
 

 

 

 

 

 

 

 

  

 Staff recommends approval of the Sketch and Preliminary Plan Amendments with conditions.
 Pursuant to Section 59-7.7.1.B.3, the Applications are reviewed under the development standards and

procedures of the of the Property’s zoning on October 29, 2014.
 Public benefits are proposed in the following categories: Transit Proximity, Connectivity and Mobility,

Quality Building and Site Design, and Protection and Enhancement of the Natural Environment.
 Staff has not received any correspondence about the Subject Applications.
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SECTION 1:  RECOMMENDATIONS AND CONDITIONS 
 
Sketch Plan Amendment Recommendation and Conditions 
 
Staff recommends approval of Sketch Plan Amendment No. 32011003B with conditions. All prior conditions of 
approval remain in full force and effect, except for modified condition no. 3 and additional condition no. 5 
shown below. 
 
Modified Condition 
 

3. Incentive Density 
The development must be constructed with the public benefits listed below, unless modifications are 
made under Section 59-C-15.43(d). Total points must equal at least 100 and must be chosen from at least 
4 categories as required by Section 59-C-15.82(a). The requirements of Division 59-C-15 and the 
Implementation Guidelines must be fulfilled for each public benefit. 

  
a. Major Public Facility achieved through extension of a bicycle facility; 
b. Transit proximity to Level 1 transit, Metrorail station; 
c. Connectivity and Mobility achieved through public amenities in the subcategories of, Neighborhood 

Services, Minimum Parking, Through Block Connection, and Way-finding. 
d. Quality Building and Site Design achieved through public amenities in the subcategories of Structured 

Parking, Tower Step-back, Public Art, Public Open Space, and Exceptional Design. 
e. Protection and Enhancement of the Natural Environment achieved through public amenities in the 

sub-categories of Building Lot Terminations (BLTs), Tree Canopy, and Vegetated Roofs, and Cool Roof. 
 
Additional Condition 
 

5. Future Coordination for Site Plan(s) 
a. Demonstration of how each public benefit satisfies the Zoning Ordinance and Incentive Density 

Implementation Guideline requirements. 
b. Undergrounding of utilities on Woodglen Drive along the Property frontage. 
c. Coordinate with Planning, MCDOT, and MCDPS on bikeway improvements on Nicholson Lane 

between Woodglen Drive and Rockville Pike.  
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Preliminary Plan Amendment Recommendation and Conditions  
 
Staff recommends approval of Preliminary Plan Amendment No. 12012006B subject to the following conditions, 
which supersede all prior conditions of approval: 
 
General Approval 

1. This Preliminary Plan Amendment is limited to four lots and one private road parcel for a maximum total 
density of 740,528 square feet of development including up to 268,000 square feet of commercial uses 
and up to 492,000 square feet of residential uses for 470 dwelling units, with a minimum of 12.5% MPDUs. 
 

APF/Plan Validity1  

2. The Adequate Public Facilities (“APF”) review for the Preliminary Plan Amendment will remain valid for 
eighty-five (85) months from mailing date of Planning Board Resolution MCPB 15-010 (February 12, 2015), 
approving Preliminary Plan 12012006A. 
 

3. The Preliminary Plan Amendment will remain valid for 60 months from its Initiation Date pursuant to 
Planning Board Resolution MCPB 15-010 (as defined in Montgomery County Code Section 50.4.2.G), and 
prior to the expiration date of this validity period, a final record plat for all property delineated on the 
approved Preliminary Plan Amendment must be recorded in the Montgomery County Land Records or a 
request for an extension filed. 
 

Outside Agencies 

4. The Planning Board has reviewed and accepts the recommendations of the Montgomery County 
Department of Transportation (“MCDOT”) in its letter dated June 25, 2021 and incorporates them as 
conditions of the Preliminary Plan Amendment approval.  The Applicant must comply with each of the 
recommendations as set forth in the letter, which may be amended by MCDOT if the amendment does 
not conflict with any other conditions of the Preliminary Plan Amendment approval. 

 
5. Before recording a plat for the Subject Property, the Applicant must satisfy MCDOT’s requirements for 

access and improvements.  
 

6. The Planning Board has reviewed and accepts the recommendation of the Maryland State Highway 
Administration’s (MDSHA) in its letters dated November 14, 2013, and March 17, 2014, and hereby 
incorporates them as conditions of the Preliminary Plan Amendment approval.  The Applicant must 
comply with each of the recommendations as set forth in the letters, which may be amended by MDSHA 
provided that the amendments do not conflict with other conditions of the Preliminary Plan Amendment 
approval. If a traffic signal is warranted at MD 355 and Executive Boulevard, the installation of the signal 
and associated intersection improvements shall be the responsibility of the Special Taxing District. 
 

7. Before the issuance of access permits, the Applicant must satisfy the Maryland State Highway 
Administration’s requirements for access and improvements.  
 

 
1 The APF and Preliminary Plan Validity Periods have been automatically extended by the Montgomery County Council.  
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8. The Planning Board has reviewed and accepts the recommendations of the Montgomery County 
Department of Permitting Services (“MCDPS”) – Water Resources Section in its stormwater management 
concept letter dated August 31, 2011 (and reconfirmed in a letter dated April 28, 2021) and incorporates 
them as conditions of the Preliminary Plan Amendment approval. The Applicant must comply with each 
of the recommendations as set forth in the letter, which may be amended by MCDPS – Water Resources 
Section if the amendment does not conflict with any other conditions of the Preliminary Plan Amendment 
approval. 
 

9. The Planning Board has reviewed and accepts the recommendations of the Montgomery County 
Department of Permitting Services (“MCDPS”), Fire Department Access and Water Supply Section in its 
letter dated June 22, 2021 and 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 amendment 
does not conflict with other conditions of the Preliminary Plan Amendment approval. 

 
10. The Applicant must comply with the White Flint Urban District requirements when it is established by 

the Montgomery County Council. 
 

Site Plan Approval 

11. Before clearing or grading or recording a plat for the Subject Property, the Applicant must receive Staff 
certification of a Planning Board-approved site plan.  The number and location of site elements, including 
but not limited to buildings, dwelling units, on-site parking, site circulation, sidewalks, and bikepaths will 
be determined through site plan review and approval.  
 

12. If an approved site plan or site plan amendment for the Subject Property substantially modifies the lot or 
right-of-way configuration or quantities shown on this Preliminary Plan, the Applicant must obtain 
approval of a Preliminary Plan amendment before certification of the site plan or site plan amendment.   
 

Environment and Noise 

13. Prior to plat recordation or any demolition, clearing, grading or construction for this development 
Application, the Applicant must obtain approval of a Final Forest Conservation Plan. The Final Forest 
Conservation Plan must be consistent with the Preliminary Forest Conservation Plan. 
 

14. Prior to any demolition, clearing, grading or construction for this development Application, the Applicant 
must record an M-NCPPC approved Certificate of Compliance in an M-NCPPC approved off-site forest 
bank within the Rock Creek watershed to satisfy the reforestation requirement for a total of 0.65 acres of 
mitigation credit. The offsite requirement may be met by purchasing from a mitigation bank elsewhere in 
the County, subject to Staff approval, if forest is unavailable for purchase within the Rock Creek 
watershed, or through payment of a fee-in-lieu of planting if forest banking credits are unavailable. 
 

15. The Limits of Disturbance (“LOD”) shown on the Final Sediment and Erosion Control Plan must be 
consistent with the LOD shown on the approved Final Forest Conservation Plan. 
 

16. A noise study must be submitted with each subsequent Site Plan, showing existing noise impacts on the 
Property and projected noise impacts based on the proposed development.  The noise study must include 
recommendations for limiting projected noise impacts to no more than 65 dBA Ldn for the exterior public 
use spaces (to the extent feasible), and projected interior levels not to exceed 45 dBA Ldn. 
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Transportation 

Existing Frontage Improvements 

17. The Applicant must dedicate and show on the record plat(s) all land necessary to accommodate: 
a. forty-five (45) feet from the existing pavement centerline along the Subject Property frontage for 

Nicholson Lane; and 
b. forty (40) feet from the existing pavement centerline along the Subject Property frontage for 

Executive Boulevard along Lot 3 and the private road parcel.   
 

18. Prior to issuance of any building permit for Phase 2 (Building C), the Applicant must dedicate and show on 
a record plat: 

a. forty (40) feet from the existing pavement centerline along the Subject Property frontage for 
Executive Boulevard west of the private road parcel; and 

b. truncation at the intersection of Executive Boulevard and Woodglen Drive. 
 

19. Prior to the recordation of plat(s), the Applicant must satisfy all necessary requirements of MCDPS or 
MDSHA, as applicable, to ensure construction of: 

a. a 10-foot wide sidewalk and 10-foot wide separated bike lane along the Property frontage on 
Rockville Pike; 

b. an eight-foot sidewalk and six-foot separated bike lane along the Property frontage on Nicholson 
Lane;  

c. a shared-use path on Nicholson Lane between the Property and Rockville Pike (final design to be 
determined at site plan); and 

d. a 10-foot sidewalk along Woodglen Drive. 
 
Private Roads 

20. The Applicant must provide Private Roads Private Street A and Paseo, including any sidewalks, bikeways, 
storm drainage facilities, street trees, street lights, private utility systems and other necessary 
improvements as required by either the Preliminary Plan Amendment or the subsequent Site Plan within 
the delineated private road area (collectively, the “Private Road”), subject to the following conditions: 

a. If there are no structures above or below the Private Road, the record plat must show the Private 
Road in a separate parcel.  If there are structures above or below the Private Road, the record plat 
must clearly delineate the Private Road and include a metes and bounds description of the 
boundaries of the Private Road. 

b. The Private Road must be subjected by reference on the plat to the Declaration of Restrictive 
Covenant for Private Roads recorded among the Land Records of Montgomery County, Maryland 
in Book 54062 at Page 338, and the terms and conditions as required by the Montgomery County 
Code with regard to private roads set forth at § 50-4.3.E et seq. 

c. Before issuance of the first building permit, the Applicant must deliver to the Planning 
Department, with a copy to MCDPS, certification by a professional engineer licensed in the State 
of Maryland that the Private Road has been designed and the applicable building permits will 
provide for construction in accordance with the paving detail and cross-section specifications 
required by the Montgomery County Road Code, as may be modified on this Preliminary Plan or 
a subsequent Site Plan, and that the road has been designed for safe use including horizontal and 
vertical alignments for the intended target speed, adequate typical section(s) for 
vehicles/pedestrians/bicyclists, ADA compliance, drainage facilities, sight distances, points of 
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access and parking, and all necessary requirements for emergency access, egress, and apparatus 
as required by the Montgomery County Fire Marshal. 

d. A separate bond shall be set aside for ongoing maintenance requirements with respect to the 
private roads, in an amount approved by M-NCPPC Staff. 

 
Record Plats 

21. There shall be no clearing or grading of the site prior to recordation of plat(s).  
 

Easements 

22. The record plat must show necessary easements. 
 

23. The record plat must reflect common ingress/egress and utility easements over all shared driveways. 
 
Certified Preliminary Plan 

24. The Applicant must include the stormwater management concept approval letter and Preliminary Plan 
Amendment Resolution on the approval or cover sheet(s). 

