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▪ Staff recommends approval with conditions.  
▪ The site comprises two lots: the South Lot, owned by the Housing Opportunities Commission, is currently 

developed as Holly Hall with 96 affordable, age-restricted apartment units; the North Lot, owned by 
Duffie Companies, is vacant but has an approved Site Plan No. 820080060 for a bank with drive-thru 
lanes. 
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▪ Request to approve a Sketch Plan to allow up to 
454,675 square feet including 430,175 square 
feet of residential with 500 units including 15% 
MPDUs and 24,500 square feet of retail floor 
area with a drive-thru window, related public 
open space, recreation amenities, hardscape, 
landscape and stormwater management 
improvements; 

▪ 6.60 acres zoned CRT1.75, C0.5, R1.5, H-85;  
▪ Location: 10110 and 10140 New Hampshire 

Avenue (MD 650) southwest corner of the 
Powder Mill Road intersection, Silver Spring; 

▪ 2014 White Oak Science Gateway Master Plan; 
▪ Applicant: Hillandale Gateway, LLC; 
▪ Acceptance date: 8.14.17. 
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SECTION 1: RECOMMENDATION AND CONDITIONS 

Staff recommends approval of Hillandale Gateway Sketch Plan No. 320180020, with conditions. The 

following site development elements shown on the latest electronic version of the Sketch Plan as of the 

date of this Staff Report submitted via ePlans to the M-NCPPC are binding under Section 59-7.3.3.F: 

1. Maximum density and height; 

2. Approximate location of lots and public dedications; 

3. General location and extent of public open space; 

4. General location of vehicular access points; and 

5. Public benefit schedule. 

All other elements of the Sketch Plan are illustrative. 

This approval is subject to the following conditions: 

1. Density 

The Sketch Plan is limited to a total maximum gross floor area of 454,675 square feet of mixed-

use development comprising 430,175 square feet of multi-family residential, with 500 units 

(including 15% MPDUs), and 24,500 square feet of retail space including 2,500 square feet as a 

free-standing building with a Drive-Thru. The final amount of non-residential floor area and 

exact number of market rate, MPDUs, and age-restricted, affordable units will be determined at 

Site Plan review. 

 

2. Height 

The development is limited to a maximum height of 110 feet. 

 

3. Incentive Density 

The development must be constructed with the public benefits listed below, unless 

modifications are made under Section 59-7.3.3.I. Total points must equal at least 50 and must 

be chosen from at least three categories as required in Section 59.4.5.4.A.2. The requirements 

of Section 59.4.7.1 and the CR Zone Incentive Density Implementation Guidelines must be 

fulfilled for each public benefit. Final points will be established at Site Plan. 

a. Transit Proximity, achieved through the Site’s location within ½ to 1-mile of the existing 

Powder Mill Bus Transfer Station; and abutting a Master-planned BRT Station (planned 

at the New Hampshire Avenue/Powder Mill Road intersection).  

b. Diversity of Uses and Activities, achieved through the provision of a minimum of 15% 

Moderately Priced Dwelling Units on-site, and; 

c. Quality Building and Site Design, achieved through structured parking with most of the 

parking spaces in an above-grade garage; a portion of the parking garage will be below-

grade. 
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4. Future Coordination for Preliminary and Site Plan Submission 

In addition to any other requirements for Preliminary Plans under Chapter 50 and Site Plans 
under Chapter 59, the following must be addressed at Preliminary or Site Plan review: 

 

a. At Preliminary Plan, the Applicant will confirm the turning movement for full movement 

egress from the drive-thru lane; 

b. Corner turning radii must be as narrow as possible to foster greater pedestrian safety, 

where feasible. Provide turning diagrams if turning radii of 25 feet or greater is necessary; 

c. The Applicant must address comments from the Maryland State Highway Administration 

regarding the access easement/drive aisle from New Hampshire Avenue at Preliminary Plan. 

d. Submit a noise study at preliminary plan; 

e. At site plan, coordinate with the Montgomery County Department of Transportation 

(MCDOT’s) Commuter Services Section regarding placement of a bikeshare station, if 

required. 

