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RESOLUTION

WHEREAS, under section s9-c-1s.42 of the Montgomery county code the
Montgomery county planning Board ("planning Board" or-,,Bo"ri"l i. aithorizea toreview sketch plan applications; and

.,,^, ^yl:l:A^S, 
on S_eptember 15, 2014, Diamondback Investors, LLC (,Appticant,,)

''reo 
an applcatron tor approval of a sketch plan for construction of a mixed_use project

with up to ?19,84! square feet of residenriaideveropment and up to 17,300 square feetof non-residentiar uses on 1.40 acres of cR 5.0: b +.0, n 4.75, H 2oor-z;;;d rand,located at the southwest corn^er of Georgia Avenue and Bonifant streei 1;suulectProperty").in the Riprey/south sirver sprin! overtay zone, siruei sprrng-6'Bb s""to,Plan area ("Sector plan") area; ano

.. --Y!FREAS, Appricant's.sketch pran apprication was designated sketch pran
No. 320150010, Riptey East (,,Sketch pfin" or,Apprbtion,,); and

WHEREAS, foilowing review and anarysis of the Apprication by pranning Boardstaff ("staff') and other governmental ageniies, staff issued " .",i,or*Jrni to tnePlanning Board, dateJ December r]- ibl,-'setung forth its analysis andrecommendation for denial of the Application; and

WHEREAS, on December 11,2014, the pranning Board herd a pubric hearing onthe Application, and at the hearing tre eranning Bo;rd heard testimony and receivedevidence submitted for the record on tne Rpplicaion; 
"nO

WHEREAS, at the Decemb.el f f..hearing, the Applicant requested, and thePlanning Board granted, a deferrar to ailow tne"aioress the concerns raised in theDecember 1 staff report; ano

WHEREAS, on February g,2O1rS, the Applicant submitted revised plans; ano
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WHEREAS, following further review and analysis of the Application by planning
Board staff ("staff') and other governmental agencies, Staff issued a memorandum to
the Planning Board, dated March.13,2015, setting forth its analysis of the revised plans
and recommendation for approval of the Application subject to certain binding elements
and conditions ("Staff Report"); and

WHEREAS, on March 26, 20iS,_the pranning Board herd a pubric hearing on theApplication, and at the hearing. the planning Bolrd heard testimony ana rlceiveo
evidence submitted for the record on the Application; and

WHEREAS, at the hearing, the pranning Board voted to approve the Apprication
subject to certain binding elements and conditiJns, by the vote certified below:

NOW, THEREFORE, BE tT RESOLVED that the planning Board approvessketch Ptan No. 320150010, Riprey East, for construction of up to eis,aai squlre teetof residertial development and up io 17,300 square feet of non-residential uses on thesubject Property, subject to the foilowing binoini erement" ano 
"onoition;i 

--:

e Qugtlg Frylls, Thg roilowing site deveropment erements are bindinq unoerSection 59-7.3.3.8 of the Montgom!ry CountyZoni.s ili"".;!, 
s'v v"'v"'v

1. Maximum densityand height;
2. Approximate location of lois and public dedications;3. General location and extent of public use soace.4. General location of vehicular 

"i""., 
point.i 

"ni5. Public benefits.

All other elements are illustrative.

B. Conditions. This approval is subject to the following conditions:

1. Densifu
The sketch pran is rimited to a maximum totar density or 367,147 square feet.The maximum numberand distribution of reiiaentiar dweiling rnit. 

"n-olilornt 
otnon-residential uses will be determined at Site plan.

2. Heiqht
a. under the sketch pran, the massing on the Bonifant street frontage, incrudingthe side facing Georgia Avenue is rimited to a maximum heignt of"2do feet, as

1 For the purpose of these binding erements and conditions, the term ..Appricant,, 
shal arso mean thedeveloper, the owner or any successor(s) in interest to the ieims ot tnis approval.
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measured from the building height measuring point at the middle of the front
of the building along Bonifant Street.

b. The primary massing on the Georgia Avenue frontage is rimited to 175 feet,
as measured from the building height measuring point at the middle of the
front of the building along Bonifant Street.

