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|El}’Summary:

Staff recommends approval with conditions of the
Applications.

The Site Plan Amendment requests approval for the
development of one seven-story building containing
up to 280 residential dwelling units and one single-
story retail building containing up to 7,500 square feet
of commercial use.

The Preliminary Plan Amendment requests to change
Preliminary Plan Condition No. 3 to extend the
Preliminary Plan validity period, from March 12,2024
to March 12, 2026, as well as to change Preliminary
Plan Condition No. 21 to allow for the demolition of
existing buildings and associated infrastructure prior
to recordation of plats.

The Final Forest Conservation Plan establishes a 0.66-
acre afforestation requirement, which will be met off-
site in a forest bank or by payment of fee-in-lieu.

Pursuant to Section 7.7.1.B.3 of the Zoning Ordinance,
the Subject Applications have been reviewed under
the development standards of the Zoning Ordinance in
effect prior to October 30, 2014, with the exception of
parking.

Applicantis requesting a waiver from the bicycle
parking requirements of Section 59.6.2.6.B.1.c.

Staff has not received any correspondence about the
Applications.
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SECTION 1: EXECUTIVE SUMMARY

The Subject Property received approval of Sketch Plan Amendment 32011003B and Preliminary Plan
Amendment 12012006B in August of 2021. These plans fully superseded all previous approvals for the
Subject Property and set the stage for the Subject Property to be developed in three phases, which
were identified as Phase 1A, Phase 1B and Phase 2. Phase 1A included a single-story commercial
building on the corner of Executive Boulevard and Rockville Pike (Building A), a public plaza along
Rockville Pike, and an interim surface parking lot on Lot 2. Phase 1B included a seven-story mixed-use
building on the north side of the property (Building B), a public courtyard along Woodglen Drive, and
an internal street grid consisting of an east-west private street (Private Street A) and a north-south
private street called Paseo Drive. Phase 2 included the redevelopment of the existing office building
at 11333 Woodglen Drive into a two-tower, high-rise, mixed-use building. The Subject Applications will
implement all elements of Phases 1A and 1B as part of a unified Phase 1, and do not include Phase 2.

AvalonBay Communities, Inc., Woodglen Master Owner, LLC, and Woodglen Master Owner Il, LLC
(Applicant) requests approval of Preliminary Plan Amendment No. 12012006C and Site Plan
Amendment No. 82012004B for approval of up to 7,500 square feet of commercial uses in a single-
story building along Rockville Pike (Building A) and up to 285,000 square feet or 280 units in a seven-
story multifamily residential building (Building B). This project will further the development of this
area of North Bethesda with residential units, retail, and an inviting public plaza that includes
placemaking elements near transit and other successfully redeveloped areas.

The entirety of the Subject Property contains 4.41 acres of tract area. The Phase 1 portion of the
Property is zoned CR-4.0, C-3.5, R-3.5, H-300’, and the Phase 2 portion, which is within the Preliminary
Plan area but is unaffected by the Subject Site Plan Amendment, is zoned CR-3.0, C-1.5, R-2.5, H-150".
Pursuant to Section 7.7.1.B.3 of the Zoning Ordinance, the Subject Applications have been reviewed
under the development standards of the Zoning Ordinance in effect prior to October 30, 2014, with the
exception of parking, which is permitted to be evaluated under the current Zoning Ordinance
standards in accordance with Section 7.7.1.B.3.b.

The Preliminary Plan Amendment proposes to change two previously approved conditions of the
previous Preliminary Plan approval. The first change is to extend the validity period of the Preliminary
Plan. Existing approvals state the Preliminary Plan is valid through March 12, 2024. Given the multi-
phased nature of the Project, the Applicant is seeking to extend Preliminary Plan validity by two years,
so that it will expire at the same time as the Adequate Public Facilities validity period, on March 12,
2026. The second change is to Condition No. 21 of the previously approved Preliminary Plan, which
will allow the Applicant to demolish existing structures and related infrastructure prior to recordation
of plats.

