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 Application for the approval of a site plan to allow 

construction of a multifamily building with up to 
294 dwelling units, including 12.5% MPDU’s (up 
to 37 MPDUs), private and public roads and 
associated public use space;  

 Located at the north-eastern corner of the 
intersection of Marinelli Road and Citadel 
Avenue, within the 2010 White Flint Sector Plan 
area; 

 Approximately 1.8-acre parcel zoned CR-4.0, C-
2.0, R-3.5 H-250, but developed under TS-M Zone 
within the 32.42-acre North Bethesda Town 
Center development; 

 Review Basis: Chapter 59, in effect on October 29, 
2014; 

 Applicant: LCOR; 
 Application Acceptance Date:  August 21, 2017. 

 

 
 
 
 
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

 

 
MONTGOMERY COUNTY PLANNING DEPARTMENT 
THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 
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North Bethesda Town Center Parcel G Site Plan No. 820180010 

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

Khalid Afzal, Supervisor, Area 2 Division, Khalid.Afzal@montgomeryplanning.org, 301.495.4650  

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

 

 Staff recommendation:  Approval with conditions.  
 The County Council approved Development Plan G-801 on April 29, 2003. 
 Per Section 7.7.1.B.1 of the County Code, this application is being reviewed under the Zoning Ordinance in 

effect before October 30, 2014, because it is related to Preliminary Plan No. 120040490 approved on March 
22, 2005. 

 The Application was granted a 30-day extension by the Planning Director, on October 5, 2017, extending the 
review period from December 28, 2017 to January 25, 2018. 

 The application includes the approval of amended Final Forest Conservation Plan No. 82008018B. 
 Staff did not receive any correspondence from residents and/or adjacent property owners. 
 
 

Description 

Staff Report Date: 12/29/17 

 

 

 

 

Summary 
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SECTION 1: RECOMMENDATION AND CONDITIONS 
 
Staff recommends approval of Site Plan No. 820180010, for a maximum of 242,520 square feet with up 
to 294 dwelling units, including up to 37 MPDUs, private and public roads, public use space and active and 
passive recreation space.  All site development elements shown on the latest electronic version as of the 
date of this Staff Report submitted via ePlans to the M-NCPPC are required except as modified by the 
following conditions: 
 
Conformance with Prior Approvals 
 

1. Development Plan Conformance 
The development must comply with the binding elements of Development Plan G-801. 
 

2. Preliminary Plan Conformance 
The development must comply with the conditions of approval for Preliminary Plan 120040490 
as listed in the Planning Board opinion dated March 22, 2005 and all subsequent amendments. 

 
Environment 

 
3. Forest Conservation 

a. Prior to Certified Site Plan, the Applicant must replace the Chinese elm (Ulmus pumila) 
on the amended Final Forest Conservation Plan with an appropriate native shade tree 
species, as approved by Staff. 

 
4. Stormwater Management 

The Planning Board accepts the recommendations of the Montgomery County Department of 
Permitting Services (MCDPS) – Water Resources Section for the stormwater management 
concept in its memorandum dated November 29, 2017, 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 may be amended by MCDPS –Water Resources Section if the 
amendments do not conflict with other conditions of the Site Plan approval. 

 
5. Noise Attenuation 

a. Prior to issuance of a building permit, the Applicant must provide Staff with certification 
from an engineer specializing in acoustics that the building shell has been designed to 
attenuate projected exterior noise levels to an interior level not to exceed 45 dBA Ldn.   

b. The Applicant must provide a signed commitment to construct the units in accordance 
with these design specifications, with any changes that may affect acoustical 
performance approved by the engineer and Staff in advance of installation. 

c. After construction is complete, and prior to issuance of final residential occupancy 
permits, the Applicant must provide Staff with a certification from an engineer 
specializing in acoustics confirming that the dwelling units were constructed in 
accordance with the approved specifications for noise attenuation. 

d. If the plan changes in any manner that affects the validity of the noise analysis for 
acoustical certifications and noise attenuation features, as described above, the 
Applicant must conduct a new noise analysis to reflect the revised plans, and new noise 
attenuation features may be required. 
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Public Use Space, Facilities, and Amenities 
 

6. Public Use Space, Facilities, and Amenities 
a. The Applicant must provide a minimum of 2,600 square feet of Public Use Space on the 

Subject Property, as illustrated on the Certified Site Plan. 
b. The Applicant must provide a minimum of 20,000 square feet of active and passive 

recreation space on the Subject Property, as illustrated on the Certified Site Plan. 
c. The Applicant must implement the Bethesda CBD standard streetscape, including, but 

not limited to, street trees, street lighting, brick paving, and undergrounding of utilities, 
along the Subject Property’s frontage on Marinelli Road and Citadel Avenue, as shown 
on the Certified Site Plan, except as modified by design exceptions approved by MCDPS. 

d. Prior to issuance of the final Use and Occupancy Certificate, all Public Use Spaces and 
active and passive recreation spaces as illustrated on the Certified Site Plan must be 
completed. 

e. The Applicant must install the landscaping no later than the next growing season after 
completion of construction and site work. 

 
7. Recreation Facilities 

a. The Applicant must provide at a minimum, the following recreation facilities as shown 
on the Certified Site Plan: 104 indoor bicycle parking spaces and a bicycle repair room, 8 
inverted bike racks, indoor community space, indoor fitness room, open grass lawn, 
interior courtyard space, picnic/sitting areas, grilling area and a pedestrian system. 

 
8. Maintenance of Public Amenities 

The Applicant is responsible for maintaining all publicly accessible amenities including, but not 
limited to, Public Use Space, Active and Passive Recreation Space, pedestrian pathways, 
landscaping, and hardscape, as shown on the Certified Site Plan. 
 

Transportation and Circulation 
 

9. Department of Permitting Services 
The Planning Board accepts the recommendations of MCDPS – Right-of-Way Section in its 
memorandum dated December 22, 2017, 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 MCDPS –Right-of-Way Section may amend if the amendments do not 
conflict with other conditions of the Site Plan approval. 