 
25. The certified Preliminary Plan Amendment must contain the following note:  

 
Unless specifically noted on this plan drawing or in the Planning Board conditions of approval, the building 
footprints, building heights, on-site parking, site circulation, and sidewalks shown on the Preliminary Plan 
Amendment are illustrative.  The final locations of buildings, structures and hardscape will be determined 
at the time of site plan approval.  Please refer to the zoning data table for development standards such as 
setbacks, building restriction lines, building height, and lot coverage for each lot.   
 

26. Prior to submittal of the Certified Preliminary Plan Amendment, the Applicant must make the following 
changes: 

a. Update plan and cross section to show the following: 
i. along the Property’s Nicholson Lane frontage, an eight-foot sidewalk, five-foot lawn 

panel, 6-foot bike lane, and 3-foot street buffer; and  
ii. along the Property’s Rockville Pike frontage, a 10-foot sidewalk, a 10-foot bikeway, and 

an eight-foot green panel. 
b. Label Buildings A, B, and C consistent with the Staff report. 
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SECTION 2: VICINITY AND SITE ANALYSIS 
 
Vicinity 
 
The subject Site (Site or Property) occupies the majority of the block bounded by Rockville Pike (MD 355) on the 
east, Woodglen Drive on the west, Nicholson Lane on the north, and Executive Boulevard on the south. The North 
Bethesda Gateway I mixed-use development is located south of the Site across Executive Boulevard. The site of the 
demolished White Flint Mall is located to the southeast, the Kennedy Shriver Aquatics Center to the northwest, 
and the Bethesda North Marriott Hotel and Conference Center to the north. Along with the blocks immediately to 
the north and south, the Site forms a transition between the dense commercial uses along Rockville Pike (MD 355) 
and the primarily residential uses to the west.  
 
 
 

 
Figure 1: Vicinity Map  
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Site Analysis 
 
The Site is located in the NoBe District of the 2010 Approved and Adopted White Flint Sector Plan (the Sector Plan) 
and is bounded by Rockville Pike, Executive Boulevard, Woodglen Drive and Nicholson Lane. The Site is split-zoned 
between CR 3.0 C1.5 R2.5 H150’ Zone (the existing office building, located at 11333 Woodglen Drive) and CR 4.0 
C3.5 R3.5 H300’ Zone for the rest of the Site.  
 
The Site is currently occupied by four commercial buildings and surface parking lots.  According to the Maryland 
State Department of Taxation and Assessment records, the existing commercial buildings contain approximately 
195,726 square feet of floor area. The remainder of the block features a gas station at the corner of Nicholson 
Lane and Rockville Pike that is not part of this proposal.  The Site is currently served by public water and sewer. 
 
There are no known rare, threatened, or endangered species on Site; there are no forests, 100-year floodplains, 
stream buffers, wetlands, or steep slopes on Site.  There are no known historic properties or features on Site. 
 

 
Figure 2: Site and Context 
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Figure 3: Zoning 

 
 
Previous Approvals 
 
Sketch Plan 
The  Planning  Board  approved  Sketch  Plan  No.  320110030  by  Corrected  Resolution, MCPB  No.  11‐07  (see 
Attachment A), on August 12, 2011, which established a maximum total density of 740,528 square feet, including 
a maximum of 368,000 square feet of non‐residential development; maximum height of 150 feet in the CR3.0 C1.5 
R2.5 H150 Zone and 300 feet in the CR4.0 C3.5 R3.5 H300 Zone; general location and extent of public use space; 
and  a  total  of  150  percentage  points  for  public  benefits  from  the  incentive  categories  of  Transit  Proximity, 
Connectivity, Diversity, Design, and Environment.  
 
The Planning Board approved Sketch Plan No. 32011003A (Figure 4) by Resolution 15‐009 on February 12, 2015 
to allow the Applicant to build the development in three phases instead of one; reallocate 100,000 square feet of 
the approved non‐residential floor area to residential density; and add an option to not build a residential building. 
 
Preliminary Plan 
The Planning Board approved Preliminary Plan No. 120120060 by Resolution, MCPB No. 12‐30 (Attachment A) on 
April 9, 2012, to create one lot to allow a maximum of 740,528 square feet of mixed‐use development including a 
maximum  of  368,000  square  feet  of  non‐residential  development,  and  up  to  392,000  square  feet  of  new 
residential uses (up to 414 units). One existing 67,260‐square‐foot commercial building was to remain as part of 
the maximum 368,000 square feet of commercial uses allowed. Additional dedications along Rockville Pike and 
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Nicholson Lane, and a truncation at the intersection of Woodglen Drive and Executive Boulevard were required 
as part of the approval.  
 
The Planning Board approved Preliminary Plan No. 12012006A, MCPB No. 15-010 on February 12, 2015 to amend 
the plan for creation of five lots and three private street parcels for a maximum of 740,528 square feet of 
development, including up to 268,000 square feet of non-residential uses and up to 492,000 square feet of 
residential uses, including a minimum of 12.5% MPDUs. Preliminary Plan Amendment 12012006A was never 
certified and plats were never recorded. Based on this approval, and subsequent automatic extensions granted 
by the County Council in 2015 and 2020, the Preliminary Plan remains valid until 2024 and the Adequate Public 
Facilities determination is valid until 2026. 
 
Site Plan 
The Planning Board approved Site Plan No. 820120040 by Corrected Resolution, MCPB No. 12-31  on March 1, 
2012, to allow up to 740,528 square feet of mixed-use development including up to 368,000 square feet of non-
residential development and 392,000 square feet of residential (up to 414 residential units). The Site Plan 
approved the transformation of the existing strip commercial property surrounded by surface parking into three 
mixed-use, pedestrian-friendly, urban blocks with buildings of various heights. The approved plan was an 
extension of North Bethesda Market I, located just south of the Site. It extended the tree lined “retail paseo” and 
added a new central plaza that blended vehicular, bicycle and pedestrian circulation to create a vibrant retail 
space.  
 
The Planning Board approved Site Plan No. 82012004A by Resolution MCPB 15-011 on February 12, 2015 to build 
the development in three phases instead of one, with the third phase to be approved in a separate, future site 
plan amendment; to reallocate 100,000 square feet of the approved non-residential floor area to residential 
density; and to add an option in Phase One to not build a residential building. This Site Plan was never certified 
and none of the previously approved improvements have been implemented. 
 
  



12 
 

SECTION 3: PROPOSAL  
 
The Subject Applications propose a two‐phased redevelopment of the Property that maintains the overall vision 
established through the original Preliminary Plan and Sketch Plan approvals, including a multiple‐building, mixed‐
use, office, residential, and retail development. The Amendments seek to retain the currently approved density 
of 740,528 total square feet, including up to 268,000 square feet of non‐residential use and up to 492,000 square 
feet of residential use.  As a result of changes in market conditions and ownership, the Applicant is proposing to: 
 

 reallocate the approved density within the Site; 

 adjust the phasing; 

 modify building footprints and placement; 

 reconfigure lots and open space; 

 adjust the design of the internal private streets; and  

 modify public benefit categories and points. 
 

Buildings and Massing 
The Sketch Plan Amendment proposes the following buildings: 
 

 A single‐story 10,000 square‐foot specialty retail building located at the intersection of Executive Boulevard 
and Rockville Pike (Building A). This building  is designed to frame the  internal and external streets and to 
activate the adjacent outdoor plaza. Along with the plaza, this building will help define the prominent corner 
of the Property.  

 A  seven‐story mixed‐use,  predominately  residential,  building  on  the  northern  portion  of  the  Property 
(Building B). This building will include up to 250,000 square feet of residential use (up to 300 dwelling units, 
of which 12.5% would be MPDUs) and up to 15,000 square feet of commercial uses. This building has been 
designed to define the Property’s frontage on Nicholson Lane, Woodglen Drive and Rockville Pike. The main 
pedestrian  entrance will  be  located  along Woodglen  Drive, within  an  approximately  3,500‐square  foot 
recessed courtyard that will be available as public use space. The residential building includes active ground 
floor uses, including ground floor retail proposed on the eastern portion of the building. 

 A 67,260‐square  foot existing office building  that will be replaced  in Phase 2 with a  two‐tower, high‐rise, 
mixed‐use building (Building C). The Phase 2 building will contain up to 400,000 total square feet, including 
up to 300,000 square feet of residential and/or up to 200,000 square feet of commercial use. The building is 
likely  to  include a 29‐story  tower,  located more  internal  to  the  site, and a  second 12‐story  tower at  the 
intersection  of Woodglen  Drive  and  Executive  Boulevard.  The  building  provides  an  architectural  tower 
backdrop for the Project, as viewed from Rockville Pike, that complements the heights and densities of the 
confronting NoBe I development and provides a compatible transition to the surrounding residential uses. 
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Figure 4: Sketch Plan (previously approved above, proposed below) 
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The Amendment shifts the taller (up to 300’ building) to the south side of the Property while retaining lower retail 
buildings along Rockville Pike. All buildings are planned to have active ground floor uses to help engage the 
internal/external streets, as well as the public plaza proposed close to the intersection of Executive Boulevard and 
Rockville Pike. The building design will incorporate transparency and articulation at the building base to provide 
interest and activation at a human scale, enhancing the pedestrian experience. The proposed architectural 
aesthetic will incorporate elevation planar changes, architectural details, materials and massing strategies to 
break down the perceived mass of the mixed-use buildings. Elements like terraces and balconies will provide 
outdoor space to the residents, as well as articulation and activation of building facades. The architectural design 
and details will be developed further during the Site Plan approval process. 
 
 

 
Figure 5: Conceptual Massing 
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Open Space 
An organizing element in the design of the proposed Project is the public plaza (public open space), located at the 
intersection of Rockville Pike and Executive Boulevard. The plaza is defined by two surrounding retail buildings 
and is framed by the Paseo, to the west, and the east-west private street, to the north. The plaza is designed to 
be both inviting to, and protected from, the traffic along Rockville Pike. Through strategic landscaping and street 
design, the plaza is envisioned to expand across the Paseo to accommodate larger single day events or activities 
like a farmer's market, a craft fair, or a festival with live music. 
 
The Project also includes 15,900 square feet of public use space, as required by the zone, which is comprised of a 
3,500-square foot courtyard along Woodglen Drive and streetscape improvements. Portions of the streetscape 
abut the Paseo and will provide an extension for the public plaza when the Paseo is closed to vehicular traffic. The 
streetscape improvements will incorporate seating opportunities and street trees.  
 

 
Figure 6: Public Use Space and Public Open Space2 

 
Access/Circulation 
The Site has frontage on Rockville Pike on the east, Executive Boulevard on the south, Woodglen Drive on the 
west, and Nicholson Lane on the north. Pedestrian access to the Site will be from the established sidewalk network 
along each of the four public roads, which will be enhanced by streetscape improvements along each of the 
Property frontages, consistent with recommended streetscape standards within the 2010 White Flint Sector Plan. 
Pursuant to the previous Concept Plan submission, the Applicant proposes to construct a planned local street 

 
2 Public Use Space is a requirement of the zone and public open space is provided for public benefit points. 



16 
 

connection, identified within the Sector Plan, from Executive Boulevard to Woodglen Drive. The new private street 
will also connect to Rockville Pike. 
 
The Project will establish a street grid that will promote safe and efficient internal circulation that favors the 
pedestrian, while also accommodating cars. The Project extends the existing tree lined "Paseo" and creates a new 
east-west private street that connects Rockville Pike and Woodglen Drive. As such, the Project will consolidate the 
existing site access points, provide improved access and connections to the surrounding neighborhood, and 
extend the walkable neighborhood begun by North Bethesda Market I.  
 