The Site Plan Amendment is limited to Phase 1 and does not include the existing office building at the
northeast corner of Woodglen Drive and Executive Boulevard, which will be included as part of Phase
2. The Site Plan Amendment modifies and implements the details of Phase 1 including the
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development of Building A containing up to 7,500 square feet of commercial uses at the southeast of
the site along Rockville Pike, and the development of Building B as a 7-story multi-family residential
building containing up to 280 dwelling units. Also included as part of the Site Plan Amendment is the
creation of a private street grid to provide circulation through the site, a pocket park along Woodglen
Drive, and a landscaped public plaza that will include placemaking sculptural signage along Rockville
Pike.

The Final Forest Conservation Plan covers the areas of both Phase 1 and Phase 2, with a total net tract
area for forest conservation purposes of 4.41 acres. The Site does not contain any forest. However,
there is a 0.66-acre afforestation requirement as calculated in the Forest Conservation Worksheet, as
determined by the property size and 15% afforestation threshold. The afforestation requirement will
be met off-site in a forest bank or by payment of fee-in-lieu.

At the time of posting of this Staff Report, the Applicant has not yet received an approval letter from
the Department of Permitting Services, Fire Department Access and Water Supply Section. The Fire
Department Access and Water Supply Section has been part of the review process, and no major
issues have been identified during that review. The Applicant anticipates receiving the Fire
Department Access and Water Supply Section’s approval letter prior to the Planning Board hearing. If
the Applicant does not receive this approval, the item will be removed from the Planning Board
agenda until the approval letter has been received.
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SECTION 2: RECOMMENDATIONS AND CONDITIONS

PRELIMINARY PLAN AMENDMENT 12012006C

Staff recommends approval with conditions of the Preliminary Plan Amendment to extend plan
validity and allow for demolition on the Subject Property prior to an approved Record Plat. All site
development elements shown on the latest electronic version of the Preliminary Plan No. 12012006C
as of the date of this Staff Report submitted via ePlans to the M-NCPPC, are required except as
modified by the following conditions. Condition Nos. 3 and 21 hereby modify the previous conditions
of approval, which otherwise remain in full force and effect:

3. The Preliminary Plan Amendment will remain valid for 66-menths 84 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.

21. There shall be no clearing or grading of the site prior to recordation of plat(s), except for
demolition of the existing structures and related site infrastructure.
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SITE PLAN AMENDMENT 82012004B

Staff recommends approval of Site Plan Amendment No. 82012004B for the construction of a seven-
story, 280-unit residential building and a 7,500-square-foot commercial building. The development
must comply with the conditions of approval for Sketch Plan Amendment No. 32011003B as listed in
the MCPB Resolution No. 21-071 dated August 11, 2021 and Preliminary Plan 12012006C. All site
development elements shown on the latest electronic version of the Site Plan, as of the date of this
Staff Report submitted via ePlans to the M-NCPPC, are required except as modified by the following
conditions, which supersede all previous Site Plan conditions.!

DENSITY, HEIGHT & HOUSING

1. Density

The Site Plan is limited to a maximum of 292,500 square feet of total development on the
Subject Property, including 285,000 square feet of residential uses, for up to 280 multi-family
dwelling units, and 7,500 square feet of new non-residential uses.

2. Height
The development is limited to a maximum height of 80 feet, as measured in accordance with

Section 59-A-2.1 from the building height measuring point, as illustrated on the Certified Site
Plan.

3. Moderately Priced Dwelling Units (MPDUs)

a)

The Planning Board has reviewed and accepts the recommendations of Montgomery
County Department of Housing and Community Affairs (MCDHCA) in its letter dated June
23,2023, and incorporates them as conditions of the Site Plan approval. The Applicant
must comply with each of the recommendations in the letter, which MCDHCA may amend
provided that the amendments do not conflict with other conditions of the Site Plan
approval.

The development must provide 12.5 percent MPDUs or MCDHCA-approved equivalent
consistent with the requirements of Chapter 25A and the applicable Master Plan.

Before issuance of any building permit for any residential unit(s), the MPDU agreement to
build between the Applicant and the MCDHCA must be executed.

OPEN SPACE, FACILITIES AND AMENITIES

4. Public Open Space, Facilities, and Amenities

a)

b)

The Applicant must provide a minimum of 15,900 square feet of public use space, and
6,350 square feet of public open space (total of 14% of net lot area) on-site.

Before issuance of final use and occupancy certificate for Phase 1 buildings, the Applicant
must construct the streetscape improvements along the property’s frontages on
Nicholson Lane, Woodglen Avenue, Rockville Pike and Executive Boulevard.