 
10. Fire and Rescue 

The Planning Board accepts the recommendations of MCDPS Fire Code Enforcement Section in 
its letter dated November 21, 2017, and hereby incorporates them as conditions of approval.  
The Applicant must comply with each of the recommendations as set forth in the letter, which 
MCDPS may amend if the amendments do not conflict with other conditions of Site Plan 
approval. 
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11. Traffic Mitigation 
Prior to issuance of the Certified Site Plan, the Applicant must update the current Traffic 
Mitigation Agreement (executed on December 12, 2006) with the Planning Board and the 
Montgomery County Department of Transportation (MCDOT) and continue to satisfy the 
transportation Adequate Public Facilities test under the Alternative Review Procedure at Metro 
Station Policy Area. 
 

12. Street Standards 
The Applicant must construct all road(s) along the frontages of Parcel G within the rights-of-way 
shown on the Certified Site Plan subject to the following conditions:  

 
a. Public Road Marinelli Road (90-foot-wide right-of-way) must be designed and 

constructed per the typical Montgomery County Road Code Standard MC-2005.03 as 
modified by the section shown on the Site Plan. All necessary details for this required 
connection must be reviewed and approved by MCDPS-ROW at the time of ROW 
permit. MCDPS-ROW may modify any details of this connection if the modifications do 
not conflict with any other conditions of approval;  

b. Public Road Citadel Avenue (70-foot-wide right-of-way) must be designed and 
constructed per the typical Montgomery County Road Code Standard MC-2005.02 as 
modified by the section shown on the Certified Site Plan. All necessary details for this 
required connection must be reviewed and approved by MCDPS-ROW at the time of 
ROW permit. MCDPS-ROW may modify any details of this connection if the 
modifications do not conflict with any other conditions of approval; 

c. Private Road McGrath Boulevard (57-foot-wide right-of-way) must be designed and 
constructed per the typical Montgomery County Road Code Standard MC-2005.02 as 
modified by the sections shown on the Certified Site Plan; 

d. Private Road Wentworth Place (70-foot-wide right-of-way) must be designed and 
constructed per the typical Montgomery County Road Code Standard MC-2005.02 as 
modified by the interim section shown on the Certified Site Plan. The Applicant must 
construct the interim section as shown on the Certified Site Plan. The ultimate section 
for Wentworth Place will be approved and constructed at the time of Site Plan approval 
for Block H; 

e. Prior to the issuance of the Final Use and Occupancy permit for the last residential unit, 
the Applicant must have all public and private roads, sidewalks, ramps and cross walks 
complete and open to the public. 

 
13. Bicycle Parking 

a. The Applicant must provide 104 bicycle parking spaces comprising 16 short-term spaces 
(or 8 inverted-U bike racks that can store two bicycles on each) and the remaining long-
term bike spaces in a secured bike room in the parking garage as shown on the Certified 
Site Plan. 

 
  



5 

Affordable Housing 
 

14. Moderately Priced Dwelling Units (MPDUs) 
a. The Planning Board accepts the recommendations of the Montgomery County 

Department of Housing and Community Affairs (MCDHCA) in its letter dated November 
22, 2017, and incorporates them as conditions of the Site Plan approval.  The Applicant 
must comply with each of the recommendations as set forth in the letter, which 
MCDHCA may amend if the amendments do not conflict with other conditions of the 
Site Plan approval. 

b. The Applicant must provide a minimum of 12.5% MPDUs on the Property in accordance 
with the requirements of Chapter 25A. 

c. Prior to the release of any building permit, exclusive of the sheeting and shoring permit, 
the Applicant must execute the MPDU Agreement-to-Build with the MCDHCA. 

 
Site Plan 

 
15. Building Height 

The maximum height of the residential building is limited to 75 feet. 
 
16. Site Design 

a. The exterior architectural character, proportion, materials, and articulation must be 
substantially similar to the schematic elevations shown on the Certified Site Plan, as 
determined by Staff. 

b. The Applicant must screen the garage façade along Marinelli Road and the transformers 
at the corner of Marinelli Road and Wentworth Place using strategies substantially 
similar to the elevations shown on the Certified Site Plan, as determined by Staff. 

c. Prior to the issuance of the first Use and Occupancy Certificate, the Applicant must get 
approval by Staff for the design of the art murals on the building façade along Marinelli 
Road in locations shown on the Certified Site Plan. 

 
17. Landscaping 

a. Prior to issuance of the final Use and Occupancy Certificate, all on-site amenities 
including, but not limited to, streetlights, sidewalks/pedestrian pathways, streetscape 
and related improvements, hardscape, landscape, bicycle facilities, and public use space 
amenities must be installed, as illustrated on the Certified Site Plan. 

b. The Applicant must install the landscaping no later than the next growing season after 
completion of construction and site work. 

 
18. Lighting 

a. Prior to approval of the Certified Site Plan, the Applicant must provide certification to 
Staff from a qualified professional that the exterior lighting in this Site Plan conforms to 
the Illuminating Engineering Society of North America (IESNA) standards in effect on the 
date of this approval for a development of this type.  All onsite exterior area lighting 
must be installed in accordance with these standards. 

b. Deflectors must be installed on all up-lighting fixtures to prevent excess illumination and 
glare. 

c. Streetlights and other pole-mounted lights must not exceed the height illustrated on the 
Certified Site Plan.  

carrie.sanders
Sticky Note
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d. All on-site light fixtures must be full or partial cut-off fixtures. 
 

19. Site Plan Surety and Maintenance Agreement 
Prior to issuance of any Building Permit or Sediment and Erosion Control Permit, the Applicant 
must enter into a Site Plan Surety and Maintenance Agreement with the Planning Board in a 
form approved by the M-NCPPC Office of General Counsel that outlines the responsibilities of 
the Applicant. The Agreement must include a performance bond(s) or other form of surety in 
accordance with Section 59-D-3.5(d) of the Montgomery County Zoning Ordinance, with the 
following provisions: 

a. A cost estimate of the materials and facilities, which, upon Staff approval, will establish 
the surety amount; 

b. The cost estimate must include applicable Site Plan elements including, but not limited 
to, private roads, on-site bike parking facilities, plant materials, on-site lighting, 
recreational facilities, site furniture, retaining walls, fences, railings, curbs, gutters, 
sidewalks, paths, bike ways, street trees, street lights, private utility and associated 
improvements; and 

c. The bond or surety must be tied to the development program, and completion of 
plantings and installation of particular materials and facilities covered by the surety will 
be followed by inspection and release of the surety. 