The Project also will provide significant enhancements to the pedestrian and bicyclist environment. The internal 
streets will have tree lined sidewalks, and also include on-street parking, where feasible, to serve as a buffer and 
enhance pedestrian safety. 
 
A new vehicular access point is proposed to be built along Executive Boulevard as a means of extending Paseo 
Drive, northwards from North Bethesda Market. Out of the two existing vehicular access points into the site from 
Rockville Pike, one will be removed. The existing curb cut on Woodglen Drive, currently providing driveway access 
to the office structure, is proposed to remain. Finally, the existing driveway from Nicholson Lane is proposed to 
be removed. The new local east-to-west street connection will create a T-intersection with the Paseo Drive 
extension and provide all access into the internal circulation for parking and loading for the existing and proposed 
mixed-use complex. 

 
Each proposed mixed-use structure features its own respective loading and garage entrances, providing ingress 
and egress to each respective garage. Loading access will be provided from the proposed loading docks accessed 
from the internal streets. No parking and loading access will occur directly from Rockville Pike, Nicholson Lane, or 
Woodglen Drive. The loading dock in the first phase mixed-use building is intended to primarily serve residents 
moving in and out of the building. The east-to-west private street will also service the temporary surface parking 
area in phase one. Commercial truck deliveries will be limited to access through the private local street. Likewise, 
all trash collection will occur from the proposed loading dock areas as well. 
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Figure 7: Pedestrian Circulation 

 

 
Figure 8: Vehicular/Bicycle Movement 
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Phasing 
The Preliminary Plan Amendment will be implemented in phases, with each phase finalized through Site Plan 
Review. Unless otherwise specified through a condition of approval, construction phasing for any site covered by 
the Preliminary Plan Amendment can take place in any order, either sequentially or simultaneously.  
 
During the first phase of development, the existing office building on the corner of Executive Boulevard and 
Woodglen Drive will be retained with an adjacent surface parking lot. Other buildings on the Property will be 
removed to allow redevelopment. The Applicant seeks flexibility to split the first phase (shown in Figure 9) into 
two potential sub-phases as follows: 
 

Phase 1A will include: 
• The single-story commercial building (up to 10,000 square feet) on the corner of Executive Boulevard and 

Rockville Pike (Building A); 
• The urban plaza along Rockville Pike; 
• The interim surface parking lot on Lot 2; 
• The Paseo; and 
• A portion of the private, east-west internal street.  
 
Phase 1B will include: 
• The seven-story mixed use building on the north side of the Property (Building B) including up to 300 

dwelling units and 15,000 square feet of commercial use); 
• The public courtyard along Woodglen Drive; and 
• The connection between Woodglen Drive and Rockville Pike. 

 
In Phase 2, the existing office building and the interim surface parking lot with be redeveloped with a high-rise, 
mixed-use development (Building C). Phase 2 is shown in Figure 4.  
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Figure 9: Phase 1 
 
Subdivision 
The Preliminary Plan Amendment proposes four lots and one private road parcel (Figure 10). Previously approved 
Lots 4 and 5 have been consolidated into one lot and the previously approved three private road parcels have 
been consolidated into one parcel. Prior to Phase 2, the Applicant will seek approval of a Preliminary Plan 
Amendment to consolidate proposed lots 1 and 2 to allow for a larger building.  
 
Community Outreach 
The Applicant has met all signage and noticing requirements. A pre-submittal public meeting was not required. 
Staff has not received correspondence about the Subject Applications. 
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Figure 10: Previously approved lotting plan above, proposed below 

 
  



21 
 

SECTION 4: SKETCH PLAN FINDINGS 
 
According to Section 7.7.1.B.3 of the current Zoning Ordinance, an applicant may apply to amend any plan 
approved before October 30, 2014 under the development standards and procedures of the Property’s zoning on 
October 29, 2014 if the amendment meets certain criteria. The Sketch Plan was originally approved in 2011 and 
is being reviewed under the provisions of Section 59-C-15.43 of the Zoning Ordinance in effect on October 29, 
2014.  
 
In approving a Sketch Plan, the Planning Board must find that the following elements are appropriate in concept 
and appropriate for further detailed review at site plan. The sketch plan must: 
 
1. Meet the objectives, general requirements, and standards of this Division; 
 

Objectives 
The proposed Sketch Plan Amendment meets the objectives of Section 59-C-15.2. as follows: 

 
i. Implement the policy recommendations of applicable master and sector plans. 

 
The 2010 White Flint Sector Plan establishes policies for transforming an auto-oriented suburban 
development pattern into an urban center of residences and businesses. The proposed Project will replace 
auto-oriented office buildings currently surrounded by surface parking into an urban, mixed-use 
community with emphasis on the pedestrian experience in an improved public realm.  It meets the 
recommendation of the Sector Plan as fully described on page 23 of this report. 
  

ii. Target opportunities for redevelopment of single-use areas and surface parking lots with a mix of uses.  
 
The Project will replace four commercial buildings and their associated surface parking lots with a mix of 
high- and low-rise buildings with structured parking. The development will accommodate a mix of uses 
including office, retail and residential. 
 

iii. Reduce dependence on the automobile by encouraging development that integrates a combination of 
housing types, mobility options, commercial services, and public facilities and amenities.   
 
The Project will provide a range of residential unit types and commercial services with public facilities and 
amenities, all within ¼ mile of the White Flint Metro Station in areas that will have sidewalks, bike paths 
and transit facilities. 
 

iv. Allow a mix of uses, densities, and building heights appropriate to various contexts to ensure compatible 
relationships with adjoining neighbors. 
 
The mix of uses, densities and height of the proposed Project are compatible with existing and approved 
developments on adjoining properties.  The Project achieves an appropriate mix of density and building 
heights as recommended in the 2010 White Flint Sector Plan. 
 

v. Allow an appropriate balance of employment and housing opportunities. 
 
The proposed Project will offer a variety of housing options including market-rate units and MPDUs. It 
also includes office and retail spaces, which will provide opportunities for employment. 
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vi. Standardize optional method development by establishing minimum requirements for the provision of 

public benefits that will support and accommodate density above the standard method limit. 
 
The proposed Project will provide the required public benefits from a minimum of four categories to 
achieve the desired incentive density above the standard method limit. 

 
General Requirements 
The proposed Sketch Plan Amendment meets the requirements of Section 59-C-15.6, General 
Requirements, as follows: 

 
Section 15-C-15.61 - Master Plan and Design Guidelines Conformance 
 
The Project conforms to the Sector Plan and Design Guidelines as described in Finding #2 below. 
 
Section 59-C-15.62 - Bicycle Parking Spaces and Commuter Shower/ Change Facility 
 
The Project provides for the minimum required number of bicycle parking spaces for residents and visitors 
and commuter shower/change facilities.  

 
Section 59-C-15.63 – Parking 
 
According to Section 7.7.1.B.3.b of the current Zoning Ordinance, “An applicant may apply for a minor site 
plan amendment to amend the parking requirements of a previously approved application (listed in 
Section 7.7.1.B.2) in a manner that satisfies the parking requirements of the Section 6.2.3 and Section 
6.2.4.” The Applicant has requested that the proposed project be allowed to meet this provision of the 
Zoning Ordinance.  Accordingly, the proposed project meets the parking requirements of the current 
Zoning Ordinance, as applicable. The final number of parking spaces will be determined at Site Plan based 
on the final number of residential units. 
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 Development Standards 
 

Table 1: Optional Method Development Standards (Section 59-C-15.7)  
CR-4 C-3.5 R-3.5 H-300 & CR-3 C-1.5 R-2.5 H-150 Zones 

Standard Permitted/ 
Required 

Provided 

Gross Tract Area 
 

n/a 191,925 sf (4.4 ac) 

CR-4 Zone Area 
CR-3 Zone Area 

n/a 164,753 sf 
27,172 sf 

Previous Dedication n/a 27,743 sf 

Proposed Dedication n/a 2,799 sf (Executive Blvd) 
2,797 sf (Nicholson Ln) 

Net Lot Area n/a 158,586 sf  

Total floor area (max) 
CR-4 Zone Area 
CR-3 Zone Area 

740, 528 sf 
659,012 sf  
81,516 sf 

740,528 sf 
659,012 sf  
81,516 sf 

Non-residential floor area (max) 617,394 sf 
 

268,000 sf* 

Residential floor area (max) 644,566 sf 492,000 sf* 

Public Use Space (min) 15,859 sf   
(10% of net tract) 

15,900 sf 

Building height (max) 
CR-4 Zone Area 
CR-3 Zone Area 

300 ft 
300 ft 
150 ft 

300 ft 
300 ft 
150 ft 

MPDUs (min) 12.5% 12.5% 

Total vehicle parking spaces 1 

 
872 (min)/1,482 (max) Approx. 1,071  

(Final count determined  
at site plan) 

* The Applicant requests flexibility to adjust the allocation of non-residential and residential floor  
Area at Site Plan, with the total density not to exceed 740,528 sf. 
1 Reviewed under Section 6.2.3 and Section 6.2.4. of the current Zoning Ordinance  

   

2. Further the recommendations and objectives of the applicable master or sector plan; 
 

The vision of the 2010 White Flint Sector Plan “establishes policies for transforming an auto-oriented suburban 
development pattern into an urban center of residences and business” (pg. 6). The proposed Project 
implements this vision by replacing auto-oriented office and retail buildings surrounded by surface parking 
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lots into an urban, mixed-use community with emphasis on the pedestrian experience in an improved public 
realm. The proposed project supports the goals and objectives of the Plan (pg. 25) by: 
 

• Creating compact building footprints and a mix of uses in a walkable environment;  
• Providing up to 470 residential units including 12.5% MPDUs in a place where no units currently exist; 

and 
• Providing retail space for local retail and commercial services for existing and new residents within 

walking distance of the White Flint Metro Station. 
 
The Site is within the NoBe District (Block 2) in the 2010 White Flint Sector Plan. The Sector Plan notes the 
“significant redevelopment opportunity north of Executive Boulevard that could include retail, residential, and 
offices uses” (pg.36). It also states that “building heights may be less than 150 feet to achieve compatibility 
with the residential development southwest of this block” (pg.36). The Project includes a 50-foot building at 
the southwest corner of the Site, consistent with the Sector Plan and the zoning on that portion of the 
Property. Compatibility with the residential development southwest of the Site will be further evaluated at 
the time of site plan.  
 
Transportation 
The proposed street network is consistent with the Sector Plan recommendations. The Sector Plan envisions 
Rockville Pike as an urban boulevard with improved pedestrian sidewalks, on-road bicycle accommodation, 
and bus priority lanes (pg.53). The segment of Rockville Pike between Nicholson Lane and Executive Boulevard 
is classified as M-6, a major highway with planned Bus Rapid Transit service. The segment is currently 120-
feet wide and planned to be 162-feet wide with six (6) divided travel lanes and two (2) bus-only lanes. A public 
right-of-way dedication to meet this requirement was completed from the previously approved preliminary 
plan (120120060). The 2013 Countywide Transit Corridors Functional Master Plan recommends a Bus Rapid 
Transit corridor in the median of Rockville Pike along the frontage of this Site. The MD 355 South Rapid Transit 
service is planned to travel in dedicated transit lanes along this portion of its overall route. The Rockville Pike 
property frontage will be enhanced with a 10-foot sidewalk, 10-foot bidirectional bikeway, and 8-foot green 
panel in accordance with the Downtown Boulevard streetscape requirements in the draft Complete Streets 
Design Guide. 
 
