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 Application to record part of a lot into one new 
lot to remove two buildings and retain one 
67,260 square-foot office building and construct 
three new buildings for up to 300,740 square 
feet of new commercial uses and up to 392,000 
square feet of new residential uses for up to 414 
units, including 12.5% MPDUs, for a maximum 
total of 740,528 square feet permitted onsite, 
with public use space, residential amenity space, 
structured parking, and public benefits;  

 On 4.41 gross acres, split-zoned CR3, C1.5, R2.5, 
H150 and CR4, C3.5 R3.5 H300; 

 Located in the southeast quadrant of the 
intersection of Nicholson Lane and Woodglen 
Drive within the 2010 White Flint Sector Plan 
area; 

 Filing Date: 8/24/11; 
 Applicant: JBG/Nicholson Lane East, LLC. 

 

 Staff recommends approval of the Preliminary, Site, and Forest Conservation plans with conditions. 
 The Planning Board previously approved Sketch Plan 320110030 by corrected resolution on August 12, 2011. 
 Staff has held one meeting with a citizen requesting modifications to the transit proximity public benefit 

calculations and discussion of the relocated residential tower; both are covered by this staff report. 
 The Preliminary Plan will establish the dedications for the rights-of-way to accommodate the ultimate multi-

modal vision of the fronting streets.  The Site Plan will allow 740,528sf of retail, restaurant, office, 
entertainment, and residential uses.  The project will be built in one phase and will provide public use space 
and public benefits, including structured parking facilities, a through-block pedestrian connection, tree 
canopy, public parking, tower step-backs, and public art, that have been analyzed according to the objectives 
of the master plan and the previously approved sketch plan. 
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PRELIMINARY PLAN RECOMMENDATION AND CONDITIONS 
 
Staff recommends approval of Preliminary Plan 120120060 subject to the following conditions: 

 
1. Approval is limited to one (1) lot for a maximum density of 740,528 square feet of total 

development including up to 360,000 square feet of commercial uses and up to 392,000 square feet 
of residential uses for up to 414 residential units, including a minimum of 12.5% moderately priced 
dwelling units (MPDUs). 

2. The Applicant must dedicate, and the record plat must reflect, the sector-plan recommended 150-
foot right-of-way (75 feet from centerline) and the sector-plan recommended 12-foot reservation 
(an additional 6 feet from each right-of-way line) for a total of 81 feet from centerline for Rockville 
Pike (MD 355) as shown on the Preliminary Plan. 

3. The Applicant must dedicate, and the record plat must reflect, the sector-plan recommended 90-
foot right-of-way (45 feet from centerline) for Nicholson Lane as shown on the Preliminary Plan. 

4. The Applicant must dedicate, and the record plat must reflect, the sector-plan recommended 80-
foot right-of-way (40 feet from centerline) for Executive Boulevard as shown on the Preliminary 
Plan. Dedication for truncation at the intersection of Executive Boulevard and Woodglen Drive will 
occur at the time of future redevelopment of the existing commercial building that is being retained. 

5. The Applicant must provide bicycle parking spaces as part of the site plan per at least the minimum 
number required by the Zoning Ordinance. 

6. The Applicant must enter into a Traffic Mitigation Agreement with the Montgomery County 
Department of Transportation (MCDOT) and the Planning Board to participate in the North 
Bethesda Transportation Management District (TMD) and assist in achieving and maintaining the 
non-auto driver mode share goals recommended in the White Flint Sector Plan. The Traffic 
Mitigation Agreement must be executed prior to release of any building permits. One of the trip 
reduction measures should be providing a centralized location within the overall site for bike sharing 
docks approximately 8-by-40 feet as required by MCDOT. 

7. The Applicant shall comply with the White Flint Urban District requirements when it is established 
by the Montgomery County Council. 

8. The Applicant must prepare and submit a traffic signal warrant study for the intersection of Rockville 
Pike and Executive Boulevard as required by the Maryland State Highway Administration (SHA) 
and/or MCDOT. If and when the traffic signal is warranted, the Applicant must install any signal and 
associated intersection improvements in participation with the applicant of the White Flint Crossing 
(North Bethesda Market I) Preliminary Plan No. 120060310 (who is also the Applicant of this 
Preliminary Plan). 

9. The Applicant must prepare and submit a traffic signal warrant study for the intersection of 
Woodglen Drive and Executive Boulevard to MCDOT. The study must be submitted prior to 
recordation of the plat unless amended by MCDOT. 

10. All required offsite forest conservation areas must be placed in a Category I Conservation Easement. 
Category I Conservation Easements must be platted prior to any clearing or grading occurring on 
site. 

11. Substitute sweetgum (Liquidambar styraciflua) for Catalpa species in the planting plan for trees 
taken for afforestation credit. 

12. Applicant to submit and obtain approval of the forest conservation Certificate of Compliance for off-
site forest banking prior to any clearing or grading occurring on site. 

13. The Applicant must comply with the conditions of approval of the MCDOT letter dated February 3, 
2012. These conditions may be amended by MCDOT, provided the amendments do not conflict with 
other conditions of the Preliminary Plan approval. 
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14. The Applicant must comply with the conditions of approval of the Maryland State Highway 
Administration (SHA) letter dated January 17, 2012. These conditions may be amended by SHA, 
provided the amendments do not conflict with other conditions of the Preliminary Plan approval. 

15. The Applicant must comply with the conditions of the Montgomery County Department of 
Permitting Services (MCDPS) stormwater management concept approval letter dated August 31, 
2011. These conditions may be amended by MCDPS, provided the amendments do not conflict with 
other conditions of the Preliminary Plan approval. 

16. The Applicant must satisfy provisions for access and improvements as required by MCDOT prior to 
recordation of plat(s), as applicable. 

17. The Applicant must satisfy provisions for access permits as required by the SHA. 
18. The Applicant must comply with the conditions of the Montgomery County Fire and Rescue Service 

(MCFRS) Development Review Committee (DRC) memo dated September 26, 2011. 
a. These conditions may be amended by MCFRS, provided the amendments do not conflict with 

other conditions of the Preliminary Plan approval. 
b. The Applicant must provide the final MCFRS approval letter and final approval of the fire 

department access plan prior to approval of the record plat. 
19. No clearing, grading, or recording of plats prior to certified site plan approval. 
20. Final approval of the number and location of buildings, dwelling units, on-site parking, site 

circulation, sidewalks, and bikepaths will be determined at site plan. 
21. In the event that a subsequent site plan approval substantially modifies the subdivision shown on 

the approved preliminary plan with respect to lot configuration or right-of-way location, width, or 
alignment, the applicant must obtain approval of a preliminary plan amendment prior to 
certification of the site plan. 