3. Incentive Densitv
The development must be constructed with the public benefits listed below,
unless modifications are made under section sg-7.3.3.1 at the time of site plan.
The requirements of Division sg-4.7.1 and the cR Zone lncentive Density
lmplementation Guidelines must be fulfilled for each public benefit proposeo.
Final points will be established at Site plan approval.

a. Transit Proximity, achieved through rocation within one-quarter mire of the
Silver Spring Transit Center;

b. connectivity and Mobirity, achieved through minimum parking, trip mitigation
and way finding;

c. Diversity of Uses and Activities, achieved through affordabre housing;d. Quality of Buirding and site Design, achieved t-hrough structureo piiring andtower step-back; and
e. Protection and Enhancement of the Natural

building lot terminations, cool roof, energy
recycling facility plan, and vegetated area.

Environment achieved through
conservation and generation, a

a. Auildinq Lot Termi
Prior to release of any.buildrng permit, the Applicant must provide proof ofpurchase and/or payment for the required BLTs.

The Applicant must provide i mininrr.rm-i15% MpDUs. The development mustprovide MPDUs in accordance with Chapter 25A.

6 lutul?,9ooldinat timinarv and Site ptan
In aooraon to any other.requirements for preriminary prans under chapter 50 andsite,.plans under chapter 59, the foilowing mrsi-be aooresseJ wtien firing 

"preliminary or site plan:
a. Fire and Rescue access and facility details;
b. Streetscape detarrs;
c' Demonstration of how each pubric benefit satisfies the Zoning ordinanceand Incentive Density lmplementation Guideline requirements;" -d. lmplementation of transportation improvements;e' consideration of buirding-to-street interface to maximize activation anosafety;
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f. Focus on energy efficiency in building design features;
g. Noise analysis;
h. Dedication along Bonifant Street; and
i. Traffic Mitigation Agreement.

BE lT FURTHER RESOLVED that, having given full consideration to the
recommendations and findings of its staff as presented at the hearing and 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 g 59-7.3.3.E, the Planning Board finds that as conditioned
herein the elements of the Sketch Plan shown on the revised plans are appropriate in
concept and appropriate for further review at site plan. specifically, the planning Board
FINDS the Sketch Plan:

1. meets the objectives, general requirements, and standards of Division 59_4.5;

The Sketch Plan meets the development standards of Section 59-4.5.4, as
shown in the Data Table below:

'.As noted.previously, pursuant to Section 594.5.2.C.2 of the Zoning Ordinance, for CR zoned properties
designated with a "T", residential density may be increased above the number following the R on the
zonlng map in proportion to any MPDU density bonus achieved under Chapter 25A of th-e County Codeior providing more than 12.5o/o of the residential units as MPDUS, and total density may Oe lncreaseO
above the number following the zoning classificatjon on the zoning map by an #ou,it equar to tt"
residential bonus denslty achieved.
" Th€ Appllcation utilizes the optional method of development to develop the property with up to the
maximum density (6.037 FAR, with up to 5.7s FAR in residential uses and uo to o.2a FAR in non-
residential uses (retail and/or restaurant) and the maximum height (2OO feet; peimitted for the property
under the CR Zone and Ripley District Overlay Zone (including as the result of provision of 1s% MpDUa
and the accompanying 22o/o residential density bonus). Final density and final building heights wi be
determrned at the time of Site Plan.
a Section 594.9.9 of the Zoning Ordinance contains the provisions applicable to properties located in the
Ripley/South Silver Spring Overlay Zone. Section 59-4.9.9.C.1.b provides that the Planning Board may
approve a maximum building height of 200 feet in any CR optional method development project that
provides groundJloor retail, as this Proiect does

Maximum Density (CR)
Non-residential (C)

s.0 FAR (304,060 sfl
4.0 FAR (243,248 si
4.75 FAR (288.857

Up to 6.03 FAR (367,147
Up to 0.28 FAR (17,300 sf)

to 5.75 FAR (349.847
Building Height (feet) Up to 200' on Bonifant Street

Up to 175' on
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Minimum Public
Open Space (%)

5% (1,781 sf) s% (1,781 sf)

Parking (spaces)
Multi-family

Restaurant

Retail/senrice
establishment

Minimum 1 space/unit; Maximum 1

space/studio, 1 .25 space/one
bedroom, 1-Sltwo bedroom
Minimum 4 space/l ,000 sf of patron
use; Maximum 12 space/1 ,000 sf of
palron use
Minimum 3.5 space/1,000 sf GLA;
Maximum 6 space/l,000 sf of GLA

TBD at Site Plan

TBD at Site Plan

TBD at Site Plan

The Application wilr provide the. minimum required number of bicycre parking
spaces for residents, visitors, and commuter shower/change facilities within eactbuilding at the time of site pran. The number of pirking.p".". *irrJ"
determined at site plan based on the number of residential oweltini units. --

