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=
D Summary:
‘ LOCATION
«  Staff recommends approval of the Sketch
11105 New Hampshire Avenue, Silver Spring, Plan, Site Plan, and Forest Conservation Plan.
MD, 1,800 feet southeast of the intersection of «  The Applicant proposes expansion of the
Columbia Pike and New Hampshire Avenue. existing self-storage facility with a 3,600-

square-foot addition to the existing building

and a new, 116,000-square-foot self-storage
MASTER PLAN building.

2014 White Oak Science Gateway Master Plan +  ThePlanning Board recommended approval
of Local Map Amendment H-147 and

Conditional Use CU202302 to expand the self-
ZONE storage facility on January 5, 2023.

CRTF-2.5, C-2.25, R-1.5, H-200 »  The Office of Zoning and Administrative
Hearings held a public hearing on January 13,
‘ 2023 and the Hearing Examiner formally

PROPERTY SIZE approved Conditional Use CU202302, which
included a parking waiver, on February 23,
113,650 square feet 2023.
+  The Montgomery County Council approved
APPLICANT Local Map Amendment H-147 on March 21,
2023.

White Oak Storage Owner LLC ) ) o
«  The details of the Subject Application are

unchanged from what was approved as part
‘ ACCEPTANCE DATE of the Conditional Use and Local Map
Amendment with binding elements.

July 12,2023 « The Subject Application includes a Final
Forest Conservation Plan in compliance with
‘ REVIEW BASIS the Montgomery County Environmental
Guidelines, which is recommended for
Chapter 59 and Chapter 22A approval.

«  Staff has not received any correspondence
regarding this application.
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SECTION 1: EXECUTIVE SUMMARY

The Subject Property is currently improved with a 115,200-square-foot, three-story Self-Storage
facility at the west of the property with a surface parking lot between the building and the Property’s
New Hampshire Avenue frontage to the west. The existing self-storage facility was developed in 2002
under the Property’s previous C-2 zone, which allowed for the development of a self-storage facility
by-right. The Subject Application proposes to construct a new, 116,000-square-foot, five-story
building at the rear/east of the property, in a location where a gated surface parking lot associated
with the self-storage use currently exists. The Applications also propose a 3,600-square-foot addition
to the front of the upper stories of the existing self-storage building, which will serve as shelter for a
newly covered and reconfigured parking area at the front of the Site. Consistent with the
recommendations of the Master Plan, and the previously approved Local Map Amendment and
Conditional Use applications, the Project also provides a covenant for future dedication of a 15-foot-
wide trail easement at the rear of the Subject Property.

The Planning Board recommended approval of a Local Map Amendment, H-147, and a Conditional
Use, CU202302 on January 5, 2023, to allow for the proposed expansion of the self-storage facility.
The Local Map Amendment proposed to change the zoning of the Subject Property from CR to CRTF
and was later approved by the County Council on March 21, 2023. The purpose of this Local Map
Amendment was to change the zoning of the Property to a zone in which self-storage is allowed as a
conditional use so the self-storage use could expand.

The Applicant submitted a Conditional Use application for a self-storage facility concurrently with the
Local Map Amendment. The Conditional Use application to expand the self-storage facility was
recommended for approval by the Planning Board and was subsequently approved by the Hearing
Examiner on February 23, 2023.

The Subject Application consists of a sketch plan and site plan for the construction of the expanded
self-storage facility that was proposed as part of the approved Local Map Amendment and Conditional
Use applications. The details of the proposed expansion shown in the Subject Application are wholly
consistent with what was approved as part of the Local Map Amendment and Conditional Use. The
sketch plan application outlines how the proposal achieves 50 public benefit points as required by the
Zoning Code, and the site plan establishes the details of the proposed expansion. A preliminary plan
is not needed since the Subject Property is recorded in Plat 8280.
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SECTION 2: RECOMMENDATIONS AND CONDITIONS

| SKETCH PLAN 320230040

Staff recommends approval of White Oak Self Storage, Sketch Plan No. 320230040, for up to 234,800
square feet of self-storage development on 2.61 acres zoned CRTF, in the 2014 White Oak Science
Gateway Master Plan. The development must comply with the binding elements for Local Map
Amendment No. H-147 and the conditions of approval for Conditional Use No. CU202302. The
following site development elements shown on the latest electronic version of Sketch Plan No.
320230040, as of the date of this Staff Report submitted via ePlans to the M-NCPPC, are required
except as modified by the conditions below.

