation, dated January 4, 2011 and obtaining necessary 
approvals or modifications to said letter prior to the hearing on any 
preliminary plan. 

f. Specifics of the public benefits proposed to achieve the incentive density. 

BE IT FURTHER RESOLVED that, having given full consideration to the 
recommendations and findings of its Staff as set forth in the Staff Report, which the 
Planning Board hereby adopts and incorporates by reference (except as modified 
herein), and upon consideration of the entire record and all applicable elements of § 59- 
C-15.42, the Montgomery County Planning Board finds that, as conditioned herein, the 
elements of the sketch plan specified in Section 59-C-15.42(c) of the zoning ordinance 
are appropriate in concept and appropriate for further review at site plan. Specifically, 
the Planning Board finds that as shown in the sketch plan: 

1.  The plan: (a) meets the requirements and standards of this Division; (b) will 
further the objectives of the applicable master or sector plan; and (c) will provide 
more efficient and effective development of the site than the standard method of 
development; 

The subject site is located within the White Flint Sector Plan area and is split- 
zoned CR3.0 C1.5 R2.5 H200 and CR4.0 C3.5 R3.5 H300. The proposed 
development will be built under the optional method of development with uses 
permitted in the CR zones. 

(a) Requirements and standards of the Division: 

The obiectives of the CR zones enumerated in section 59-C-15.2 are to: 
Implement the policy recommendations of applicable master and 
sector plans; 
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Target opportunities for redevelopment of single-use areas and surface 
parking lots with a mix of uses; 
Reduce dependence on the automobile by encouraging development 
that integrates a combination of housing types, mobility options, 
commercial services, and public facilities and amenities; 
Encourage an appropriate balance of employment and housing 
opportunities and compatible relationships with adjoining 
neighborhoods; 
Establish the maximum density and building height for each zone, 
while retaining appropriate development flexibility within those limits; 
and 
Standardize optional method developments by establishing minimum 
requirements for the provision of the public benefits that will support 
and accommodate density above the standard method of 
development. 

The proposed development satisfies these objectives by: 
Furthering the policy recommendations of the White Flint Sector Plan, 
as detailed in (b) below; 
Replacing a strip-mall development and excessive surface parking with 
a high-density, mixed use project; 
Integrating housing, commercial services, employment uses, public 
facilities and amenities within less than M mile of metro service and 
numerous parks, trails, and services; 
Providing a balance of commercial and residential uses appropriate for 
this area of the core of White Flint; 
Meeting the density and building height limits for the zones with a 
flexible response to protect and enhance open spaces, pedestrian 
comfort, and views; and 
Providing public benefits per the ordinance and guideline criteria to 
create an environment sufficiently able to accommodate density above 
the standard method density allowed. 

The general requirements of the CR zones enumerated in section 59-C-15.6 
of the ordinance are met as the following list illustrates. 

The project conforms to the sector plan and design guidelines as 
detailed in (b) below; 
The streetscapes along each frontage will be improved per the sector 
plan and design guidelines as finalized by each site plan; 
Allowances for space for bicycle parking and shower facilities, which 
will be finalized by each site plan, are provided; and 

Attachment 1



MCPB NO. 1 1-05 
Sketch Plan No. 3201 1001 0 
Mid-Pike Plaza 
Page 6 

As the data table below shows, parking will be provided above the 
minimum required and below the maximum allowed. 

The development standards of the CR zones enumerated in section 59-C- 
15.7 are met as detailed in the data table below. 

Project Data Table for the CR Zones 
Development 
Standard 

PermittedlRequired Approved and Binding on the 
Applicant 

Gross Tract Area (sf) 
Zone 1: 
CR3.0 C1.5 
R2.5 H200 
Zone 2: 
CR4.0 C3.5 
R3.5 H300 
Total 

nla 
nla 
nla 

805,156 
256,855 
1,06201 1 

Density (sf) 
Total (CR) 

Zone 1 
Zone 2 
Total 

Non- 
residential (C) 

Zone 1 
Zone 2 
Total 

Residential 
(R) 

Zone 1 
Zone 2 
Total 

2,415,468 
1,027,420 
3,422,888 

1,207,734 
898,992 
2,106,726 

2,012,890 
898,992 
2,911,882 

nla 
nla 
3,422,888 

nla 
nla 
1,716,246 maximum 

nla 
nla 
1,726,642 minimum 
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(b) The obiectives of the White Flint Sector Plan: 

Building Height (feet) 

The Mid-Pike Plaza property is in the Mid-Pike Plaza District within the 
Approved and Adopted (2010) White Flint Sector Plan. The Plan notes that 
"redevelopment in the district should retain its regional marketplace function 
and include residential and civic uses. Building heights of 300 feet should 
frame the corner of Rockville Pike and Old Georgetown Road. Public use 
space, such as an urban plaza or neighborhood green or a civic or cultural 
attraction, will provide reasons to gather and encourage all day activity" 
(p.32). Specifically for public use space, the Plan states the following: 
"provide a minimum one-acre public use that can be divided into smaller 
areas, such as urban plazas or neighborhood greens, on the Mid-Pike Plaza 
property" (~.33).Consistent with the Sector Plan, a new public commercial 
business street (B-16), recommended 80 feet right-of-way, will connect 
Rockville Pike to Hoya Street. And, realigned Executive Boulevard (B-15), 
between Old Georgetown Road and B-16, is a commercial business street 
with a 70 right-of-way. 