1 For the purposes of these conditions, the term “Applicant” shall also mean the developer, the owner or any
successor (s) in interest to the terms of this approval.
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Before issuance of final use and occupancy certificate for Phase 1 buildings, the Applicant
must underground the utilities along the property’s frontage on Woodglen Avenue.

Before the issuance of final use and occupancy certificate for Building A, all public use
space and public open space areas on the Subject Property associated with the Public
Plaza must be completed.

Before the issuance of final use and occupancy certificate for Building B, all public use
space and public open space areas on the Subject Property associated with the Pocket
Park must be completed.

Public Benefits

The Applicant must provide the following public benefits and meet the applicable criteria and
requirements of the Zoning Ordinance and the CR Zone Incentive Density Implementation
Guidelines for each one.

a)

Major Public Facilities

Before final use and occupancy certificate for Building B, the Applicant must construct the
bike facility along Nicholson Lane, extending from Woodglen Drive east to the intersection
with Rockuville Pike.

Transit Proximity
Connectivity between Uses, Activities, and Mobility Options
i. Minimum Parking

The Applicant must not provide or construct more than 574 parking spaces as part of
Phase 1.

ii. Neighborhood Services
iii. Wayfinding

The Applicant must establish a way-finding circulation system. The Wayfinding Plan
may include, but is not limited to internal and external signage, banners, lighting, and
design elements that efficiently direct patrons through the Property. The Wayfinding
Plan will be incorporated into the Certified Site Plan and will be approved by M-NCPPC
Staff before certification. The locations of the proposed signage shall be free of all
obstructions and clearly visible from the directed routes.

Quality Building and Site Design
i. Exceptional Design
ii. Public Open Space

The Applicant must provide a minimum of 6,350 square feet of public open space,
which is in excess of the minimum code requirements of 15,900 square feet of public
use space (total of 14 percent of net lot area) on-site.

iii. Structured Parking

The Applicant must provide a minimum of 319 parking spaces within an above-grade
structure.
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e) Protection and Enhancement of the Natural Environment
i. Building Lot Terminations (BLTSs)

Before issuance of any building permit, the Applicant must provide proof of purchase
and/or payment of 0.49 BLTs to the MCDPS and M-NCPPC staff.

ii. Cool Roof

The Applicant must provide 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. Recreation Facilities

a) The Applicant has demonstrated substantial conformance with the M-NCPPC Recreation
Guidelines through Scenario ID 9196.

7. Maintenance of Public Amenities

The Applicant is responsible for maintaining all publicly accessible amenities including, but
not limited to sculptural signage, streetscapes, the public plaza and the pocket park.

ENVIRONMENT

8. Noise Attenuation

a) Beforeissuance of the any building permit, the Applicant must provide certification to MZ
NCPPC Staff from an engineer who specializes in acoustical treatment that the building
shell for residential dwelling units on the north and east building faces will attenuate the
projected exterior noise levels to an interior level not to exceed 45 dBA Ldn.

b) Beforeissuance of any Use and Occupancy Certificate for residents, the Applicant must
certify that the noise impacted units have been constructed in accordance with the
certification of an engineer that specializes in acoustical treatments.

9. Stormwater Management

The Planning Board has reviewed and accepts the recommendations of the Montgomery
County Department of Permitting Service (MCDPS) Water Resources Section in its stormwater
management concept letter dated March 8, 2023, and incorporates them as conditions of
approval. The Applicant must comply with each of the recommendations in the letter, which
the MCDPS Water Resources Section may amend if the amendments do not conflict with other
conditions of Site Plan approval. The MCDPS Water Resources Section will review, approve,
and inspect all landscaping within the Storm Water Management easements and facilities.

TRANSPORTATION & CIRCULATION

10. Transportation
a) The Planning Board has reviewed and accepts the recommendations of the Montgomery
County Department of Permitting Services Right-of-Way Section (DPS-ROW) in its memo
dated May 19, 2023 and incorporates them as conditions of approval. The Applicant must
comply with each of the recommendations in their memo, which DPS-ROW may amend if
the amendments do not conflict with other conditions of Site Plan approval.
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b) Before the issuance of any building permit, the Applicant must obtain approval of a
Project-based Transportation Demand Management Plan (TDM) from the Montgomery
County Department of Transportation (MCDOT).

c) The applicant shall satisfy the off-site parking by agreement requirements per section
59.6.2.3.G of the Zoning Ordinance prior to the release of the first above-grade building
permit.