f. The Applicant must comply with all fire regulations at Site Plan. In the event the Applicant 

elects to utilize construction Type 5A on either building, material modifications to the 

building layouts may be required at the time of Site Plan review to assure appropriate fire 

access.   
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SECTION 2: SITE DESCRIPTION 

Site Vicinity and Analysis 

Site Vicinity 

The Property is surrounded by a mix of existing office, retail commercial and residential uses. To the 

north across Powder Mill Road is an Exxon Gas Station zoned CRT. On the east side of New Hampshire 

Avenue is the Hillandale Shopping Center zoned CRT, with a variety of retail commercial users. Across 

New Hampshire Avenue, on the south side of Elton Road are two office buildings zoned CRT. The Capital 

Beltway’s westbound on-ramp from southbound New Hampshire Avenue marks the southern boundary 

of the Property. To the west is the Amalgamated Transit Union (ATU)-owned site (the former National 

Labor College) zoned CRT. The Hillandale residential neighborhoods to the north and northwest are 

zoned R-90 (Figure 1). 

 Figure 1: Vicinity Map 
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 Figure 2: Site Location Map 

 

Subject Property 

The Subject Property is located at the southwest quadrant of the New Hampshire Avenue/Powder Mill 

Road intersection. It has a gross tract area of 287,744-square feet, or 6.6 acres, and is zoned CRT-1.75, C-

0.05, R-1.5, H-85. The western segment of Powder Mill Road is a cul-de-sac. The site comprises two lots 

as shown in Figure 2. The 4.35-acre South Lot is the Holly Hall Apartments at 10110 New Hampshire 

Avenue. It consists of three apartment buildings developed in the 1950’s with a surface parking lot 

behind the buildings. There are landscaped areas around these buildings and a wooded area separates 

the South Lot from the Capital Beltway’s westbound on-ramp from southbound New Hampshire 

Avenue. The South Lot slopes up toward the Beltway’s on-ramp. The North Lot (10140 New Hampshire 

Avenue) was previously owned by Capital One Bank. 

The two lots are separated by an access easement with varied width owned by the ATU, which owns the 

former National Labor College site. The access easement is currently used only by the Holly Hall 

residents and their visitors to access New Hampshire Avenue. The access easement’s square footage, 

when added to the two lots, brings the Subject Property’s tract area to 6.60 acres.  
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Environment 

Staff approved a Natural Resources Inventory/Forest Stand Delineation (NRI/FSD) for the Property on 

August 4, 2017 (NRI/FSD No. 420180100). The Property contains no streams or stream buffers, wetlands 

or wetland buffers, hydraulically adjacent steep slopes, 100-year floodplains, or known occurrences of 

Rare, Threatened or Endangered (RTE) species.  

Natural Resources Inventory/Forest Stand Delineation No. 420180100 indicates there is no forest on-

site. At the time of Preliminary Plan and Site Plan submission, the Applicant will submit the necessary 

forest conservation plans. 

The Property’s stormwater runoff drains untreated to a public storm drain system. At the Preliminary 

Plan submission, the Applicant will address stormwater management requirements to implement micro-

scale Environmental Site Design (ESD) practices to the maximum extent practicable.  

 Figure 3: Existing Conditions 
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SECTION 3: PROJECT DESCRIPTION 

Proposal 

The Applicant proposes to replace the existing 96-unit Holly Hall with a maximum of 430,175-square 

feet of multi-family residential apartments (approximately 500 units, including 15% MPDUs), 

approximately 22,00 square feet of retail on the ground floor, a free-standing building of 2,500 square 

feet with a drive-thru is proposed on the North Lot. The HOC will temporarily relocate Holly Hall 

residents to other HOC residential properties for the duration of construction of the new building.  

The Sketch Plan proposes three new buildings at the Property. The two mixed-use buildings will be five-

stories in height with building massing to frame the Property’s southern edge at the Capital Beltway’s 

westbound on-ramp at New Hampshire Avenue.  The proposed siting of the three buildings creates a 

small node at this highly visible site at the crossroads of two major transportation facilities (the Capital 

Beltway Interstate I-495) and New Hampshire Avenue (MD 650).  