Zone 1 
Zone 2 

Setbacks 

The D ~ O D O S ~ ~  sketch plan is consistent with the obiectives of the White Flint 
Sector Plan with respect to: 

Density and Buildinn Height 
The proposed development is consistent with the Sector Plan's 
recommendations for the Commercial Residential (CR-4 C-3.5 R-3.5 H-300 
and CR-3 C-1.5 R-2.5 H-200) zones. The highest density is located at the 
intersection of Old Georgetown Road and Rockville Pike. 

200 
300 
nla 

Transportation 
The sketch plan street network is consistent with the Sector Plan 
recommendation for public and private streets. The Sector Plan classifies B- 
16 as a commercial business street between Rockville Pike and Hoya Street 

Up to200 
Up to 300 
nla 

Parking Spaces 
Minimum Required 
Maximum Allowed 
Proposed 

Public Use Space (%) 
Residential Amenity Space (sf) 

2,396 
6,546 

10 
5,234 (approximate) 
10 

Determined at site plan based on 
final unit count. 

Attachment 1



MCPB NO. 11-05 
Sketch Plan No. 3201 1001 0 
Mid-Pike Plaza 
Page 8 

with a right-of-way of 80 feet and B-15 with a right-of-way of 70 feet. The 
revised plan shows most of the street as a 70 foot cross-section with the 
areas near Hoya Street and MD 355 as a wider cross-section. 

The Sector Plan envisions the reconstruction of Rockville Pike into an urban 
boulevard with improved pedestrian sidewalks, on-road bicyclist 
accommodation, and bus priority lanes (p.53). Rockville Pike is classified as a 
major highway with a 150 foot right-of-way. The right-of-way for MD 355 can 
be increased to 162 feet with the additional dedication placed in reservation 
(p.55). Montgomery County Department of Transportation has initiated a 
Countywide Bus Rapid Transit (BRT) Study that will inform the location of 
BRT along the Pike, either in the median or curb lane. 

Bikewav Network 
Several roads that front the property have bikeway recommendations. Old 
Georgetown Road, between Hoya Street and Rockville Pike, is classified as a 
dual bikeway: i.e., a shared use path with bike lanes (LB-2). Rockville Pike is 
classified as a shared use path (SP-41) and Hoya Street is also classified as 
a shared use path, LB-1. At site plan, these bikeways should be delineated. 

Public Use Space 
The submitted sketch plan illustrates several areas intended to meet the CR 
zone public use requirement and the Sector Plan recommendation. The 
sketch plan illustrates a neighborhood green and several linear promenades 
adjacent to Street 2 and 3. 

White Flint Design Guidelines 
The Approved White Flint Urban Design Guidelines provide specific 
recommendations for each district, including building design and public open 
space. The design guidelines illustrate buildings with a build-to-line instead of 
a setback from the property line. Regarding public use spaces, the design 
guidelines state that "neighborhood open spaces should be defined by 
surrounding building walls on at least three sides on a mid-block location" and 
public use spaces "should be located to reduce extended periods of shadow 
coverage from surrounding buildings" (p.33). Since the area south of the 
public street, B-16, has a southern as well as east-west sun exposure, a 
significant public use space in this area would receive ample sunshine 
throughout the year. 

Environment 
The Sector Plan establishes several recommendations to create an 
environmentally sustainable district. Minimization of carbon emissions; 
reduction of energy use through site design and energy-efficient buildings; 
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improving air and water quality; and usage of environmental site design are 
some of the Plan's recommendations. At site plan, the applicant must 
demonstrate how each recommendation in the Plan will be achieved. 

The following items will require further consideration during Preliminarv and 
Site Plan review 

Orient buildings closer to the property line for Rockville Pike and Old 
Georgetown Road, if SHA releases the easement along MD 355. If the 
easement is retained, provide a detailed concept plan for MD 355 
frontage that includes a double row of trees and street furnishings. 
Provide an 80-foot right-of-way for Street 1, which is classified as a 
public street, or demonstrate need for modification. 

Ensure proper dedication of recommended street right-of-way for 
Rockville Pike, Old Georgetown Road and Hoya Street as well as 
internal public streets. 
Underground utilities within all public rights-of-way. 
Demonstrate how the proposal will achieve sustainability 
recommendations, including increased tree canopy; maximization of 
LEED standards; and environmental site design techniques as 
recommended in the Sector Plan. 
Complete Sector Plan bikeways for -portions of Old 
Georgetown Road-. 
Implement the recreation loop, as recommended in the Sector Plan 
and Design Guidelines, along Old Georgetown Road. 