11. Pedestrian & Bicycle Circulation

a) The Applicant must provide 114 long-term and 8 short-term bicycle parking spaces.

b) The new long-term spaces must be in a secured, well-lit bicycle room on the ground floor
of the parking garage or a bicycle room located in a parking garage, and the short-term
spaces must be inverted-U racks (or approved equal) installed in a location convenient to
the main entrance (weather protected preferred). The existing long-term spaces must
remain in a secure location within the existing office parking garage. The specific
location(s) of the short-term bicycle rack(s) must be identified on the Certified Site Plan.

¢) The applicant must provide one bicycle repair station.

d) The Applicant must provide the following master planned pedestrian and bicycle facilities,
the exact location, design and construction of which must comply with requirements of
the Montgomery County Department of Transportation, Division of Traffic Engineering and
Operations, before right-of-way permit.

i. Nicholson Lane: 8-foot-wide sidewalk, 5-foot-wide pedestrian/bicycle buffer, 6-foot-
wide bike lane with 3-foot-wide buffer from traffic.

ii. Rockuville Pike (MD 355): 2-foot-wide maintenance buffer, 10-foot-wide sidewalk, 10-
foot-wide bikeway with 6-foot-wide buffer from traffic.

iii. Woodglen Drive: 10-foot-wide sidewalk with 6-foot-wide buffer from traffic.

12. Fire and Rescue

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? and hereby incorporates them as conditions of approval. The
Applicant must comply with each of the recommendations in the letter, which MCDPS may
amend if the amendments do not conflict with other conditions of Site Plan approval.

2 At time of Staff Report posting, the Applicant has not yet received an approval letter from the Montgomery
County Department of Permitting Services (MCDPS), Fire Department Access and Water Supply Section. The
Applicant anticipates receiving this approval letter prior to the scheduled Planning Board hearing. If the
approval letter has been received, Planning Staff will include the date of the letter as a redline to the Staff
Report in its presentation to the Planning Board. If the approval letter is not received prior to the Planning
Board hearing, the Subject Applications will be removed from the Planning Board agenda until the approval
letter has been received.

North Bethesda Market Il Nos. F20230170, 12012006C & 82012004B 9



SITE PLAN

13. Site Design
a) The exterior architectural character, proportion, materials, and articulation must be
substantially similar to the schematic elevations shown on Sheets A-31, A-31-R, and A-41
of the submitted architectural drawings, as determined by M-NCPPC Staff.

14. Lighting
a) Before Certified Site Plan, the Applicant must provide certification to Staff from a qualified
professional that the exterior lighting in this Site Plan conforms to the latest Illuminating
Engineering Society of North America (IESNA) recommendations (Model Lighting
Ordinance-MLO: June 15, 2011, or as superseded) for a development of this type. All
onsite exterior area lighting must be in accordance with the latest IESNA outdoor lighting
recommendations (Model Lighting Ordinance-MLO: June 15, 2011, or as superseded).

b) Allonsite down-lights must have full cut-off or BUG-equivalent fixtures.
c) Deflectors will be installed on all new fixtures to prevent excess illumination and glare.

d) Illumination levels generated from on-site lighting must not exceed 0.5 footcandles (fc) at
the lot line, excluding areas impacted by street lights within the right-of-way.

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

f)  On the rooftop of the building, the light pole height must not exceed the heightillustrated
on the Certified Site Plan.

15. Site Plan Surety and Maintenance Agreement

Before issuance of any building permit, sediment control permit, or Use and Occupancy
Certificate, whichever comes first, the Applicant must enter into a Site Plan Surety and
Maintenance Agreement with the Planning Board in a form approved by the M-NCPPC Office of
General Counsel that outlines the responsibilities of the Applicant. The Agreement must
include a performance bond(s) or other form of surety in accordance with Section 59-D-3.5(d)
of the Montgomery County Zoning Ordinance, with the following provisions:

a) A costestimate of the materials and facilities, which, upon Staff approval, will establish
the surety amount.

b) The cost estimate mustinclude applicable Site Plan elements, including, but not limited
to: plant material, on-site lighting, indoor and outdoor recreational facilities, site
furniture, trash enclosures, private roads and sidewalks, private utilities, paths and
associated improvements of development, including sidewalks, bikeways, storm drainage
facilities, street trees and street lights. The surety must be posted before issuance of any
building permit of development and will be tied to the development program.

c) Thebond or surety must be tied to the development program, and completion of all
improvements covered by the surety for each phase of development will be followed by a
site plan completion inspection. The surety may be reduced based upon inspector
recommendation and provided that the remaining surety is sufficient to cover completion
of the remaining work.
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16. Development Program

17.