Maximum density and height;

Approximate location of lots and public dedications;
General location and extent of public open space;
General location of vehicular access points; and
Public benefit schedule.

U

All other elements of the Sketch Plan are illustrative and subject to refinement at the time of Site Plan.
This approval is subject to the following conditions:

1. Density
The Sketch Plan is limited to a maximum of 234,800 square feet of total non-residential
development, including the existing building to remain.

2. Height
The development is limited to a maximum average building height of 55 feet, as measured
from the building height measuring point to be illustrated on the Certified Site Plan.

3. Transportation

The Planning Board has reviewed and accepts the recommendations of the Montgomery
County Department of Transportation (“MCDOT”) in its letter dated August 30, 2023, with the
exception of recommendation number 3 related to a 54-foot future dedication for a Bus Rapid
Transit connection, and incorporates them as conditions of the Sketch Plan approval. The
Applicant must comply with each of the recommendations in the letter, which may be
amended by MCDOT if the amendment does not conflict with any other conditions of the
Sketch or Site Plan approval.

4. Incentive Density
The development must be constructed with the public benefits listed below unless
modifications are made under Section 59.7.3.3.1. Total points must equal at least 50 and be
chosen from at least 3 categories as required by Section 59.4.5.4.A.2. The requirements of
Division 59.4.7 and the CR Zone Incentive Density Implementation Guidelines must be fulfilled
for each public benefit. Final points will be established at Site Plan approval.
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a) Connectivity and Mobility, achieved by providing fewer than the maximum parking spaces
under the Zoning Ordinance;

b) Quality of Building and Site Design, achieved through architectural elevations and
exceptional design; and

c) Protection and Enhancement of the Natural Environment achieved through energy
generation, cool roof, and a recycling facility plan.
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| SITE PLAN 820230100

Staff recommends approval of Site Plan No. 820230100, for the construction of 119,600 square feet of
additional self-storage space. The development must comply with the binding elements for Local Map
Amendment No. H-147 and the conditions of approval for Conditional Use No. CU202302. 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.!

New Conditions

DENSITY, HEIGHT & HOUSING

1.

Density
The Site Plan is limited to a maximum of 234,800 square feet of total development on the

Subject Property, including 234,800 square feet of self-storage non-residential uses.

Height
The development is limited to a maximum height of 55 feet, as measured from the building

height measuring point, as illustrated on the Certified Site Plan.

OPEN SPACE, FACILITIES AND AMENITIES

Public Open Space, Facilities, and Amenities

a) Before release of the site plan surety bond, the Applicant must construct the interim
streetscape improvements along the property’s frontage on New Hampshire Avenue as
shown on the Certified Site Plan, consistent with the 2014 White Oak Science Gateway
Master Plan Streetscape Standards.

b) The Applicant must provide a landscape buffer between the sidewalk and the street of at
least six feet.

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) Connectivity between Uses, Activities, and Mobility Options

i. Minimum Parking
The Applicant must not provide/construct more than 12 parking spaces.

b) Quality Building and Site Design

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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i. Architectural Elevations
Final elevation design must be shown on the Certified Site Plan. The exterior
architectural elements must be substantially similar to architectural elevations as
shown on the Certified Site Plan and as determined by M-NCPPC Staff.

ii. Exceptional Design

The Applicant must continue to work with Planning Staff to ensure the design quality
of the project. The exterior architectural character, proportion, materials, and
articulation must be substantially similar to the schematic elevations shown on the
submitted architectural drawings, as determined by M-NCPPC Staff at time of Certified
Site Plan.

¢) Protection and Enhancement of the Natural Environment

i. Cool Roof
The Applicant must provide a minimum solar reflectance index (SRI) of 75 for newly
constructed roofs with a slope at or below a ratio of 2:12, and a minimum SRI of 25 for
slopes above 2:12.

ii. Energy Conservation and Generation
The Applicant must construct rooftop solar panels that generate a minimum of 2.5%
of the projected energy requirement for the new construction. The Applicant must
provide an energy use/generation model with comparisons to average use/generation
(in kwh) for building type based on U.S. Department of Energy standards or as
modeled by a LEED-accredited professional as part of the Certified Site Plan.

iii. Recycling Facility Plan

The Applicant must provide a plastic bag recycling container, electronics/e-waste
recycling collection containers and service, and a Compact Fluorescent Light Bulb
Recycling container on-site. The Applicant must abide by the recommendations of the
Montgomery County Department of Environmental Protection as outlined in their
Recycling Facility Plan approval letter dated August 30, 2023.

