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North Bethesda Market I, Site Plan Amendment No. 82006017H

Rhoda Hersson-Ringskog, Senior Planner, Area 2 Division, Rhoda.Hersson-Ringskog@montgomeryplanning.org, 301-495-2192

Patrick Butler, Supervisor, Area 2 Division, Patrick.Butler@montgomeryplanning.org, 301-495-4561

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

Staff Report Date: 3/11/2019

Description

Request to convert approximately 14,259 square
feet of commercial space into ten (10) two-bedroom
residential units with lofts and three (3) one-
bedroom units; convert the existing 2,022 square
feet of leasing office currently on the second floor of
the mid-rise building to provide additional common
amenity space for residents; and relocate the
existing leasing office to the lobby of the high-rise
building.

Location: west side of Rockville Pike, approximately
460 feet south of Nicolson Lane.

Zone: CR-3.0, C-1.5, R-2.5, H-100, and CR-4.0, C-3.5,
R-3.5, H-300.

Master Plan: 2010 White Flint Sector Plan.

Property Size: 5.91 acres.

Application Accepted: December 20, 2018.
Applicant: SPUS8 NoBe LP/CBRE Global Investors.
Review Basis: Chapter 59.

Summary

=  Staff recommends approval with conditions.

= The proposed amendment is being reviewed under the Zoning Ordinance in effect on October 29, 2014.

= The original site plan approval was for 440 multi-family residential dwelling units. To date, 411 units have
been built. The Applicant is seeking to convert 14,259 square feet of commercial space to 13 multi-family
residential units. This amendment would increase the total number of multi-family residential units on the
site to 424 units, which is still less than the 440 units which was originally approved on the site.

= The original site plan approval was for up to 223,000 square feet of commercial development, 209,200
square feet has been built and 13,800 square feet has been converted into residential floorspace. This
amendment would reduce the total commercial floorspace on the entire site to 194,941 square feet.

= The proposed changes are minor in nature, meet all development standards, and do not significantly modify
the original findings of the approval.

= Staff has not received any community correspondence regarding this amendment.
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RECOMMENDATION AND CONDITIONS

Staff recommends approval of Site Plan Amendment No. 82006017H, subject to conditions listed below.
All site development elements shown on the latest electronic version of Site Plan Amendment No.
82006017H submitted via ePlans as of the date of this Staff Report are required. All previously approved
plans, findings, and conditions of approval remain in full force and effect, except as modified herein:

1. The Planning Board accepts the recommendations of the Montgomery County Department of
Housing and Community Affairs (“DHCA”), in its letter dated February 14, 2019, and
incorporates them as conditions of approval. The Applicant must comply with each of the
recommendations as set forth in the letter, which DHCA may amend if the amendment does not
conflict with other conditions of Site Plan approval.

2. The Applicant may alternate the location and type of outdoor furniture within the plaza area, as
long as the furniture does not create any safety or circulation issues, and that the location and
type of furniture does not conflict with any other conditions of approval. Locating outdoor
furniture in other areas of the project may be subject to Planning Staff and the Department of
Permitting Services review and approval.
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SITE DESCRIPTION AND BACKGROUND

Site and Vicinity

The NoBe Market | (Property or Subject Property — outlined in red), formerly called North Bethesda
Market is approximately 5.91 acres in the 2010 White Flint Sector Plan (Sector Plan) area. The Property
is located to the west of Rockville Pike (MD 355), between Executive Boulevard and Marketplace Lane.
The Property is bordered by Executive Boulevard to the north, Marketplace Lane to the south,
Woodglen Drive to the west and Rockville Pike (MD 355) to the east.

The neighborhood surrounding the Property contains both residential and commercial uses. The area to
the west of the Property across from Woodglen Drive is predominantly residential, zoned PD11 and PD9
and includes communities including Georgetown Village Condominium. The area to the north, across
from Executive Boulevard, contains restaurants and office space (this is the location of the approved but
unbuilt “North Bethesda Market 1I” development) and is zoned CR. The area to the east, across Rockville
Pike, is zoned CR and includes the White Flint Mall site. The area to the south, across Marketplace Lane
is zoned CR and R90/TDR. The Property is within 1,500 feet of the White Flint Metro Station in North
Bethesda.
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Site Analysis

Buildings A, B and C of NoBe Market are fully constructed and currently contains 411 residential units
and 209,200 square feet of non-residential development. Building A (high-rise building) contains
residential/retail and is 24 stories high. Building B (low-rise building) contains retail and is 2-3 stories
high and Building C (mid-rise building) contains retail/residential and is 6-7 stories high. There are no
known historic resources, wetlands, floodplains, endangered or threatened species.
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igure 2: Aerial view with Property outlined in red

Previous Approvals
A history of the previous preliminary plan and site plan approvals for the NoBe Market | Property are
described below:

Preliminary Plan Approvals

On September 28, 2006, the Planning Board approved Preliminary Plan No. 120060310 by Resolution
No. 06-17 for the creation of one lot for up to 440 multi-family dwelling units, including 15% MPDUs,
and up to 223,000 square feet of commercial development.