Woodglen Drive is designated as a Business Street, B-3, with a recommended 70-foot right-of-way, and 
existing separated two-way bicycle lanes along the west side of the street.  The roadway is 70-feet wide, which 
meets the right-of-way requirement outlined in the Master Plan of Highways and Transitways. The Applicant 
proposes to construct a new ten-foot sidewalk and six-foot green panel that meets the requirement of the 
Downtown Street standard per the draft Complete Streets Design Guide. A portion of the streetscape is 
proposed to remain in its current state until the existing office structure is replaced as part of the second 
phase of the development. 
 
Nicholson Lane is designated as an arterial, A-69, with a recommended 90-foot right-of-way, and 
recommended separated one-way bicycle lanes along both sides of the roadway. The Applicant proposes to 
dedicate nine-feet along the property frontage to meet the 45-foot right-of-way requirement from centerline. 
The Applicant proposes to reconstruct the curb as a means of accommodating a wider sidewalk, green panels, 
and one-way separated bicycle lane. Existing utility poles will be maintained in the buffer between the bicycle 
lane and sidewalk to preserve clear paths of travel. 
 
 



25 
 

Executive Boulevard is designated as an arterial, B-7, with a recommended 90-foot right-of-way, and 
recommended separated on-way bicycle lanes.  The Applicant proposes to dedicate 3.5-feet along the 
property frontage to meet the 40-foot right-of-way requirement from centerline.3 The Applicant proposes to 
maintain the existing eight-foot sidewalk and 5.5-foot green panel that meets the requirement of the 
Downtown Street standard per the draft Complete Streets Design Guide. 
 
Proposed Street ‘A’ (east-west) and the ‘Paseo’ (north-south) are internal private, local streets consistent with 
the Sector Plan’s recommendation for local streets, which “provide access into the interior of the blocks and 
can have special features to distinguish the different enclaves of development from each other, such as 
distinctive paving materials” (pg.18). These new streets provide important extensions of the White Flint 
Recreation Loop. 
 
Utilities  
The Sector Plan recommends undergrounding of utilities noting that “undergrounding utilities and locating 
“wet” and “dry” utilities under the pavement or under the sidewalk will allow the street tree canopy space to 
grow” (pg.17). The Applicant will underground existing overhead utilities along the east side of Woodglen 
Drive north of the existing office building E (11333 Woodglen Drive). 

 
3. Achieve compatible internal and external relationships between existing and proposed nearby buildings, open 

space, and uses; 
 

The proposed buildings and open spaces are compatible with existing nearby buildings, open spaces and uses. 
This compatibility is achieved through: building heights similar to those of the existing North Bethesda Market 
I to the south (approximately 289 feet), approved-but unbuilt North Bethesda Gateway across Rockville Pike 
to the east (approximately 250 feet),  and approved-but unbuilt Saul Centers White Flint to the north 
(approximately 300 feet); creation of blocks that transform the suburban, auto-oriented strip shopping center 
into a mixed-use, walkable environment; creation of defined streetscapes and open spaces; replacement of 
surface parking lots with structured parking creating an urban pattern of buildings, sidewalks, and streets; and 
continuation of the existing public space and internal street grid established by North Bethesda Market I. 

 
4. Provide satisfactory general vehicular, pedestrian, and bicyclist access, circulation, parking, and loading; 
 

The proposed circulation network for vehicles, pedestrians and bicyclists is safe, adequate and efficient, and 
will integrate this development into the surrounding area.  Structured parking and loading provides adequate 
access with efficient on-site circulation for vehicles, bicyclists and pedestrians.  Safety is enhanced by several 
improvements, including generously landscaped sidewalks and a narrow internal street which will encourage 
slower traffic.  The proposed vehicular circulation efficiently directs traffic into and through the site with 
minimal impacts to pedestrian circulation.  
 

5. Propose an outline of public benefits that support the requested incentive density;  
 

For the proposed development, the Zoning Ordinance requires 100 points in four categories. The Applicant 
proposes 117 points in four categories and Staff recommends 114.92 points in five categories. Although at the 
time of the Sketch Plan review only the categories need be approved, the following table shows both the 
categories and points for the public benefits recommended at Sketch Plan to demonstrate the Project’s ability 

 
3 As discussed in Preliminary Plan finding no. 2, the Applicant requests to defer dedication along Executive Boulevard until 
Phase II. 
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to meet the requirement to provide sufficient benefit points. Staff supports the public benefit points in Table 
2 at this time, but the final point determination will occur at Site Plan. 
 

Table 2: Public Benefits Calculations 
Public Benefit  Incentive Density Points 

  
Max. Allowed Requested Staff 

Recommended 

59-C-15.851 
Major Public Facilities    
Off-site bike lane 
improvements 70 0 2.8 
59-C-15.852                       
Transit Proximity       
Within ¼ and ½ mile of a Level 
1 Transit Stop 50 36.88 36.88 
59-C-15.853                       
Connectivity and Mobility       
     Neighborhood Services 10 7.5 7.5 
     Minimum Parking 10 8.14 8.14 

Through-Block Connection 20 15 0 
     Way-Finding 10 5 5 
59-C-15.855                       
Quality of Building and Site 
Design       
     Structured Parking 20 9.93 9.93 
     Public Art 10 7.5 7.5 
     Public Open Space 20 4.67 4.67 
     Exceptional Design 10 10 10 

59-C-15.853                       
Protection & Enhancement of 
the Natural Environment       
     Building Lot Terminations 5 5 5 
     Vegetated Roof 15 7.5 7.5 

Cool Roof 10 0 10 
TOTAL  117.12 114.92 

 
 
Major Public Facilities 
 
Staff recommends that the Applicant extend the Nicholson Lane bicycle lane east to Rockville Pike, resulting 
in major public facility points using the following calculation: 
(constructed area of facility/net lot area)/4 * 100  
 (1,128 sq ft/158,586*4)*100= 2.8 points 
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Transit Proximity  
 
A portion of the Property (approximately 132,014 square feet tract area) is located within ¼ mile of the White 
Flint Metro Station (a level 1 transit center), and the remaining portion falls just outside. As such, the Transit 
Proximity points are calculated based on the proportionate share of the tract area that falls within ¼ mile 
radius, and the remaining land area located within ¼ and ½ mile, as follows: 
[(t1/T)*P1] + [(t2/T)*P2] 
T (total tract area) = 191,925 sf 
t1 (tract area within proximity range 1) = 132,014 
t2 (tract area within proximity range 2) = 59,911 
P1 (points for range 1) = 40 
P2 (points for range 2) = 30 
[(132,014/191,925)*40]+[(59,911/191,925)*30] = 36.88 points 
 
Connectivity and Mobility 
 
Neighborhood Services 
The Sketch Plan Amendment seeks to retain the previously approved points for Neighborhood Services. 
The project is within ¼ mile radius of retail establishments and other numerous offerings along Rockville 
Pike that meet this criterion: 
 
1. Whole Foods Market – 1355 Woodglen Drive 
2. LA Fitness – 11416 Rockville Pike 
3. Stella’s Bakery – 11510 D Rockville Pike 
4. Seasons 52 – 11414 Rockville Pike 
5. Dunkin Donuts – 11520 Rockville Pike 
6. 7-Eleven – 11421 Rockville Pike 
7. Taipei Tokyo – 11510 Rockville Pike 
8. Verizon Wireless – 11431 Rockville Pike 
9. A&B’s Barbershop – 11520 Rockville Pike 
10. DryClean plus – 11520 Rockville Pike 
11. Arhaus – 11412 Rockville Pike 
12. Russian Gourmet – 11431 Rockville Pike 
 
Additionally, the Project will provide diverse commercial/retail/service/restaurant offerings in both Phase 
One and Phase Two. Phase One proposes two stand-alone commercial buildings with approximate square 
footages of 2,500 square feet and 5,150 square feet. In addition, Phase One includes approximately 10,500 
square feet of ground floor non-residential space that is anticipated to be broken down into two or more 
smaller commercial bays. Phase Two includes approximately 25,000 square feet of additional ground floor 
retail uses. The exact size and configuration of the commercial buildings and space will be determined at the 
time of Site Plan. 
 
Minimum Parking 
Parking will be provided above the minimum requirements but below the maximum allowed spaces. 
Accordingly, the Applicant is seeking 8.14 points for minimum parking, based on the calculation below. 
[(A/P)/(A/R)] *10 
A (maximum allowed spaces) = 1,482 
R (minimum required spaces) = 872 
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P (proposed spaces) = 1,071 
[(1,482/1,071)/(1,482/872)]*10 = 8.14 points. 

Through Block Connection 
The Applicant proposes 15 public benefit points for providing a through-block connection along the Project’s 
private streets. The private streets will include sidewalks, but they will also provide access to the parking 
garages and loading bays for vehicles and trucks. While Staff concurs with the Applicant that the private 
streets will enhance connectivity within the area, Staff does not support the points requested for a through-
block connection public benefit since the Zoning Ordinance defines through block connections as “safe and 
attractive pedestrian connections between streets” (emphasis added by Staff). Further, the proposed private 
streets do not meet the guideline criteria for granting points in the Commercial/Residential and Employment 
Zones Incentive Density Implementation Guidelines.   

If the Applicant designs the private streets as “shared streets” that favor pedestrians, Staff will consider 
granting a small amount of public benefit points at Site Plan. 

Wayfinding 
The Project will install wayfinding signs in the proposed open and public spaces that orient pedestrians and 
cyclists to nearby parks, trails/paths, transit stations and stops etc. As such, and consistent with the prior 
approvals, the Applicant is seeking 5 points for wayfinding. The wayfinding program will be finalized at the 
time of Site Plan. 

Quality Building and Site Design 

Structured Parking 
The Project will provide the majority of parking on-site through above-grade structured parking. Based on 
the calculation below, the Applicant is seeking 9.93 points for structured parking. 

[(A/T)*10] + [(B/T)]*20 
A (above-grade spaces) = 1,064 
B (below-grade spaces) = 0 
T (total spaces) = 1,071 
[(1,064/1,071) * 10] + [(0/1,071)] * 20 = 9.93 points 

Public Art 
The Amendments propose to modify the previously approved public art. The proposed Project will provide 
public art through interactive art or a water feature in the public plaza and/or an artistic mural along the 
exposed garage façade (either in Phase One or Phase Two). The proposed public art will achieve the following 
goals: 

• Achieve aesthetic excellence;
• Ensure an appropriate interaction between the art and the architectural setting in terms of scale,

materials, and context;
• Ensure public access and invite public participation;
• Encourage collaboration between the artist(s) and other project designers early in the design phases;
• Ensure long-term durability of permanent works through material selection and/or a documented

maintenance program; and
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• Encourage a rich variety of arts including permanent installations, revolving temporary works, and 
event programming. 

 
The Applicant has identified several potential locations for public art within the Project – the final location(s) 
and artwork will be determined at the time of Site Plan and reviewed for comment by the Art Review Panel 
under the Public Art Guidelines. The Applicant is exploring either a permanent, interactive sculptural piece 
within the plaza or a mural on the “exposed” parking garages (either at the east end of the Phase One 
residential garage or on the southern elevation of the Phase Two garage).  
 
Accordingly, the Applicant is seeking 7.5 points from this category. The final design, location, and details of 
the art will be finalized at the time of Site Plan and must be reviewed by the Art Review Panel under the 
Public Art Guidelines. 
 