(c) More efficient and effective development of the site than the standard method 
of development: 

This optional method of development is more efficient and effective than the 
standard method of development because it provides more public benefits, 
places higher density in an area that can sustain growth using existing 
infrastructure, provides more affordable housing options, and creates a more 
environmentally sustainable pattern of development. 

2 .  The proposed building massing and height and public use and other open 
spaces are located and scaled to achieve compatible relationships with each 
other and with existing and proposed buildings and open space adjacent to the 
site and with adjacent communities; 
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With respect to density, building height, and public use space the proposed 
development meets, is under the maximum standards, and exceeds the 
minimum standards, respectively. 

The buildings and structures of the proposed development are laid out 
throughout the site, with the greatest densities towards the core of the metro 
station area, which is appropriate for the character envisioned by the sector plan. 
The layout shown provides easy access to the buildings from adjoining sidewalks 
and internalized parking. The locations of the buildings and structures provide 
compatible relationships internally and to buildings on confronting properties, 
while meeting the aesthetic standards of the area. The groundwork for the open 
spaces, landscaping, and site details is provided through appropriate building 
massing, heights, and orientation and will provide a safe and comfortable 
environment. 

With respect to proposed open and public use spaces, the development provides 
a number of different outdoor areas, including promenades, pocket parks, and a 
larger neighborhood green. Sidewalks and through-block connections allow for 
visual and physical connections between these spaces and tolfrom the 
surrounding properties. This layout of interconnected open spaces and corridors 
will allow for a greater public benefit and compatible relationships with each other 
and with existing and proposed buildings and adjacent development. 

The following items will require further consideration during Preliminarv and Site 
Plan review: 
The details of the proposed building and open space layout will be reviewed in 
greater detail with each site plan. In particular, the following objectives from the 
design guidelines will be analyzed more critically. 

(a) Streets (Page 10): (1) Establish a hierarchical grid of streets to improve 
mobility; (2) Underground wet and dry utilities within right-of-way limits; (3) 
Create short blocks to expand pedestrian access and maximize building 
frontage; (4) Transform Rockville Pike into an Urban Boulevard; (5) Improve 
pedestrian safety at all street intersections. 

Consider alternatives for fa~ade articulation along the outer facing 
perimeter of the development, particularly along Hoya Street and 
Montrose Parkway. 
Consider alternatives to eliminate the building setbacks shown along 
Rockville Pike and Old Georgetown Road. 
Consider alternatives to minimize the impact of vehicular access on 
designated public use spaces. 
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I @(b)Buildings (Page 16): (1) Build-to lines that establish minimum setbacks 
from the right-of-way; (2) Podium heights that define the pedestrian level 
space; (3) Upper stepbacks that distance the taller component of the structure 
from the podium, reducing the impact of its scale on the pedestrian space 
below; (4) Reduced tower floor plate sizes to reduce the structure's perceived 
bulk. 

Consider providing a signature building at the corner of Old 
Georgetown Road and Rockville Pike. 
Consider sun orientation when adjusting the location of taller building 
components in close proximity to public use spaces. 
Consider alternatives to break down the scale of the structure 
composed of buildings 5, 6, 10 and 11. 

3. The general vehicular, pedestrian, and bicyclist access, circulation, parking, and 
loading areas are adequate, safe and efficient; 

Site Location and Vehicular Access Points 
The subject development is located on the north side of Old Georgetown Road 
between Rockville Pike (MD 355) and Hoya Street (i.e., previously known as Old 
Old Georgetown Road) with Montrose Parkway along the northern property line. 
The vehicular access points are proposed from Old Georgetown Road, Rockville 
Pike, and Hoya Street. Given the relatively close proximity of the proposed 
access points on Hoya Street to the signalized intersections of (existing) 
Montrose Parkway and (future) Old Georgetown Road- 

-the A~plicant must provide further intersection, queuing, and 
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1 volume analyses to allow the Board to consider changes for access.. 

Available Transit Service 
Ride-On routes 5, 26, 38, 46, and 81 operate along the site's adjacent roadways. 
The entire subject site is within l/z mile of the White Flint Metrorail Station. These 
transit options provide adequate and efficient transportation choices and may be 
safely accessed. 

Trans~ortation Demand Management 
This site is within the boundary of the North Bethesda TMD. As a new 
development, the Applicant must enter into a traffic mitigation agreement to 
participate in the North Bethesda Transportation Management District (TMD). 
The White Flint Sector Plan recommends that the TMD achieve a 34% non-auto 
driver mode share (NADMS) goal for employees that consists of a 26% transit 
mode share, 5% ridesharing, and 8% non-automobile commuting modes of 
transportation. 