22. The Certified Preliminary Plan 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 are 
illustrative. The final locations of buildings, structures and hardscape will be determined at the time 
of site plan review. Please refer to the zoning data table for development standards such as 
setbacks, building restriction lines, building height, and lot coverage for this lot. Other limitations for 
site development may also be included in the conditions of the Planning Board’s approval.” 

23. Prior to the issuance of any residential building permit covered by this Preliminary Plan, the 
Applicant must make a School Facilities Payment at the elementary and middle school levels to the 
Montgomery County Department of Permitting Services. The Applicant is proposing high/low rise 
w/parking residential units as defined by the Annual School Test effective July 1, 2011. This amounts 
to $819.59 per residential unit at the elementary school level, and $991.03 per residential unit at 
the middle school level. If the type of residential units changes the applicable school facilities 
payment, per the Annual School Test effective July 1, 2011, should apply. 

24. The non-transportation portion of the Adequate Public Facility (APF) review for the preliminary plan 
will remain valid for eighty-five (85) months from the date of mailing of the Planning Board 
resolution. 

25. All necessary easements must be shown on the Record Plat. 
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SITE PLAN RECOMMENDATION AND CONDITIONS 
 
Staff recommends approval of 740,528 square feet of mixed-use development including up to 348,528sf 
of non-residential development and up to 414 residential units on approximately 4.41 gross acres in the 
CR4 C3.5 R3.5 H300 and CR3 C1.5 R2.5 H150 zones.  All site development elements as shown on the site, 
landscape, lighting, and architectural plans stamped by the M-NCPPC on November 18, 2011 are 
required except as modified by the following conditions: 
 

1. Sketch Plan Conformance 
The proposed development must comply with the applicable binding elements and conditions of 
Sketch Plan 320110030 approved by the Planning Board by a Corrected Resolution dated August 
12, 2011. 
 

2. Preliminary Plan Conformance 
The proposed development must comply with the conditions of the approved Resolution for 
Preliminary Plan 120120060, unless amended and approved by the Planning Board. 

 
3. Density Allocation 

Building permits may only be issued after staging allocation is granted under the Staging 
Allocation Request Regulations (COMCOR 50.35.02.01.A) in the White Flint Sector Plan 
Implementation Guidelines approved by the Planning Board. 
 

4. 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, as amended, for each one.  Each public benefit must be verified by M-NCPPC Staff to 
be complete as required by the submittals listed for each prior to issuance of any use-and-
occupancy permit for the associated building, except as noted below.   Any disagreement 
regarding the application or interpretation of the Public Benefits may be brought to the Planning 
Board for resolution. 
a. Transit Proximity 

 Submit revised calculation based on Metro Station portal on east side of Rockville Pike. 
b. Neighborhood Services 

 Revise table to show only 10 different basic services as defined by the approved 
incentive density guidelines. 

c. Minimum Parking 
 Submit as-built drawings of parking garage for each building with tabulation of 

maximum parking spaces allowed, minimum parking spaces required, and parking 
spaces provided. 

d. Through Block Connection 
e. Way-Finding 

 Submit detailed schematics for at least 3 signs to be placed along Woodglen Drive, 
within the interior plaza, and along Rockville Pike.  Final design and location to be 
approved by M-NCPPC Staff and any applicable agency controlling signage within rights-
of-way. 

f. Public Parking 
 Submit as-built drawings of parking garage showing public parking spaces and signage 

and documentation of facility use and access restrictions. 
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g. Structured Parking 
h. Tower Step-back 
i. Public Art 

 Provide supplemental plan to be presented to the Public Arts Trust Steering Committee 
prior to issuance of any core-and-shell building permit. 

j. Public Open Space 
k. Exceptional Design 
l. BLTs 

 Purchase or payment for 1.61 Building Lot Terminations must be made prior to issuance 
of any building permit.  Documentation to be provided to staff. 

m. Tree Canopy 
 Provide as-built landscape plan showing tree locations and species with 15 year 

coverage and tabulation of total open space under canopy; may be completed in phases 
for open space around individual buildings. 

n. Vegetated Roof 
 Provide as-built roof plans showing coverage of roof that is vegetated and cross-section 

of planting detail, for each applicable building. 
 

5. Transportation 
The Applicant must provide a minimum of 174 bicycle parking spaces, including 10 publicly 
accessible bike spaces and 108 private, secure bike spaces for the residential building; 20 
publicly accessible bike spaces for the non-residential buildings; and 1 private, secure bike space 
per 10,000sf in each of the non-residential buildings (35 total).  Final location and facility details 
to be determined by Certified Site Plan. 

 
6. Environment 

a. Substitute sweetgum (Liquidambar styraciflua) for Catalpa species in the planting plan for 
trees taken for afforestation credit.   

b. Applicant to submit and obtain approval of the forest conservation Certificate of Compliance 
for off-site forest banking prior to any clearing or grading occurring on site. 

 
7. Moderately Priced Dwelling Units (MPDUs) 

a. The proposed development must provide 12.5 percent MPDUs in accordance with an 
Agreement to Build with the Department of Housing and Community Affairs (DHCA). 

b. The MPDU agreement to build shall be executed prior to the release of any building permits. 
 

8. Recreation Facilities 
The Applicant must provide at least the recreation facilities, conforming to the Recreation 
Guidelines approved by the Planning Board in September 1992, shown on the Site Plan 
including: 
a. Indoor Community Space; 
b. Swimming Pool; 
c. Pedestrian System;  
d. Indoor Fitness Facility; and 
e. Four Picnic/Sitting Areas. 
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9. Maintenance 
Maintenance of all on-site Public Use Space is the responsibility of the Applicant and subsequent 
owner(s).  This includes maintenance of paving, plantings, lighting, benches, fountains, and 
artwork.  Maintenance may be taken over by a governmental agency by agreement with the 
owner and applicable agency. 
 

10. Architecture 
The final exterior architectural character, proportion, materials, and articulation must be 
substantially similar to the schematic elevations shown on the submitted architectural drawings, 
as determined by Staff. 
 