5. Maintenance of Public Amenities
The Applicant is responsible for maintaining all publicly accessible amenities including, but
not limited to benches and landscaping.

ENVIRONMENT

6. 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 May 22, 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.
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TRANSPORTATION & CIRCULATION/ADEQUATE PUBLIC FACILITIES (APF)

7. 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 July 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.

b) Atthe time DPS collects development impact taxes, the applicant must comply with the
White Oak Local Area Transportation Improvement Program (LATIP). The LATIP may be
satisfied by either the payment of the required fee according to Chapter 52 and the 2020-
2024 Growth and Infrastructure Policy, or construction of an improvement identified in
“White Oak Science Gateway LATR/LATIP Cost Estimating Analysis White Paper” dated
May 2019, as determined by MCDOT.

8. Pedestrian & Bicycle Circulation

a) Before issuance of the first building permit, the Applicant must record a covenant for
future dedication in the Land Records of Montgomery County for a north-south 15-foot-
wide easement located at the rear of the property. The covenant will allow for the future
construction of a pedestrian/bike connection (by others) and unencumbered pedestrian
and bicycle access.

b) Beforeissuance of the first use and occupancy permit, Applicant must construct New a 10-
foot-wide sidewalk with 6-foot-wide street buffer along Hampshire Avenue (MD 650),
which must be designed and permitted in accordance with the requirements of the
Maryland State Highway Administration.

¢) Before issuance of the first building permit, the Applicant must accommodate and make a
payment to provide for the following master planned bicycle facility, the exact location,
design, and construction of which must comply with requirements of the Maryland State
Highway Administration, before right-of-way permit.

i.  New Hampshire Avenue (MD 650): 6-foot-wide raised pedestrian/bicycle
buffer, 11-foot-wide separated bike lane, and pavement striping.

9. 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 dated September 16, 2022, 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.

SITE PLAN

10. Site Design

The exterior architectural character, proportion, materials, and articulation must be
substantially similar to the schematic elevations shown on Sheets P200 to P207 of the
submitted architectural drawings, as determined by M-NCPPC Staff.
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11.

12,

13.

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 llluminating
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) All onsite down-lights must have full cut-off or BUG-equivalent fixtures.
c) Deflectors will be installed on proposed 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 heightillustrated on the
Certified Site Plan.

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

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 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 59.7.3.4.K.4
of the Montgomery County Zoning Ordinance, with the following provisions:

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

b) The cost estimate must include applicable Site Plan elements, including, but not limited
to on-site plant material, lighting, benches, retaining walls, fences, railings, sidewalks,
cool roof elements, 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.

¢) The bond 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.

Development Program
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.

APF Validity

The Adequate Public Facilities Review (APF) will remain valid for five (5) years from the mailing
date of the site plan resolution in Section 50.4.3.J.5 of the County Code.
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15. 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
Site Plan resolution and other applicable resolutions on the approval or cover sheet(s).

Add the following notes:

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

“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 and/or the
Maryland State Highway Administration as appropriate.”

“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.”

Include approved Fire and Rescue Access 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.
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FOREST CONSERVATION PLAN F20230330

Staff recommends approval of Forest Conservation Plan No. F20230330, that proposes to construct a
new, 116,000-square-foot, five-story self-storage building and a 3,600-square-foot addition to the
existing self-storage building, subject to the following conditions:

1. The Applicant must schedule the required site inspections by M-NCPPC Forest Conservation
Inspection Staff per Section 22A.00.01.10 of the Forest Conservation Regulations.

2. 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.

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

4. Before the start of any demolition, clearing, grading, or construction for this development
Application, whichever comes first, the Applicant must:

a) Record an M-NCPPC approved Certificate of Compliance in an M-NCPPC approved off-site
forest bank within the Paint Branch watershed or Priority Area to satisfy the reforestation
requirement for a total of 0.41 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 within the Paint
Branch watershed or Priority Area or by making a fee-in-lieu payment to M-NCPPC if
mitigation credits are not available at any bank.
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SECTION 3: SITE DESCRIPTION

| VICINITY

The Subject Property is located at 11105 New Hampshire Avenue in White Oak (the “Property” or the
“Site”), in a mixed-use neighborhood around the intersection of Columbia Pike and New Hampshire
Avenue. To the southeast of the Site is the Food and Drug Administration (FDA) campus, to the north
are commercial uses located in the White Oak Shopping Center, to the northwest are multi-family
apartments, and to the south and southwest is the existing residential neighborhood of Hillandale.

