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Description
Request to amend existing approval to remove the
age-restriction from 400 dwelling units and approve
an additional 909 dwelling units; update the parking
calculations; clarify the APF Validity period; and
modify a trigger deadline related to APF validity.
Location: Grosvenor-Strathmore Metro Station,
10300 Rockville Pike, North Bethesda, MD.
Master Plan: 2018 Grosvenor-Strathmore Metro
Area Minor Master Plan.
Zone: CR-3.0 C-0.5 R-2.75 H-300, and R-60.
Property Size: 14.72 acres.
Applicant: Fivesquares Development, LLC.
Application Accepted: August 17, 2020
Review Basis: Chapter 50, Subdivision Ordinance.

Summary








Staff recommends approval with conditions.
Due to a development moratorium imposed by the FY 2019 School Test, the Planning Board approval for
Preliminary Plan No. 120190180 (Resolution MCPB No. 19-065) was limited to 1,309 dwelling units,
including 400 age-restricted units, out of the Applicant’s requested 2,218 units.
School capacity is now available under the FY 2021 School Test to remove the age-restriction from 400
previously approved dwelling units and approve 909 additional dwelling units, for a total of 2,218
dwelling units.
Staff supports the Applicant’s request for additional time to obtain building permits for the first 300
dwelling units.
Staff has not received any correspondence about this amendment.
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SECTION 1: RECOMMENDATION AND CONDITIONS
Except as modified below, all previous conditions of approval remain in full force and effect.
General Approval
1. This Preliminary Plan is limited to seven (7) lots and three (3) parcels for a mixed-use development
with up to a maximum of 2,289,438 total square feet of development, consisting of up to 317,537
square feet of non-residential uses and up to 2,130,670 1,746,451 square feet of residential uses for
up to 2,218 dwelling units (total base density not to exceed 1,905,219 square feet) and 384,219
square feet of bonus density based on including a minimum of 15% MPDUs. Based on the FY19
Schools Test, this approval is limited to 909 dwelling units and 400 age-restricted units.
APF and Plan Validity Periods
3. If the construction of the garage begins within two years from the date of the resolution, the The
APF review for the Preliminary Plan will remain valid for 15 years (180 months) from the date of
mailing of the Planning Board Resolution MCPB 19-065. otherwise the APF review for the
Preliminary Plan will remain valid for ten years (120 months) from the date of mailing of the
Planning Board Resolution. The Applicant must obtain building permits for a minimum of 300
dwelling units within five seven years of the resolution mailing date of Planning Board Resolution
MCPB 19-065. The remaining building permits must be issued prior to the expiration of the 10 or 15year, as applicable, APF Validity Period or the Applicant must apply for an APF extension.
a. Schools - The Schools portion of the APF test is limited to 909 dwelling units and 400 agerestricted units. The Applicant must amend the Preliminary Plan to allow up to 2,218 total
dwelling units (inclusive of age-restricted units) on the Property when school capacity is
available, as determined by the applicable Schools test. Provided this occurs within the APF
validity period, no other APF tests are required.
b. Transportation and Other Public Facilities - The Transportation and Other Public Facilities
portion of the APF test covers the full density permitted on the Property, up to 2,218 dwelling units,
up to 317,537 square feet of nonresidential uses and up to 1,746,451 square feet of residential uses
(total base density not to exceed 1,905,219 square feet) and 384,219 square feet of bonus density
based on 15% MPDU s.
Certified Preliminary Plan
40. Prior to submittal of the Certified Preliminary Plan, the Applicant must make the following changes:
***
g. Replace the list of amendment changes on the cover sheet with the following:
i.
Remove the age-restriction from 400 dwelling units and update the parking calculations
accordingly;
ii.
Approve an additional 909 dwelling units;
iii.
Clarify the APF Validity period; and
iv.
Modify a trigger deadline related to APF validity.
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SECTION 2: SITE DESCRIPTION
Vicinity
The Property subject to this Preliminary Plan application (Property or Subject Property) is part of the
Washington Metropolitan Area Transit Authority ("WMATA") Grosvenor-Strathmore Metro Station
located to the east of the intersection of Rockville Pike (MD 355) and Tuckerman Lane (Figure 1). To the
north of the WMATA property is the Music Center at Strathmore; to the east are Holy Cross Academy,
townhouses and low-rise condominiums; to the south are low- and high-rise apartment buildings; and to
the west is Rockville Pike (MD 355).