The sketch Plan meets the objectives of section 5g-4.5.1A quoted below;specifically, the development as approved will:

a. "lmplement the poticy recommendations of appricabte master pran":

Land Use and Zoning
The Ripley District is envisioned as a revitarized, mixed-use district with itsprimary focal point a high-density commercial development. in" sr."t"t,Plan provides a mixed-use. development with both high-rise ,*il;;iliuses and ground-froor retair or other non-residentiar rises. rne Froreciprovides up to 360 murti-famiry residentiar units (with finar unit count-ano-
unit mix to be determined at site pran) with 15% on-site MpDUs 

"no 
up to17,300 square feet of non_residential uses.

Although the sector pran cailed for a new interconnected street system, itdid not prop_ose any new streets to be constructed through the ij;;;rii.The sector pran arso.cails for faciritating improvements to the character ofGeorgia Avenue and^the projecl_will -impi-oue 
upon the existing streetfrontages of Georgia Avenue ind Bonifani street,'providing 

"n 
;;n"n"LJpedestrian environment through setbacks for a wider sidewark anJstreetscaping features. All loading and vehicular access will be from thealley on the west side of the property.

The sector pran arso cated for addressing obstacres to deveropment thatinclude smarr parcers not suitabre for a combination of uuirorng-floor a;ea*and required open space, and the reduction of avairabre buirdii ;;";;;



MCPB No. 't5-31
Sketch Plan No. 320150010
Project Name: Ripley East
Page 6

to dedication of the Metropolitan Branch Trail. The Applicant has
assembled the Property by acquiring a number of small parcels in the
Ripley Dishict. While the project is not located adiacent to the
Metropolitan Branch rrail, the Applicant anticipates the significant number
of residents who will take advantage of the nearby bicyile facilities and
trails, and will provide a bicycle-only access into ihe property from the
alley on the west side of the building.

Although the 2000 sector pran cails to retain the cBD-2 Zone on parcers
currently zoned cBD-2 and.rezone ail GBD-R2 properties in the Riprey
District to cBD-2, the Property was rezoned through the Zoning oroin"n.6
rewrite to CR-5.0, C-4.0, R-4.7S, H_2OOT and- Ripley Ov6rfay ZonL,
effective October 31,2014. The intent of the CBb_i ,oning'*i" to
encourage. redevelopment near the Transit Center by allowing more
commercial A-gngitV in response to the current market (in 2000), dut alsoprovide the frexibirity for both commerciar or residentiar high-rises, ormixed use projects. The project wiil be a mixed-use, high-risi residential
developm-ent with ground-floor non_residential uses under the optional
method_of development, which satisfies the intent of the cBD-2 Zone, theRipley/South Silver Spring Overlay Zone and the current CR Zone.

The Application conforms to the sector pran recommendations for LandUse and Zoning.

Urban Design
The Sector Plan also pro_vides urban design goals and guidelines forfuture development in the Ripley District:

- Make connections to the proposed Transit Center, the CapitatCrys99nt Metropolitan Branch'Trait, ara iti"i CBD facitities andneighborhoods.

The Property is rocated approximatery 1,000 feet east of the Sirverspring Transit center, and within two brocks of tne ueirop-iitanBranch Trail. . The_ project facilitates peOestrian access to and fromthese and other CBD facilities with its wider sidewalfs afong theGeorgia Avenue and Bonifant Street frontag;;, to oe improved to theSilver Spring. streetscape standard. rn aOjition,ln" eroj"ct i;"luj"saccess for bicyclists either residing.at or visiting the pr6e,ry: ;ith-;designated bicycre access point onlhe west sidJof the propeiy ofithepublic alley. With easy access to two purple Line stailons (the SSTCand the proposed Library station), residenis and visitors to the site will
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have improved connection to these CBD facilities and neighborhoods
that surround them.

- lncorporate one or more recreational facilities sized and programmed
to meet community interests, and that make use of their ufuan location.

The Project's public plaza at the corner of Georgia Avenue and
Bonifant Street provides the opportunity for a sitting and gathering
space. In addition, the project will provide recreational facilities ani
amenities for its residents such as a rooftop pool and fitness center.