 
20. Development Program 

The Applicant must construct the development in accordance with a development program 
table that will be reviewed and approved prior to the approval of the Certified Site Plan. 

 
21. Certified Site Plan 

Prior to approval of the Certified Site Plan, the following revisions must be made and/or 
information provided subject to Staff review and approval: 

a. Include the development program, Preliminary Plan resolution, and Site Plan resolution 
and all applicable agency letters in the Certified Site Plan. 

b. Add a note stating that “Minor modifications to the limits of disturbance shown on the 
Site Plan within the public right-of-way for utility connections may be done during the 
review of the right-of-way permit drawings by the Department of Permitting Services.” 

c. Ensure consistency of all details and layout between Site, Architecture and Landscape 
plans. 
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SECTION 2: SITE DESCRIPTION & VICINITY 
 

The Subject Property (Parcel G) is part of the 32.42-acre North Bethesda Town Center development 
(overall site) (Figure 1).  The overall site is located on the north side of Marinelli Road between Rockville 
Pike to the west and Nebel Street to the east. Parcel G lies to the east of Citadel Avenue, within the 
overall site. White Flint Metro Station is located to the west of the Property, at the intersection of 
Rockville Pike and Marinelli Road.   

 
Figure 1: Vicinity Map – Overall Site with Parcel G shown as hatched area 
 
 
Figure 2 shows the overall illustrative plan for the entire North Bethesda Town Center site, which was 
approved as part of the Preliminary Plan 120040490. Parcel G is outlined in red.  Currently, the 32.42-
acre overall site has the following improvements: 

• 362,000-square-foot office building for the U.S. Nuclear Regulatory Commission on Parcel C; 
• 341 units in the Aurora building on Parcel F; 
• 312 units in the Wentworth House and 63,000 square feet of Harris Teeter store on Parcel E; 
• WMATA Garage on Parcel D (this is not an LCOR investment); and  
• Landscaped open space, a community green, public and private roadways, and other 

infrastructure improvements. 
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Figure 2: North Bethesda Town Center-Overall Site Plan – Parcel G outlined in red 
 
 
SECTION 3: PREVIOUS APPROVALS 
 
The 32.42-acre North Bethesda Town Center site is owned by the Washington Metropolitan Area Transit 
Authority (WMATA). On January 12, 2001, the Applicant (LCOR) entered into a Joint Development 
Agreement (JDA) with WMATA, which gives the Applicant development rights to the site.  The JDA 
includes a phased development plan with a schedule of milestones, one of which is that the Applicant 
must obtain a record plat for each parcel by a certain date in order to execute a ground lease. 

Zoning/Development Plan  
 
In April 2003, the Montgomery County Council approved the rezoning of the Property from R-90 Zone to 
the TS-M (Transit Station, Mixed) Zone by Local Map Amendment No. G-801, per Resolution 15-151. The 
rezoning sought to develop 2,700,000 square feet of mixed-use development with approximately 
1,350,000 square feet of office and retail use and approximately 1,350,000 square feet for 1,350 
residential rental units, including MPDUs.  

Preliminary Plan No 120040490 
 
On March 22, 2005, the Planning Board approved Preliminary Plan No. 120040490 for the entire North 
Bethesda Town Center site, to create 9 lots and two parcels on 32.42 acres to allow up to 1,350 multi-
family residential units, including 169 MPDUs, 1,148,000 square feet of Commercial Office, 202,037 
square feet of General Retail with a possible supermarket, and an 80,000-square-foot theater with 
3,500-seat capacity.  

 



9 

Preliminary Plan Amendment No. 12004049A 

On March 20, 2008, the Planning Board approved Preliminary Plan Amendment No. 12004049A which 
modified three conditions relating to platting, APF validity and public use easements. 

2010 White Flint Sector Plan SMA 

On April 21, 2010, Sectional Map Amendment (SMA) No. G889 rezoned the overall site from TS-M 
(Transit Station, Mixed) and I-1 (Light Industrial) to four different CR zones. Parcel G was zoned, CR-4.0, 
C-2.0, R-3.5, H-250 to implement the recommendations of the 2010 White Flint Sector Plan.  

Preliminary Plan Amendment No. 12004049B 
 
On July 31, 2017, the Planning Board approved Preliminary Plan No. 12004049B to amend Conditions 
No. 3, 8, 11, and 14 of the previous preliminary plan approval to allow recordation of a plat for Parcel G 
before Certified Site Plan. As part of this amendment, the Applicant agreed to dedicate an additional five 
feet of right-of-way (ROW) on the south side of Parcel G, along Marinelli Road. 

Record Plat 
 
Following Planning Board’s approval of Preliminary Plan No. 12004049B, the Applicant filed a request to 
record the plat for Parcel G. As a part of the record plat approval, the Applicant dedicated an additional 
5 feet of right-of-way along Marinelli Road between Citadel Avenue and Wentworth Place, to meet the 
overall 90-foot right-of-way requirement. The Applicant also dedicated through a deed, the 70-foot 
right-of-way for Citadel Avenue between Marinelli Road and McGrath Boulevard. Plat 25335 was 
approved by the Planning Board on November 9, 2017. 

Related Approved Site Plans 
 
On December 19, 2005, the Planning Board approved Site Plan No. 820050340 for Parcel E for an 18-
story, multi-family building with 312 residential units, 39 MPDUs and 61,246 square feet of grocery store 
use.  

On September 16, 2008, the Planning Board approved Site Plan No. 820080110 for Parcels F, I and J, for 
327 multi-family dwelling units in a 19-story building and approximately 63,100 square feet of Public Use 
Space.  