Public Open Space 
The Project provides significant improvements to the public open space offerings on-site. The Project 
includes approximately 15,900 square feet of public use space, in accordance with the requirements of 
Section 59-C-15.73 of the Zoning Ordinance. In addition to the public use space, the Project provides an 
approximately 7,400-square foot public plaza at the intersection of Rockville Pike and Executive Boulevard. 
The plaza is easily accessible and visible from Rockville Pike. This public plaza will provide a dynamic public 
open space, activated by the surrounding retail, to serve the surrounding community. 
 
(P/N)*100 
P (public open space) = 7,400 
N (net lot area) = 158,586 
(7,400/158,586)*100 = 4.67 points 
 
Exceptional Design 
The Project will provide exceptional architectural design that will positively contribute to the walkable urban 
core envisioned in the Sector Plan. The building architecture will be further refined at time of Site Plan but is 
anticipated to meet the exceptional design criteria below and the Applicant requests 10 points. 
 

• Provide innovative solutions in response to the immediate context 
 

The Project will contribute to the connected street grid envisioned for White Flint through the 
extension of the Paseo into the center of the Project, which intersects with a new, cross-block private 
street connecting Woodglen Drive with Rockville Pike.  

 
The Project proposes a compact building design with contextual massing. All proposed buildings will 
align to the new and existing street grid to provide a continuous street facade and, to the extent 
possible, will line the streets with uses intended to enhance and enliven pedestrian activity. The 
highest densities, along Executive Boulevard, are designed to complement the existing densities at 
NoBe I. The two towers proposed in Phase Two have been designed to create a strong urban 
expression that matches that of NoBe I, while also providing a transition to the residential 
neighborhoods west of Woodglen Drive. The mid-rise, mixed-use building on the northern portion of 
the Property will line the new east-west private street with retail/restaurant activity at the ground 
floor and create the north boundary of the plaza. This mid-rise building will provide some boundary 
relief for the plaza allowing more light and air, as well as a more varied sense of space, from within 
the plaza.  
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• Create a sense of place that serves as a landmark  

 
The Project will turn a collection of low-rise, out-of-date commercial buildings and a maze of parking 
lots into a neighborhood destination. The public plaza centrally located within an organized street grid 
is planned to be the main feature for the Project and for the surrounding area. The connections made 
by the additions to the street grid will allow for residents from the surrounding areas to safely access 
this new amenity and the events that will likely take place therein – creating an activated central 
destination.  

 
• Enhance the public realm in a distinct and original manner  

 
The public plaza will serve as a centerpiece to the Project. It will be easily accessed by many routes 
due to the integrated street grid. It has been designed to provide outdoor dining for the adjacent 
restaurants, as well as public seating opportunities to promote public gatherings. The adjacent retail 
building and landscaping have been strategically designed to create a protected area – a shaded green 
respite from the urban landscape along Rockville Pike. The stormwater management bio-retention 
planters that surround the plaza not only collect stormwater runoff but also include green plantings 
and urban green-scape habitat for birds and other creatures.  

 
The Paseo will be designed as a connector street lined with trees, sidewalks and special paving, that 
can become an extension of the plaza that includes the sidewalk to the west. This additional area 
augments the 7,400 square feet of open space by at least 25% and allows for larger single day events 
like a farmer’s market, a craft fair or a festival with live music. It would be possible to close the eastern 
half of the new, east-west private street along with the Paseo without disturbing the service and 
parking access to all the permanent occupants of the Property. And, with those closures, the area fully 
engages the heart of the Property, including the pedestrian realm along the eastern side of Rockville 
Pike, to create a synergy of activity and place that would be unique to the area.  
 
Large windows, balconies and terraces will overlook the plaza providing layers of interest and activity. 
A sense of quality will be transmitted by the use of durable materials especially at the areas that can 
be touched along the pedestrian walkways. Details and scaling elements like bay projections, inset 
terraces, material changes and horizontal differentiation between different uses will be used to add 
interest to the street wall. Tall building elements will utilize strategies designed to break down the 
mass and reduce the apparent length of the façades. These details will be developed further during 
the Site Plan approval process.  

 
• Introduces materials, forms, or building methods unique to the immediate vicinity or applied in a 

unique way;  
 

The buildings and building heights have been strategically laid out throughout the Property to 
enhance the pedestrian environment and public plaza, promote a compatible transition to the 
surrounding uses, and also create the urban expression envisioned for the Property in the Sector Plan. 
The specialty retail building at the intersection of Rockville Pike and Executive Boulevard has been 
designed to activate and engage the plaza through human-scaled design, while simultaneously 
providing a protected area that, in combination with the landscaping, is shielded from the noise and 
traffic along Rockville Pike. The seven-story mixed-use building on the northern portion of the 
Property will provide active ground floor uses that will engage and activate the internal east-west 
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street and introduce a mid-rise building type. Phase Two will provide a two-tower high-rise building 
that has been designed to complement the heights and densities of the NoBe I development to the 
south and also provide a compatible transition to the residential neighborhoods to the west of 
Woodglen Drive. 

 
• Designing compact, infill development so living, working and shopping environments are more 

pleasurable and desirable on a site. 
 
The Project will substantially improve the pedestrian environment and experience. An important 
component of the proposed improvements is the proposed public plaza and adjacent Paseo. With the 
Paseo, the plaza completes the pedestrian realm initiated to the south at NoBe I. It provides a natural 
visual terminus in the architecture, and a meaningful destination in the plaza. The shade trees, the 
native plantings in the bio-retention system, and the human-scaled single-story retail building within 
and around the plaza provide the necessary elements of respite from Rockville Pike. In addition, the 
secondary street grid provides an important, smaller scaled set of access points and corridors that 
allow for safer travel to and through the site.  

 
At full build-out, all of the private and public parking will be largely concealed from view in two 
structured garages that will be easily accessible from the public realm. Exposed garage elevations will 
be concealed by architectural screening and/or a public mural installation.  

 
• Integrates low-impact development methods into the overall design of the site and building beyond 

green building and site requirements  
 

The Project will result in significant improvements to the treatment of stormwater management on-
site. There are no known stormwater management facilities located throughout much of the Property 
(with the exception of the green roof on the 11333 Woodglen Drive office building), and drainage 
flows from rooftops and parking areas directly into the storm drain system unabated. The Project will 
include an approximately 8-inch green roof in Phase Two, spread across up to 25% of the roof, 
significantly reducing impervious cover and providing microclimate cooling and pollinator benefits. In 
addition to the proposed green roof, micro-bioretention facilities are proposed to treat the 
stormwater runoff from the remaining roof area not being treated by green roof. The streetscape 
design also incorporates a variety of plant material slowing, filtering, and infiltrating additional runoff. 
In combination, the planting and stormwater facility design will act as an integrated system lowering 
the impact of development and will substantially improve water quality. 

   
Protection and Enhancement of the Natural Environment  
 
BLTs 
The Applicant will purchase Building Lot Termination easements, or make an equivalent payment to the 
Agricultural Land Preservation Fund, in an amount equal to 5 percent of the incentive density floor area. 
Based on the density proposed by this Sketch Plan (up to 740,528 square feet) the Applicant would be 
required to purchase 1.61 BLTs, based on the following calculation:  
 
- 740,528 square feet total development proposed – 95,962.5 square feet base density = 644,565.5 square 
feet of incentive density  

- 644,565.5 square feet x 0.05 = 32,228.275/20,000 = 1.61 BLTs  
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The Applicant is seeking 5 points from this category. The BLTs will be phased with the overall development. 

 
Vegetated Roof  
The Project will provide a vegetated roof with a soil depth of 8 inches, covering at least 33% of the Phase 
Two building roof. Per the Incentive Density Guidelines, points may be pro-rated per building for multi-
building developments. The Phase Two roof area accounts for approximately 44% of the overall enclosed 
building roof area (e.g. 87,500 sf) within the Project. However, the Applicant is seeking additional points for 
providing a greater soil depth. As such, the Application is seeking 7.5 points from this category. 
 
Cool Roof  
Staff recommends that the Applicant pursue up to 10 points for constructing any roof area that is not covered 
by a vegetated roof with a minimum solar reflectance index (SRI) of 75 for roofs with a slope at or below a 
ratio of 2:12, and a minimum SRI of 25 for slopes above 2:12. 

 
6. Establish a feasible and appropriate provisional phasing plan for all structures uses, rights-of-way, sidewalks, 

dedications, public benefits, and future preliminary and site plan applications; 
 

The proposed project will be built in two phases, with a logical sequence for provision of uses, right-of-way 
dedications and construction of public and private sidewalks. Further, some of the major public amenities, 
including the urban plaza along Rockville Pike, will be provided with the first phase of development. 
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Table 3: Phased Public Benefit Points 

Public Benefit 
  

Incentive Density Points 

Total Phase One Phase Two 

59-C-15.851 
Major Public Facilities  

  

Off-site bike lane improvements 2.8 2.8 0 
59-C-15.852  
Transit Proximity   

  

Within ¼ and ½ mile of a Level 1 Transit 
Stop 36.88 18.44 18.44 
59-C-15.853                       
Connectivity and Mobility   

  

     Neighborhood Services 7.5 3.75 3.75 
     Minimum Parking 8.14 4.0 4.14 
     Way-Finding 5 5 0 

59-C-15.855                       
Quality of Building and Site Design   

  

     Structured Parking 9.93 4.5 5.43 
     Public Art 7.5 7.5 0 
     Public Open Space 4.67 4.67 0 
     Exceptional Design 10 4 6 

59-C-15.853                       
Protection & Enhancement of the 
Natural Environment   

  

     Building Lot Terminations 5 2.5 2.5 
     Vegetated Roof 7.5 0 7.5 

Cool Roof 10 5 5 
TOTAL 114.92 62.16 52.76 
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SECTION 5: PRELIMINARY PLAN FINDINGS 
 
The proposed Preliminary Plan Amendment was reviewed for compliance with Chapter 50 of the Montgomery 
County Code. It meets the required findings as follows: 
 
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 proposed Preliminary Plan Amendment will create five lots and three parcels for private streets. The 
application meets the requirement and standards of all applicable sections of Chapter 50 of the Montgomery 
County Code, the Subdivision Regulations.  With the proposed improvements, access and public facilities will 
be adequate to support the proposed lots, density, and use. The size, width, shape, and orientation of the 
proposed lots are appropriate for this type of mixed-use subdivision with internal private streets. Staff has 
also reviewed the proposed subdivision for compliance with the dimensional requirements of the CR3.0 C1.5 
R2.5 H150 and CR4.0 C3.5 R3.5 H300 Zones as specified in the Zoning Ordinance in effect prior to October 
30, 2014. The proposed development meets all dimensional requirements of those zones, as detailed in Table 
1.  

 
2. The Preliminary Plan substantially conforms to the Master Plan or Urban Renewal Plan 

 
As discussed on page 23 of this report, the Preliminary Plan Amendment substantially conforms with the 
2010 White Flint Sector Plan. 
 

3. Public facilities will be adequate to support and serve the area of the subdivision: 
 
Based on the Planning Board approval of Preliminary Plan 12012006A, by Resolution MCPB No. 15-101 on 
February 12, 2015, and subsequent extensions granted by the County Council in 2015 and 2020, the prior 
Adequate Public Facilities determination is valid until March 12, 2026. Except as modified below, the previous 
finding of Adequate Public Facilities remains in full force and effect and is not impacted by the Amendment. 
 