On June 4, 2007, the Planning Board approved Preliminary Plan No. 12006031A by Resolution No. 07-63
for the realignment of the extension of Executive Boulevard through the property.
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Site Plan Approvals

On September 28, 2006, the Planning Board approved Site Plan 820060170 by Resolution No. 06-18 for
up to 440 multi-family dwelling units, including 15% MPDUs, and up to 223,000 square feet of
commercial development on 5.91 gross acres in the TS-M zone.

On May 25, 2007, the Planning Board approved Site Plan No. 82006017A by Resolution No. 07-64 for the
realignment of Executive Boulevard; inclusion of Rockwall | & Il buildings in shared parking analysis;
decrease in dwelling units and associated changes; increase in floors in Building B with no change in
height; adjustments to the service lane and loading dock; and minor site and architectural clarifications
and design adjustments.

On September 18, 2008, the Planning Director approved Site Plan No. 82006017B for minor
modifications to paving, landscaping, drainage, seating, artwork and water feature, lighting, and amenity
designs and details.

On September 24, 2009, the Planning Director approved Site Plan No. 82006017C for minor
modifications to rights-of-way, architectural elevations, paving, landscaping, drainage, seating, lighting,
and amenity designs and details.

On March 3, 2011, the Planning Director approved Site Plan No. 82006017D for minor modifications to
rights-of-way, architectural elevations, paving, landscaping, drainage, seating, lighting, and amenity
designs and details.

On September 19, 2011, the Planning Board approved Site Plan No. 82006017E by Resolution No. 11-66
for replacement of second-floor retail space with 14 dwelling units; adjustments to residential amenity
space, public use space, and café seating areas; architectural modifications to reflect change of use;
update of data table to reflect changes; and minor landscape and site detail changes.

On April 30, 2014, the Applicant withdrew Site Plan No. 82006017F for certain matters regarding café
seating and shared use of rights-of-way along Executive Boulevard. The issues were resolved with
Planning Department Staff without having to pursue this site plan amendment.

On July 22, 2015, the Applicant withdrew Site Plan No. 82006017G for amendment to parking
requirements and to include additional bicycle storage. The Applicant no longer wished to pursue this
amendment.

PROPOSED AMENDMENT

The mixed-use NoBe Market | development continues to evolve, as such the Applicant seeks the
following modifications to the approved Site Plan:

e Convert 14,259 square feet of commercial space into 13 multi-family units
The second floor of the high-rise building (Building A) currently contains 14,259 square feet of
commercial space. Due to problems with leasing this second-floor retail space on the Property, the
Applicant seeks to convert this space into a total of thirteen (13) multi-family units comprising of
ten (10) two-bedroom residential units with lofts, and three (3) one-bedroom units.
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Convert the existing 2,022 square feet of leasing office into additional common amenity space
for residents

The second floor of the mid-rise building (Building C) currently contains 2,022 square feet of
leasing office. The Applicant seeks to convert this space into additional common amenity space
for residents. The Applicant is considering redesigning this space for various uses including small
conference spaces, yoga studio, a package concierge system and viable amenity uses that fit
with the demographic of the Property.

Relocate the exiting leasing office from Building C to Building A

The second floor of the mid-rise building (Building C) currently contains 2,022 square feet of
leasing office. The Applicant seeks to relocate the existing leasing office to the lobby of the high-
rise building (Building A), which is a more central location on the Property and would allow Staff
to better manage residents and guests.

Installation of movable furniture at the exterior common plaza space

The Applicant is seeking flexibility to allow for installation of movable furniture at the exterior
common plaza space located between Building A and Building B. The proposed types of plaza
furniture are shown on Attachment 1.
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ANALYSIS AND FINDINGS

The proposed Site Plan Amendment does not alter the findings and recommendations in relation to the
original approval. The modifications do not alter the general intent or objectives of the previously
approved Site Plan and subsequent amendments.