11. Performance Bond and Agreement 
Prior to issuance of first building permit within each relevant phase of development, Applicant 
must provide 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. Applicant must provide a cost estimate of the materials and facilities, which, upon staff 

approval, will establish the initial surety amount.  
b. The amount of the bond or surety shall include plant material, on-site lighting, recreational 

facilities, site furniture, and entrance piers within the relevant phase of development.   
c. Prior to issuance of the first building permit, Applicant must enter into a Site Plan Surety & 

Maintenance Agreement with the Planning Board in a form approved by the Office of 
General Counsel that outlines the responsibilities of the Applicant and incorporates the cost 
estimate.   

d. Bond/surety shall be tied to the development program, and completion of plantings and 
installation of particular materials and facilities covered by the surety for each phase of 
development will be followed by inspection and reduction of the surety. 

 
12. Development Program 

The Applicant must construct the proposed development in accordance with a development 
program that will be reviewed and approved prior to the approval of the Certified Site Plan.  The 
development program must include the following items in its phasing schedule: 
a. Demolition of existing buildings may commence prior to approval of the certified site plan. 
b. Street lamps and sidewalks adjacent to each building must be installed prior to release of 

any use-and-occupancy permit for the respective building.  Street tree planting may wait 
until the next growing season. 

c. On-site amenities including, but not limited to, recreation amenities and public use space 
amenities adjacent to each building, must be installed prior to release of any use-and-
occupancy permit for the respective building. 

d. Clearing and grading must correspond to the construction phasing to minimize soil erosion 
and must not occur prior to approval of the Final Forest Conservation Plan, Sediment 
Control Plan, and M-NCPPC inspection and approval of all applicable environmental 
protection devices. 

e. The development program must provide phasing for installation of on-site landscaping and 
lighting. 

f. The development program must provide phasing of dedications, stormwater management, 
sediment and erosion control, afforestation, and other features. 
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13. Certified Site Plan 
Prior to approval of the Certified Site Plan the following revisions must be made and/or 
information provided subject to Staff review and approval: 
a. Include the Final Forest Conservation Plan approval, stormwater management concept 

approval, development program, inspection schedule, and Site Plan resolution on the 
approval or cover sheet. 

b. Add a note to the Site Plan stating that “M-NCPPC staff must inspect all tree-save areas and 
protection devices prior to clearing and grading”. 

c. Remove unnecessary sheets. 
d. Make corrections and clarifications to details, incentive density calculations, recreation 

facilities, labeling, data tables, and schedules. 
e. Ensure consistency of all details and layout between architecture, site, and landscape plans. 
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SECTION 1: CONTEXT AND PROPOSAL 

SITE DESCRIPTION 

Site Vicinity 
The subject site occupies the majority of the block bounded by Rockville Pike on the east, Woodglen 
Drive on the west, Nicholson Lane on the north, and Executive Boulevard on the south.  Along with the 
blocks immediately to the north and south, the site forms a commercial-use transition between 
Rockville Pike and the primarily residential uses to the west.  The site is located approximately one block 
from the White Flint Metro Station, the White Flint Mall, the Montgomery Aquatics Center, and the 
Bethesda North Hotel and Conference Center. 
 
Nearby recently approved development includes North Bethesda Market I, approved as an optional 
method project built under the TS-R Zone (now in the Commercial/Residential Zones) that includes 
multi-family residential units, a Whole Foods supermarket, public open space, additional retail and 
commercial uses, and structured parking.  Other nearby recently approved development includes the 
mixed-use North Bethesda Center, located at the White Flint Metro east of Rockville Pike, the North 
Bethesda Gateway sketch plan directly across Rockville Pike from the subject site and the proposed first 
phase of Mid-Pike Plaza north of Old Georgetown Road and west of Rockville Pike.   

 

 
Vicinity Map 
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Site Analysis 
The subject site is currently occupied by four commercial buildings and surface parking lots.  The 
remainder of the block features a gas and service station that is not part of this proposal.  The site is 
currently served by public water and sewer. 

 
Aerial Photo 

 
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. 
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PROJECT DESCRIPTION 

Previous Approvals 

Sketch Plan 320110030 was approved by the Planning Board by Corrected Resolution on August 12, 
2011.  This approval established several binding elements on the entire 4.41 gross tract acre site: 
 

1. Maximum total density of 740,528 
square feet, including a maximum of 
368,000sf of non-residential 
development; 

2. Maximum Height of 150 feet in the CR3 
C1.5 R2.5 H150 zone and 300 feet in 
the CR4 C3.5 R3.5 H300 zone; 

3. The general location and extent of 
public use space (green areas shown 
below); 

 
 
 
 
 
 
 
 
 
 

4. The categories of public benefits: 
Public Benefits Table Approved with the Sketch Plan 

Category Public Benefit % Requested Notes 

Transit Proximity 40.00 75% of site within ¼ mile of level 1 transit. 

Connectivity 

Neighborhood Services 10.00 Project provides or is within ¼ mile of 10 different retail 
services. 

Minimum Parking 10.00 Project provides less than maximum allowed parking. 

Through-Block Connection 15.00 Pedestrian access within a block between streets. 

Public Parking 6.40 Project provides publicly accessible parking spaces. 

Diversity Dwelling Unit Mix 5.00 Project provides units with a range of bedroom counts. 

Design 

Structured Parking 14.60 Project provides parking in below- and above-grade 
structures. 

Tower Setback [Step-Back] 5.00 Building towers for some buildings are stepped back from 
the street-level façade. 

Public Art 5.00 Project provides public art program. 

Streetscape 3.00 Project provides off-site streetscape improvements 

Exceptional Design 10.00 Project provides buildings and open spaces per the 
ordinance and guidelines.  

Environment 

BLTs 5.00 Purchase of required BLTs. 

Tree Canopy 10.00 Canopy coverage of at least 25% of the open space. 

Vegetated Roof 10.00 Project provides a vegetated roof on some buildings. 

Total 149.00  
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5. The phasing program. 
 
These binding elements, as shown on the sketch plan, are subject to conditions and modification at site 
plan per Section 59-C-15.43(d). 
 
Proposal 

Subdivision 
The preliminary plan will create one lot for construction of a multi-building, mixed-use development, 
with a maximum total density of 740,528 square feet including up to 368,000 square feet of commercial 
uses, and up to 392,000 square feet of residential uses for up to 414 residential units. One existing 
67,260 square foot commercial building will remain onsite as part of the maximum of 368,000 square 
feet of commercial uses allowed. The 160,942 square foot net lot is the result of previous dedications. 
Additional dedications of 15 feet along Rockville Pike, 9 feet along Nicholson Lane, and primarily 
truncation at the intersection of Woodglen Drive and Executive Boulevard is required as part of this 
preliminary plan.  An additional reservation of 6 feet along Rockville Pike is proposed to accommodate 
the future transit system.  As envisioned by the Sector Plan, all internal roads will be private, because 
they are not integral to the overall network in the plan area. 
 