On September 18, 2008, the Planning Board approved Site Plan No. 820080180 for 527,655 gross square 
feet of mixed commercial and retail development on two parcels, including 103,910 gross square feet on 
Parcel A and 423,745 gross square feet on Parcel C, 42,900 square feet of public use space, and public 
site infrastructure. This site plan application was amended twice by Application 82008018A and 
82008018B.  
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SECTION 4: PROJECT DESCRIPTION 
 
Proposal  
 
The Application proposes to build a 240,520-square-foot multifamily residential building containing a 
maximum of 294 units, with two levels of partially underground parking and a maximum height of 75 feet.  
 

 
Figure 3: Proposed Site Plan 
 
Building Design 
The building is planned to be five stories tall at the northwestern corner of the Property. Due to the 
change in elevation as one moves from west (high) to east (low), the building will be seven stories tall at 
the southeastern corner and along Wentworth Place extended. The building will contain a mix of one 
and two-bedroom units, 12.5% of which will be MPDU’s. The amenities for the residential building will 
include a private courtyard, an indoor fitness room and a common lobby lounge.  

The design of the building proposes a contemporary architectural vocabulary that blends well with the 
existing apartment buildings on Parcels E & F. At the northwestern corner, a taller architectural piece 
will emphasize the entrance into the main lobby. The building will provide continuous street walls on all 
four sides and building facades will be well-articulated to break down the scale of the building. Due to 
the change in topography, two levels of the parking garage are visible along Marinelli Road and 
Wentworth Place. However, the two levels  have been screened using a combination of strategies, 
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including using part of the ground floor for a bike parking room and repair shop, providing landscape 
and public art to screen the garage, and designing the garage façade to be an extension of the 
architecture above. 

 
 

 
Figure 4: Illustrative Rendering of the Proposed Building as seen from McGrath Boulevard 
 

 
Figure 5: Illustrative Elevation of the Proposed Building as seen from Citadel Avenue 
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Figure 6: Illustrative Elevation of the Proposed Building as seen from Marinelli Road, highlighting façade 
activation strategies 

 
 
Public Use Space, Active and Passive Recreation Space and Amenities 
Prior approvals included 112,584 square feet of Public Use Space, which equates to approximately 83% 
of the overall site’s requirements. This Site Plan application will provide 2,600 square feet of Public Use 
Space, which will contribute to the minimum 10% Public Use Space requirement for the overall site. This 
Public Use Space will be located at the north-west corner of Parcel G. Along with 4,400 square feet of 
previously approved Public Use Space, it will form a public plaza, and mirror the plaza outside the Harris 
Teeter entrance to the north and further the overall open space concept per the Development Plan. The 
plaza will integrate seating, landscaping and some stormwater management into its design and provide 
residents and the public with passive recreation opportunities. In addition, the TS-M Zone requires a 
minimum of 25% Active and Passive Recreation Space. The project will provide 20,000 square feet of 
Active and Passive Recreation Space in the courtyard and the lounge terrace overlooking McGrath 
Boulevard. This amounts to 26% of the net lot area and will contribute towards the overall site’s Active 
and Passive Recreation Space requirements. There is a temporary “pop-up” dog park on Parcel G that 
was provided as an amenity to the residents of Wentworth House and Aurora. This proposal will 
displace that dog park. The dog park was never a site plan requirement or a proffered public benefit. 
The Applicant has indicated that they are using their best efforts to find an alternate location within the 
land they control. 
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Figure 7: Public Use Space and Active and Passive Recreation Space Exhibit 
 
Access 
Vehicular access to the multi-family building parking garage, loading and trash pick-up is proposed from 
the extension of Wentworth Place private street. The main pedestrian entrance into the building is from 
the northwest corner, facing the proposed public use space. Two secondary pedestrian access points are 
also proposed from Citadel Avenue, which will enable additional activation at street level. Pedestrians 
will be accommodated by the frontage sidewalk on all sides of the building. Along Marinelli Road, 
MCDOT is implementing a one-way separated bike lane which will directly connect Parcel G to the White 
Flint Metro Station. The Applicant proposes to place bike parking for residents along Marinelli Road with 
a door that will open directly on to the sidewalk, giving bikers access to this public amenity. The 
sidewalks will connect to the existing network of sidewalks within the North Bethesda Town Center and 
expand pedestrian connectivity to the surrounding areas. 
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Figure 8: Circulation Plan 
 
Parking 
The Applicant is proposing three reserved on-street parking spaces for potential tenants along the 
community green on McGrath Boulevard, a private street. On-street parking is also proposed along the 
extension of Wentworth Place, a private street, as well as Marinelli Road and Citadel Avenue, which are 
both public streets. The parking garage will provide 348 parking spaces, which exceed the minimum 
required number per the Development Plan.  

The old Zoning Ordinance does not stipulate a minimum number of required loading bays. When 
reviewing projects under the old Zoning Ordinance, MCDOT and MCDPS used to apply the Off-Street 
Loading Space Criteria for evaluating the number of required loading spaces. The Applicant is proposing 
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2 loading bays, which is less than the three spaces as stipulated in the Off-Street Loading Space Criteria 
document. However, it exceeds the number of spaces required by the current Zoning Ordinance (1 
space). Consistent with more recent approvals, MCDOT and MCDPS approve the proposed number of 
loading bays. Reducing the number of loading spaces will reduce noise, enhance pedestrian safety, and 
provide safe circulation of traffic without negatively impacting the provision of appropriate loading.   

Community Outreach 
The Applicant has complied with all submittal and noticing requirements.  Staff has not received any 
comments regarding this project. 
 
 
SECTION 5: SITE PLAN 
 
Analysis 
 
Conformance to the Master Plan 
 
The approved Development Plan and the proposed Site Plan meet the overall objectives of the 2010 
White Flint Sector Plan, including developing White Flint as the main urban center of North Bethesda, 
capitalizing on the public investment in the Metro system and encouraging its use, promoting mixed-use 
development near Metro, providing transit-oriented residential development, and developing lively 
pedestrian environments. 