The Addition of 13 Multi-family Residential Units

There are currently 411 multi-family residential units on the Property. The proposed addition of thirteen
(13) multi-family residential units would bring the total number of multi-family residential units on the
site to 424 units. However, this does not exceed the 440 units approved under the Preliminary Plan and
Site Plan No. 820060170. Therefore, the proposed change is consistent with conditions of approval for
the Preliminary Plan and Site Plan approvals which restricts residential development on the site to a
total of 440 units.

The addition of the 13 units impacts various calculations for the project, these are discussed below:

Residential unit mix

The proposed addition of 13 multi-family units requires the Applicant to provide two (2)
additional MPDU units. The residential unit mix for the project has been updated to reflect this.
The Montgomery County Department of Housing and Community Affairs (“DHCA”) has reviewed
this amendment and supports the proposed changes to the unit mix as set out in its letter of
approval dated February 14, 2019, and as conditioned by this approval (Attachment 2).

Parking spaces

Under Site Plan No. 820060170, the Applicant was required to provide 1,524 parking spaces per
the 2004 code (which included a shared parking analysis) and was approved to provide 1,550
parking spaces per its site plan approval. The provided parking spaces were amended to 1,815
as part of Amendment A, 1,770 as part of Amendment B, and 1,793 as part of Amendment E.
There are currently 1,793 parking spaces on the Property.

The addition of the 13 multi-family residential units would require approximately 14.88 parking
spaces. The project data table (Attachment 3) has been updated to reflect the increase in the
total number of residential parking required from 422.98 parking spaces in Amendment E to
437.86 parking spaces as part of this current amendment. However, the increase is considered
minor by Staff because it is within the 1,793 range and the Property continues to provide
sufficient parking spaces.

Reduction of Commercial Floorspace

The Applicant has constructed 209,200 square feet of commercial floorspace on the site. The proposed
conversion of 14,259 square feet of commercial space located on the second floor of the high-rise
building into 13 multi-family units would bring the total commercial floorspace on the entire site to
194,941 square feet. Staff considers the reduction in the commercial floorspace as minor and is still
within the range of 223,000 square feet of commercial floorspace approved in the Preliminary Plan and
Site Plan.
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Installation of Movable Furniture at the Plaza Area

The proposed installation of movable furniture at the exterior common plaza space between Building A
and Building B will help activate the plaza and will better allow the Plaza to be used by residents, guests
and as well as the public. The areas designated for open space, public use space and active/passive
recreational space would be unchanged and is consistent with Site Plan No. 820060170 approval.

COMMUNITY OUTREACH

A notice regarding the subject amendment was sent to all parties of record by the Applicant on
December 18, 2018. The notice gave interested parties 15 days to review and comment on the amended
site plan per Montgomery County Zoning Ordinance Section 59.7.3.4.J.2. To date, Staff received no
correspondence regarding the proposed amendment.

RECOMMENDATION

Site Plan Amendment No. 82006017H will not alter the overall character, or significantly impact the
development with respect to the original findings of approval under Site Plan No. 820060170. The
proposed project remains compatible with the existing and proposed development adjacent to the site
and with respect to the surrounding neighborhood, in terms of efficiency, adequacy, safety, structures,
uses, vehicular and pedestrian circulation, open space, landscaping, or lighting. The proposed
amendment remains in conformance with environmental regulations, the development standards of the
zone and Sector Plan. Staff recommends approval with modifications to conditions at the beginning of
this Staff Report.

Attachments:

1. Images of the plaza furniture
2. DHCA letter, February 14, 2019
3. Project Data Table
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ATTACHMENT 1
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THIS AMENDMENT IS FOR;
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ATTACHMENT 2

DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS

Marc Elrich
County Executive

February 14, 2019

Ms. Rhoda Hersson-Ringskog

Area 2 Division

Montgomery County Planning Department
8787 Georgia Avenue

Silver Spring, Maryland 20910

Re: North Bethesda Market
Site Plan Amendment No. 82006017H

Dear Ms. Ringskog:

The Montgomery County Department of Housing and Community Affairs (DHCA) has
reviewed the above referenced plan and recommends Approval.

The applicant will be required to provide two additional MPDUs — one one-bedroom unit
and one two-bedroom unit. The additional MPDUs may be provided in one of the existing
buildings. The specific locations for the MPDUs do not need to be determined in the site plan,
but will be determined in the applicant’s agreements with DHCA.

Sincerely,

Tt d

Lisa S. Schwartz, Acting Manager
Affordable Housing Section

CCs Andrew Bradshaw, JBA Inc.