Figure 1: Vicinity Map (WMATA property outlined in red)
Site Analysis
The Property is also known as Parcel 428 in the "Grosvenor Metro Station" subdivision (Figure 2). Parcel
428 is 14.88 acres and bisected by Tuckerman Lane. The portion of Parcel 428 south of Tuckerman Lane
is 14.58 acres zoned CR-3.0, C-0.5, R-2.75, H-300'. It is improved with a six-story WMATA garage, a
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surface parking lot, bus facilities, a Kiss & Ride, a covered Arts Walk, and a stormwater management
pond. Approximately 2.47 acres of forest is located along its eastern side. The portion of Parcel 428
located on the north side of Tuckerman Lane is approximately 0.3 acres zoned R-60 and improved with a
WMATA traction power substation (TPSS) that provides power to the rail system. Parcel C is not part of
this Application but will be the subject of an associated minor subdivision application in the future, as
discussed in the project description section of this report.

Figure 2: Aerial View of Subject Property (Parcel C is not part of this Application)
SECTION 3: PROJECT DESCRIPTION
Prior Approvals
WMATA selected the Applicant, Fivesquares Development, as its Joint Development partner to redevelop
the Property with a mixed-use project. On July 19, 2018, the Planning Board voted to approve the
transmission of comments to WMATA on Mandatory Referral MR2018026 for improvements to the public
infrastructure on the Property and adjacent Metro Station site, which are necessary to accommodate the
proposed redevelopment. The Mandatory Referral includes an expansion of the existing parking garage to
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accommodate the parking spaces that will be displaced by the removal of the surface parking lot over time,
in connection with this Project. The Mandatory Referral also includes improvements to on-site circulation;
reconfiguration of the Kiss & Ride spaces; enhancements to the existing public Arts Walk; construction of a
covered bike station; and associated improvements to the existing storm drain and stormwater
management facilities. The WMATA parking garage expansion is currently under construction and is
scheduled for completion by May 2021.
The Planning Board approved Sketch Plan No. 320190010 (MCPB No. 18-121) on December 5, 2018 for a
maximum of 1,905,219 square feet of total development on the Property (excluding 15% MPDUs). The
Board approved Preliminary Plan No. 120190180 on June 6, 2019 for six lots and three parcels to build a
mixed-use project with up to 317,537 square feet of non-residential uses and up to 1,746,451 square
feet of residential uses (total base density not to exceed 1,905,219 square feet) and 384,219 square feet
of bonus density based on 15% MPDUs. Based on the FY19 School Test, the Planning Board could only
approve 909 dwelling units, and 400 age restricted units, instead of the 2,218 units requested by the
Applicant (MCPB No. 19-065; Attachment 1). The Planning Board found all other public facilities,
including transportation, to be adequate for the anticipated 2,218 units.

Figure 3: Preliminary Plan
Proposal
The Applicant seeks approval of an additional 909 dwelling units and the removal of the age-restriction
from the 400 previously approved age-restricted units. With these changes, the Project will include a total
of 2,218 units as requested under the original Preliminary Plan application. The parking calculation has also
been updated to reflect the removal of the age-restriction from 400 units.
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In addition, the Applicant requests a change to the Adequate Public Facilities (APF) requirement to obtain
building permits for at least 300 dwelling units within five years of the original Preliminary Plan mailing date
(Condition No. 3). Instead, the Applicant requests that the five-year period commence upon the outside
date estimated for completion of the WMATA garage expansion, which is May 31, 2021. The Applicant
justifies this request by noting the substantial time and investment that have been made thus far in order
to commence expansion of the WMATA garage, a prerequisite to building the rest of the Project. Further,
the Applicant notes that the flexibility will help mitigate unanticipated issues arising from the COVID-19
pandemic.
This Amendment also includes a clarification of the APF validity period (Condition No. 3). The original
condition laid out two different options for the APF validity period, 10 or 15 years, based on the
commencement date of the WMATA garage expansion. Since the WMATA garage project is underway, the
APF validity period for the project is 15 years and the Applicant requests an update to Condition Number 3
to reflect the APF validity period.
Community Outreach
The Applicant has met all proper signage, noticing, and submittal requirements. As of the date of the
staff report, Staff has not received any correspondence about this Application.
SECTION 4: PROJECT ANALYSIS AND FINDINGS
All previous findings remain in full force and effect except as modified below.
1. The layout of the subdivision, including size, width, shape, orientation and density of lots, and
location and design of roads is appropriate for the subdivision given its location and the type of
development or use contemplated and the applicable requirements of Chapter 59.
The layout of the subdivision is not changed by this Amendment, but Staff recommends updates to
the development standards table (Table 1) as follows:
• Remove a note that limited the number of units pursuant to the original approval.
• Add a row to the table to reflect the total density approved for the development that
includes the residential density bonus for providing 15% MPDUs.
• Update the preliminary parking calculation to reflect the removal of the age restriction from
400 units. Final parking calculations will be determined at Site Plan.
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Table1: Development Standards for the CR-3.0 C-0.5 R-2.75 H-300 Zone1
Section