Sector Plan Roadways and Bikeways 
In accordance with the White Flint Sector Plan and Countywide Bikeways 
Functional Master Plan, the sector-planned roadways and bikeway that must be 
provided by this development are as follows: 

(a) Rockville Pike (MD 355) is designated as a major highway, M-6, with a 
recommended 150-foot right-of-way, reservation for 12 more feet (i.e., for 
a total of 162 feet), and a recommended shared use path, Local Bikeway, 
LB-5. 

(b) Old Georgetown Road (MD 187) is designated as a major highway, M-4, 
with a recommended 120-foot right-of-way and a recommended Dual 
Bikeway, LB-2, bike path on north side. 

(c) Hoya Street is designated as a major highway, M-4(a), with a 
recommended 120-foot right-of-way and a recommended shared use 
path, LB-1. MCDOT's Capital Improvements Program Project No. 501 116, 
White Flint District West Transportation, includes construction of Hoya 
Street between Executive Boulevard and Montrose Parkway. 

(d) Montrose Parkway is designated as an arterial, A-270, with a 
recommended 300-foot right-of-way and a recommended shared use 
path, SP-50. 

(e) Public Street A is designated as a business street, B-15, with a 
recommended 70-foot right-of-way. 

(f) Public Street 1 is designated as a business street, B-16, with a 
recommended 80-foot right-of-way. 

(g) Public Street C, Public Streets 2, and Public Street 3 are internal streets 
not listed in the Sector Plan. 
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Dedication of the rights-of-way associated with this project will be determined 
during the review of the Preliminary Plan. 

Transportation Adequate Public Facilities Review 
In lieu of the typical Local Area Transportation Review and Policy Area Mobility 
Review tests, the transportation Adequate Public Facilities test is satisfied by 
participating in the special taxing district, which will be responsible for all 
improvements in the rights of way for Hova Street, Rockville Pike, and portions of 
Old Georgetown Road along the subiect propertv's frontage. 

Transportation Staginq 
Transportation staging in the White Flint Sector Plan area replaces the LATR and 
PAMR requirements for Adequate Public Facilities. Specific transportation 
improvements are identified in the Sector Plan relative to the site and density 
being approved, both of which are regulated by the impact from the development 
on the surrounding road network. Improvements will be constructed both by the 
District, through taxes, and by the developer, as regulated by the phasing plan 
proposed by the Applicant and approved by the Planning Board. Staging for the 
White Flint area is tied to the amount of density approved and is regulated 
through site plan approvals and release of building permits. 

The Staging Plan timing of new development and public facilities needs to 
support existing and proposed development. The objectives of the Staging Plan 
intend to ensure fiscal responsibility, timing and sequence, coordination with the 
public infrastructure and promoting a sense of place. 

There are three overall phases in the White Flint Sector Plan, each of which 
limits the amount of non-residential and residential uses: 

Each phase within the staging plan contracts for, funds or constructs specific 
roadways, achieves non-auto driver mode shares and furthers housing goals for 
the District. The Planning Board must decide when a Phase has been completed 
in order to allocate density in the next phase. 

Staging Plan for the White Flint Sector Plan 
Phase 

Phase 1 
Phase11 
Phase 
Ill 
Total 

Maximum residential development 
(units) 
3,000 
3,000 
3,800 

9,800 

Maximum non-residential 
development (so 
2 million 
2 million 
1.69 million 

5.69 million 
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The proposed development will be required to improve frontage along each of 
the property's existing boundaries as well as to construct the internal private 
streets. 

The following items will require further consideration during Preliminan/ and Site 
Plan review 

(a) Submit documentation to seek approval from reviewing agencies for a 
right-of-way width reduction from 80 feet to 70 feet for Public Street "I", 
sector-planned business street B-16. 

(b) Pay the special taxes in lieu of satisfying the transportation Adequate 
Public Facilities tests when the taxing district in the White Flint Sector Plan 
area is established. 

(c) Provide an additional 6-foot right-of-way reservation along Rockville Pike 
for a sidewalk. 

(d) Prepare and submit traffic signal warrant studies for the Rockville 
PikeIStreet 1 and Old Georgetown RoadIStreet "A" intersections. 

(e) Coordinate and gain acceptance from the Montgomery County 
Department of Transportation (MCDOT) regarding the adequacy of 
vehicular queuing along Hoya Street at the site's access point. 

(9 Provide inverted-U bike racks in front of the main entrances to the 
buildings and bike lockers in the garages. 

(g) Agree to comply with requirements of participating in the Transportation 
Management District. 

4. The proposed public benefits and associated requested incentive density will 
further the objectives of the applicable master or sector plan and the objectives of 
the CR zones; and 

The proposed public benefits and associated requested incentive density are 
appropriate for the site and the applicable CR zones, and meet the objectives of 
the White Flint Sector Plan. 