 
Preliminary Plan 
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Building 
The proposed development differs little from the approved Sketch Plan that was reviewed by the 
Planning Board in January of 2011, except that the residential building – previously shown in the 
southeast corner of the site – has switched places with an office building in the northeast corner and the 
second residential tower on Executive Boulevard has been replaced by a lower retail building.  In all, 
there are three proposed new buildings; the office building in the southwest corner will remain. 
 

 
Illustrative Exhibit 

 
Running parallel to Rockville Pike, an approximately 160-foot, rectangular building faced primarily in 
glass will house office, retail, and entertainment uses.  This building will bridge the east-west private 
street where it T’s into Rockville Pike allowing vehicles and pedestrians to access the interior retail core 
of the site.  A second, small retail building providing necessary loading and garage access will abut the 
existing office building on Executive Boulevard.  The last new building is a modular glass-, concrete-, and 
metal-faced residential building rising up to almost 300 feet along Nicholson Lane and the northern 
frontage of Woodglen Drive.  This building steps back floor-by-floor as it rises from a retail base facing 
on the internal open space and provides residential amenities on various levels. 
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Building Elevation (looking north from Executive Boulevard) 

 

 
Building Elevation (looking west from Rockville Pike) 
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Open Space 
The proposed public use space features generous streetscaped sidewalks and a central “Urban Plaza” at 
the curve of the T-intersection of the internal private streets.  In the plaza the buildings will set further 
back to define the larger space, but the private street will continue to run through it.  This urban plaza is 
designed for pedestrians – the streets ramping up onto a “table top” of specialty paving flush with and 
separated from the proper pedestrian sidewalks by bollards.  This area can be shut down to traffic for 
events.  The area that is pedestrian-only will house artwork, fountains, seating, planting, and structures 
for shade, recreation, relaxation, and entertainment. 
 
Since the sketch plan approval, a new through-block connection has been provided from the internal 
open space to Nicholson Lane.  An upper plaza with retail, amenities, and artwork can be accessed from 
street grade via large amphitheater-like stairs or an elevator.  The residential building acts as a bridge 
over the pedestrian connection to Nicholson Lane from this upper plaza. 
  

 
Landscape Plan 

 
Circulation 
The proposed buildings are arrayed about an internal private street that extends the “paseo” of the 
North Bethesda Market I development across Executive Boulevard that T’s into an east-west road that 
runs from Woodglen Drive to a right-in/right-out intersection with Rockville Pike.  Structured parking 
and loading areas will be accessed from Nicholson Lane, Executive Boulevard, and Woodglen Drive for 
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each building except the office building along Rockville Pike, whose parking and loading is accessed from 
Executive Boulevard under the new low retail building.   

 

 
Circulation Plan 

 
Public Benefits 
The Sketch Plan for this site was approved with various public benefits listed above.  Staff has 
recommended changes to these public benefits based on the details of the preliminary and site plans as 
discussed in the Findings.  As the conditions and findings are recommended, the proposed development 
will provide at least the following public benefits (except as noted “Optional”, for which the Applicant 
may take incentive density credit): 
 

 Transit Proximity 
 Neighborhood Services 
 Minimum Parking 
 Through Block Connection 
 Way-Finding 
 Public Parking 
 Structured Parking 
 Tower Step-Back 
 Public Art 
 Public Open Space 
 Exceptional Design 
 BLTs 
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 Tree Canopy 
 Vegetated Roof 

 
These public benefits will total well over 100 points and meet the necessary category requirement under 
Section 59-C-15.15, as detailed below.  The sketch plan was originally proposed under the previous 
public benefit system that was calculated according to percentages rather than points.  The conversion, 
however, is a one-to-one conversion where each percentage equals one point.  Further, the 
neighborhood services benefit was modified, but the subject application may take points under the 
original method due to a “grandfathering” provision for this particular benefit.  Last, Staff and the 
Applicant have agreed to remove the dwelling unit mix and streetscape public benefits because they do 
not meet the requirements of the Ordinance or the Incentive Density Guidelines. 
 

COMMUNITY OUTREACH 

The Applicant has complied with all submittal and noticing requirements.  Staff has met with one citizen 
who raised concerns about two issues regarding the site plan.  First, the calculation of transit proximity 
was discussed and Staff agrees that the transit portal is on the east side of Rockville Pike; this 
modification has been conditioned in Staff’s recommendation, but will not have a significant impact on 
the total points awarded.  Second, the question of changes between sketch plans and site plans was 
discussed, although no objections were raised to the specific building changes.   
 
In the second case, the binding elements listed in the Sketch Plan Resolution are: “maximum density and 
heights, general location and extent of public use space, public benefits, and phasing program”.  Thus, 
the building massing was not directly set as a binding element and the density and heights are within 
the limits set.  Further, the Notice of Preliminary and Site Plan Applications showed the new building 
locations.  Because the general massing and allowed heights, regardless of the uses within the buildings, 
did not change circulation patterns or open space and, in fact, increased pedestrian circulation options 
and open space, Staff feels the change does not alter the original findings of the Sketch Plan. 
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SECTION 2: PRELIMINARY PLAN  
 
SUBDIVISION 
The Subject Property is Part of Lot 16, Higgins Estate (Plat No. 6551). Lot 16 became Part of Lot 16 from 
additional dedication of Nicholson Lane. The preliminary plan will require additional dedication of the 
periphery streets and the property will be recorded as one lot approximately 160,942 square feet in size. 
A maximum of 740,528 square feet of development is proposed onsite with up to 368,000 square feet of 
non-residential uses and up to 392,000 square feet of residential uses for up to 414 residential units (as 
calculated off of gross tract area from previous dedications). 
 
The Preliminary Plan and Site Plan aim to transform the existing strip commercial property surrounded 
by surface parking into three vibrant, mixed-use, pedestrian friendly, urban blocks with buildings of 
various heights. The proposed development is an extension of the walkable neighborhood begun by 
North Bethesda Market I (located just south of the Subject Property), and is comprised of residential, 
office, street retail and entertainment uses as envisioned by the Sector Plan. The proposed plan extends 
the existing tree lined “retail paseo” and adds a new central plaza that blends vehicular, bicycle and 
pedestrian circulation creating a vibrant and active retail experience. Vehicular movement through the 
site promotes excellent retail exposure.  Pedestrian movement is emphasized through calming 
strategies such as street trees, on street parking, and bollards. 
 