Vehicular Circulation and Access Points 
The Site has frontage on Rockville Pike on the east, Executive Boulevard on the south, Woodglen Drive on 
the west, and Nicholson Lane on the north. Pedestrian access to the Site will be from the established sidewalk 
network along each of the four public roads, which will be enhanced by streetscape improvements along 
each of the Property frontages, consistent with recommended streetscape standards within the 2010 White 
Flint Sector Plan. The Applicant proposes to construct a planned local street connection, identified within the 
Sector Plan, from Executive Boulevard to Woodglen Drive. The new local east-to-west street connection will 
create a T-intersection with the Paseo Drive extension and provide all access into the internal circulation for 
parking and loading for the existing and proposed mixed-use complex. The new private local street will also 
connect to Rockville Pike. 
 
A new vehicular access point is proposed to be built along Executive Boulevard as a means of extending Paseo 
Drive, northwards from North Bethesda Market. Out of the two existing vehicular access points into the site 
from Rockville Pike, one will be removed. The existing curb cut on Woodglen Drive, currently providing 
driveway access to the office structure, is proposed to remain. Finally, the existing driveway from Nicholson 
Lane is proposed to be removed.  
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Each proposed mixed-use structure features its own respective loading and garage entrances, providing 
ingress and egress to each respective garage. Loading access will be provided from the proposed loading 
docks, displayed on the truck loading zone turning exhibits. No parking and loading access will occur directly 
from the Rockville Pike, Nicholson Lane, or Woodglen Drive. The loading dock in the first phase mixed-use 
building is intended to primarily serve residents moving in and out of the building. The east-to-west private 
street will also service the temporary surface parking area as indicated in phase one. Commercial truck 
deliveries will be limited to access through the private local street, and vehicular/loading turning movements 
are displayed on the submitted truck turning exhibits. Likewise, all trash collection will occur from the 
proposed loading dock areas as well. 

 
Existing and Planned Transit Service 
The immediate area is well served by transit that includes Ride On, Metrorail, and Metrobus within walking 
distance to the site. The Ride On 5 and 46 routes provide service between the Twinbrook, White Flint, 
Rockville, Grosvenor-Strathmore, and Silver Spring Metro stations; downtown Rockville; the Pike District; 
Kensington; and downtown Silver Spring.  
 
Additionally, the future MD 355 Bus Rapid Transit route is planned along Rockville Pike, with planned stations 
identified at the White Flint Metrorail Station and the Rockville Pike-Security Lane intersection. The proposed 
mixed-use, high density development meets the intent of the NoBe District identified in the Sector Plan, 
furthering the vision for developing urban, walkable communities in close proximity to existing and planned 
transit networks.  
 
Pedestrian and Bicycle Facilities 
As a means to address needed pedestrian upgrades in the sidewalk network envisioned in the White Flint 
Sector Plan, Staff and the Applicant have coordinated to enhance sidewalk infrastructure along each 
respective street frontage, with added care given to the Rockville Pike frontage. Along the Rockville Pike 
Property frontage, the Applicant proposes to construct a wider sidewalk and two-way separated bikeway, 
both with shaded buffering from the street, consistent with guidance within the Sector Plan and the draft 
Complete Streets Design Guide. By implementing the envisioned redevelopment of Rockville Pike into an 
urban boulevard, the improvement will help foster a more comfortable space for people walking and 
bicycling parallel to the future Bus Rapid Transit route.  
 
Likewise, the Applicant is committed to upgrading the Property’s frontage with Nicholson Lane, proposing to 
construct a new sidewalk with a wider green panel and one-way separated bikeway to support east-to-west 
connectivity across the Pike District.  
 
Furthermore, the Applicant proposes to construct new sidewalks along Woodglen Drive and Executive 
Boulevard, ensuring safe and comfortable space for people walking, following conclusion of the phase II 
replacement of the existing office building. New crosswalks will be built hand-in-hand with each sidewalk 
and curb ramp reconstruction, providing a high visibility crossing between the mixed-use complex and 
adjacent blocks. New crosswalks and ADA-compliant curb ramps will also be built in the internal east-to-west 
private street and Paseo Drive Extension, that would tie directly with the aforementioned new sidewalk 
connections along the public streets. 
 
A bidirectional separated bikeway was recently built along the opposite frontage of Woodglen Drive. The 
existing bicycle facilities will not be affected as part of this request.  
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Master-Planned Roadways, Bikeways, and Transitways 
The segment of Rockville Pike between Nicholson Lane and Executive Boulevard is classified as M-6, a major 
highway with planned Bus Rapid Transit service. The segment is currently 120-feet wide and planned to be 
162-feet wide with six (6) divided travel lanes and two (2) bus-only lanes. A public right-of-way dedication to 
meet this requirement was completed from the previous approved preliminary plan (120120060). The MD 
355 South Bus Rapid Transit service is planned to travel in dedicated transit lanes along this portion of its 
overall route. As indicated in Figure 11, the Rockville Pike property frontage will be enhanced with a 10-foot 
sidewalk, 10-foot bidirectional bikeway, and 8-foot green panel in accordance with the Downtown Boulevard 
streetscape requirements in the draft Complete Streets Design Guide. 
 

 
Figure 11: Rockville Pike Section 

 
Nicholson Lane is designated as an arterial, A-69, with a recommended 90-foot right-of-way, and 
recommended separated one-way bicycle lanes along both sides of the roadway. The Applicant proposes to 
dedicate nine-feet along the property frontage to meet the 45-foot right-of-way requirement from 
centerline. As indicated in Figure 12, the Applicant proposes to reconstruct the curb as a means of 
accommodating a wider sidewalk, green panels, and one-way separated bicycle lane. Existing utility poles 
will be maintained in the buffer between the bicycle lane and sidewalk to preserve clear paths of travel. 
 

 
Figure 12: Nicholson Lane Section 

 
Woodglen Drive is designated as a Business Street, B-3, with a recommended 70-foot right-of-way, and 
existing separated two-way bicycle lanes along the west side of the street.  The roadway is 70-feet wide, 
which meets the right-of-way requirement outlined in the Master Plan of Highways and Transitways. The 
Applicant proposes to construct a new ten-foot sidewalk and six-foot green panel that meets the 
requirement of the Downtown Street standard per the draft Complete Streets Design Guide. A portion of the 



37 
 

streetscape is proposed to remain in its current state until the existing office structure is replaced as part of 
the second phase of the development. 
 
Executive Boulevard is designated as an arterial, B-7, with a recommended 90-foot right-of-way, and 
recommended separated on-way bicycle lanes.  The applicant proposes to dedicate 3.5-feet along the 
property frontage to meet the 40-foot right-of-way requirement from centerline. The Applicant proposes to 
maintain the existing eight-foot sidewalk and 5.5-foot green panel that meets the requirement of the 
Downtown Street standard per the draft Complete Streets Design Guide. There is an existing Declaration of 
Covenants for Future Dedication along Executive Boulevard, recorded among the Land Records of 
Montgomery County, Maryland at Liber 34683 Folio 165. Given the existing site improvements located within 
the future dedication area, which will remain as part of Phase One, the Applicant is seeking to retain this 
approved Covenant for future dedication with these Amendments. The right-of-way for Executive Boulevard 
will be dedicated in connection with the construction of the Phase Two building.  
 
The Applicant is seeking reconfirmation of the Planning Board’s previous approval to defer dedication for the 
right-of-way located at the intersection of Executive Boulevard and Woodglen Drive. The existing 11333 
Woodglen Drive building sits along Executive Boulevard and Woodglen Drive and a portion of the building, 
together with the entrance feature to the restaurant space, is located within the area that would be 
dedicated to the County for the truncation at this intersection. As part of the original Preliminary Plan 
approval, MCDOT accepted an arrangement whereby the Applicant would enter into an Easement for Future 
Dedication for a portion of the truncation area, such area to be dedicated when the 11333 Woodglen Drive 
building was removed and redeveloped in proposed Phase 2.  
 
The Applicant is requesting that MCDOT (i) support a reduced width truncation for this location or (ii) accept 
an Easement for Future Dedication as was agreed to for the original approval but for the entire truncation 
area and defer dedication until such time as the 11333 building is removed and redeveloped, in connection 
with Phase Two. Sight distance is not an issue at this location as the intersection contains a 4-way stop. Thus, 
a reduced-width truncation or deferring the timing of public right-of-way dedication will not harm the public 
or result in an unsafe condition. Staff and MCDOT support the request to defer dedication of the truncation 
area until Phase II. 

 
Private Roads  
Staff supports the Project’s internal road network. The classification of the internal streets as private roads 
is consistent with the Sector Plan, which recognized that the finer grained system of local connections (and 
even some Business District Streets) could be provided as private streets (Pages 50, 52). The private 
classification also will allow for the creation of a "shared street" on the Paseo, which includes enhanced 
pavement and pedestrian friendly features. The Paseo has been designed to function as an extension of the 
adjacent plaza for special events, when closed to vehicular traffic (the exact design of which will be finalized 
at the time of Site Plan). This is an integral element of the Plan that was part of the prior approvals. 
Importantly, the proposed streets will provide an extension of the Paseo that was provided by the NoBe I 
development to the south (also a private road). This is an important goal in the Sector Plan that this Project 
continues to achieve. 
 
Section 50-4.3.E.4.a states that although "the creation of public roads is preferred, an Applicant may justify 
the use of a private road based upon [certain] criteria." The Paseo, running between Executive Boulevard 
and the proposed east-west internal street, has been designed as a shared street that will provide for efficient 
vehicular circulation but at a pace that is calmed to ensure pedestrian safety.  
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Specifically, the Paseo is proposed as a 56-foot-wide private right-of-way that will have 10' wide travel lanes 
in either direction and sidewalks on both sides. The Paseo will be lined by ground floor retail on both sides 
(with full build-out of the Project) and abuts the public plaza - as mentioned above, the Paseo has been 
designed to permit closure so as to function as an extension of the plaza for special events. The character 
and design of the Paseo as a private street is critical to the success of the overall Project. The proposed 
"shared street" could not be accomplished if the Paseo were a public road, as the following design elements 
do not meet public road standards: 
 

• Grading & Paving. Specialty paving is proposed for the Paseo to match or be similar to the materials 
used on the existing Paseo to the south in NoBe I to create a pedestrian friendly woonerf. 

• Cross-Section. 
 
The east-west internal private street, connecting Rockville Pike and Woodglen Drive will similarly be classified 
as a private road, to ensure the Project does not create a segmented road ownership pattern. In all other 
respects, the proposed private roads will meet public standards. Specifically, the private roads will be platted 
in a separate parcel and will satisfy the following construction standards: 
 

• Secondary Residential Street Standard Pavement Section (for east-west internal private street) 
• Secondary Residential Street Standard Pavement Width as modified for Complete Streets 

proscribed travel lane widths of 10.5 feet 
• Secondary Standard Curb Type 
• Secondary Standard Design Speed, Maximum Grade, and Minimum Radius 

 
MCDOT has determined that the proposed road is not needed to maintain area circulation, provide 
continuous corridors to serve the general public and quasi-public needs such as communication, utility, and 
future potential transportation or other systemic needs that serve the public on a long-term basis, and is not 
needed to be part of the network modeled for area capacity. Additionally, the private roads have been 
designed to ensure fire and rescue vehicles can be safely accommodated, in terms of width, load capacity, 
and adequate turning radius. 
 