S:\Files\recurring\Housing\MPDU\Developments\North Bethesda Market\North Bethesda Market DHCA Letter_2-14-2019.docx
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ATTACHMENT 3

GENERAL NOTES:

1. THE NFORMATION CONTANED HEREDN 5 BASED ON FELD-RUN SURVEYS CONDUCTED DURNG THE MONTH OF APRL. 2003 AND AUGUST
2008

2 THS SURVEY WAS CONDUCTED FOR THE PROPERTY AS DESCRIBED I SCHEULE “A" DESCRITION OF COMMOWNEALTH LAND TILE SURANCE
COMPANY COMMIMENT NO. 03-0146, WITH AN EFFECTVE DATE OF JANUARY 24, 2003 AND COMMIMENT NO 040685 WITH AN EFFECTVE DATE
OF WaY 1, 2004,

THE HORZONTAL DATUM 15 BASED ON ATA/ACSM LAND TTLE SURVEY OF PART OF LOT 16, HGONS ESTATES PLAT BOOK 70, PLAT 6551,
PR b i DA NG, T002.

4. THE VERTICAL DATUM (MOVD 29) IS BASED ON WSSC BENCHUARKS STATIONS 20661 STAMPED E-147 1979 & 3536, AND UD. STATE PLANE
"o 83/e1.

ZROPEETY LSS B T - (454 OF MNUAL FLOGORD) AS SHOWE ON FLOGO NSURAKCE FATE WP (PR) COMNTY
B o 240040 0175 FOR MONTUUERY COUNTY WARTLANS, DATE AUGLST 1. 1084,

5. THE SUBJECT PROPERTY TAKX ACCOUNT MAMBERS ARE 04-00052264 & 04-01634382.
7. THS STE IS LOGATED I¥ THE LOWER ROCK CREEK WATERSHED.

8. THERE ARE NO HSTORE STRUCTURES LOCATED ON THE SITE, BASED ON THE "LOCATIONAL ATLAS AND BOEX OF HSTORC STES
MONTCOMERY COUNTY MARVLAND" (-NCPAFC 1976).

9. THE PROJECT 15 SERVED BY PUBLIC WATER & SEVER SYSTEMS, AND IS CURRENTLY N SERVICE CATEDORES W-1 AWD S-1, RESPECTVELY.

10, FUBLE LT ASOUDMTS & RUHTS OF WA WLL O€ PROVOED WERE NEIXD ON STE T0 ALOW FOR VAT, SONER, 045, QECTRC,
TELEPHONE & CABLE SGRVICE T0 THE PROPOSED. BULDNGS. LOCATIONS TO B DETERMNED AT PERUI.

11. THE PROVECT SALL BE DEVELOPED IN ONE PHASE.

12, SIM CONCEPT §206770 WS 54 APPROIED Y MCDPS, DATED AT, & 2005, GONGEPT CONSSTS OF QUALTY COMTROL
'SEPERATOR SAND FLTERS AND QUANTITY STORAGE N AN UNDERGROUND VAULT

13. 5 MPDU's TO BE LOCATED IN BULDWG A AND 33 MPDU's TO BE LOCATED IN BULDNG C. SEE ARCHITECTURAL PLANS FOR

LOCATIONS.
Development Program
Applicant shall construct the proposed development in accordonce with the Development Program.
Deviopment Program shall be reviewsd and Eoprored by M-NGPRC.stoff pror 1o epprovel of Corifed site
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. Phasing of dedications, stormwoter management, sediment/erosion control, pedestrian paths, trip
mitgaton o other fechures.

4. The Plzo (and ossocited podestrion access walkwoys) including ol poving, plonig, fightng,
fountain, site fumishings and public art shal be comy

cooponcy pot. for SUkinDS A of B, Ampyo'muuu»d
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THIS AMENDMENT IS FOR;

CONVERTING 14,2595F OF COMMERCUL SPACE INTO TEN
/A\ TWO-BEDROOM APARTMENTS WITH LOFTS AND THREE
ONE-BEDROOMS UNITS.

A\ CONVERTWG 2,0225F LEASING OFFICE I THE LOW-RISE
BUILDING TO AMENITY SPACE FOR THE RESIDENTS.

RELOCATING THE EXISTING LEASING OFFICE OF THE
LOW—RISE BUILDING TO THE LOBBY OF THE HIGH—RISE
BUILDING.

4. ADD FLEXIBILITY AND CLARITY TO ALLOW MOVABLE
FURNITURE IN THE INTERIOR PLAZA SPACE.
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