The Sector Plan acknowledges elements of the Development Plan such as the street grid, public open 
space and land uses as being critical components for achieving the Sector Plan’s Vision. North Bethesda 
Center is located within the “Metro East District”, which is a part of the Sector Plan’s urban core. For this 
particular district, the Sector Plan states that given its close proximity to Metro, the development should 
provide additional density and provide more residential and office development. The proposed 
development will add more residential units near Metro, further street connectivity within White Flint 
and enhance the network of public open spaces within the Sector Plan area. The building as proposed is 
compatible with surrounding structures and conforms to the White Flint Urban Design Guidelines as 
well. 

Transportation 

Master-Planned Roadways, Bikeway, and Transitway  
In accordance with the 2010 White Flint Sector Plan, 2005 Countywide Bikeways Functional Master Plan, 
and 2013 Countywide Transit Corridors Functional Master Plan, the master-planned roadways, bikeway, 
and transitway are as follows: 

1. Marinelli Road is currently designated as a business road, M-6, with 90-foot right-of-way with a 
shared use path, SP-41. Under the White Flint Sector Plan, it was increased from the 1992 North 
Bethesda/Garrett Park Sector Plan’s recommended 80 feet of right-of-way to a 90-foot right-of-
way. Separated bike lanes on both sides of Marinelli Road are under design by MCDOT and 
recommended in the White Flint Separated Bike Lane Network document.  
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2. Citadel Avenue is designated as a business road, B-12, with a 70-foot right-of-way and no 
bikeway. Following the Planning Board’s approval of Preliminary Plan No. 12004049B, the 
Applicant filed a request to record the plat for Parcel G. As a part of the record plat approval, 
the Applicant dedicated an additional five feet of right-of-way along Marinelli Road between 
Citadel Avenue and Wentworth Place, to meet the overall 90-foot right-of-way requirement. The 
Applicant also dedicated through a deed, 70-foot right-of-way for Citadel Avenue between 
Marinelli Road and McGrath Boulevard. Plat 25335 was approved by the Planning Board on 
November 9, 2017. 

3. McGrath Boulevard and Wentworth Place are private streets that are not designated in the 2010 
White Flint Sector Plan. The segment fronting Parcel G along McGrath Boulevard is the 57-foot 
wide eastbound one-way segment of the 192-foot wide oval-shaped paired one-way roadways. 
Wentworth Place is a 70-foot-wide private street that is undeveloped on the east side. The 
rights-of-way were platted on Record Plat No. 23452 in 2006 for both private streets. 

4. The site is within ¼ mile of the White Flint Metro Station. In addition to Metrorail, the following 
bus routes serve the subject site: 

a. Ride-On Routes 5, 38, 46, 81 
b. Metrobus Route C8 

Transportation Adequate Public Facilities Test 
The transportation Adequate Public Facilities test was approved under the Pre-Preliminary Plan No. 
720040010 using the Alternative Review Procedure (ARP) for a Metro Station Policy Area (under the 
2002 Annual Growth Policy) to satisfy both the Local Area Transportation Review and Policy Area Review 
tests. The APF approval was for a maximum of 1,350 mid-rise apartments, 203,037 square feet of retail 
space, 1,148,000 square feet of office space, and 80,000 square feet of cultural, 
entertainment/recreation space for the entire site. The Applicant was the only one to be approved 
under this ARP. Under the ARP, the Applicant must: 

• Enter into a Traffic Mitigation Agreement to reduce 50% of the weekday peak-hour trips 
attributable to the approved land uses;  

• Participate in the transportation management district (TMD);  
• Pay the annual contribution to the TMD; and 
• Pay the impact tax without claiming any credit for transportation improvements.  

 
Transportation Management District 
This site is within the North Bethesda Transportation Management District. On December 12, 2006, the 
Applicant entered into a Traffic Mitigation Agreement with the Planning Board and MCDOT to assist in 
achieving and maintaining the 39% non-auto driver mode share goal for residents, and the 30% non-
auto driver mode share goal for employees. The Traffic Mitigation Agreement must be updated, and 
include such changes as funding a bike sharing station in lieu of a commuter store and contribution 
towards a White Flint areawide shuttle in lieu of a “North Bethesda Town Center” shuttle. Also, the 
underlying land owner, WMATA, must be included besides the Applicant (LCOR) on the Traffic 
Mitigation Agreement. 
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Findings 
 
Section 59-D-3.4 (c) of the old Zoning Ordinance states that, in reaching its decision the Planning Board 
must require that:  
 
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 proposed Site Plan is subject to the approved Development Plan G-801.  The Site Plan conforms 
to all the textual binding elements of the approved Development Plan as shown in the following 
Table.  The uses, densities, heights and setbacks conform to those contained on the Development 
Plan.   
 
Table 1-Development Plan Textual Binding Elements 

Required Proposed 
1. The maximum building height will be 20 
stories, as determined by the Montgomery 
County Zoning Ordinance. 

The proposed building height is 5 stories at its 
northwest corner and 7 stories at its southeast 
corner.   

2. The application for preliminary plan 
approval will utilize the Alternative Review 
Procedures for Metro Station Policy Areas, 
as described in the FY 2002 Annual Growth 
Policy (November 2001). 

The original Preliminary Plan application was 
granted under the Alternative Review Procedures 
for Metro Station Policy Areas and has been 
amended from time to time in conformance with 
such requirements. 

3. Maximum development on this property 
will be as follows:   

 

A. -Residential - 1,350 dwelling units   The proposed project will have a maximum of 294 
dwelling units. Together with previously approved 
and built residential buildings within the overall 
site, the total number of dwelling units will be 
933, leaving a maximum of 417 dwelling units for 
future development. 

B. -Retail/Restaurant - 202,037 square 
feet  

The proposed development will have no retail. 
61,246 square feet have been developed to date 
for the Harris Teeter store on the block to the 
north of the site. 

C. -Office/Non-Residential – 1,148,000 
square feet 

The proposed project will not have any office/non-
residential uses. 366,121 square feet have been 
developed to date for the Nuclear Regulatory 
Commission office building on Rockville Pike.  

D. -Indoor Theater (in cellar space) – 
80,000 square feet 

This space has not been developed and is not 
being proposed as a part of the proposed project. 

4. Development will be divided into eight 
separate Building Blocks, with four Blocks 
located on each side of Main Street. 