Transportation Demand Management 
As a project within the North Bethesda Transportation Management District (TMD) that is greater than 
40,000 square feet of gross floor area, the development is required to develop a Level 3 Results 
Transportation Demand Management (TDM) Plan with the Planning Board and MCDOT to participate in the 
North Bethesda TMD. Specific details of the agreement will be determined at Site Plan. 

 
The Preliminary Plan application satisfies the Adequate Public Facilities Ordinance. 

 
4. All Forest Conservation Law, Chapter 22A requirements are satisfied. 

 
Environmental Guidelines 
A Natural Resources Inventory/Forest Stand Delineation (NRI/FSD) was approved by Planning staff on August 
9, 2010.  The site contains no streams or stream buffers, wetlands or wetland buffers, 100-year floodplains, 
hydraulically-adjacent steep slopes, or known occurrences of Rare, Threatened and Endangered species.  The 
property lies within the Lower Rock Creek watershed, which is a Maryland Use Class I stream.  The site does 
not lie within a Special Protection Area.  The plan as submitted is in conformance with the Planning 
Department’s Environmental Guidelines. 
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Forest Conservation 
This site has previously approved Preliminary (120120060 and 12012006A) and Final Forest Conservation 
Plans (820120040 and 82012004A).  However, the previously approved Preliminary Plans and Site Plans have 
changed dramatically with this application.  There have also been changes to the approved Limits of 
Disturbance (LOD).  This plan application includes an amended Preliminary Forest Conservation Plan that 
reflects the new site layout and LOD.  The Net Tract Area for this plan is 4.31 acres, including off-site 
disturbance.  The property contains no forest, and there are no significant, specimen or champion trees on 
the site.  The Net Tract Area and land use category results in an afforestation requirement of 0.65 acres.  No 
variance approval is needed.  The Applicant proposes to fulfill their planting requirement through off-site 
forest banking or payment of a fee-in-lieu of planting.  Determination of the final mitigation method will be 
made at the time of the amended Final Forest Conservation Plan submission, and is dependent on the 
availability of off-site banking.  The plan as submitted is in compliance with Chapter 22A, Forest Conservation. 
 
Noise 
The Applicant will be required to submit a noise study and incorporate recommendations from the analysis 
of noise impacts to ensure that the noise levels of residential units and the exterior public use spaces comply 
with the Planning Department’s Noise Guidelines.  

 
5. All stormwater management, water quality plan, and floodplain requirements of Chapter 19 are satisfied. 

 
The Montgomery County Department of Permitting Services (MCDPS) approved a stormwater management 
concept plan on August 31, 2011 and reconfirmed it in a letter dated April 28, 2021.  The proposed project 
meets stormwater management requirements through a variety of Environmental Site Design techniques, 
including the use of green roofs and micro-biofilters.  Runoff not treated in these facilities will be treated in 
proprietary underground filter systems before being discharged to the existing storm drain system. 

 
6. Any burial site of which the applicant has actual notice or constructive notice or that is included in the 

Montgomery County Inventory and located within the subdivision boundary is approved under Subsection 50-
4.3. 

 
Not applicable; there are no known burial sites on the Property. 

 
7. Any other applicable provisions specific to the property and necessary for approval of the subdivision is 

satisfied. 
 
Not applicable. 

 
 
SECTION 6: CONCLUSION 
 
Based on the analysis contained in this report and subject to the conditions recommended at the beginning of this 
report, Staff concludes that the proposed Project complies with all the applicable requirements of Chapters 50 
and 59 of the Montgomery County Code. The Project is consistent with the vision and objectives of the White Flint 
Sector Plan and the existing and proposed infrastructure is appropriate to support the uses and densities proposed 
for the Site. 
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• MONTGOMERY COUNTY PLANNING BOARD 
THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

MCPB No. 15-009 
Sketch Plan Amendment No. 32011003A 
North Bethesda Market 11 
Date of Hearing: January 15, 2015 

RESOLUTION 

FEB l 2 2015 

WHEREAS, under Montgomery County Code Section 59-7.1.2, the Montgomery 
County Planning Board is authorized to review sketch plan applications; and 

WHEREAS, under Section 59-7.7.1.B of the Zoning Ordinance, this sketch plan 
is being reviewed under the procedures and standards of the Zoning Ordinance in effect 
on October 29, 2014; and 

WHEREAS, on August 12, 2011, by Corrected Resolution MCPB No. 11-07, the 
Planning Board approved Sketch Plan No. 320110030 for a multi-building mixed-use 
development with a maximum total density of 740,528 square feet, including a 
maximum of 368,000 square feet of non-residential development; a maximum height of 
300 feet in the CR4.0 C3.5 R3.5 H300 Zone and 150 feet in the CR3.0 C1.5 R2.5 H150 
Zone; the general location and extent of public use space; and a total of 150 percentage 
points for public benefits from the Transit Proximity, Connectivity, Diversity, Design, and 
Environment incentive categories, on 4.41 acres of CR-4.0 C3.5 R3.5 H300 and CR3.0 
C1.5 R2.5 H150 zoned-land, located on the west side of Rockville Pike between 
Nicholson Land and Executive Boulevard ("Subject Property") in the White Flint Sector 
Plan ("Sector Plan"); and 

WHEREAS, on August 26, 2014, The JBG Companies ("Applicant"), filed an 
application for approval to amend the previously approved sketch plan to allow the 
Applicant to build the development in three phases instead of one; reallocate 100,000 
square feet of the approved non-residential floor area to residential density; and add an 
option to not build a residential building; and 

WHEREAS, the Applicant's sketch plan amendment application was designated 
Sketch Plan Amendment No. 32011003A, North Bethesda Market II ("Sketch Plan" or 
"Application"); and 

WHEREAS, following review and analysis of the Application by Planning Board 
staff ("Staff') and other governmental agencies, Staff issued a memorandum to the 
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MONTGOMERY COUNTY PLANNING BOARD 
THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

MCPB No. 12�30 
Preliminary Plan No. 120120060 
North Bethesda Market II 
Date of Hearing: March 1, 2012 

RESOLUTION 

WHEREAS, pursuant to Montgomery County Code Chapter 50, the Montgomery 
County Planning Board ("Planning Board" or "Board") is vested with the authority to 
review preliminary plan applications; and 

WHEREAS, on August 12, 2011, the Planning Board approved Sketch Plan No. 
320110030 ("Sketch Plan") establishing several binding elements, including a maximum 
density of 740,528 square feet of total development including a maximum of 368,000 
square feet of non-residential development, and 392,000 square feet of residential 
development on 4.41 acres (gross) of land split-zoned CR3 C1 .5 R2.5 H 150 and qR4 
C3.5 R3.5 H300, located in the southeast quadrant of the intersection of Nicholson Lane 
and Woodglen Drive ("Property" or "Subject Property") in the White Flint Sector Plan 
("Sector Plan") area; and 

WHEREAS, on August 24, 2011, JBG/Nicholson Lane East, LLC ("Applicant"), 
filed an application for approval of a preliminary plan for one lot; and 

WHEREAS, Applicant's preliminary plan application was designated Preliminary 
Plan No. 120120060, North Bethesda Market II ("Preliminary Plan" or "Application"); and 

WHEREAS, following review and analysis of the Application by Planning Board 
staff ("Staff'') and the staff of other governmental agencies, Staff issued a memorandum 
to the Planning Board, dated February 17, 2012, setting forth its analysis and 
recommendation for approval of the Application, subject to certain conditions ("Staff 
Report" or "Report"); and 

WHEREAS, on March 1, 2012, the Planning Board held a public hearing on the 
Application (the "Hearing"); and 
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• MONTGOMERY COUNTY PLANNING BOARD
THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

MCPB No. 15-010 
Preliminary Plan No. 12012006A 
North Bethesda Market II 
Date of Hearing: January 15, 2015 

.EEB 1 2 2015 

RESOLUTION 

WHEREAS, under Montgomery County Code Chapter 50, the Montgomery 
County Planning Board is authorized to review preliminary plan applications; and 

WHEREAS, on April 9, 2012, the Planning Board, by Resolution MCPB No. 12- 
30, approved Preliminary Plan No. 120120060, creating one lot on 4.41 acres (gross) of 
land split-zoned CR3.0 C1 .5 R2.5 H150 and CR4.0 C3.5 R3.5 H300, located in the 
southeast quadrant of the intersection of Nicholson Land and Woodglen Drive ("Subject 
Property"), in the White Flint Sector Plan ("Sector Plan") area; and 

WHEREAS, on August 26, 2014, The JBG Companies ("Applicant") filed an 
application for approval to amend the previously approved preliminary plan to allow the 
Applicant to create five lots and three private street parcels for a maximum of 740,528 
square feet of development, including up to 268,000 square feet of non-residential uses 
and up to 492,000 square feet of residential uses, including a minimum of 12.5% 
MPDUs; and 

WHEREAS, Applicant's application to amend the preliminary plan was 
designated Preliminary Plan Amendment No. 12012006A, North Bethesda Market II 
("Preliminary Plan," "Amendment," or "Application"); and 

WHEREAS, following review and analysis of the Application by Planning Board 
staff ("Staff') and other governmental agencies, Staff issued a memorandum to the 
Planning Board, dated January 5, 2015, setting forth its analysis and recommendation 
for approval of the Application subject to certain conditions ("Staff Report"); and 

WHEREAS, on January 15, 2015, the Planning Board held a public hearing on 
the Application, and at the hearing the Planning Board heard testimony and received 
evidence regarding the Application; and 

WHEREAS, on January 15, 2015, the Planning Board voted to approve the 
Application subject to certain conditions, on motion of Commissioner Presley, seconded 
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DEPARTMENT OF TRANSPORTATION 

 

 
                                              

Office of the Director 

101 Monroe Street 10th Floor ꞏ Rockville Maryland 20850 ꞏ 240-777-7170 ꞏ 240-777-7178 FAX 
www.montgomerycountymd.gov 

Located one block west of the Rockville Metro Station 
 
 

Marc Elrich  Christopher R. Conklin 
County Executive  Director 

 

 
June 25, 2021 

 
 

Ms. Emily Tettelbaum, Planner Coordinator 

MidCounty Planning Division 

The Maryland-National Capital 

Park & Planning Commission 

2425 Reedie Dr 

Wheaton, MD  20902 

 

RE: Preliminary Plan No. 1212006B 

 Sketch Plan No. 32011003B 

 North Bethesda Market II 

  

Dear Ms. Tettelbaum: 

    

 

This letter replaces prior MCDOT’s Preliminary Plan Letters dated February 3, 2012 and October 

30, 2014.  

We have completed our review of the preliminary and sketch plans uploaded to eplans on May 26, 

2021. A previous plan was reviewed by the Development Review Committee at its April 27, 2021 meeting. 

We recommend approval of the plan subject to the following comments:  

All Planning Board Opinions relating to this plan or any subsequent revision, project plans or site 

plans should be submitted to the Department of Permitting Services (DPS) in the package for record plats, 

storm drain, grading or paving plans, or application for access permit.  Include this letter and all other 

correspondence from this department.  

Significant Plan Review Comments 

1. Rockville Pike (MD 355) is classified as a Major Highway (M-6) with 6 divided lanes and 2 proposed 

lanes for transit  and a 162-ft minimum right-of-way (ROW). Additional dedication is not required.  
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The applicant shall be responsible to construct a minimum 10-foot wide separated bike lanes along 

their street frontage per the Bicycle Master Plan. The certified preliminary plan shall reflect the 

following proposed frontage improvements from the edge of existing curb of the road to the subject 

property line: 

 6-foot street buffer in the ROW 

 10-foot separated bike lane in the ROW 

 10-foot sidewalk in the ROW. 