There are a variety of benefits proposed - from 6 of the 7 categories available, 
and an appropriate amount of incentive density is requested for each of the 
benefits. As the table on page 13 of the staff report indicates, 15 public benefits 
are proposed with incentive density calculations that exceed the total minimum 
required. Further, no category sum exceeds the 30% maximum allowed except 
transit proximity, which is not subject to a category limit. 

Final figures and adjustments are expected with each site plan, but no 
development may be approved if it is determined that the total minimum public 
benefit requirement cannot be met. 
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5. The general phasing of structures, uses, public benefits, and site plans is feasible 
and appropriate to the scale and characteristics of the project. 

The Project's general phasing of structures, uses, public benefits, and site plans 
is feasible and appropriate to the scale and characteristics of the project. The 
proposed development consists of at least three phases as enumerated in the 
following table. Phasing of roads, parking, and public benefits are also 
proportionally appropriate to the scale and characteristics of the project as well 
as to ensure functional and civic accessibility and use. 

The correspondence between the White Flint transportation staging phasing and 
the development phasing will depend on other approvals and improvements. 
Site plans and building permits will be approved based on available capacity as 
determined by existing andlor funded approvals and improvements during the 
applicable review. 

Density per Phase 

6. Other issues. 

Phase 
1 
2 
Future 

At the time of site plan, the Planning Board may approve changes to this sketch 
plan under certain circumstances. If the applicant proposes to change a condition 
of approval or binding element or agrees to a change proposed by another party, 
the proposed change must satisfy the requirements for approval of a sketch plan 
and site plan, including Section 59-C-15, Section 59-D-3.4, and the White Flint 
Sector Plan. If Planning Staff proposes to change a condition of approval or 
binding element, however, the Board may approve the change if necessary to 
ensure conformance with Section 59-C-15, Section 59-D-3.4, or the master plan. 
In other words, for the Board to approve an applicant-proposed change of a 
binding element it must find consistency with applicable standards; for the Board 
to approve a modification to a staff-proposed binding element that the applicant 
has not agreed to it must find that the proposed change is necessary to meet the 
site plan approval standards, including conformance with zoning and master plan 
requirements. 

Alternatively, based on detailed review of a site plan, the Board may find that any 
element of the approved sketch plan, including a binding element, does not meet 

Total Density (so 
792,142 
91 9,400 
1,731,346 

Commercial Density (so 
268,200 
356,900 
1,091,146 

Residential Density (sf) 
523,942 
562,500 
640,200 
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the requirements of the zone, master plan, or other findings necessary to 
approve a site plan, and deny the site plan application. 

The Board's review of sketch plans is governed by Section 59-C-15.42(c), which 
provides that "in approving a sketch plan" the Board must find that certain 
elements of the plan are "appropriate in concept and appropriate for further 
detailed review at site plan." Because the Board's approval of a sketch plan is in 
concept only and subject to further detailed review at site plan, it necessarily 
follows that the Board may find, based on detailed review of a site plan, that any 
element of a sketch plan does not meet the requirements of the zone, master 
plan, or other requirements of site plan approval. The Board does not have the 
authority at the time of sketch plan to predetermine that any element of the 
sketch plan will satisfy all applicable requirements for site plan approval. As a 
practical matter it would be unwise for it to do so, due to the limited detail 
contained in a sketch plan and the sketch plan's unlimited validity period. If the 
Board were unable to require changes to binding elements at the time of site plan 
to ensure compliance with all code and master plan requirements, it might have 
decided to approve fewer elements of this plan as binding. 

Although the Board does not have the authority to provide complete certainty 
about the conditions of approval or binding elements of a sketch plan, this does 
not mean that the Board should or will require changes to an approved sketch 
plan without good reason. To do so would be inefficient and unfair to applicants 
and community members whose expectations about the future shape of 
development will be formed by what the Board approves in a sketch plan. 

BE IT FURTHER RESOLVED that all elements of the plans for Sketch Plan No. 
3201 10010, Mid-Pike Plaza stamped received by M-NCPPC on December 9, 2010 are 
required except as modified herein; and 

BE IT FURTHER RESOLVED that the date of this Resolution is 
(which is the date that this Resolution is mailed to all parties of record); and 
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BE IT FURTHER RESOLVED that any party authorized by law to take an 
administrative appeal must initiate such an appeal within thirty days of the date of this 
Resolution, consistent with the procedural rules for the judicial review of administrative 
agency decisions in Circuit Court (Rule 7-203, Maryland Rules). 

RESOLUTION 

This is to certify that the foregoing is a true and correct copy of a resolution 
adopted by the Montgomery County Planning Board of The Maryland-National Capital 
Park and Planning Commission on motion of Vice Chair Wells-Harley, seconded by 
Commissioner Dreyfuss, with Chair Carrier, Vice Chair Wells-Harley, and 
Commissioners Anderson, Dreyfuss and Presley present and voting in favor of the 
motion, at its regular meeting held on Thursday, July 28, 201 1, in Silver Spring, 
Maryland. 