The Property is one of eight separate building 
blocks and its development will fall within the 
limitations for “Building Block G” of up to 500 



18 

Required Proposed 
Development of each Building Block will be 
pursuant to the Building Program, as shown 
on the certified Development Plan – Land 
Use Plan. 

Residential units and up to 10,000 square feet of 
non-residential uses.  

5. The phasing of the Building Program will 
proceed pursuant to the Development 
Program, as shown on the Certified 
Development Plan- Land Use Plan. 

Footnote 8 on the Development Plan states: "The 
phasing of the residential development is 
independent of the phasing of the office 
development. Residential and Office development 
not constructed in any particular phase may be 
constructed in subsequent Phases up to the 
maximums shown above." The proposed 
development complies with the Development 
Program, as shown on the Certified Development 
Plan-Land Use Plan. 

6. The street grid will provide public road 
connections aligned to Citadel Avenue on 
the south side of the property and aligned to 
Chapman Avenue on the north side of the 
property. 

The proposed development will conform to the 
street grid scheme.  

7. The Applicants will provide significant 
additional public amenities, such as 
augmented streetscape, public open space, 
interior public space, public plazas and other 
public amenities, as determined by the 
Planning Board at site plan review. As part 
of the amenities for the development, the 
Applicants will provide an on-site day care 
facility and on-site, indoor community 
activity space, whose size, phasing and site 
location will be determined by the Planning 
Board at site plan review. 

The proposed development will provide Public Use 
Space, Private Active and Passive Recreation 
Space, and augmented streetscapes.  
Pursuant to the Binding Elements, a daycare center
is required to be located at North Bethesda 
Center. The Certified Site Plan for 82008011B 
showed Parcel G (the Subject Property) as a 
potential location for the daycare facility. The 
Applicant has stated that it is not a feasible use on 
the Property. The Applicant has indicated that the 
daycare will either be located on the remaining 
residential parcel, or on one of the commercial  
parcels.    
The Applicant similarly has indicated that the 
onsite indoor community activity space required will 
either be located on the remaining residential parcel, 
or on one of the commercial parcels, which are all 
subject to the binding elements. 

8. Final approval of the proposed 
vehicular/pedestrian bridge crossing over 
the White Flint Metro Station will be 
determined by the Planning Board at site 
plan review. 

The determination about the vehicular/pedestrian 
bridge will occur independently of the proposed 
development. 

9. The residential component of this 
development will be located within the four 
Building Blocks at the eastern end of the site 
and will be arranged around the Open 

The Property is one of the four eastern building 
blocks and will provide residential units. Similar to 
the Aurora and the Wentworth House, the 
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Required Proposed 
Space. All residential buildings will be 
oriented toward the Open Space. 

proposed building will be oriented towards the 
McGrath Boulevard community green. 

10. Building Block "D" will contain the Metro 
parking garage. 

Building Block “D” contains the Metro parking 
garage. 

11. The Applicants will establish the Urban 
Amenity-Open Space, featuring the existing 
"White Flint" outcropping along Main Street 
and Chapman Avenue, adjacent to Building 
Block "D". 

This portion of the overall site has not been 
developed yet and is outside the limits of the 
proposed development. 

 12. The retail component of this 
development may generally be located as 
street-front retail along Main Street, Station 
Street and the other street frontages. Final 
determination of the retail locations will be 
made by the Planning Board at site plan 
review. 

No retail is being proposed for the Property. 

A. If the retail component at site plan 
contains a grocery store / market, 
that use will be located east of 
Chapman Avenue within one of the 
Building Blocks. Final location of any 
proposed grocery store / market will 
be determined by the Planning 
Board at site plan. 

The Harris Teeter grocery store is located east of 
Chapman Avenue in the Wentworth House 
Building (Block E). 

 13. The Development/Land Use Plan 
permits, but does not require, the 
Applicants to construct an indoor theater in 
cellar space of approximately 80,000 square 
feet in size. If the Planning Board approves 
an indoor theater at site plan review, the 
Applicants will construct it as a cellar space 
with a street-level theater entrance kiosk. 
The theater and the kiosk will be located 
east of Chapman Avenue. The exact location 
of the theater and the kiosk will be 
determined by the Planning Board at site 
plan review. 

The proposed development does not include a 
theater. 

 
 

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 uses are allowed in the TS-M Zone. The site plan fulfills the specific purposes of the 
zone, and is in compliance with the approved Development Plan.  As the project data table below 
indicates, the site plan meets all development standards of the zone.   
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Table 2: Project Data Table for the TS-M Zone, as amended by the approved Development Plan 
 

 
Sect
ion  

 
Development Standard 

Per Approved 
Development Plan G-801 

 
Proposed for 

Approval 
59-
C-
8.41 

Min. Tract Area, entire site  32.42 Acres  
Min. Tract area for Parcel G Not specified 1.801 Acres 

59-
C-

8.42 

Maximum Density (Dwelling Units)* 
One-bedroom 
Two-bedroom 

500 
Not specified 
Not specified 

Max. 294 
246 
48 

Minimum MPDUs on-site 12.5% 12.5% 
 * Residential density in the Development Plan was limited only by dwelling units, not FAR 
 Building Height (stories) 

Building Height (feet) 
20 stories 

Not specified 
Max. 7 stories 
Max. 75 feet 

 Minimum building setbacks 
Marinelli Road 
Citadel Avenue 
McGrath Boulevard 
Wentworth Place 
 

 
Not specified 
Not specified 
Not specified 
Not specified 

 
0-2 feet 
0-2 feet 
0 feet 
0 feet 

59-
C-

8.43 

Open Space 
Minimum Public Use Space (%) 
Minimum Public Use Space (s.f.) 
 
Minimum Active/Passive Recreation (%) 
Minimum Active/Passive Recreation (s.f.) 
 