- Crgatg open spaces designed to form a new image for this
neighborhood, and contribute to an improved visuat q-uality along
Georgia Avenue-

The.Applicant will improve the Georgia Avenue streetscape through a
significant setback of the building from the curb and with the silver
Spring standard streetscape improvement along the length of thePropefi. Outdoor seating options for the giound_floor retail or
restaurant uses courd acrivate this frontage. In addition, the public
plaza al the corner of Georgia Avenue and Bonifant Sheet would
improve the visual quality of Georgia Avenue as vehicles and
pedestrians pass by.

- Building heights along Georgia Avenue should contibute to an
attractive and coherent street.. 4t !!" building line, limit 

-height 
to 90 feet, consistent with height

limits on the east side of Georgia Avenue., f.h."- building may step. lack a( its height may be increased up to
143 feet, provided that the building is cohtained within a Z:t itoie.-

The Project wirr hord the street edges of Georgia Avenue and Bonifant
Street to create an L-shaped building, which iicomprised of two majormasses at varying heights set atop a base levei that meet at tire
Georgta Avenue and Bonifant Street corner.

To contribute to an attractive and coherent street, the building design
modulates its massing to break down the overail scare of the iuirdini.
The massing along Georgia Avenue is rower and set back to transition
towards Fenton Village and the surrounding neighborhoods on the east
side of Georgia Avenue. At the retail uase-or tn6 buirding, a row two- tothree-story volume of approximately 35 feet in height brings the
building fonryard to the property rine irong Georgia Avenue to cieate a
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more pedestrian scale and relate to the surrounding retail buildings.
Above this, the primary mass of the building steps back approximat6ly
12 feet, _de-emphasizing the overall building height and enhancing
compatibility with the buildings across Georgia Avenue. At 145 fee[
the building steps back again along both Georgia Avenue and the
southern. facade facing pyramid Aflantic and Ripley Street. These
step-backs further break down the massing along 

-Georgia 
Avenue,

particularly as viewed from the south. The-projeCt also provides an
offset roofline, with the Bonifant street side risingto approximatery 200
feet and along the Georgia Avenue frontagl stepping down to
approximately 1 75 feet.

The Project is also compatible with building heights of the recenfly
constructed soraire sirver spring and Ereven55 Riprey projects direcfly
to the west and the recenily approved Ripley ll Sketin pian, all threeprojects rocated in the Riprey District. B;th the Soraire sirver sprint
:* ^El"-,Y:f5_!19]9v.oro1e9t9 

were designed and constructeo in wayi
rnar aooressecr the intent of the sector pran, but did not adhere striciry
lg-t!:,_rJep-b":k tanguage of the Sector ptan. In February 2015, th;rranntng Board tound that the Ripley ll Sketch plan projeciaddressed
the intent of the sector pran, but did not adhere stricfly to the step-back
language of the Sector plan.

While the design does not stricfly adhere to this last urban designguideline, the Appricant has strived to meet the intent of sector prin
!::gl .gyid."tines through articutation of the massrng, verticat andnonzonrat step-backs, and varying heights. The modulated building
massing will provide open space and ielate to the surrounding usei
A*fr?:l"j of the neighborhood. The buitding step_backs'atong
ueorgta Avenue will enhance access to light and air, preventing i"canyon effect" along the Georgia Avenue cdrridor. fne Appficant 6asprovided a significant setback of tne building alont Georgta Avenue toprovide a wider sidewalk, more pJeasant pedestrian expenence, andopportunities for outdoor seating for retail or restaurant uses. Giventhe Applicant's efforts to achieve compatible 

-relationships 
withadjoining development and. neighborhoods, to maximize 'nousint

31l-fryitl": iq lne niOreV District, to create open spaces designed t6rorm a new image for this neighborhood, and to contributJ to an
l1pfolveg visual_quality along Georgia Avenue, the project achievesthe intent of the Sector plan,surban design recomm"no"tion".
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Housing
The housing objective of the sector plan is to develop new residential
projects to provide hous_ing and encourage maintenance of existing
housing, creating sirver spring as an even more desirable residentiai
market. The sector Pran identified the subject property as a housing site.
The. Application provides a new mixed-use projeci wiih up to 360 

-murti-

family residentiar units with 15% on-site' MpDUs, ofiering nousing
opportunities proximate to the numerous transit options of 

-downtowi
Silver spring. The Apprication meets the sector pran housing oujective.