Structured parking will be located along the southern property of the Beltway’s westbound on-ramp. 

Approximately two-thirds of the 750 parking spaces in the garage will be at and above-grade; 

approximately one-third of the spaces will be below-grade. The project’s parking is for Hillandale 

Gateway residents and visitors, and the retail commercial users and patrons. On-street parking is also 

proposed in front of the two mixed-use buildings on both sides of the mutual access easement (see 

Figure 4). A loading area and trash disposal and pick-up provisions (dumpsters) are proposed inside the 

parking garage. 

The proposed apartment unit mix includes replacement of the 96-affordable, age-restricted Holly Hall 

apartments, plus 404 units including a minimum of 15% Moderately Priced Dwelling Units (MPDUs) and 

the rest as market-rate units for a combined total of approximately 500 units. The Project will provide 

streetscape improvements along its New Hampshire Avenue frontage to create an active pedestrian 

environment. At the pedestrian-level, the coffee shop will have a build-to-line on New Hampshire 

Avenue. Architectural renderings will be included in the Site Plan application. The two residential 

buildings situated internal to the Property will have frontage along New Hampshire Avenue and Powder 

Mill Road. The two buildings are designed as separate structures to break up the building massing for 

visual interest. The third building is proposed on the North Lot as a free-standing, pad site on New 

Hampshire Avenue as a coffee shop with drive-thru window. The coffee shop’s proposed building height 

and massing provide an unobstructed view of the two mixed-use buildings. 
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Figure 4: Sketch Plan Boundaries 
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Figure 5: Building Massing View from the NW 

 

Open Space 

The Project’s Public Open Space totals 12% of the tract (25,906-square feet) and is proposed 

predominantly in the center and on the North Lot as shown in Figure 6. 

This public open space will have interconnected sidewalks from New Hampshire Avenue and Powder 

Mill Road to the three proposed buildings, a design to activate the public realm. The Project includes 

residential amenities in a courtyard at the west side of the residential building near the ATU property, a 

sidewalk is proposed around the outer edges of the residential buildings’ east, south and west sides and 

public use space on the North Lot. The coffee shop’s south side will have an outdoor seating/patio area 

for patrons. Examples of amenities proposed in the Public Use Space are shown in Figure 7.   
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Figure 6: Public Open Space 

 

Figure 7: Precedent Open Space Images 
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Circulation 

Street access to the Property is provided from New Hampshire Avenue and Powder Mill Road. The 

mutual access easement at New Hampshire Avenue will provide access to the parking garage for the 

mixed-use residential buildings. Access to the proposed coffee shop’s drive-thru window is from Powder 

Mill Road. Pedestrian and bicycle access will be provided by sidewalks on New Hampshire Avenue, 

Powder Mill Road and the mutual access easement (Figures 8 and 9). 

Motorists traveling to the drive-thru window will access a drive aisle from Powder Mill Road behind the 

coffee shop. Motorists exiting the drive-thru lane will proceed onto the mutual access easement. The 

coffee shop’s loading space and trash dumpster locations will be determined at Site Plan review.  

Community Outreach 

On May 4, 2017, the Applicant held a pre-submittal public meeting at 10501 New Hampshire Avenue, 

Silver Spring. Approximately 16 people signed in as attending the meeting. The Applicant has complied 

with all submittal and noticing requirements. Staff has not received correspondence from community 

groups or citizens as of the date of this report. 
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Figure 8: Pedestrian Circulation Plan 

 

 

 

Legend: 

Existing & proposed sidewalks   
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Figure 9: Vehicular Circulation Plan 

 

 
  

Legend: 

Vehicular movements 
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SECTION 4: ANALYSIS AND REQUIRED FINDINGS 
 

The purpose of a Sketch Plan is to identify general land uses, development intensity, and public benefits 

for the optional method of development in the CR, CRT, EOF, or LSC Zones. The Sketch Plan is intended 

to be conceptual in nature with an emphasis on building densities, massing, heights and anticipated 

uses, the locations of open and public open spaces, the general circulation patterns for all modes of 

transportation, an estimated range of peak hour trips and relationships between existing or proposed 

adjacent buildings and rights-of-way. Details of the proposed development are determined during 

Preliminary and Site Plan review.  