 
10% (over entire site) 

 
 

25% (over entire site) 

 
 

2,600 s.f. on Parcel G  
 
 

20,000 s.f. on Parcel G 

59-E Residential Parking Spaces per the old Zoning 
Ordinance and as amended by the Development 
Plan 
     Residential (Maximum 294 units) 

1 bedroom – market rate (212 units) 
2-bedroom – market rate (45 units) 

1-bedroom – MPDU (31 units) 
2-bedroom – MPDU (6 units) 

Total 
 

Discount for transit station development area
 Discount for entrance w/in 1,600’ of Metro   

Total Discount 
 

Residential parking required after discount 
 
 

 
 
 
 

212 x 1.25 = 265  
45 x 1.5 = 67.5  

31 x .625 = 19.375  
6 x .750 = 4.5  

356.375 
 
 

-10 percent / -35.6 
-5 percent / -17.8  

53.4 
 

303 
 
 

 
 
 
 
 
 
 
 

  
 
 
 
 

 
 
 

348  
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Table 3: Recreation Guidelines Tabulations 
 

Age Group Total Demand 
Points 

Offsite Supply 
Points 

Onsite Supply 
Points 

Total Supply 
Points 

Adequacy 

Tots 29.4 2.59 26.97 29.56 Adequate 
Children 20.58 5.66 56.08 61.74 Adequate 
Teens 8.82 3.09 76.89 79.98 Adequate 
Young Adults 214.62 26.74 262.86 289.6 Adequate 
Adults 164.64 19.39 211.59 230.98 Adequate 
Seniors 73.5 6.02 119.72 125.74 Adequate 

 
 

3. The locations of buildings and structures, open spaces, landscaping, recreation facilities, and 
pedestrian and vehicular circulation systems are adequate, safe, and efficient. 

 
a. Locations of buildings and structures 

The proposed building defines the pedestrian realm by maintaining the street wall and 
contributing to the urban character of the larger development.  Along with the buildings 
on adjacent Parcels E & F, it provides and maintains a decisive street edge for the 
community green along McGrath Boulevard as well as along Marinelli Road, Citadel 
Avenue and Wentworth Place.  The location of the building and associated structures is 
adequate, safe, and efficient. 

b. Open Spaces 
Prior to the currently proposed application, there was 112,584 square feet of Public Use 
Space approved, which equates to approximately 83% of the overall site’s requirements. 
This application will provide 2,600 square feet of additional Public Use Space, which will 
contribute to the minimum 10% Public Use Space requirement for the overall site. This 
Public Use Space will be located at the north-western corner of the Property. Along with 
4,400 square feet of previously approved Open Use Space, it will form a public plaza. It 
will mirror the plaza outside the Harris Teeter entrance to the north and further the 
overall open space concept per the Development Plan. In addition, the TS-M Zone 
requires a minimum of 25% Active and Passive Recreation Space. The project will 

Loading, Accessible Spaces, Motorcycle & Bicycle 
Bicycle Parking 

 
Residential ADA spaces  

Residential ADA van spaces 
Electric car charging spaces 

Motorcycle Parking 
Loading spaces required per DPS Off-Street 

Loading Criteria 

 
18 (1 bicycle spaces per 

20 parking spaces) 
8 
2 
4 
7 
3 

 
104 

 
8 
2 
4 
7 

2* 

 *Approved by MCDOT via MCDPS since the number provided meets the new Zoning Ordinance 
requirements and is consistent with similar recent approvals. 
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provide 20,000 square feet of Active and Passive Recreation Space. This amounts to 26% 
of the net lot area for Parcel G and will contribute to the overall requirement for Active 
and Passive Recreation Space. This space will be provided in the courtyard and the 
lounge terrace overlooking McGrath Boulevard. All sidewalks are adequately 
dimensioned and feature standard streetscape elements, including pavers and street 
trees.  The open spaces are adequate, safe, and efficient. 

c. Landscaping and Lighting 
The proposed plaza will integrate seating, landscaping and some stormwater 
management into its design and provide residents and the public with passive 
recreation opportunities. The proposed landscaping for the private residential courtyard 
within the site will also provide many opportunities for enjoyment and respite.  The 
landscaping is adequate, safe, and efficient. The lighting plan provides illumination 
sufficient for the safe enjoyment of the public spaces throughout the day, while limiting 
the amount of light trespass into adjacent residential developments and the skies 
above.  The lighting is adequate, safe, and efficient. 

d. Recreation Facilities 
Recreation demand is satisfied through a combination of on- and off-site amenities.  The 
TS-M Zone allows a portion of the active/passive recreation facilities to be provided 
interior to the building. The proposal includes both exterior and interior amenities 
including the residential courtyard, private fitness facilities, a multitude of seating areas, 
and a porous pedestrian network linking this development with the surrounding 
communities.  Off-site amenities include a basketball court, bikeways and nearby trails. 
The application shows conformance to the March 2017, Recreation Guidelines. The 
recreation facilities are adequate, safe, and efficient. 

e. Pedestrian and Vehicular Circulation Systems 
This site has access to bus service at the intersection of Rockville Pike and Marinelli 
Road.  White Flint Metro Station is located a few blocks away at the intersection of 
Marinelli Road and Rockville Pike. Pedestrian circulation through a development-wide 
sidewalk system connects residents directly to the surrounding residential, commercial, 
and retail uses, and through transit to the rest of the region. The Applicant is providing 
seven-foot-wide sidewalks along Marinelli Road and Citadel Avenue, a minimum eight-
foot-wide sidewalk along McGrath Boulevard, and an eight-foot-wide sidewalk along 
Wentworth Place. Vehicular circulation to the site will be provided from both public and 
private roads, with a grid of streets offering a variety of routes in and out of the site.  
Garage access will be off Wentworth Place.  A loop drive around the residential green 
will provide drop-off and visitor access to the building.  The pedestrian and vehicular 
circulation systems are adequate, safe, and efficient. 