- LQE)kWOOd Drive

" \ !
)
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B
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Figure 1: Neighborhood Vicinity Map
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The surrounding vicinity includes the major intersection of New Hampshire Avenue and Columbia
Pike. Surrounding the intersection of New Hampshire Avenue and Columbia Pike is a node of
commercial uses, predominantly White Oak Shopping Center at the northeast corner of Lockwood
Drive and New Hampshire Avenue. White Oak Shopping Center includes Walgreens, Giant, Dollar City,
Mattress Firm, a number of restaurants and food options, and other commercial/retail uses. The
shopping center is served by a large surface parking lot. To the south of Lockwood Drive and east of
New Hampshire Avenue are more commercial uses, including a gas station at the corner of Lockwood
Drive and New Hampshire Avenue, a 7-Eleven along Lockwood Drive, and self-storage uses located
immediately north of the Subject Property. Immediately to the south of the Subject Property is the
Food and Drug Administration (FDA) campus, which is currently fenced along the Subject Property’s
southern property line. West of New Hampshire Avenue are some commercial and office uses, and
further west is the Hillandale neighborhood that consists of single-family homes. East of the Subject
Property are multifamily residential uses, including garden apartments that abut the Subject Property
along the eastern property line.

PROPERTY DESCRIPTION

The Subject Property is known as Part of Parcel E in the “White Oak” subdivision, as recorded among
the Montgomery County Land Records as Plat No. 8280. It contains approximately 114,234 square feet
of land. The Property is long and narrow with a width of 102 feet and length of 1,050 feet.

FDA Campus

Figure 2: Subject Property (Outlined in Dotted Yellow)
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The Subject Property’s only vehicular access is from New Hampshire Avenue and is shown highlighted
inred on Figure 1 and outlined with a dotted yellow line in Figure 2. The Subject Property is bounded
by New Hampshire Avenue to the west, existing commercial and self-storage uses to the north, the
FDA campus to the south, and garden apartments to the east. This Property was rezoned subject to
Local Map Amendment H-147 from CR-2.5, C-1.5, R-1.5, H-200 to CRTF-2.5, C-2.25, R-1.5, H-200. There
is an existing self-storage facility on the western side of the Site with associated parking and loading
spaces along the New Hampshire Avenue frontage, and an existing parking lot at the east of the Site
that is gated and used for vehicle storage. The existing building is three (3) stories and 35 feet 6 inches
tall and contains 115,200 square feet of self-storage use.

Figure 3: Existing Building Frontage, as viewed looking East from New Hampshire Avenue

The front of the Property is currently improved with a large surface parking lot, containing nine (9)
parking spaces including two (2) ADA parking spaces. There is currently minimal landscaping along
the property’s frontage, and this area at the front of the property is auto-oriented in nature.
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Figure 4: Parking Area at the Rear/East of the Site looking East

At the rear of the Property is a gated parking lot that serves as vehicle storage for the existing self-
storage facility. This parking lot will be replaced with the new self-storage building proposed in this
Application, and the self-storage facility will no longer offer vehicle storage. Natural Resources

Inventory 420221930, approved on May 10, 2022, determined that there was no forest, wetlands,
streams, or floodplains on the property.
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SECTION 4: PROJECT DESCRIPTION

| PROJECT HISTORY

The Subject Property was previously zoned C-2 under the 2004 Zoning Code, in effect prior to October
29,2014. Under the C-2 zone, self-storage was a permitted use, and therefore the existing self-storage
facility was constructed by-right. As part of the Zoning Code rewrite in 2014, the Subject Property’s
zoning was changed from C-2 to CRT-2.25. As part of the 2014 White Oak Science Gateway Master Plan,
the Property’s zoning was changed from CRT-2.25 to CR-2.5, C-1.5, R-1.5, H-200. As described below,
the property subsequently received approval to rezone the property to CRTF-2.5, C-2.25, R-1.5, H-200.
Self-storage is not permitted as a by-right use in the CRTF zone, and a Conditional Use was approved
on February 23, 2023 to allow the use. A Natural Resources Inventory, 420221930, was approved for
the property on May 10, 2022.