Historic Resources
The sector Pran did not recommend designation of the Subject property
as historic. However, the Apprication incrudes deveropment of the forrei
silver spring Nationar Bank rocated atg2s2 Georgia Avenue, which does
not have a historic designation.

b. "Target oppoftunities for redeveropment of singre-use commerciar areas
and surface parking lots with a mix of uses. "

The Property is currenfly comprised of vacant lots and existing agingbuirdings. The project wirr redeverop the rots and existing .rnir"-ir.3
buildings on the site with a higher-density mixed-use aevet6pme"nt witn
underground parking to maximize residentiar deveropment within a quarter
mile from the Silver Spring Metro and the planned eurpte t_ine.' ineProject includes ground-froor non-residentiar uses, upper rever residentialunits, public open space and residential amenity space. The proleci
meets the objective of this finding.

c. "Enco.urage 
.development that integrates a combination of housing types,mobility options, commercia.l s.eruices, and pubtic facilities ";e-;;.:;i;;,where parking is prohibited between the buiiding and the street.,,

fn9. e19j9ct encourages. su_ch .development by propostng market_rateresidentiar units in a variety of_ unit types (studios,'one- and fro-bedrooms)as well as 11o/o MpDUs, offering'housing opportunities tor" a r."n!e oiIncomes proximate to the numerous transit options of downtown SirverSpring. The non-residential uses (retail and/oi restaurant) on the groundfloor provide commerciar services for the resiJents and surroundinqneighborhood. The project facilitates ail modes oi Gnsii-_ ped;i;;;:
bicycle, and vehicurar, pioximate to the purpre lin" 

"no 
the ssrc. rt wirlprovide wide sidewarks arong Georgia Avenue and Bonifant street forpedestrian passage and comfort as well as a large public plaza at thecorner of Georgia Avenue and Bonifant Street. ihe proleci proviOei a
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separate access point for bicycles and will provide vehicular parking and
loading access to meet market demands. The project does not propose
any parking between the building and the street frontages.

d. "Allows a flexible mix of uses, densities, and building heights appropiateto vaious sefflngs to ensure compatibte rerationshipi with' 
'adjoining

neighborhood."

The Project wirr provide a mix of uses on-site, incruding a significant
amount of new residential deveropment and ground flooi retaii with a
building height of up to 175 feet on Georgia Avenue and up to 200 feet on
Bonifant Street, as allowed in the CR-S.0, C4.0, R4.7S, H_2OOT zone.
Adjacent building heights and uses in the Riprey District, west of thePropefi, incrude the recentry compreted gtevenSs Riprey and soraire
Silver spring to the west and southwest, with heights up to zoo reet ano
the recently approved Riprey il sketch pran with a height of up to 200 feet.
Directly on the east side of Georgia Avenue, are ex-isting one-two storyretail/commerciar buirdings a1d two projects that have ;uit uegun oi 

"i6soon to begin construction:^ Bonifant ai Silver Spring and StrO" ii"r",
both with a height timit of 1 10 feet.

To further enhance the pedestrian experience and soften the height of thebuilding, the Project incorporates row two- to three-story vorum-es arong
both.the Georgia Avenue and Bonifant street frontages at the retair base]providing setbacks at the street rever. This feature b-rings the buirting i;;more pedestrian scare at the street rever and bettir rerates tJ thesurrounding retair buirdings. In addition, a second step-uact on ineGeorgia Avenue facade occurs at approximately the i 4s_ioot fevef, witnan additionar step-back on the south fagade at t-he 145joot rever. ihesestep-backs further brea.k down the masiing of the buirding atong ceorgiaAvenue. In addition, the project will provi-de an offset r6ofline] wiit iieroofline of the Bonifant street fagade rising to approximatery zoo reet anothe roofline of the Georgia Avenue froniage stepping down toapproximately 175 feet to transition toward Finton virh6e and thesurrounding neighborhoods on the east side of Georgia Avenu-e.

The Project's .buirding heights are appropriate at this rocation, ensurecompatible- rerationships with adjoining neighborhoods, 
"no 

in"reroi"
meets the finding.

e. " lntegrate... an appropiate balance of employment and housing
oppottunities."
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The Project will help to meet the need for additional housing options in the
Ripley District. The mixed-use development will provide more residents to
patronize local businesses, and strengthen the Ripley District as a
revitalized, mixed-use district. Additionally, providing more housing stock
in the CBD provides greater opportunities for employment, a fundamental
ingredient for the "smart growth" promoted by the previous CBD zones.
The Project provides a variety of housing options through provision of both
market-rate units and MPDUs in an array of unit sizes. In addition, the
Project provides non-residential uses such as retail and/or restaurant.

f. " Standardize optional method development by establishing minimum
requirements for the provision of public benefits that witt iuppott and
accommodate density above the standard method limit.,,

The Project will provide the required public benefits
four categories to achieve the desired incentive
standard method limit.

from a minimum of
density above the

3.