 
TRANSPORTATION 
 
Site Location and Vehicular Access Points 
The site of the subject mixed use development is located on the block formed by Rockville Pike on the 
east, Executive Boulevard to the south, Woodglen Drive to the west, and Nicholson Lane to the north. 
The vehicular access points are proposed from all four roadways.  
 
Transportation Demand Management  
This site is within the boundary of the North Bethesda Transportation Management District (TMD). As a 
new development, the Applicant must enter into a traffic mitigation agreement to participate in the 
North Bethesda TMD. The White Flint Sector Plan recommends that the TMD achieve a 39% non-auto 
driver mode share (NADMS) goal for employees that consists of a 26% transit mode share, 5% 
ridesharing, and 8% other commuting modes of transportation. 
 
Sector Plan Roadways and Bikeways 
In accordance with the White Flint Sector Plan and Countywide Bikeways Functional Master Plan, the 
sector-planned roadways and bikeways are as follows: 
 
1. Rockville Pike (MD 355) is designated as a major highway, M-6, with a recommended 150-foot right-

of-way, reservation for 12 more feet (i.e., for a total of 162 feet), and a recommended shared use 
path, Local Bikeway, LB-5, on the east side. MCDOT’s Capital Improvements Program Project No. 
501116, White Flint District West Transportation, includes reconstruction of Rockville Pike. 

 
2. Nicholson Lane is designated as an arterial, A-69, with a recommended 90-foot right-of-way and 

recommended bike lanes, BL-27.    
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3. Woodglen Drive or Mid-Pike Spine is designated as a business street, B-3, with a recommended 70-
foot right-of-way and a dual bikeway (bike lanes and a shared use path on the east side).  

 
4. Executive Boulevard is designated as a business street, B-7, with a recommended 80-foot right-of-

way and the White Flint recreation loop on the north side. 
 
Internal streets are proposed to be private streets. 
 
Available Transit Service 
Ride-On routes 5 and 46 and Metrobus J-5 operate along the site’s eastern boundary on Rockville Pike. 
The entire subject site is within a quarter of a mile from the White Flint Metrorail Station. 
 
Adequate Public Facilities Review 
 
Local Area Transportation Review and Policy Area Mobility Review (LATR/PAMR) 
In lieu of the typical Local Area Transportation Review and Policy Area Mobility Review tests, the 
transportation Adequate Public Facilities test would be satisfied for new developments in the White Flint 
Sector Plan area by requiring the property owners to participate and pay for infrastructure 
improvements as part of the White Flint Special Taxing District. The revenue generated from this project 
will go towards funding the MCDOT Capital Improvements Program Project No. 501116, White Flint 
District West Transportation, which includes reconstruction of Rockville Pike. 
 
Other Public Facilities and Services 
Except for schools, other public facilities and services are available and will be adequate to serve the 
proposed development. The site is served by public water and sewer. Gas, electric, and 
telecommunications services are also available to serve the property.  Police stations, firehouses, and 
health services are currently operating within the standards set by the effective Subdivision Staging 
Policy. Pursuant to County Council Resolution 16-1324, adopted April 27, 2010, the Property is exempt 
from LATR and PAMR analysis because it is subject to payments under the White Flint Special Taxing 
District. The application has been reviewed and conditionally approved by the Montgomery County Fire 
and Rescue Service (MCFRS), which must verify the proposed development, has adequate access for 
emergency vehicles prior to recordation of the plat. 
 
The Subject Property is located in the Walter Johnson High School Cluster, which requires a School 
Facilities Payment at the elementary and middle school levels. This amounts to $819.59 per residential 
unit at the elementary school level, and $991.03 per residential unit at the middle school level. The 
School Facilities Payment must be made prior to the issuance of any residential building permit covered 
by this Preliminary Plan. 
 
Therefore with the analysis above and the conditions contained in this report, staff finds the proposed 
application satisfies the Adequate Public Facilities Ordinance. 
 
ENVIRONMENT 
 
Environmental Inventory 
A Natural Resource Inventory/Forest Stand Delineation (NRI/FSD) for the site was approved by staff on 
August 30, 2010.  The site contains no forest, streams or their buffers, wetlands or their buffers, 100-
year floodplains, specimen trees, or rare, threatened or endangered species.   
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Forest Conservation 
The net tract area of the site is 4.41 acres.  Based on the Mixed-use Development Area land use 
category, the required afforestation is 0.66 acres.  The Preliminary and Final Forest Conservation Plans 
propose to satisfy this requirement with a combination of 0.21 acres of credit for on-site landscaping, 
and 0.45 acres of off-site reforestation credit to be fulfilled at an approved forest conservation bank.  
 
Stormwater Management 
A stormwater management concept plan was approved by the Montgomery County Department of 
Permitting Services on August 31, 2011.  The plan proposes to meet 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. 
 
Therefore, based on the analysis above, Staff finds the plan meets the Environmental Guidelines and 
Forest Conservation Law. Staff recommends that the Planning Board approve the Preliminary and Final 
Forest Conservation Plans with the conditions cited in this staff report. 
 
MASTER PLAN 
 
Proposed Development 
North Bethesda Market II consists of several properties north of Executive Boulevard extended, between 
Rockville Pike, Nicholson Lane, and Woodglen Drive. A residential high-rise building is proposed at 
Woodglen Drive and Nicholson Lane, while office and retail buildings are proposed along Rockville Pike 
and Executive Boulevard. A private street will link Rockville Pike to Woodglen Drive as well as Executive 
Boulevard. The existing office building at 11333 Woodglen Drive will be retained. 

Sector Plan Recommendations  
North Bethesda Market II is within the NoBe District (Block 2) in the Approved and Adopted (2010) 
White Flint Sector Plan. The Plan notes that the “block contains a significant redevelopment opportunity 
north of Executive Boulevard and could include a hotel, retail, residential uses, and offices” (p.36). The 
proposed development is north of Executive Boulevard. The Sector Plan zoned this area to the CR4 C3.5 
R3.5 H300 and CR3 C1.5 R2.5 H150 zones. It also states that “building heights maybe less than 150 feet 
to achieve compatibility with the residential development southwest of this block” (p.36).  None of the 
major community facilities proposed in the Sector Plan were intended to be located on the Subject 
Property. 