&fair ~ran6oise M. carrier- 
~ o n t ~ o m e k  County Planning Board 
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WHEREAS, at the time of the hearing, the available staging capacity was 3,000 
residential units and 2,000,000 non-residential square feet; and 

NOW, THEREFORE, BE IT RESOLVED THAT the Planning Board APPR 
an allocation of staging capacity for 493 residential units and 262,800 square 

uses on the Property; 
\ \ 

sufficient capacity available in the White Flint Staging Plan; and 

BE IT FURTHER RESOLVED that this allocation of staging capacity represents 
the number of residential units approved in the Site Plan for this project, and the total 
non-residential square footage approved in the Site Plan minus the 79,000 square feet 
of commercial uses to be demolished. The staging allocation rules adopted for White 
Flint call for the netting of demolished square footage from staging capacity allocations. 
The Board further notes that the staging allocation approved in this Resolution exceeds 
the amount requested by the Applicant, which was 223,408 net square feet, to reflect 
that the site plan permits greater non-residential development and the fluctuation in the 
precise amount of square footage that will ultimately be approved at building permit. For 
future allocation requests, the Board urges applicants to request the number of units 
and square footage approved in the Site Plan; and 

BE IT FURTHER RESOLVED that the Applicant must have all core and shell 
building permit applications associated with this SAR accepted by the Department of 
Permitting Services ("DPS") by no later than the close of business on the 180'~ day after 
the date of the this Resolution, and that failure to meet this deadline will automatically 
void any staging capacity that has not been perfected by the timely acceptance by DPS 
of a core and shell building permit application; and 

BE IT FURTHER RESOLVED that the Applicant must present evidence of DPS's 
acceptance of any core and shell building permit application associated with this staging 
allocation approval no later than 15 days after its acceptance; and 

BE IT FURTHER RESOLVED that no later three years from the date of this 
Resolution the Applicant must obtain core and shell building permits from DPS for all 
buildings associated with this staging allocation approval, and that failure to meet this 
deadline will automatically void any staging capacity that has not been perfected by the 
timely issuance of a core and shell building permit; and 
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M arch 31,2016


M EM O R AN D U M 


TO :


820130128 

R esolution M ailing List


FR O M : 

D evelopm entApplicationsandR egulatoryC oordination


R E: 

C onected R esolution


The enclosed 

resolution w as 

m odified 

to conect typos 

in 

the 

resolution and 

plan 

num bers 

at the


top of 

pages 

2 through 4, and is being re-m ailed for 

your 

inform ation.


8787 

G eorgu Avenue, Sih'er 

Spring, N larylrrnd 20910 D evelopm ent 

Applications and R egLrlatory C oordination:


301.495.455r) 

F:rx: 

301.495.1306


w w w .M ongtom etyPlanning.otg
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M C PB N o. 16-022


Lim ited Site Plan Am endm ent N o. 

820130128


Pike and R ose, Phase ll


D ate 

of 

H earing: 

M arch 3,2016


t{AR  

15 

2016


R ESO LU TIO N 


W H ER EAS, under Section 59-7 .1 .2 

of the M ontgom ery C ounty Zoning O rdinance,


M ontgom ery C ounty Planning Board is 

authorized to review  site 

plan 

applications;


W H ER EAS, under Section 59-7.7.1.8.3, 

the 

Planning 

Board review ed this site 

plan


under the 

procedures 

and standards 

of the Zoning O rdinance in effect on O ctober 29,


2014', and


W H ER EAS, 

on O ctober 10,201'1, by C orrected R esolution M C PB 

N o. 11-05, the


Planning 

Board approved Sketch Plan N o 

320110010 establishing several binding


elem ents, including a m axim um  

density of up to 3,442,888 square feet of total density


including a m axim um  of 1,716,246 

square feet of non-residential developm ent, 

on 

24.38


gross 

acres 

of 

land 

bounded by 

M ontrose 

Parkw ay to the north, Tow ne R oad 

to the w est,


R ockville Pike 

(M D  

355) to the east, and O ld G eorgetow n R oad 

to the south split-zoned


C R 3 C 1.5 R 2.5 H 200 and C R 4 C 3.5 R 3.5 H 300 in 

the 

W hite Flint 

Sector Plan 

("M aster


Plan" or 

"Sector 

Plan") area; and


W H ER EAS, on N ovem ber 14, 2013, by R esolution M C PB N o. 

'13-134, 

the


Planning 

Board approved Site Plan N o. 820130120 for 

up to 

1,648,936 

square feet of


developm ent, including up to 645,976 

square feet of residential developm ent and up 

to


1 

,122,960 

square feet of non-residential 

developm ent; and


W H ER EAS, O n August 

5, 

2014, 

by 

R esolution 

M C PB N o. 14-65, the Planning


Board 

approved Staging Allocation R equest N o. 26000 for 368 residential 

dw elling units


for 

Buildings 6 and 7 as approved in Site Plan N o. 