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

Certified Site Plan

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

a)

b)

Include the stormwater management concept approval letter, development program, and
Preliminary Plan and Site Plan resolutions on the approval or cover sheet(s).

Add the following notes:

i. “M-NCPPC Staff mustinspect all tree-save areas and protection devices before
clearing and grading.”

ii. “Minor modifications to the limits of disturbance shown on the site plan within the
public right-of-way for utility connections may be done during the review of the right-
of-way permit drawings by the Department of Permitting Services.”

iii. “The Applicant must schedule a preconstruction meeting (pre-con), preferably on-site,
with staff from the Department of Permitting Services (DPS) responsible for Certified
Site Plan conformance and compliance, upon approval of the Certified Site Plan (CSP).
The pre-con must occur before any site development work commencement and
before any work that is covered by the site plan surety and maintenance agreement.
The Applicant, along with their representatives, must attend the pre-con with DPS CSP
Staff. A copy of the approved Certified Site Plan along with any subsequent
amendments is required to be on-site at all times.”

Fire and Rescue Access plan should be included in the Certified Site Plan.

Modify data table to reflect development standards approved by the Planning Board.
Ensure consistency of all details and layout between Site and Landscape plans.
Label the east-west private road as “Private Street A”.

Include a wayfinding plan.

The parking data table should be updated to reflect Planning Board approved parking
spaces.

The parking data table should be updated to reflect the number of bicycle parking spaces
approved by the Planning Board.

Update Public Benefits table to reflect Public Benefit points calculation approved by the
Planning Board.

Label the proposed commercial building as “Buildings A” and the proposed residential
building as “Building B”.

Update all drawings to show proposed large street trees along Woodglen Drive and
Nicholson Lane, planted at a maximum of 30’ on center.

Update all drawings to show an entryway to the bike storage facilities from the sidewalk
along the Private Street A.
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n)

Update all elevation drawings for the parking structure and residential building to clearly
identify and separately label all areas for screening treatments, murals, and artworks,
provide information regarding the materials and colors for screening treatments, and
include photographic examples, with Staff approval.

Update vehicular parking table on Sheet T-1 to show minimum structured parking of 319
spaces will be provided, with a footnote added to “319” in the provided parking spaces
column to permit up to 21 additional parking spaces, for a total of up to 340 structured
parking spaces, if there are no impacts to building footprint or above-grade architecture.

Show garage screening details based on Staff’s exhibit for the proposed location and size
of all screening elements. Final design of garage screening will be determined at Certified

Site Plan and subject to Staff approval.

North Bethesda Market Il Nos. F20230170, 12012006C & 82012004B
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EFOREST CONSERVATION PLAN F20230170

1. The Applicant must comply with the following conditions of approval for the Final Forest
Conservation Plan No. F20230170.

a.

The Applicant must schedule the required site inspections by M-NCPPC Forest
Conservation Inspection Staff per section 22.00.01.10 of the Forest Conservation
Regulations.

The Applicant must comply with all tree protection and tree save measures shown on the
approved Final Forest Conservation Plan. Tree save measures not specified on the Final
Forest Conservation Plan may be required by the M-NCPPC Forest Conservation
Inspection Staff.

Before the start of any demolition, clearing, grading, or construction for this development
Application, whichever comes first, the Applicant must record an M-NCPPC approved
Certificate of Compliance in an M-NCPPC approved off-site forest bank to satisfy the
reforestation requirement for a total of 0.66 acres of mitigation credit. The off-site
requirement may be met by purchasing credits from a mitigation bank elsewhere in the
County, subject to Staff approval, if forest mitigation bank credits are not available for
purchase or by making a fee-in-lieu payment to M-NCPPC if mitigation credits are not
available at any bank.