' PREVIOUS APPROVALS

Local Map Amendment H-147

Based on the Use Table in the Montgomery County Zoning Code (59.3.1.6) under the Subject
Property’s previous CR zone, Self-Storage was allowed only as a Limited Use. A Limited Use may be
allowed by-right and without Planning Board approval, but only if the Limited Use standards are met.
In the case of a Self-Storage Limited Use, Section 59.3.6.8.D.2.a.ii outlines that Self-Storage is allowed
only under the standard method of development, and that the Self-Storage use must be in a
basement or cellar of a building used for other purposes. The Applicant wished to construct a second
Self-Storage building on their property which is already improved with an existing Self-Storage
facility. The Applicant’s proposal did not meet the requirements of the Limited Use standards, and
thus the Applicant proposed to rezone the Property from CR to CRTF. The Applicant received County
Council approval on March 21, 2023 to rezone the Property from CR-2.5, C-1.5, R-1.5, H-200 to CRTF-
2.5,C-2.25, R-1.5, H-200 for the construction of a second, five-story, 116,000-square-foot self-storage
facility at the rear of the property. In the newly approved CRTF zone, self-storage is a Conditional Use,
and the Applicant received approval for the self-storage Conditional Use concurrent with the Local
Map Amendment application.

Conditional Use CU202302

The Applicant received approval of Conditional Use CU202302 for a self-storage use on the Subject
Property on February 23,2023. The approved Conditional Use plan includes the same details as the
Subject Sketch and Site Plan applications, including the new 116,000-square-foot self-storage
building at the rear of the property and the 3,600-square-foot addition to the existing self-storage
building at the front of the property. Under the CRTF zone, Self-Storage is allowed only as a
Conditional Use. The Project received a recommendation for approval from the Montgomery County
Planning Board and an approval of the Conditional Use by the Montgomery County Hearing Examiner.
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PROPOSAL - SKETCH PLAN AND SITE PLAN

The Subject Property is currently improved with a self-storage facility at the front/west of the
property. The Subject Application proposes a 3,600-square-foot expansion to the third story of the
existing building, creating a cantilevered structure that shelters the parking lot at the front of the
property. This addition will add about two feet of height to the existing self-storage facility, increasing
the height from 35 feet 6 inches to 37 feet 4 inches, and will increase the square footage of the existing
facility from 115,200 square feet to 118,800 square feet. At the rear/east of the property, the Applicant
is proposing to construct a new self-storage building that will be five stories and 55 feet tall and
contain 116,000 square feet of self-storage use. In total, the proposed square footage of commercial
self-storage development on the property between the two buildings is 234,800 square feet.

SelfStorage
Plus

Figure 5: Proposed Self-Storage Facility looking East from New Hampshire Avenue

The Applicant proposes to construct an addition to the front of the western side of the currently
existing building, creating an overhang space that will serve as additional storage units. The addition
to the front of the building will also enhance the design and street presence of the property, as
discussed in the design portion of this report. The Applicant is providing improved landscaping and a
reconfigured parking area at the front of the Property as well, which will allow for efficient vehicle
circulation and enhance pedestrian safety. The Applicant proposes to add one (1), freestanding, 11-
foot-1-inch sign at the front of the Site. Also proposed is the introduction of a rain garden along New
Hampshire Avenue, provision of stormwater management on-site (where there currently is none), and
solar panels and cool roofs on top of the two (2) self-storage buildings.

White Oak Self-Storage Nos. 320230040, 820230100 & F20230330 17



X uges
———
Nﬁﬂe
W MN

4riom

\
N

S anmns
wuonmnes

ey L
=1 Y

SON 1
s

Figure 6: Site Plan

The Applicant is also providing a covenant for future dedication of a trail easement at the rear of the
property, along the Subject Property’s eastern edge. This connection was envisioned in the 2014
White Oak Science Gateway Master Plan as a connection between the FDA campus to the south and
Lockwood Drive to the north. The covenant for future dedication will allow the trail to be constructed,
by others, if and when properties surrounding the Subject Property redevelop and the full extent of
the envisioned connection can be realized. This connection was previously reviewed and endorsed by
the Planning Board, Hearing Examiner, and County Council through their respective actions on the
Local Map Amendment and Conditional Use applications.