59-4.5.4.B.2.b

Description

Required/Permitted

Approved

Tract Area

n/a

635,073 sf/14.58 ac2

1,905,219 sf/
3.0 FAR
317,537 sf/
0.5 FAR
1,746,451 sf/ 2.75
FAR

1,905,219 sf/3.0 FAR

Maximum Density
Total
Commercial
Residential

59-4.5.2.C

4.5.4.B.2.b
4.5.4.B.1

6.2.4.B

Up to 317,537 sf/0.5 FAR

15%

n/a

Up to 1,746,451 sf/2.75 FAR
*This approval is limited to 909
dwelling units and 400 agerestricted units
384,219 sf

Total residential density
(including bonus density)
Total density (including
bonus density)
Maximum Height
Minimum Public Open
Space

n/a

2,130,670 sf

n/a

2,289,438 sf

300 ft.
10%/64,084 sf

300 ft.3
Minimum 10% (64,142 sf) to be
provided; Preliminary Plan
anticipates up to 15% (96,000
sf)
Estimated 2,0654

Bonus density
MPDUs

for

Vehicle Parking Spaces

2,124 2,063(min)/
3,346 3,330(max)
1
This Preliminary Plan does not approve any commercial or residential development on proposed Parcel
C, which is zoned R-60.
2
Does not include 6,150 sf part of existing Parcel C that is being used for land area only, or the 13,360
square foot part of Parcel 428 that contains the WMATA substation; no density is generated from Parcel
C or the Part of Parcel 428 located on the opposite side of Tuckerman Lane. The total project area is
641,149 sf/14.71 ac.
3
Additional height may be allowed to the extent required to provide the MPDUs under Section 594.5.2.C.7.
4
Includes adjustments to vehicle parking requirement under Section 59-6.2.3.I.

3. Public Facilities will be adequate to support and service the area of the subdivision.
The APF test conducted for Preliminary Plan No. 120190180 covered transportation, schools and
other public facilities for the Project’s total anticipated density, including up to 2,218 dwelling units.
However, there was insufficient school capacity at the time and the Planning Board could only
approve 909 standard market units under the applicable FY19 Annual School Test. The Board also
approved 400 age-restricted units that were not subject to the School Test. The remainder of the
requested dwelling units could not be approved since school capacity was not available.
School capacity is now available, and the Applicant is requesting approval for the remaining 909
dwelling units and the removal of the age restriction from 400 previously approved dwelling units.
Since other public facilities were determined to be adequate by Preliminary Plan No. 120190180,
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this Amendment only evaluates the schools portion of the APF analysis for the conversion of 400
age-restricted units to standard market units and the addition of 909 units (for a total of 1,309
units).
Overview and Applicable School Test
Preliminary Plan Amendment #12019018A for Strathmore Square will come before the Planning
Board during FY21. Therefore, the FY21 Annual School Test, approved by the Planning Board on June
25, 2020 and effective July 1, 2020 is applicable. As previously stated, this amendment is for an
additional 1,309 high rise multi-family units. In summer of 2019, when the Preliminary Plan was
originally approved, the Board could only approve 909 out of the Applicant’s requested 2,218 units
due to a school moratorium.
Calculation of Student Generation
To calculate the number of students generated by the proposed development, the number of
dwelling units is multiplied by the applicable regional student generation rate for each school level.
Dwelling units are categorized by structure type: single family detached, single family attached
(townhouse), low- to mid-rise multifamily unit, or high-rise multifamily unit. The subject property is
located in the southwest region of the County.
Per Unit Student Generation Rates – Southwest Region
Elementary School
Middle School
SF Detached
0.186
0.109
SF Attached
0.167
0.085
MF Low-Rise
0.150
0.068
MF High-Rise
0.041
0.018