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.
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SECTION 3: SITE DESCRIPTION

VICINITY

The Subject Property occupies the majority of the block bounded by Rockville Pike (MD 355) to the
east, Woodglen Drive to the west, Nicholson Lane to the north, and Executive Boulevard to the south.
Itis located approximately one block from the WMATA North Bethesda Metro Station to the north, the
Kennedy-Shriver Aquatic Center and Wall Local Park 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 Subject Property serves as a transition between the dense commercial uses along
Rockville Pike (MD 355) and the primarily residential uses to the west.
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Figure 1 - Neighborhood Vicinity Map with Subject Property outlined in yellow
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PROPERTY DESCRIPTION

The Subject Property is located in the NoBe District of the 2010 Approved and Adopted White Flint
Sector Plan (the Sector Plan) and is bounded by Rockuville Pike, Executive Boulevard, Woodglen Drive
and Nicholson Lane. The Subject Property is split-zoned between the CR-3.0 C-1.5 R-2.5 H-150’ zone
(the existing office building to remain as part of this Amendment, located at 11333 Woodglen Drive)
and the CR-4.0 C-3.5 R-3.5 H-300’ zone for the rest of the Subject Property.

The Subject Property 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 209,729 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 the
Subject Property. The Subject Property is currently served by public water and sewer.

The Subject Property is located within the Cabin John Creek watershed, which is classified as a Use
Class I-P by the State of Maryland. The Subject Property contains no forest, streams, wetlands or other
sensitive environmental features. There are no documented streams or stream valley buffers on or
immediately adjacent to the Subject Property, and no wetlands or rare or endangered species. No
historic resources or cemeteries are known to exist on the Property.

Nicholson Lane

53

anuq u3POOM

Subject Property

Executive Boulevard

Figure 2 - Zoning Map (in effect on October 29, 2014)
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SECTION 4: PROJECT DESCRIPTION

PREVIOUS APPROVALS

Sketch Plan No. 320110030

The Planning Board approved Sketch Plan No. 320110030 by Corrected Resolution, MCPB No. 11-07 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
CR-3.0 C-1.5 R-2.5 H-150’ zone and 300 feet in the CR-4.0 C-3.5 R-3.5 H-300’ 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.

Site Plan No. 820120040

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.

Preliminary Plan 120120060

The Planning Board approved Preliminary Plan No. 120120060 by Resolution, MCPB No. 12-30 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 Nicholson Lane, and a truncation at the intersection
of Woodglen Drive and Executive Boulevard were required as part of the approval.

Sketch Plan Amendment 32011003A, Preliminary Plan Amendment 12012006A & Site Plan
Amendment 82012004A

The Planning Board approved Sketch Plan Amendment No. 32011003A by Resolution MCPB No. 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.

The Planning Board approved Preliminary Plan Amendment 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 No. 12012006A was never certified and plats were never
recorded. Based on this approval, and subsequent automatic extensions granted by the County
Councilin 2015 and 2020, the Preliminary Plan remains valid until 2024 and the Adequate Public
Facilities determination is valid until 2026.
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The Planning Board approved Site Plan Amendment No. 82012004A by Resolution MCPB No. 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 1 to not build
aresidential building. This Site Plan was never certified and none of the previously approved

improvements have been implemented. The subsequent Sketch Plan and Preliminary Plan approvals
fully superseded these approvals.

Sketch Plan Amendment 32011003B & Preliminary Plan Amendment 12012006B

The Planning Board approved Sketch Plan Amendment No. 32011003B by Resolution MCPB No. 21-
071 on August 11, 2021, for construction of up to a maximum of 740,528 square feet of development,

comprising up to 492,000 square feet of residential uses and up to 268,000 square feet of non-
residential uses on the Subject Property.

The Planning Board approved Preliminary Plan Amendment No. 12012006B by Resolution MCPB No.
21-072 on August 11, 2021, to reconfigure lots and private street parcels, adjust phasing, and modify
the preliminary forest conservation plan to reflect the revised site layout on the Subject Property.
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Figure 4 - Sketch Plan 320110038
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| PROPOSAL
PRELIMINARY PLAN AMENDMENT 12012006C

The Subject Preliminary Plan Amendment is limited to two changes to the conditions of approval
associated with the prior Preliminary Plan Amendment No. 12012006B. The first change, to Condition
No. 3, is to extend the validity period of the Preliminary Plan, and the second change is to revise
Condition No. 21 of the approved Preliminary Plan to allow for demolition of existing buildings prior to
recordation of plats.