Sector Plan Compliance  
 
Density and Building Height 
The proposed preliminary and site plans are consistent with the Sector Plan’s recommendations for 
Commercial Residential (CR4 C3.5 R3.5 H300 and CR3 R2.5 C1.5 H150) zones. Further, the residential 
building at almost 300 feet and the office/retail buildings at approximately 175 feet are consistent with 
the Plan’s building height recommendations. The existing office building along Woodglen Drive, which is 
approximately 45 feet, will be retained. 
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Transportation Network 
The submitted plan street network is consistent with the Sector Plan recommendation for an internal 
private street network. The proposed internal private street, with different paving patterns, is consistent 
with the Plan’s recommendation for local streets. Local streets, according to the Plan, “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” (p.18). 
 
Woodglen Drive is classified as a commercial business street (B-3) with a 70 foot right-of-way and 
Nicholson Lane is classified an arterial roadway (A-69) with a 90 foot right-of-way. Executive Boulevard, 
between Woodglen Drive and Rockville Pike (MD 355), was constructed when North Bethesda Market I 
was developed. Executive Boulevard (B-7) is a commercial business street with an 80 foot right-of-way. 
An easement was granted for the subject property during the North Bethesda Market I approval via 
Preliminary Plan No. 120060310. Condition 8 (b) of that preliminary plan approval states:  

 
Prior to recordation of plat, Applicant to record a declaration of covenants (“Declaration”) for 
future dedication of an additional 3.5 feet of right-of-way for Executive Boulevard on adjoining 
Lot P16 and Parcel 978 along the northern property line of the subject property.  Declaration to 
be reviewed and approved by M-NCPPC staff and MCDPWT prior to recordation.  Dedication 
shall occur upon rezoning or redevelopment of Lot P16 and Parcel 978.  

 
The Applicant will dedicate the additional 3.5 feet of right-of-way for Executive Boulevard Extended with 
this preliminary plan application. The submitted plans also show the required dedications for Nicholson 
Lane.  
 
An urban boulevard is envisioned for Rockville Pike with improved pedestrian sidewalks, on-road 
bicyclist accommodation, and bus priority lanes (p.53). Rockville Pike is classified as a major highway 
with a 150 foot right-of-way. The right-of-way for MD 355 can be increased to 162 feet with the 
additional dedication placed in reservation (p.55).  The Montgomery County Department of 
Transportation has initiated a Countywide Bus Rapid Transit (BRT) Study that will inform the location of 
BRT, either in the median or curb lane. The site and preliminary plan shows dedication along MD 355 up 
to 75 feet with an additional 6 feet in reservation.  
 
Bikeway Network  
Woodglen Drive, between Edson Lane and Nicholson Lane, is identified as a dual bikeway (SP-41 and LB-
4), and a bike lane is recommended on Nicholson Lane (BL-27). The Sector Plan also recommends the 
establishment of a recreational loop on Nicholson Lane. ‘Street A’ is identified in the Plan as a recreation 
loop extension.  
 
Environment  
Environmental site design techniques, increasing the tree canopy in the Plan area to 20%, and 
minimization of carbon emissions are some of the environmental recommendations in the Sector Plan.  
The site plan indicates green roofs for all of the new buildings. An existing green roof is on the office 
building on Woodglen Drive. The streetscape for the Paseo, private street, Woodglen Drive and Rockville 
Pike will have canopy trees that are closely spaced. North Bethesda Market I implemented a rain garden 
along MD 355. However, the proposed streetscape along MD 355 that is north of Executive Boulevard is 
different.   
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It is unknown what other onsite environmental benefits, such as on-site renewable energy sources or 
maximization of LEED or Energy Star standards, the applicant will utilize for this development. This 
application will also minimize parking, which has environmental benefits. 
 
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” (p.17). The applicant will underground utilities along Rockville Pike, Woodglen 
Drive and Nicholson Lane.  
 
White Flint Design Guidelines Compliance  
The Planning Board Approved White Flint Urban Design Guidelines (2010) provides specific 
recommendation for open space, streets, and buildings in the NoBe district. Some of the 
recommendations are:   

 Streetscape elements along business streets should extend into proposed streets to ensure 
pedestrian continuity.  

 Encourage compatibility of streetscape elements between newly constructed and future 
developments along Rockville Pike. 

 Provide signage along designated recreation loop extension… (p.34-35). 
 
The architectural character of the high-rise residential building is distinctive with its trapezoidal shaped 
southern façade. This shape allows smaller floor plates at the top of the building while the base is larger. 
The lower heights of the office and retail building allows for more light into the urban plaza. Further, the 
urban plaza is open and visible to three of four streets that surround the site. Build-to lines, podium 
heights and other urban form components are proposed in North Bethesda Market II.  
 
Urban District  
A White Flint urban district is anticipated in the future. Typical functions of an urban district are 
maintenance of streetscape within the public right-of-way and promotion of the local area. The Director 
of Bethesda Regional Service Center has initiated an ad hoc working group of White Flint residents and 
property owners to begin discussing the parameters of a future White Flint district. Without an urban 
district, existing developments including North Bethesda Market and North Bethesda Center, have 
signed declaration of covenants with Montgomery County Department of Permitting Services to 
maintain the streetscape along Woodglen Drive, Executive Boulevard and Rockville Pike. 
 
Based on the analysis above and the conditions of this report, staff finds the proposed plan is in 
substantial conformance with the White Flint Sector Plan. 
 
COMPLIANCE WITH ZONING ORDINANCE AND SUBDIVISION REGULATIONS 
Staff has reviewed the application for compliance with Chapter 50 of the Montgomery County Code, the 
Subdivision Regulations.  The application meets the requirement and standards of all applicable 
sections.  With payment into the special taxing district and the improvements proposed, access and 
public facilities will be adequate to support the proposed lots, density, and use. The proposed lots size, 
width, shape, and orientation are appropriate for this type of subdivision. Staff has also reviewed the 
proposed subdivision for compliance with the dimensional requirements of the CR3 C1.5 R2.5 H150 and 
CR4 C3.5 R3.5 H300 Zones as specified in the Zoning Ordinance. The proposed development meets all 
dimensional requirements of those zones, as detailed in Section 3: Site Plan Review of this report. 
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Finally, the application has been reviewed by other applicable County agencies, all of whom have 
recommended approval of the plan. 
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SECTION 3:  SITE PLAN REVIEW 
 

ENVIRONMENT & MASTER PLAN 
These subsections are covered by Section 2: Preliminary Plan Review, above. 
 