LIMIT OF DISTURBANCE

15 WIDE FUTURE TRAIL

A
/—\ FUTURE 10" WIDE ASPHALT TRAIL CONNECTION

=/ "=

Figure 7: Future Trail Connection Detail
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The self-storage facility’s business office is anticipated to be staffed Monday through Friday, 9:30 AM
to 6:00 PM, Saturday 9:00 AM to 5:00 PM and Sunday 10:00 AM to 4:00 PM. The Project will have
controlled access through keypad-protected automatic doors and security gates. Access for existing
customers with a valid access code is provided 365 days a year between the hours of 6:00 AM and
10:00 PM. The Project also features additional security measures in the form of perimeter fencing and
security cameras. The self-storage use will have a maximum of four (4) employees on site at any one
time, with one (1) office employee and one resident manager for each of the two (2) self-storage
buildings.

 MASTER PLAN

The Subject Property is within the boundary of the 2014 White Oak Science Gateway Master Plan
(Master Plan). The Master Plan’s primary goal is to ensure the local community’s longevity by
“reimagining existing centers - and providing a framework for reinvestment” (p. 11). The Master Plan
envisioned “White Oak’s major centers - Hillandale, White Oak, and Life Sciences/FDA Village evolving
from conventional, auto-dependent suburban shopping centers, business parks, and light industrial
areas into vibrant, mixed-use, transit-served nodes.” The Master Plan also envisioned redevelopment
that was carefully integrated with existing residential neighborhoods and adjacent major institutional
uses.
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Map 8 White Oak Center: Existing Uses
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Figure 8: White Oak Center, as defined in the 2014 White Oak Science Gateway Master Plan

The Property is located within the White Oak Center, an area identified by the Master Plan as
prominent and highly visible. Zoning recommendations support the establishment of a vertical, high
intensity scale along with a pedestrian-friendly environment for this center to support the future bus
rapid transit (BRT) stations recommended at the U.S. Food and Drug Administration campus’s main
entrance, just south of the Site. Redevelopment should also focus on both sides of Lockwood Drive to
transform this street into a walkable focal point for the area. A connection to link the adjacent FDA
campus with a redeveloped White Oak node along Lockwood Drive is also recommended. A segment
of this connection is being accommodated at the east of the Property in the form of a covenant for
future dedication of a 15-foot trail easement.
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Figure 9: FDA-Lockwood Drive Connection as shown in the Master Plan

While the Master Plan supports the transition to mixed uses in this area, it recognizes the existing mix
of uses and ownership and acknowledges that significant property assembly will be needed to achieve
the Master Plan’s vision for mixed-use development within the White Oak Center. In the interim, an
improved storage facility would not preclude the transition to envisioned mixed-use in the remaining
part of this quadrant, should property assembly occur. Improvements to this existing use could
provide an adequate buffer to the utilitarian/vehicular uses projected near this area in the FDA
campus. This would be consistent with the Master Plan goal of carefully integrating redevelopment
with adjacent uses.

' DESIGN

The Subject Application provides a significant opportunity to refresh and modernize the existing self-
storage building, particularly as the building relates to the street along the New Hampshire Avenue
facade.

The front portion of the existing building facing New Hampshire Avenue will be re-skinned to provide a
more modern aesthetic in the White Oak Center. The proposed addition to the front of the existing
building will bring the facility closer to the street frontage and create an urban edge along this
prominent roadway.
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SeHStorage
Plus

Figure 10: Rendering of Project looking Northeast from New Hampshire Avenue

A porte-cochere style addition has been incorporated in the front of the existing building to conceal
the front-loading spaces and help bring the building mass closer to the street. The semi-enclosed
loading addition will incorporate the same materials being applied to the main building massing. The
new addition will provide screening from the street of loading activities while providing enhanced
design of the overall fagade.

The existing building has minimal expression, with muted exterior colors that appear to the naked eye
as a big concrete block, with bright-colored, opaque metal roll-up doors at the base of this prominent
frontage. This industrial-looking architecture fails to activate the street or contribute toward the goals
of the Master Plan, which, in part, seeks to revitalize the commercial properties within the White Oak
Center. However, with the proposed expansion, the existing building will be transformed by
redesigning the existing facade with new materials and building forms to provide a more engaging
and warm expression.
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Figure 11: Rendering of Project looking Southeast from New Hampshire Avenue

The revised building architecture features a modern, new corner element to emphasize the main
visitor entrance. This element utilizes unique geometry to add interest and depth to the existing
facade. The front facade incorporates fiber cement siding with a natural wood appearance to provide
warmth, designed to contrast with the dark charcoal elements expressed through the aluminum
surrounds.

Furthermore, the existing brightly colored, opaque roll-up doors on the ground floor will be replaced
with glass sliding doors and storefront windows to create a more urban and inviting expression with
ample ground-floor transparency.
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