4.

substantially conform with the recommendations of the appricabte master pran;

The Project provides the diversity of housing, connectivity improvements, and wi|create an open space that wiil contribute to an improved visuar quarity arong
Georgia Avenue. In addition, the Appticant wiil dbsign th; b;,;d'A;;;
fagade with articuration in buirding missing, step-backs, and heilhts, which
achieves many of the same objectives accomptished Uy UuitOing stepil"ft. 1;"
Project conforms to the intent and recommend'ations of ihe Secior pran.

sittiglr a1y deveropment pran or schematic deveropment pran in effect onOctober29,2014;

The sketch Plan is not subject to a deveropment pran or schematic deveropmentplan.

achieve compatibre internar and externar retationships between existing andpending nearby development;

The burlding is compatible in height and scale with the recent development in the
Ijl:y qftl:t 

, 
The Project wilt provide a 200-foot buitding height'on eonif;ni

srreer wrtn the buarding stepping down in height to 175 feet on Glorgia Avenue.The massing of the buirding wiil provide amprJ open space and setbacks to rerate
to the surrounding uses and character ano ine ouiuing step-backs arong G"orgi"
Avenue will ensure adequate right and air and preveniing a ,,canyon etrEct' aro"nlthe Georgia Avenue corridor. The project is arso compatibre with oriroini
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heights of the recently constructed Solaire Silver Spring and Eleven55 Ripley
projects directly to the west and the recenfly approved Ripley ll sketch plan, ail
three projects located in the Ripley District. The building provides an appropriate
transition to adjoining neighborhoods as recommended with the urban design
goals and guidelines in the Sector plan. The project achieves compatible
internal and external relationships between existing and pending nearby
development.

ppvile1 satisfactory general vehicular, pedestrian, and bicyclist access,
circulation, parking, and loading;

The Project provides satisfactory general vehicular, pedestrian, and bicyclist
access, circulation, parking, and loading. The project appropriately locates
activating pedestrian uses along the Georgia Avenue and bonifant streer
frontages, including the residential entrancL, the public praza, and wide
streetscapes with the silver spring standard streetscaping. rhe pu'utic ailey on
the west side of the propefi appropriatery functions ior ienicutar 

".""." 1t"r.and bicycles will each have their own designated access point) and roading.

6. propose an outline of pubric benefits that supports the requested incentive
density and is appropiate for the specific community;

The Application includes public benefits that address the general incentive ano
density considerations required by section s94].1.8. The iubric benefits: 

- -

a. Take into consideration "the recommendations of the applicable masier ptan',
by providing the diversity.of housing, structured parking, generar sustainJoltity
measures, and connectivity improvements;

b. Meet "the cR Zone. Incentive Density rmprementation Guiderines" oy
gloviding the proper calculations and criteiia foreach public benefit;c. Meet "any design guiderines adopted for the appricabre master pran area" byproviding connectivity improvements, and articuration in buirding .n"i"rng,
heights and step-backs which achieves the objectives of iire oeiign
guidelines;

d. Are appropriate for "the size and configuration of the site" by improving theexisting configuration of surface parking rots and repracing 
'them -with

structured parking close to transit;
e. Adequately address "the relationship of the site to adjacent properties,' bydesigning the buirding at an appropriate scare tnit comiterirents ano
- enhances the existing character of the area;f. consider "the presence or lack of similar pubric benefits nearby,, through theprovision of affordabre housing, environmentar benefits, ano up!"raoeo

pedestrian connections, all of which are currenfly needed in this area; a-nd
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g. Provide "enhancements beyond the elements listed in an individual public
benefit that increase public access to, or enjoyment of, the benefit" which will
be developed and assessed during preliminiry and Site plan reviews.

Public Benefit Incentive Densitv Points
Max Allowed uested Recommended

594.7,38: Transit 40 40
594.7.3G:
Minimum Parki 109J-

20 10 10

Uses and
No limit 30 JO-

20202f
105-

Protection and Enhancelnent of re
Building Lot Terminations 30 e 

-.19 s 
-sColseJyation and ceneraffi

10 5 5
10 7.5 7.5205 155.5 - iE5_5

Transit Proximitv
The Property is rocated within one-quarter mire of the Sirver spring Transircenter (and Metro Station) The pranning Board supports the Aipricant,srequest for 40 points as suggested in the 2-012 commerciat/Residentiat zonesIncentive Density lmplementation Guidetines (CR Guidelines).