Section 59-7.3.3.E of the Zoning Ordinance states: “To approve a sketch plan the Planning Board must 

find that the following elements are appropriate in concept and appropriate for further detailed review 

at site plan. The sketch plan must:” 

1. meet the objectives, general requirements, and standards of this Chapter; 

 

Section 4.51.C. Commercial Residential Town (CRT) states that “The CRT Zone is intended for 

small downtown, mixed-use, pedestrian-oriented centers and edges of larger, more intense 

downtown. Retail tenant ground floor footprints are limited to preserve the town center scale. 

Transit options may include light rail, Metro, and bus.” 

 

The Sketch Plan meets these objectives because it contains a small, mixed-use, pedestrian-

oriented center, it includes a mix of uses, and will be alongside the future Bus Rapid Transit 

(BRT) corridor on New Hampshire Avenue. The Sketch Plan also meets the general requirements 

of Section 59.4.5.4.A., and the development standards of Section 59.4.5.4.B., Optional Method 

Development for the CRT Zone, as shown in Table 1: 

Table 1:  Development Standards Data Table – CRT1.75, C0.5, R 1.5, H-85 Zone  

 Development Standard  
Section 59-4.5.4. 

 Permitted/Required Proposed  

Gross Tract Area (sf) 287,744  287,744 

Maximum Density (CRT) 
Non-residential (C) 
Residential (R) 

1.75 FAR (503,552 sf) 
0.5 FAR (143, 872 sf) 
1.50 FAR (431,616 sf) 

1.50 FAR (431,616 sf)  
0.09 FAR (24,500 sf) 

1.49 FAR (430,175 sf)  

Max Building Height (feet) 85 1101 

 Minimum Public Open 
Space (%) of Net Lot  

10% (22,432 sf) 12% (25,906 sf) 

Parking (spaces)Multi-family 
 
 
Retail/service establishment 

Minimum 1 space/unit; 
Maximum 1 space/studio, 1.25 
space/one bedroom, 1.5/two 

bedroom 
 

Minimum 3.5 space/1,000 sf GLA; 
Maximum 6 space/1,000 sf of 

GLA 

TBD at Site Plan 
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1 Pursuant to Section 59-4.7.3.D.6.c.i: If a project exceeds 12.5% MPDUs, the height limit of the applicable zone or 
master plan does not apply to the extent required to provide the MPDUs. The additional height is calculated as the 
floor area provided for MPDUs above 12.5% divided by the average residential floor plate area, where each whole 
number and each remaining fraction allows an increase of 12 feet. 

 

2. substantially conform with the recommendations of the applicable master plan; 

The proposed Project substantially conforms to the overriding goal and recommendations of the 

2014 White Oak Science Gateway Master Plan and its Design Guidelines. “This Plan’s overriding 

goal is to transform the built environment from auto-oriented single-purpose nodes into vibrant 

mixed-use centers” (page 23) (Attachment 1). From the Plan’s ‘Land Use and Zoning’ section, 

Map 5, Activity Centers states the following for this property: “The Plan seeks to change and 

transform these communities over time, with the support of a future BRT system. Mixed-use 

developments with walkable centers that bring employment, housing, and shopping 

opportunities together are desirable for these centers as well” (page 29) (Attachment 1).  Page 

30 of the Plan in the ‘Proposed Development and Zoning Overview’ states: “The recommended 

CR Zones are designed to encourage a mix of uses in the Plan’s centers, where BRT routes and 

stations are planned. The Plan proposes CR zones at sufficient densities to provide incentives for 

private reinvestment, promote transit, and provide needed public amenities in redeveloping 

areas, including open space, recreation, day care centers, better building design, and affordable 

housing” (Attachment 1).  