High School
0.151
0.111
0.085
0.025

With a net of 1,309 multi-family high-rise units, the proposed amendment is estimated to generate
the following number of students:
Type of
Unit
Multi
Family
High
Rise
TOTALS

Net
Number
of Units
1,309

1,309

ES
Generation
Rates
0.041

ES Students
Generated
53.669

MS
Generation
Rates
0.018

53

MS
Students
Generated

HS
Generation
Rates

HS
Students
Generated

23.562

0.025

32.725

23

On average, this amendment is estimated to generate an additional 53 new elementary school
students, 23 new middle school students, and 32 new high school students.
Cluster Adequacy Test
The project is located in the Walter Johnson High School Cluster. The student enrollment and
capacity projections from the FY21 Annual School Test for the cluster are noted in the following
table:
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School
Level
Elementary
Middle
High 1

Projected Cluster Totals, September 2025
Program
Enrollment
Capacity
% Utilization
4,607
4,579
100.6%
2,494
2,449
101.8%
2,127
2,321
91.6%

Moratorium
Threshold
888
444
658

Estimated
Application
Impact
53
23
32

The Moratorium Threshold identified in the table is the number of additional projected students
that would cause the projected utilization to exceed the 120% utilization threshold and therefore
trigger a cluster-wide residential development moratorium. As indicated in the last column, the
estimated enrollment impacts of this amendment fall below the moratorium thresholds at all three
school levels. Therefore, there is sufficient capacity at the elementary, middle and high school
cluster levels to accommodate the estimated number of students generated by this amendment.
Individual School Adequacy Test
The applicable elementary and middle schools for this project are Garrett Park ES and Tilden MS,
respectively. Based on the FY21 Annual School Test results, the student enrollment and capacity
projections for these schools are noted in the following table:

School
Garrett Park ES
Tilden MS

Projected School Totals, September 2025
Program %
Surplus/ Moratorium
Enrollment Capacity Utilization Deficit
Threshold
783
776
100.9%
-7
149
1,193
1,216
98.1%
+23
267

Estimated
Application
Impact
53
23

Under the individual school adequacy test, a school is deemed inadequate if the projected school
utilization rate exceeds 120% and the school seat deficit meets or exceeds 110 seats for an
elementary school or 180 seats for a middle school. If a school’s projected enrollment exceeds both
thresholds, then the school service area is placed in a residential development moratorium.
The Moratorium Enrollment Thresholds identified in the table above are the numbers of additional
projected students that would cause the projected utilization to exceed the 120% utilization
threshold and the seat deficit threshold. As indicated in the last column, the estimated enrollment
impacts of this amendment fall below the moratorium thresholds for both Garrett Park ES and
Tilden MS. Therefore, there is sufficient anticipated school capacity to accommodate the estimated
number of students generated by this amendment.
School Test Conclusion
Based on the school cluster and individual school capacity analysis performed, using the FY2021
Annual School Test, there is adequate school capacity for the amount and type of development
proposed by this amendment.
The projected Walter Johnson HS enrollment has been modified to estimate the impact of redistricting students
to Woodward HS in September 2025.
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6. Any other applicable provisions specific to the property and necessary for approval of the subdivision
is satisfied.
APF Validity
Due to the complexity of redeveloping a WMATA site and the unanticipated issues associated with
the COVID pandemic, Staff supports the Applicant’s request for additional time to obtain building
permits for the first 300 dwelling units. Staff recommends extending this trigger for two years such
that the Applicant must obtain building permits for a minimum of 300 dwelling units within seven
years of the original resolution mailing date. This change is consistent with the Applicant’s requested
time frame and retains the original initiation date. This modification does not impact the overall 15year APF validity period, nor does it impact any of the findings from the original preliminary plan
associated with the subdivision waiver to grant the 15-year validity period.
SECTION 5: CONCLUSION
With the conditions of approval specified at the beginning of this report, this Preliminary Plan
Amendment application satisfies the findings of Chapter 50, the Subdivision Code, and substantially
conforms to the recommendations of the Grosvenor-Strathmore Metro Area Minor Master Plan.
Therefore, Staff recommends approval of the Preliminary Plan Amendment with conditions.
ATTACHMENT
1. Resolution MCPB No. 19-065 for Preliminary Plan 120190180
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ATTACHMENT 1