DEVELOPMENT STANDARDS 
The proposed development is split zoned between the CR3 C1.5 R2.5 H150 zone and the CR4 C3.5 R3.5 
H300 zone on 191,925sf of gross tract area.  The following tables show the application’s conformance to 
the development standards of the zone and the approved Sketch Plan; minimum setbacks are not 
applicable on this site. 
 

1. Density of Development (square feet per gross tract) 

 Total (CR) Non-Residential (C) Residential (R) 

Max Allowed by the Zones 740,528 617,393.5 644,565.5 
 

Max Approved with Sketch Plan 740,528 368,000 372,5281 
 

Max Proposed 740,528 348,528 392,000 

 

2. Height (feet) 

 CR3.0 C1.5 R2.5 H150 CR4.0 C3.5 R3.5 H300 

Max Allowed by the Zones 150 300 
 

Approved with Sketch Plan 150 300 
 

Proposed with Phase 1 

Building A (Residential) n/a 300 

Building B (Office, New) n/a 175 

Building C (Retail, New) n/a 50 

Building D (Office, Existing) 50 n/a 

 

3. Public Use Space (% of 160,942sf net lot) 

Min Required by the Zones 10 (16,100sf) 

Min Approved with Sketch Plan 10 (16,100sf) 

Min Proposed  16.1 (26,000sf) 

 

4. Residential Amenity Space (square feet per market rate unit2) 

 Required Proposed 

Minimum Indoor Amenity Space 5,000 7,700 
 

Minimum Outdoor Amenity Space 5,000 10,400 

 
 
 

                                                           
1
 Although this number was provided in the data table, the Resolution approved by the Board did not set a 

particular limit on the residential density, only the commercial density up to 368,000sf. 
2
 Amenity space is not required to be calculated for MPDUs within a Metro Station Policy Area. 
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5. Minimum Bicycle Parking Spaces & Shower/Change Facilities 

Use 

Required Proposed3 

Minimum Publicly 
Accessible 

Minimum Private & 
Secure 

Public Private 

414 Residential Units 10 100 10 108 

348,528sf Non-
Residential 

20 35 20 35 

 

6. Parking (spaces, may be provided off-site) 

 Minimum Required Maximum Allowed Proposed 

Estimate at Sketch Plan 458 1,082 694 Min/976 Max 
 

Site Plan Requirement 422 1,198 720 

 

 
  

                                                           
3
 As conditioned. 
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FINDINGS 
 
1. The site plan conforms to all non-illustrative elements of a development plan or diagrammatic 

plan, and all binding elements of a schematic development plan, certified by the Hearing 
Examiner under Section 59-D-1.64, or is consistent with an approved project plan for the optional 
method of development, if required, unless the Planning Board expressly modifies any element of 
the project plan.   
 
The site plan is not subject to a development plan, diagrammatic plan, schematic development 
plan, or project plan.  It is, however, subject to the binding elements and conditions of Sketch 
Plan 320110030, which may be modified at the time of site plan review under Section 59-C-
15.43(d): 

 
During site plan review, the Planning Board may approve amendments to the 
binding elements of an approved sketch plan. 

(1) Amendments to the binding elements may be approved, if such 
amendments are: 
(A) Requested by the applicant; 
(B) Recommended by the Planning Board staff and agreed to by the 

applicant; or 
(C) Made by the Planning Board, based on a staff recommendation or on its 

own initiative, if the Board finds that a change in the relevant facts and 
circumstances since sketch plan approval demonstrates that the binding 
element either is not consistent with the applicable master or sector 
plan or does not meet the requirements of the zone. 

(2) Notice of proposed amendments to the binding elements must be identified 
in the site plan application if requested by the applicant or in the final notice 
of the site plan hearing recommended by Planning Board staff and agreed to 
by the applicant. 

(3) For any amendments to the binding elements, the Planning Board must 
make the applicable findings under Section 59-C-15.43(c) in addition to the 
findings necessary to approve a site plan under Section 59-D-3. 

 
There are two modifications to the binding elements with this site plan.   
a. The change proposed in uses and massing for Buildings A and B allow the residential uses to 

be placed nearer to the lower density edges of the Sector Plan area and to provide a 
signature office, retail, and entertainment building to be placed along Rockville Pike. 
Further, the stepping of the floor plates from south to north requires that the massing of the 
residential building, Building A, rise higher than the office building would have in the 
northwest corner.  Regarding the necessary findings under Section 59-C-15.43(c), the 
buildings will continue to achieve compatible internal and external relationships between 
existing and proposed nearby buildings, open space, and uses.  The heights, densities, and 
uses are all similar in the reconfigured layout to what adjacent zoning would allow and 
create more effective and useful open spaces and commercial activity. 
 

b. Two public benefits, Streetscape and Dwelling Unit Mix, originally approved by the sketch 
plan have been removed because the details of the site plan show that the criteria for these 
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benefits cannot be met.  Without these two benefits, the project continues to meet the 
necessary criteria for public benefits, viz., a minimum of 100 points from at least four 
categories.  The application does qualify, however, for two alternative public benefits that 
are more in keeping with the objectives of the Sector Plan to provide access to and 
information about open space, pedestrian and bicycle connections, and transit 
opportunities: Open Space above the minimum 10% public use space required and Way-
Finding signage along trails and within open spaces.  These changes, therefore, continue to 
meet the necessary findings regarding public benefits that must support the requested 
incentive density and are in keeping with the priorities of the Sector Plan. 

 
2. The Site Plan meets all of the requirements of the zone in which it is located, and where 

applicable conforms to an urban renewal plan approved under Chapter 56.   
 
There are several requirements of the CR zones that must be met by this Application: 

 Uses; 
 General Requirements; 
 Development Standards; and 
 Special Regulations for the Optional Method of Development (Public Benefits). 

 
a. Uses 
The proposed uses – residential, retail, restaurant, theatre, and office – are permitted uses in 
the zone.  There are no proposed limited or special exception uses. 
 
b. General Requirements 
The development is substantially consistent with the White Flint Sector Plan and White Flint 
Urban Design Guidelines: 

 
 North Bethesda II is within the NoBe District within the Approved and Adopted (2010) 

White Flint Sector Plan. In accord with the recommendations of the Sector Plan, the 
proposed development will provide opportunities for new mixed-uses and public use 
spaces while maintaining residential and office uses and ensuring a buffer for existing 
residential communities.   

 Building heights up to 300 feet are proposed in the northwest corner of the site, away 
from the residential neighborhood to the southwest, while a mid-rise office building will 
continue the streetwall established by the North Bethesda Market I project to the south; 
finally, lower buildings along the southern edge of the property provide a varied skyline 
transitioning to the south and east and protecting the internal open spaces.  