On July 29, 2021, the Planning Board approved Preliminary Plan Amendment No. 120120068 for the
subdivision of the Subject Property into five lots to accommodate the redevelopment of the Property
with up to 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. Preliminary Plan Condition No. 2 (Resolution
No. 21-072, date of mailing August 11, 2021) provides for an 85-month Adequate Public Facilities (APF)
validity period. The mailing date of the Resolution was February 12, 2015, so the APF validity period
was set to expire on March 12, 2022. Pursuant to Preliminary Plan Condition No. 3, the Preliminary
Plan remains valid for 60 months from the initiation date on February 12, 2015. However, both the APF
and Preliminary Plan validity periods were subsequently extended through Subdivision Regulation
Amendments 15-01 (Ordinance No. 18-04) and 20-01, which collectively provide a four-year automatic
extension to all valid approvals. As a result, the APF validity period runs through March 12, 2026 and
the Preliminary Plan validity period runs through March 12, 2024.

As part of the Subject Applications, the Applicant is seeking approval of a Site Plan Amendment to
implement Phase 1 of the Project. However, the Record Plat application cannot be submitted until
after the Site Plan Amendment has been approved by the Planning Board and certified. Given this
timing, and the typical Record Plat review period, the Applicant is seeking to extend the Preliminary
Plan validity period by two years. This extension will allow the Preliminary Plan validity period to run
concurrently with the APF validity period, such that both the Preliminary Plan and APF validity periods
would remain valid until March 12, 2026.

The Applicant is also requesting a modification to Condition of Approval No. 21 to facilitate demolition
of the existing structures prior to Record Plat. This timing is important to the overall project
sequencing, and necessary to facilitate the timely construction of this development. Specifically, the
Applicant is requesting the following modification:

21. There shall be no clearing or grading of the site prior to recordation of plat(s), except for
demolition of the existing structures and related site infrastructure.
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SITE PLAN AMENDMENT 82012004B

The previously approved Sketch Plan and Preliminary Plan Amendments allowed the construction of
740,528 square feet of total development over three phases, including 268,000 square feet of non-
residential use and 492,000 square feet of residential use. The Subject Site Plan Amendment proposes
to implement Phase 1 of the proposed development, which is a combination of previously approved
Phases 1A and 1B. Phase 1 includes the redevelopment of the Subject Property with the exception of
the 67,260-square foot office building located at 11333 Woodglen Drive, which will be redeveloped as
part of Phase 2. Phase 1 will include the development of one single-story building at the southeast of
the site that will contain up to 7,500 square feet of commercial uses (Building A), and one 7-story
multi-family residential building containing 280 dwelling units at the north of the site (Building B).

Phase 1 will also implement a new private street grid, creating smaller blocks that promote more
efficient circulation within this area of North Bethesda. The proposed development is organized
around an internal private street designated Private Street A that runs through the approximate
center of the Subject Property and provides a connection between Rockville Pike and Woodglen Drive.
Additionally, a north-south private street, running between Executive Boulevard and Private Street A,
is proposed and is commonly known as “The Paseo” or Paseo Drive. Paseo Drive is an extension from
the North Bethesda Market | project to the south and an important element of the Sector Plan. Phase
1 will provide enhanced streetscapes, not only through the building placement and design, but also
through substantial streetscape improvements. The proposed development will significantly enhance
the pedestrian environment and further promote the walkable district envisioned by the Sector Plan.

Phase 1 includes the development of Building A with up to 7,500 square feet of commercial
development on Lot 3. This commercial building is located at the southeast of the Subject Property,
at a prominent location between the intersection of Private Street A with Rockville Pike to the north,
and the intersection of Executive Boulevard with Rockville Pike to the south. Also included on Lot 3
will be a public plaza near the intersection of Private Street A with Rockville Pike. Building A has been
designed to not only frame the internal and external streets, but to activate the outdoor plaza, which
collectively will help to define this prominent corner and activate the pedestrian environment. An
interim surface parking lot will be constructed on Lot 2, west of the Paseo, which will serve the
commercial uses in Building A.