The Project furthers the Master Plan’s goal of enhancing the New Hampshire Avenue/Powder 

Mill Road intersection by including active uses and public open space accessible from the 

Avenue. The proposed mix of uses supports the future Bus Rapid Transit (BRT) along New 

Hampshire Avenue. Distribution of uses on the Property effectively uses the parking garage to 

buffer residential uses from traffic noises from I-495, and by wrapping the parking structure 

with residential and commercial uses minimizes the impact of parking on the areas intended for 

public use. The building massing will be broken into smaller components, which will reduce the 

visual scale of the buildings and achieve the “village center” character and scale envisioned by 

the master plan for this activity center. The Proposal creatively interprets the direction provided 

by the Design Guidelines to consolidate frontages along the Avenue to improve the area for 

pedestrians (Attachment 1 – Design Guidelines, page 14).  The smaller coffee shop pad site 

fronting on New Hampshire Avenue effectively creates a street edge, contains the proposed 

public open space, and allows visibility to the larger buildings beyond. Locating the public open 

space in the front portion of the Property creates a view shed to the buildings beyond, to 

establish visual connections between future developments at the Hillandale Shopping Center 

and the ATU property. It also provides a visual connection across the intersection to the existing 

(Our Savior Episcopal Church) chapel, a local landmark, furthering the Plan’s goal of using it as a 

focal point for development. 
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3. satisfy any development plan or schematic development plan in effect on October 29, 2014; 

 

The Subject Property is not subject to a development plan or schematic development plan. 

 

4. achieve compatible internal and external relationships between existing and pending nearby 

development; 

 

The proposed buildings will be compatible in height, building massing and scale in relation to 

existing and pending nearby development in the Hillandale Activity Center of the 2014 White 

Oak Science Gateway Master Plan area. It’s anticipated that adjacent properties (i.e., the ATU, 

Hillandale Shopping Center, and the Exxon Gas station) and properties to the north on New 

Hampshire Avenue will redevelop at similar heights, building mass and scale as envisioned in the 

2014 WOSG Master Plan. The Subject Property is the first among the Hillandale Activity Center 

properties to undergo Sketch Plan review to implement the Plan’s vision in this part of the 

White Oak Science Gateway Master Plan area.  

 

5. provides satisfactory general vehicular, pedestrian, and bicyclist access, circulation, parking and 

loading; 

 

The Project will provide satisfactory vehicular, pedestrian and bicyclist access, circulation, 

parking and loading. The drive-thru will be screened from the public ROW to address required 

development standards at Site Plan review. Designated loading space for the coffee shop will be 

shown at Site Plan review.  Pedestrian and bicyclist access and circulation on New Hampshire 

Avenue will include a shared-use path as recommended in the Countywide Bikeways Functional 

Master Plan. Provision of this public facility along with the required ROW for the planned BRT 

station will be determined as BRT facility planning moves forward and these provisions will be 

shown at the required preliminary plan and site plan reviews.  

 

The proposed parking garage and on-street parking spaces will meet the applicable zoning 

requirements at site plan review. Truck circulation for the proposed coffee shop are adequate 

and will be further reviewed at site plan. 

 

6. propose an outline of public benefits that supports the requested incentive density and is 

appropriate for the specific community;  

 

Taking into account the considerations in Section 59-4.7.1.B, including the recommendations 

and objectives of the Master Plan and any applicable design guidelines, the Incentive Density 

Implementation Guidelines, the size and configuration of the site and its relationship to adjacent 

properties, similar public benefits nearby, and additional enhancements related to the individual 

public benefits, Staff finds that the following outline of public benefits supports the Applicant’s 

request for incentive density and is appropriate for the community surrounding the site, as 

described below.   
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For a development of this size in the CRT Zone, the Zoning Ordinance requires 50 points in at 

least three categories. Although at the time of Sketch Plan review, only the categories need to 

be approved, the following table shows both the categories and points for public benefits 

requested at Sketch Plan to demonstrate the project’s ability to meet the requirement to 

provide sufficient public benefits points.  The Applicant’s three proposed public benefits for 

Transit Proximity, Diversity of Uses and Activities, and Quality Building and Site Design are as 

follows: 

Transit Proximity 

The proposed Project abuts the master-planned BRT Route (New Hampshire Avenue Corridor) 

with a dedicated right-of-way, as defined in Section 59.4.7.3.B.1.b., because it shares a property 

line with a right-of-way for a master-planned transit station, and 100% of the tract is within a 

quarter-mile of the transit portal. Transit proximity for the master-planned BRT is considered a 

Level 2 category per Section 59.4.7.3.B.1.a.ii.  Therefore, the proposed Project qualifies for up to 

15 points for transit proximity. The Applicant is requesting the full 15 points. The redevelopment 

includes provision of a BRT station at New Hampshire Avenue and Powder Mill Road to 

implement public transit opportunities for residents and employees as envisioned in the Master 

Plan. 