Connectivitv and Mobilitv
Min.intum Parking: The Appricant wiil provide fewer than the maximum number ofparking spaces permitted under the Zoning Ordinance, and at this timeanticipates achieving 9 points. The pranningl Board supports tne apprrcani;s
request.

lrip Mitiggtion: The Appticant will enter into a binding Traffic MitigationAgreement to reduce the number of weekday morning and evening peak hourtrips to the site in excess of any other reguratory requirement and the agreementmust resurt in a reduction of at reast 5oo/o for irips attributabre to the Jit", ft,"Planning Board supports the Applicant,s request of 10 points.
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way-finding: The Applicant requests s points for providing a way-finding system
that orients pedestrians and cyclists to transit facilities, the nearby Metropolitan
Branch rrail, and public use and open spaces. Further details and refinement
are to be provided at the time of site plan. The planning Board supports the
Applicant's request.

Diversitv of Uses and Activities
Affordable Housing: TheApplicant requests 30 points for providing 15% of the
multi-family units as MpDUs. The incentive density points for MpDUs are
calculated as a percentage of the total number of owetting units (assuming 360
m_ulti-family units). The Applicant's initiar estimate of proviiing s4'MPDU; tields30 points. Final number of MpDU units to be determined 

-at sit" plan. The
Planning Board supports the Applicant's request.

9ualitv of Buildin
structured P9tuing: The Appricant requests 20 points for structured parking for
the parking that wiil be.berow grade. The Apprication provides art parrN! spacesin a belowground parking garage with finar 

'parking 
counts to-ue Jeieririneo atsite Plan. The pranning Board supports 20 points fdr this benefit.

Tower 
-step-back: 

Up.to 10 points can be granted for stepping back a buirorng,s
upper floors by a minimum of six feet behind the first floor'faga-d" 

"no 
,r"t o"ginat a height no greater lhan 72 feet. A low two_ to three_itory volume, up roapproximatery 35 feet in height at the retair base, brings te ouitoingfro^varo tothe Property line along Georgia Avenue and Bonifant- Street to cr""ate a rnor"pedestrian scare and rerate to the .su.rrounding retair buirdings. nt tne top of thetwo- to three-story vorume, the buirding stepJ back approxi-matery iz t"& rn"Applicant is requesting 5 points for the tower-step ui'ct. The pra*i;;-Board

supports 5 points for this benefit.

BLrs: Up to 30 points can G granGoE-tfrElrchase of Buirding LotTermination (BLT) easements or payment to the Agricurturar Land preiervation
Fund (ALPF). The Appricant propoies the purchas! of BLT easem"nt, io,. tn"requisite 9 pubric benefit points. The pranning Board supports tnis request. 

-

cool .Roof. The Application will provide a coor roof with a minimum solarreflectance index (sRr)-of 75 for roofs with a srope at or berow a ratio or 2..12, anda minimum of SRr of 25 for sropes above 2:1), thus achieving s poi.t, rn tnrcpublic benefit category. The final layout is determined at the iime or sit" pr"n
and the Planning Board supports S points for this benefit.

Energy conseruation an! .Generation: Up to 15 points can be granted forconstructing buirdings that exceed the energy-efficiency standari" i- tn"
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building vpe by 17.5% for new building. The project is being designed to exceed
the energy efficiency standards for its building type by 17.5%, through such
features as a centralized mechanical system, energy efiicient lighting, ind low-
flow plumbing fixtures. The Applicant anticipates achieving t0 points in this public
benefit category with further details and refinement to Oe provided at the time of
Site Plan. The Planning Board supports the Applicant's request.

legycling Facility Pran: Up to 10 points may be granted for providing a recycling
facility plan to be approved as part of the site plan and must comiply with the
Montgomery county Executive Reguration 15-04AM or Montgomery county
Executive Regulation 18-04. In addition, per Zoning ordinan-ce section sg-4:!.1 B' granting points as a pubric benefit for any amenity or project feature
otherwise required by law is prohibited. The Application will'provide'a recycling
facility plan, which is required by law, but at the time of site Flan, the Appricant
would have to provide justification on how the development' exceeds the
requirements of Montgomery county Executive Regulation is-oa nrr,r, io acnievethe 5 points proposed in this pubric benefit cat6gory. The pranning Board
supports the Applicant,s request at this time.