820130120; and


W H ER EAS, O n April 21,2015, 

by R esolution M C PB N o. 15-46, 

the Planning


Board approved 

Staging 

Allocation 

R equest N o. 26200 for 160,705 

square 

feet 

of non-

residential developm ent for Buildings 

14, 3A, 4 and 8 as 

approved 

in 

Site Plan N o.


820130120; 

and


W H ER EAS, 

O n 

July 2, 2015, 

the Planning D irector approved Adm inistrative Site


Plan Am endm ent N o. 82013012A for 

m inor m odification to curbs, landscape 

and


hardscape layout 

changes, the addition of solar 

panels 

on the Building 7 

parking garage,


TO  

LEG AL


Spring, 

M aryland 

20910 

Phooe: 301 

495.4605 

Fax 301.495.1320


the 

and


i*i,*.iiriiit-tg6;"e.yplanningboard.otg 

E-M ail: 

m cp-chait@ m ncppc-m c.org
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a shift of residential 

units from  Building 

6 to Building 

2 including M PD U  

adjustm ents w ithin


the m axim um  

approved residential 

square 

footage, and the 

reduction of 

perm itted 

floor


area from  

1 

,648,936 

to 1 

,603,813 

square 

feet.


W H ER EAS, 

O n February 

17,2016, 

by R esolution M C PB 

N o. 16-016, 

the Planning


Board 

approved 

Staging Allocation 

R equest N o. 26400 

for 75,000 

square feet 

of non-

residential 

developm ent 

for Buildings 

3A, 4 

and a Park Kiosk 

as approved in 

Site 

plan


N o. 

820130120; 

and


W H ER EAS, 

on O ctober 

7,2015, Federal 

R ealty Investm ent 

Trust 

("Applicant"),


filed 

an application for 

approval of 

an am endm ent 

to the 

previously 

approved site 

plan 

to


regain 

17,018 

square 

feet 

of floor 

area 

(a portion 

of the originally 

approved floor 

area


reduced 

in 

a Site Plan Am endm ent 

8201 3012A) 

for a total floor 

area of 1 

,620,831 

square


feet for Phase 

ll, add 

planters 

and w ooden 

trellis 

structure in Building 

8, 

rem ove 

a 

part 

of


level 

3 

in 

Building 1A, 

and change loading 

to an on-street 

configuration in Building 

1A on


10.32 

acres located north 

of O ld 

G eorgetow n R oad 

(M D  

187) betw een 

R ockville 

pike


(M D  

355) 

and 

Tow ne 

R oad in 

the C R 3 C 1.5 R 2.5 H 200 

and C R 4 

C 3.5 

R 3.5 

H 300 Zones


("Subject 

Property") 

in the W hite 

Flint Sector 

Plan area; and


W H ER EAS, Applicant's 

Site Plan 

application w as 

designated 

Site Plan N o.


820130128, Pike 

& 

R ose-Phase 

ll 

("Application" 

or'Am endm ent"); 

and


W H ER EAS, follow ing 

review  and analysis 

of the Application 

by the Planning 

Board


staff 

("Staff') 

and the staff of other 

governm ental 

agencies, Staff issued a 

m em orandum 


to the Planning 

Board dated February 

18, 

2016, setting forth its 

analysis 

and


recom m endation 

of approval 

of, the Application 

("Staff 

R eport"); 

and


W H ER EAS, on M arch 

3, 2016, Staff 

presented 

the Am endm ent 

to 

the Planning


Board as a 

consent 

item  

for its review  

and action, at w hich 

tim e the Planning 

Board voted


to approve 

the Application 

subject to certain 

conditions, by the vote 

as certified below .


N O W , TH ER EFO R E, 

BE lT R ESO LVED  

that the Planning 

Board hereby 

adopts


the Staffs recom m endation 

and analysis set forth in 

the Staff R eport 

and approves Site


Plan Am endm ent 

N o. 820130128 

to allow  

up to 

1,620,831 

square feet 

of developm ent


com prising up to 645,976 

square feet of residential 

use and 

up to 974,855 square feet 

of


non-residential 

use; add 

planters 

and w ooden 

trellis structures 

to 

Building 

8; and 

change


loading 

to an on-street configuration in 

Block 1A. The Applicant 

m ust com ply w ith 

the


conditions of approval for 

Site Plan N o. 

820130120 and Site Plan Am endm ent 

N o.