 
  



23 

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

 
Parcel G is located on the south side of the Community Green. The proposed five- to seven-story 
building will allow more sunlight into the community green.  The design of the building reinforces its 
relationship to the community green, with a glassier, more open façade and amenity spaces facing the 
park.  The visual connection between the Public Use Space and the residential courtyard also creates an 
appropriate transition between public and private spaces. The change in scale from the adjacent 
Wentworth House and Aurora provides more variety of choices for potential residents, as well as 
variation in building architecture, adding richness and visual interest to the development.   At the 
northwest corner, a taller architectural piece will emphasize the entrance into the main lobby. The 
facades will be well-articulated to break down the scale of the building, and the building will provide 
continuous street walls on all four sides. Due to the change in topography, two levels of the parking 
garage are visible along Marinelli Road. These two levels have been activated or screened by the bike 
parking and repair room on the ground floor, landscape and public art to screen the garage, and by 
designing the garage façade to be an extension of the architecture above. The building height, massing, 
and configuration are compatible. 

5. The site plan meets all applicable requirements of Chapter 22A regarding forest conservation, Chapter 
19 regarding water resource protection, and any other applicable laws. 

 
The Property is part of a previously approved Final Forest Conservation Plan (FFCP) for the North 
Bethesda Center (FFCP No. 82008018A).  This application includes an amendment to the FFCP that 
satisfies the afforestation and reforestation requirements that this site needs to provide to fulfill its 
obligations under the previously approved FFCP. 

FFCP No. 82008018A covered the entire 32.42 acres of the North Bethesda Center development.  It 
required 6.07 acres of reforestation for the entire property.  4.85 acres of reforestation was to be 
satisfied through purchase of off-site forest banking credits.  M-NCPPC records show that this obligation 
has been fulfilled.  The remaining 1.21 acres was to be satisfied through on-site landscaping in the form 
of tree canopy cover. The FFCP amendment as part of this Application (No. 82008018B) is proposing to 
plant 27 street trees totaling 6,491 square feet of tree canopy credit, based on an average canopy cover 
credit of 961.63 square feet per tree specified in FFCP 82008018A, multiplied by the one-quarter credit 
allowed under the law to apply toward reforestation requirements.  While it is no longer Planning 
Department practice to accept street trees in a public right-of-way for FCP credit, the original FCP 
approval allowed this credit, and it continues to be honored in this plan.  This provides 12.3% of the 
landscaping credit required to complete implementation of the reforestation requirements on the larger 
site.  Approval of FFCP as part of this Application will fulfill the requirements of Chapter 22A, Forest 
Conservation. 
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One tree species recommended for planting on the FFCP Amendment, a Chinese elm (Ulmus pumila) is 
listed as an invasive species on the web site of the Mid-Atlantic Exotic Pest Plant Council.  This species 
must be replaced with an appropriate native shade tree species, to be approved by Staff, as stated in 
condition 3a. 

Staff recertified a Natural Resources Inventory and Forest Stand Delineation for this site on February 11, 
2002 (NRI/FSD No. 419991200).   Per the approved NRI/FSD, the site contains no streams or stream 
buffers, wetlands, 100-year floodplains, hydraulically adjacent steep slopes, or known habitats of rare, 
threatened and endangered species.  This application is therefore in conformance with the Planning 
Department’s Environmental Guidelines. 

The MCDPS Stormwater Management Section approved the stormwater management concept on 
November 29, 2017.  According to the approval letter, the stormwater management concept meets 
stormwater management requirements via environmental site design to the maximum extent 
practicable through the use of micro-bioretention. 

 
CONCLUSION 

The Application satisfies the findings under Section 59-C and 59-E of the Zoning Ordinance and 
substantially conforms to the recommendations of the 2010 White Flint Sector Plan.  Therefore, Staff 
recommends approval of the Site Plan with the conditions specified at the beginning of this report, 
including the approval of the modified FFCP.   

 

 

Attachments 

A. County Council Opinion for Local Map Amendment G-801 
B. Planning Board Opinion for Preliminary Plan 120040490 
C. Agency Approval Letters 
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DPS-ROW CONDITIONS OF APPROVAL  December 22, 2017 
 

***Revision: The conditions hereon supersede previous conditions of approval dated November 27, 2017 

and December 21, 2017. 

820180010 North Bethesda Center Parcel G 

Contact: Sam Farhadi at 240 777-6333 

 

We have reviewed site plans files:  

 

“07-SITE-820180010-SP3.pdf V5” uploaded on/ dated “11/21/2017”, 

“07-SITE-820180010-SP1.pdf V6” uploaded on/ dated “11/21/2017”, 

 

DPS notes that this project meets the loading requirements under the new 2014 zoning 

ordinance. If that is the case, the loading spaces are acceptable. 

 

The followings need to be addressed prior to the certification of site plan: 

 

1. Provide sight distance analysis for McGrath Boulevard and Wentwoth Blvd into 

the eplan web site. Show on the site plan clearly which parking spaces have to be 

removed so the required amount of sight distance can be achieved. 

2. Adjust your truck turning movement and provide into the eplan web site for 

McGrath Boulevard at Citadel Ave so you can reduce the distance a truck will 

have to face the opposing traffic for right out movement (Perhaps you can let the 

truck come out further into Citadel Ave before start the turning movement). 

3. Move the handicap ramps: 

o into the County ROW and align them for the intersection of McGrath Blvd 

and Citadel Ave. 

o Wentworth Place at Marinelli Road: If the ramps are for crossing in one 

direction across Wentworth Place, they can be shifted further to the south. 

Also, adjust and provide 1’ of PIE beyond the sidewalk for maintenance 

purposes. 

4. Ensure 30’ minimum distance from the street tree by shifting the street light at the 

intersection of Marinelli Road at Citadel Ave. If the light can not be moved, the 

street tree probably should not be planted. 

5. The applicant has made an agreement with MCDOT to: 

pay $58,366 to fund the Marinelli Road separated bike lanes.  The payment must 

be made prior to issuance of the use and occupancy permit; however, 

Montgomery County can make the request of the payment at the time of Certified 

Site plan.  If the County has already completed the project or decides not to 

implement the separated bike lanes, the applicant will continue to make the 

payment of $58,366, prior to the issuance of the first use and occupancy permit. 

This payment will be used to fund other bicycle facilities in the White Flint Sector 

Plan. 

6. Private streets to be built to tertiary roadway structural standards at minimum. 

7. Please coordinate with MCDOT-Commuter Services Section to address their 

DRC comments. 
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