Diversity of Uses and Activities—Moderately Priced Dwelling Units 

Pursuant to the approved October 2015 Commercial/Residential and Employment Zones 

Incentive Density Implementation Guidelines, 12 points are to be granted for every 1% of MPDUs 

greater than 12.5%, and any fraction of 1% increase in MPDUs entitles the Applicant to an equal 

fraction of 12 points. There is no limitation on the number of points for providing more than 

12.5% of the residential units as MPDUs as required under Chapter 25A. The Project is providing 

a minimum of 15% MPDUs and therefore, qualifies for 30 points based on the following formula: 

(15% - 12.5%) * 12 = 30 points.  

Quality Building and Site Design—Structured Parking 

The Project is providing approximately 750 parking spaces in a parking structure that is largely 

above-grade. Approximately 630 spaces will be in the above-grade portion of the garage and an 

estimated 70 spaces will be below-grade. In this sub-category up to 20 points can be achieved 

for placing parking in an above or below grade parking structure. Thus, an estimated 10 points 

will be achieved based on the following formula: [(630/750)* 10] + [70/750)*20] = 10.26.  At site 

plan review, the Master Plan’s design guidelines will be addressed to implement the New 

Hampshire Avenue Streetscape. The Plan’s vision requires such sites to activate the street and 

provide a predominantly pedestrian-oriented environment that is adequate, safe and efficient. 

The proposal adequately addresses “the relationship of the site to adjacent properties” in a 

proposed design and building massing as envisioned in the Master Plan for sites in the CRT zone. 
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Table 2: Public Benefits 

Public Benefits Calculations 

Public Benefit Incentive Density Points 

Max Allowed Requested 

59-C-15.852.:

Transit Proximity

Transit Proximity  25 15 

59-C-15.854.: Diversity of Uses and Activities

Moderately Priced 
Dwelling Units 

No limit 30 

59-C-15.855.: Quality of Building and Site Design

Structured Parking 20 15 

 Total Points Min./required: 

50 60 

In summary, the Applicant anticipates, and Staff agrees, that redevelopment of the Property in 

the Hillandale area with these public benefits will likely be a catalyst for adjacent properties to 

also undergo redevelopment in this part of the county in the foreseeable future. 

7. establish a feasible and appropriate provisional phasing plan for all structures, uses, rights-of-

way, sidewalks, dedications, public benefits, and future preliminary and site plan applications.

The Project will be built in one phase.

Conclusion 

The Sketch Plan application satisfies the findings under Section 59.4.5.4 of the Zoning Ordinance and 

substantially conforms to the recommendations of the 2014 White Oak Science Gateway Master Plan. 

Comments from review agencies were received and considered in the analysis and recommended 

conditions (Attachment 2). Therefore, Staff recommends approval of Sketch Plan No. 320180020 with 

conditions at the beginning of this report. 

Attachments 
1. Master Plan and Design Guidelines pages
2. Agency letters
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will be established during the regulatory review process. 

Hillandale Center 

The introduction of a mass transit alternative, with a likely stop within the area, should promote redevelop­

ment that consolidates existing commercial frontages (south of Overlook Drive, north of 1-495). The existing Our 

Savior Episcopal Church should remain a local landmark, given its prominent location. If redeveloped, adjacent 

larger properties (Hillandale Shopping Center, National Labor College) should include a mix of uses, and should 

create public open spaces to focus community life. All redeveloping properties should contribute to the en­

hancement of the public realm at the intersection of New Hampshire Avenue and Powder Mill Road. 
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Guidelines for Specific Centers [ Hilland ale Center 

DESIGN GUIDELINES 
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