vegetated Area: The Applicant requests 7.5 points for the installation of plantings
in a minimum of 12 inches of soir, covering at reast 5,000 square feet.-The cR
Guidelines recommends 5 points for dJvelopment that meeis tne zonrng
ordinance requirements with areas not part of the required proti"-use sp"ce o,.open space used for incentive density. Area within stormwater management
easements may not be counted either. The project will incrude a courtyard lawn
on the second rever and.the raw_n wiil encompass approximatery 9,0d0 squarefeet, of which approximatery 7,200 square feet, or goi/o, wiil be'vegeiated with
soil depths of at reast 12 inches. The pranning Board supports tnis re"quest.

7. esfablshes a feasible and appropriate provisionat phasing plan for all structures,
uses, . ights-of-way, sidewalks, dedications, public - benefits, and futurepreliminary and site plan applications.

The Project will be built in one phase.

BE lr FURTHER RESOLVED that at the time of site pran the pranning Boardmay approve changes to this sketch plan under certain circumstances. lf tne A"pplicantproposes to change a condition of approval or binding element, or agrees to 
" 

Ln"ng"proposed by another party, lh9 proposed change must satisfy thi requirements for
approvar of a sketch pran andlite nlqn, incruding-section 594.5.1, section sg-i.s, anothe silver spring cBD sector.pran. rf staff prop6ses to change 

" 
;.diii;; oi 

"pprou",or binding element, however,^the Board may approve the chaige if necessiry toLn.rr"
conformance with Section s9-4.5.1, Section 5g-2.s, or the siiver spring c'BD Sector
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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, the Board must find that the proposed change is necessary io meet the siteplan approval standards, including conformance with zoning or siiver spring cBD
Sector 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, doesnot meet the
requirements of the zone, Silver spring cBD Sector plan,br other findings necessary ro
approve a site plan, and deny the site plan application.

The Board's review of sketch prans is governed by Section 59-c-7.3.3, whichprovides that "in approving a sketch plan" the Board must find that certain elements oft!" qfT are "appropriate in concept and appropriate for further detailed ,"ui"* 
"t 

.,t"plan." Because the Board's.app.roval of a st<btctr plan is in concept only and iubject tofurther detailed review at site plan, the Board may find, based on aetilteo review of asite plan, that an element of a sketch plan does not meet the requirements of the zone,
ma.ster plan, or other requirements.for site plan approval. The Board lacks the authorityat.the time of sketch plan to predetermine that'any element of the sketch pran willsatisfy all applicable requirements for site plan approval, and it would not make sensefor it to do so, due to the limited detail contained'in a sketch plan. lf the Board wereunable to require changes .to binding erements at the time bt 

"it" 
pi"n io ensurecompliance with all code and masler plan requirements, the Board might have decidedto approve fewer elements of this Sketch plan as bindrng.

Although the Board does not have the authority to provide comprete certainty
about the conditions of approval or binding elements bf a sketch pr"n,'lnls does normean that the Board should or will require changes to an approved sketch plan withoutgood reason. To do so would be inefficient and unfair to Applicants and'community
members whose expectations about the future shape of development witt oeloimeo oywhat the Board approves in a sketch plan: and

BE lr FURTHER RESOLVED that this Resorution incorporates by reference arlevidence of record, incruding maps, drawings, memoranda, correspono-ice,' ano otn"rinformation; and

BE lr FURTHER RESOLVED that ail erements of the prans for sketch pran No.320150010, Riprey East, 
-stampgd 

received by M-NCppc on reuruary-i,"iols 
^r"required except as modified herein; and
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"r 
tn" sE"lJ ilYffJil:["8:3',"""?l:x11n: H::'iilil ",:d]frn'js' sfi 

*i$;H'J"fi:
date that this Resolution is mailed to all parties of record); and

BE lT 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).

CERTIFICATION

This is to certify that the foregoing is a true and correct copy of a resolution adopted by
th.e Montgomery county Planning Board of the Maryland-Naiional capital park ano
Planning commission on motion of commissionei Fani-Gonzalez, seconded by vice
chair wells-Harley, with chair Anderson, Vice chalr wells-Harley, and commissioners
Qreyfuss, Presley, and Fani-Gonzalez voting in favor at its regular meeting held on
Thursday, March 26, 2015, in Silver Spring, Maryland.

Casey Andeison, Chair
Montgomery County Planning Board