Phase 1 will also include the development of Building B with a seven-story multi-family residential
building on the north side of Private Street A, containing up to 280 dwelling units, including 12.5%? or
35 MPDUs. The seven-story residential building has been designed to define and activate the
Property’s frontage on Nicholson Lane, Woodglen Drive, Rockville Pike, and Private Street A, as it has
been “pulled up” to the street along all frontages. The main pedestrian entrance is located along
Private Street A, along with a model unit showroom and residential walk-up units, which will activate
and enliven the internal private street. Building B has also been designed to create an approximately
3,500-square-foot pocket-park along Woodglen Drive that provides a respite from the street for the
public use.

* Montgomery County Bill No. 38-17, which increased the MPDU requirement from a minimum of 12.5% of total
units to 15% of total units, became effective on October 31, 2018. The Subject Property originally received Site
Plan Approval in 2014, prior to the effective date of Bill No. 38-17. Therefore, the Subject Applications are
legacied into the requirements of Chapter 25A prior to October 31, 2018.
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Condition 20.a of previously approved Preliminary Plan 12012006B states “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.” As
part of the proposed Site Plan Amendment, the Applicant is providing balconies that extend over
Private Street A. Therefore, Private Street A will not be shown in a separate parcel. Instead, the
Subject Property will be subdivided into four lots, and the Record Plat will include a clear delineation
and a metes and bounds description of the boundaries of the Private Road. The Subject Site Plan
amendment is in compliance with and meets the conditions of the previously approved Preliminary
Plan, with the four lots each shown as slightly larger than the lotting plan approved as part of the

Preliminary Plan due to the fact that Private Street A and Paseo Drive will not be shown in a separate
Private Road parcel.

Table 1: Subdivision Information

Previously Approve( Proposed

Lot1 24,796 sf 31,145 sf
Lot 2 17,015 sf 23,812 sf
Lot 3 14,750 sf 21,152 sf
Lot4

72,240 sf 82,477 sf
Private Road Parcel (Private Street A and "Paseo")| 29,785 sf 0 sf

Total Site Area 158,586 sf 158,586 sf

*Private Road not in a separate parcel pursuant to Preliminary Plan 12012006B Condition 20.a.
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Urban Design

This development continues to implement the vision of the White Flint Sector Plan by transforming the
existing auto-dominated development into a walkable, pedestrian-friendly urban neighborhood
centered around open spaces. Additionally, this development will create a framework for future
phases at the corner of Executive Boulevard and Woodglen Drive to build upon.

Phase 1 of this development creates three new blocks by extending Paseo Drive from Executive
Boulevard to the new Private Street A connecting Woodglen Drive and Rockville Pike. These new
streets will create important pedestrian connections for the residential and commercial areas
surrounding the site and the North Bethesda Metro Station two blocks north. Phase 1 incorporates a
mix of densities and building heights to contribute to the urban core envisioned by the White Flint
Sector Plan, providing a compatible transition to the surrounding residential uses and appropriately
engaging the public open space.

Open Space

An organizing element in the design of Phase 1 is the public plaza, located at the intersection of
Rockville Pike and Executive Boulevard. The Plaza is defined by Building A and is framed by Paseo
Drive, to the west, and Private Street A, to the north. The public plaza is the active center of the Project
and the larger neighborhood. The plaza is designed to be both inviting to and protected from the
traffic along Rockville Pike. Interactive features like artistically designed movable seating, ground
surface treatments that help to suggest "outdoor rooms," and lighted NOBE sculpture suggest and
support active use of the public plaza space.

Figure 7 - Public plaza
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Building A, a single-story specialty retail building proposed adjacent to the plaza helps create a
human-scaled pedestrian environment that the occupying uses activate while providing an important
buffer to Rockville Pike.

This retail building is accessed through the plaza and has been designed with four-sided architecture
and glazing on three sides. Large expanses of storefront glazing face the plaza and provide a backdrop
for outdoor dining.

Figure 8 - Commercial Building viewed from Rockville Pike looking west

Building Design

The exterior design of Building A incorporates a pleasing combination of durable masonry and metal
panel cladding, combined with the well-placed expanses of the storefront to ensure a well-thought-out,
unified, high-quality design are presented on all facades and that the materials adjacent to the
pedestrian realm provide interest as well as lend a sense of quality and permanence.

The most-northern block spans the width of the _
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