820130124, except as m odified 

by this Am endm entl; 

and


1 

For 

the 

purpose 

ofthese conditions, 

the term  

"Applicant" 

shall 

also 

m ean 

the developer, the ow ner


or any successor(s) in interest 

to the term s of this 

approval.
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BE lT FU R TH ER  

R ESO LVED  

that, 

except as 

am ended by 

this Apptication, 

atl


other 

conditions 

of approval for 

site Plan 

N o. 820130120 

rem ain valid, 

unchanged 

and in


full force 

and effect; 

and


BE lT 

FU R TH ER  

R ESO LVED  

that 

all site developm ent 

elem ents 

as show n 

on


Pike 

and 

R ose, 

Phase ll 

subm itted 

to M -N C PPC  

as 

of February 

18, 2016, 

shall be


required; 

and


BE lT FU R TH ER  

R ESO LVED  

that having 

given 

full consideration 

to the


recom m endations 

and 

findings 

of its staff 

as set forth 

in the staff 

R eport, w hich 

the


Planning 

Board hereby 

adopts 

and incorporates 

by reference 

(except 

as m odified 

herein),


and 

upon consideration 

of 

the entire 

record, 

the Planning Board 

FIN D S 

that 

this


Am endm ent 

does not 

alter the intent, 

objectives, 

or requirem ents 

in the 

originally


approved 

Site Plan, 

as 

revised 

by 

previous 

am endm ents, 

and that 

all findings rem ain 

in


effect: 

and


BE lT FU R TH ER  

R ESO LVED  

that this R esolution 

incorporates 

by 

reference 

all


evidence 

of 

record, 

including 

m aps, 

draw ings, 

m em oranda, 

correspondence, 

and 

other


inform ation; 

and


BE lT FU R TH ER  

R ESO LVED  

that this 

Site 

Plan 

shdl rem ain 

valid 

as 

provided 

in


M ontgom ery 

C ounty 

C ode 

g 

59-D -3.8; 

and


"r 

th" B:]'1#ATJ::,f;'"?h",=r3i:?:'Iifr:X":1,",ffi"Jst*uteVtf 

Y#?0l8pinion


(w hich 

is the 

date that this resolution 

is m ailed 

to all 

parties 

of record); 

and


BE lT FU R TH ER  

R ESO LVED  

that 

any 

party 

authorized 

by 

taw  

to 

take an


adm inishative 

appeal m ust initiate 

such 

an appeal w ithin 

thirty days 

of the date 

of this
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R esolution, 

consistent 

w ith the 

procedural 

rules 

for 

the 

judicial 

review  of 

adm inistrative


agency decisions 

in 

C ircuit 

C ourt 

(R ule 

7-203, 

M aryland 

R ules).


C ER TIFIC ATIO N 


This is 

to certify that 

the foregoing is 

a true and 

correct copy of a resolution adopted by


the M ontgom ery C ounty 

Planning 

Board of the 

M aryland-N ational 

C apital 

Park 

and


Planning C om m ission on m otion of C om m issioner 

Fani-G onz5lez, 

seconded by


C om m issioner D reyfuss, 

w ith C hair Anderson, Vice C hair W ells-H arley, and


C om m issioners D reyfuss, 

Presley, 

and Fani-G onz6lez voting 

in 

favor at its regular


m eeting held on Thursday, 

M arch 

3, 2016, in Silver Spring,


C asey


M ontgom ery
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DPS-ROW CONDITIONS OF APPROVAL January 31, 2018 
 

***Revision: The conditions hereon supersede previous conditions of approval dated November 7, 2017. 

 

82013012D Pike & Rose – Phase 2 
Contact: Sam Farhadi at 240 777-6333 

 

We have reviewed site plan files: 

 

“07-BSITE-82013012D-SP3.pdf V5” uploaded on/ dated “1/25/2018” and 

“07-BSITE-82013012D-SP4.pdf V4” uploaded on/ dated “1/25/2018” and 

 

We have no further comments at this point. 
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Friends of White Flint      www.whiteflint.org    amy.ginsburg@whiteflint.org 

 
 
January 8, 2018 
 
Mr. Casey Anderson 
Chair, Montgomery County Planning Board 
8787 Georgia Avenue 
Silver Spring, MD  20910 
 
Dear Mr. Anderson: 
 
Friends of White Flint wholeheartedly supports Federal Realty’s plans for a new office 
building in Pike and Rose. Pike and Rose is currently the jewel of the Pike District, and this 
new project will help fulfill the vision of the White Flint sector plan. 
 
If the White Flint area is to become a smart growth area in which to work, live, and play, 
office space must be part of the mix. An appropriate job to housing balance is a key 
priority of Friends of White Flint. With so much of the current Pike District development 
concentrated in residential buildings, adding new office is crucial to realizing the vision 
of the sector plan. 
 
Companies, employees, and residents all want walkable communities. Adding an 
office building to Pike and Rose will greatly enhance the walkability and attractiveness 
of the Pike District. With a moribund office marketplace, creating new office leasing 
demand is critical, and we are great supporters of this office project so that it can help 
reinvigorate the demand for first class, walkable office space in Montgomery County. 
 
This new office building will not only be functional but also eye-catching. It is projects 
like this that embody the spirit and vision of the White Flint sector plan, so Friends of 
White Flint urges you to approve the required amendments and this exciting new 
building. 
 
Thank you very much. 

 
 
 
 
 
 

Amy Ginsburg 
Executive Director 
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