We defer to MDSHA for all other access and improvements to Rockville Pike (MD 355). 

2. Nicholson Lane is classified as an Arterial (A-69) with 4 existing lanes and a right-of-way (ROW) of 

90-feet. We recommend the applicant dedicate 9-feet to conform to the master plan.   

The applicant shall be responsible to construct a minimum 6-foot wide sidepath along their street 

frontage per the Bicycle Master Plan. The certified preliminary plan shall reflect the following 

proposed frontage improvements from the edge of existing eastbound travel lanes of the road to 

the subject property line: 

 Two, 10-foot traffic lane in the ROW 

 One, 10.5 traffic lane in the ROW 

 3-foot street buffer in the ROW 

 6-foot sidepath in the ROW 

 5-foot lawn panel in the ROW 

 8-foot sidewalk in the ROW 

3. Woodglen Drive is classified as a Business District Street (B-3), with 2 lanes and 70-ft right-of-way 

(ROW). The existing right-of-way on Woodglen Drive per plat #24837 is 85-feet. Thus, additional 

dedication is not required.  

The certified preliminary plan shall reflect the following proposed frontage improvements from the 

edge of existing curb of the road to the subject property line: 

 6-foot street buffer in the ROW 

 10-foot sidewalk in the ROW. 

4. Executive Boulevard is classified as a Business District Street (B-7), with 4 lanes and 80-ft right-of-

way (ROW). We recommend the applicant dedicate 3.5-feet to conform to the master plan.   
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5. Dedication for the right-of-way truncation area at the intersection of Executive Boulevard and 

Woodglen Drive may be done by plat at Phase 2 if at that point, it is platted as well. Otherwise, a 

deed of dedication can be utilized. 

6. MCDOT accepts an Easement for Future Dedication for the right-of-way truncation area at the 

intersection of Executive Boulevard and Woodglen Drive  

7. defer dedication until such time as the 11333 building is removed and redeveloped, in connection 

with Phase Two. Dedication might be waved  

8. We defer to Maryland State Highway (MDSHA) for any improvements along Rockville Pike (MD 

355) with the exception of the proposed separated bike lanes. 

9. Private common driveways and private streets shall be determined through the subdivision process 

as part of the Planning Board’s approval of a preliminary plan.  The composition, typical section, 

horizontal alignment, profile, and drainage characteristics of private common driveways and private 

streets, beyond the public right-of-way, shall be approved by the Planning Board during their review 

of the preliminary plan. 

10. Sight Distance:  

a. Executive Boulevard and Woodglen Dr: A copy of the accepted Sight Distances Evaluation 

certification form is enclosed for your information and reference. The applicant is 

responsible to ensure sight distance during tree planting.  

b. Rockville Pike (MD 355): We defer to MDSHA for sight distance acceptance for proposed 

access.   

11. Storm Drain Study: The county-maintained storm drain analysis was reviewed and is acceptable 

to MCDOT.  No improvements are needed to the downstream public storm drain system for this 

plan. We defer to MDSHA for storm drain study along Rockville Pike (MD 355): 

Standard Comments 

1. Design all access points and alleys to be at-grade with sidewalk, dropping down to street level 

between the sidewalk and roadway. This also applies to locations internal to the site.  

2. Must follow White Flint Urban Design Guidelines. 
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3. Project falls within the Special Taxing District. For the portion of property that is in the White Flint 

Special Taxing District, pay the tax per Montgomery County Code Chapter 68C. 

4. Forest Conservation Easements are NOT ALLOWED to overlap any easement.   

5. Provide a minimum 6 ft continuous clear pathway (no grates) along all public streets. 

6. If the proposed development will alter any existing streetlights, replacement of signing, and/or 

pavement markings, please contact Mr. Dan Sanayi of our Traffic Engineering Design and 

Operations Section at (240) 777-2190 for proper executing procedures.  All costs associated with 

such relocations shall be the responsibility of the applicant. 

7. Upgrade pedestrian facilities at intersections along the site frontage and at adjacent intersections 

to comply with current ADA standards. 

8. Ensure curve radii are as small as practicable to accommodate target design vehicles without 

intrusion into bicycle or pedestrian travelways. In BPPAs and Urban Areas: curve radii must be 15 

ft or less. This includes locations internal to the site. 

9. No steps, stoops, balconies or retaining walls for the development are allowed in county right-of-

way. No door swings into county ROW. 

10. Ensure adequate corner truncation, noting master planned protected intersections. If Planning Staff 

oppose truncation, see if obtaining truncation in an easement may be an acceptable alternative. 

Truncation is important for ensuring adequate intersection design for signal infrastructure, 

protected intersections, ADA design, and sight distances. 

11. The owner will be required to submit a recorded covenant for the operation and maintenance of 

any private storm drain systems, and/or open space areas prior to MCDPS approval of the record 

plat. The deed reference for this document is to be provided on the record plat. 

12. Relocation of utilities along existing roads to accommodate the required roadway improvements 

shall be the responsibility of the applicant. 

13. Trees in the County rights of way – spacing and species to be in accordance with the applicable 

MCDOT standards.  Tree planning within the public right of way must be coordinated with DPS 

Right-of-Way Plan Review Section.  

1. Transportation Demand Management: At Concept Plan, the applicant should be aware of the TDM 

provisions of County Code Section 42A-26 that will apply to the project. 
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The North Bethesda Market II project will be required to execute a Project-based TDM Results 

Plan. TDM Plan requirements apply to developments located in Transportation Management 

Districts (TMDs). The level of TDM Plan required is determined by the Subdivision Staging Policy 

(SSP) area in which the project is located and the amount of gross square footage. The North 

Bethesda Market II project is located within the following areas: 

 North Bethesda TMD 

 Red Subdivision Staging Policy (SSP) Area  

 White Flint Sector Plan Area (NoBe District) 

Plan Requirements 

An owner or applicant for a development located in a Red Policy Area must submit a Level 3 

Project-based TDM Results Plan for a project with more than 40,000 gross square feet. The NoBe 

II project, located in the Red White Flint Metro Station Policy Area, proposes to develop more than 

40,000 gsf of mixed-use (332,920 gsf). The Level 3 TDM Results Plan must be approved by 

MCDOT and submitted prior to issuance of any building permit by DPS.  

A Level 3 TDM Results Plan requires a commitment by the owner or applicant to achieve a base 

NADMS that is 5% higher than the North Bethesda TMD’s goal, the 50/51 percent NADMS goal for 

the White Flint Sector Plan (50% for employees/51% for residents), and related commuting goals 

at that project. The Level 3 TDM Results Plan must be approved by MCDOT and submitted prior 

to issuance of any building permit by DPS. Level 3 Results plans must include the following:  

 Appointment of a Transportation Coordinator (a person to work with MCDOT and TMD 

representatives to achieve NADMS and other commuting goals).  

 Notification of the Transportation Coordinator’s contact information 

 Access to the Project (owner must provide space on-site by prior arrangement with 

MCDOT or TMD representatives to allow the department to promote TDM). 

 TDM Information (TDM-related information must be displayed in a location(s) visible to 

employees, residents and other project users). 

 Selection of Strategies: The plan must include project-based strategies and demonstrate 

that the plan is achieving the goals established for the project. 

 Additional or Substitution of Strategies: If strategies initially selected by the owner or 

applicant do not result in the project achieving goals by 6 years after final occupancy, 

revisions to the plan or strategies initially selected may be required. 

 Additional Funding: If strategies selected by the owner or applicant do not result in 

achievement of the project goals by 6 years after final occupancy, the Department may 

require increased funding by the owner for existing or new TDM strategies. Additional 
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increases in funding may be required if goals have still not been met within 8 years of final 

occupancy. 

 Conduct independent monitoring to determine if the project is meeting its goals, until the 

goals are achieved. 

14. Permit and bond will be required as a prerequisite to MCDPS approval of the record plat. The 

permit will include, but not necessarily be limited to, the following improvements: 

a. Two-way separated bike lanes, lawn panel, sidewalk, handicap ramps and street trees 

along Rockville Pike (MD 355).  

b. Street grading, paving, curbs and gutters, lawn panel, sidepath, sidewalk,handicap ramps, 

storm drainage and appurtenances, and street trees along Nicholson Lane. 

c. Lawn panel, sidewalk, handicap ramps, and street trees along Woodglen Drive. 

d. Permanent monuments and property line markers, as required by Section 50-4.3(G) of the 

Subdivision Regulations. 

e. Erosion and sediment control measures as required by Montgomery County Code 19-

10(02) and on-site stormwater management where applicable shall be provided by the 

Developer (at no cost to the County) at such locations deemed necessary by the 

Department of Permitting Services (DPS) and will comply with their specifications.  Erosion 

and sediment control measures are to be built prior to construction of streets, houses 

and/or site grading and are to remain in operation (including maintenance) as long as 

deemed necessary by the DPS. 

f. Developer shall ensure final and proper completion and installation of all utility lines 
underground, for all new road construction. 

g. Developer shall provide street lights in accordance with the specifications, requirements, 

and standards prescribed by the MCDOT Division of Traffic Engineering and Operations. 

 

 

Thank you for the opportunity to review this preliminary plan.  If you have any questions or comments 

regarding this letter, please contact myself for this project at brenda.pardo@montgomerycountymd.gov or 

at (240) 777-7170. 
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Sincerely, 

Brenda M. Pardo, Engineer III 

Development Review Team 

Office to Transportation Policy 

SharePoint\teams\DOT\Director’s Office\Development Review\Brenda\Preliminary Plan\PP12012006B North Bethesda Market II\12012006B-
NoBE II-DOT Preliminary Plan Letter_6.25.21 

Attachments: Approved Sight Distance Study 

cc:  Correspondence folder FY 2021 

cc-e: Andrew Bradshaw Johnson Bernat Associates, Inc. 
Kevin Johnson  Johnson Bernat Associates, Inc.  

  Mark Terry MCDOT DTEO 
 Atiq Panjshiri MCDPS RWPR 
 Sam Farhadi MCDPS RWPR 
 Rebecca Torma MCDOT OTP 
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Department of Permitting Services
Fire Department Access and Water Supply Comments

DATE: 22-Jun-21

RE: North Bethesda Market II
32011003B 12012006B

TO: Andrew Bradshaw - abradshaw@jba-inc.net

FROM: Marie LaBaw

PLAN APPROVED
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DEPARTMENT OF PERMITTING SERVICES 
 

            Marc Elrich                                                                                   Mitra Pedoeem 
        County Executive                                                                                Director 
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April 28, 2021 

 
 
Mr. Andrew M. Bradshaw, P.E. 
Johnson Bernat Associates, Inc. 
205 North Frederick Avenue, Suite 100 
Gaithersburg, MD 20877 

Re: Stormwater Management CONCEPT 
RECONFIRMATION for North Bethesda 
Market II 

 SWM Concept #:240712 
 
Dear Mr. Bradshaw: 
 
 Your request for a stormwater management reconfirmation for the above site has been evaluated.  
The original approved SWM concept dated August 31, 2011 is hereby reconfirmed.  Please adhere to all 
conditions required as part of that approval.  
 
 If you have any questions regarding these actions, please feel free to contact Bill Musico at 240-
777-6340. 
 
 
      Sincerely, 
 
 
 
 
      Mark C. Etheridge, Manager 
      Water Resources Planning Section 
      Division of Land Development Services 
 
Cc: SM File #: 240712 
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