 The highest density will be located along Nicholson Lane and Rockville Pike as allowed 
by the zoning and envisioned by the Sector Plan.  

 The revised plan street network is consistent with the Sector Plan recommendation for 
private streets creating a more fine-grained grid and with the layout approved in the 
Sketch Plan. 

 The public use space provides the open spaces approved by the sketch plan that 
implement the recommendations of the Sector Plan with open spaces along and 
between blocks adjacent to activating retail, restaurant, and entertainment uses. 

 The Sector Plan establishes several recommendations to create an environmentally 
sustainable district. The proposed development will minimize carbon emissions by 
providing a pedestrian environment and more balanced jobs/housing ratio; it will 
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reduce energy consumption through site design and energy-efficient buildings meeting 
a minimum of LEED certification; it will improve air and water quality by implementing 
tree canopy, vegetated roofs, landscape area, and environmental site design 
stormwater management facilities.  

 The Approved White Flint Urban Design Guidelines provide specific recommendations 
for each district, including building design and public open space. The design guidelines 
recommend that buildings be located without significant setbacks along streets, as 
shown by the proposed building layouts. Way-finding signage and activating uses along 
sidewalks are primary goals of the Design Guidelines that will be achieved through this 
site plan.  
 

c. Development Standards 
The proposed development will comply with all development standards as shown in the data 
tables and discussion above. 
 
d. Public Benefits 
The proposed development will provide numerous public benefits with proportional incentive 
density points.  Staff has considered these public benefits according to: 
 

 The recommendations, objectives, and priorities of the Sector Plan; 
 The CR Zone Incentive Density Implementation Guidelines and the White Flint Urban 

Design Guidelines; 
 The size and configuration of the tract; 
 The relationship of the site to adjacent properties; 
 The presence or lack of similar public benefits nearby; and 
 Enhancements beyond the elements listed in the individual public benefit descriptions 

or criteria that increase public access to or enjoyment of the benefit. 
 
Staff finds that the proposed public benefits fulfill the priority recommendations of the Sector 
Plan, meet the criteria of both the Implementation and Design Guidelines; are appropriate for 
the size and configuration of the tract; enhance the site’s relationship to adjacent properties; 
provide benefits that are not provided nearby; and are not appropriate for increased points for 
enhancements beyond the elements and criteria established by the Zoning Ordinance or the 
Implementation Guidelines.  The Applicant will provide public benefits from at least 4 categories 
equal to greater than 100 points, the final numbers to be determined prior to approval of the 
certified site plan. 
 

Public Benefit Proposed 
Points 
[Sketch 
Plan]4 

Criteria Points 
Awarded for 
Site Plan 
820120020 

Transit Proximity Category 

Site split within ¼ 
mile and ½ mile of 
transit 

40 [40 at 
sketch plan] 

Per the conditions of approval, to be 
recalculated with approximately 60% of the 
site within ¼ mile of a Level 1 transit portal.  

Approx. 36.00 

                                                           
4
 The total points have been adjusted during detailed site design and review but are substantially similar and 

allowed under the conditions of sketch plan approval in the approved resolution. 
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Public Benefit Proposed 
Points  
[Sketch 
Plan]  

Criteria Points 
Awarded for 
Site Plan 
820120040 

Connectivity & Mobility Category 

Neighborhood 
Services 

10.00 [10.00] Site within ¼ mile of 10 different basic 
services. 

10.00 

Minimum Parking 10.00 [10.00] 720 proposed spaces out of 1,194 allowed. 5.86 

Through-Block 
Connection 

20.00 [15.00] Meets minimum criteria and will have 
windows along facing walls, provides 
additional open space and amenities, and will 
have integrated activating uses and artwork.  
Access to Nicholson Lane is not ADA 
accessible. 

15.00 

Public Parking 10.00 [6.40] 120 public parking spaces proposed. 10.07 

Way-Finding 10.00 [0.00] As conditioned, design and installation of 3 
signs indicating locations of nearby open 
space, recreation and cultural facilities, trails, 
and transit services. 

5.00 

Diversity of Uses & Activities Category 

Dwelling Unit Mix 0.00 [5.00] No longer meets criteria. 0.00 

Quality Building & Site Design Category 

Structured Parking 20.00 [14.60] Approximately 601 spaces below grade; 
approximately 96 spaces above grade.  Revise 
with certified site plan 

Approx. 18.03 

Tower Step-Back 10.00 [5.00] Tower step-backs of at least 6 feet from first 
floor façade at or below 72 feet. 

5.00 

Public Art 15.00 Public art provided that meets at least 5 goals 
established by Incentive Density Guidelines to 
be reviewed by the PATSC. 

10.00 

Public Open Space 20.00 [0.00] 9,900sf of open space above minimum public 
use space required. 

6.15 

Exceptional Design 10.00 [10.00] Open space and building design that meets 
the six criteria in the Incentive Density 
Guidelines:  

10.00 

 Provides innovative solutions in response to the immediate context (stepped floor plates, 
terraced open space and pedestrian connections); 

 Creates a sense of place and serves as a landmark (unique open space and landmark building); 

 Enhances the public realm in a distinct and original manner (complete integration of buildings 
and pedestrian-focused open space); 

 Introduces new materials, forms, or building methods (stepped floor plates, “table-top” street 
and sidewalk integration, and amphitheater steps and open space,); 

 Uses design solutions to make compact infill development living, working, and shopping 
environments more pleasurable and desirable (activating uses, minimized vehicular/pedestrian 
conflicts, integrated office/retail/entertainment/housing layout; integrated public/private open 
spaces, and buildings as bridges over pedestrian connections); and 

 Integrates low-impact development methods into the overall design of the site and building 
(solar exposure to south, integrated LEED components and ESD facilities, efficient floor plate 
width and glazing features, low buildings to south of open space, and pedestrian-focused open 
space). 
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Public 

Benefit 

Proposed Points 

[Sketch Plan]  

Criteria Points Awarded for Site 

Plan 820120040 

Protection & Enhancement of the Natural Environment Category 

BLTs 5.00 [5.00] 1 BLT per 20,000sf of 5% of 
incentive density. 

5.00 

Tree Canopy 15.00 [10.00] 6,750sf tree canopy (26% of 
on-site open space). 

10.00 

Vegetated 
Roof 

15.00 [10.00] 34,060 vegetated roof (36% of 
roof area). 

10.00 

Total Approx. 156.11 

 
3. The locations of buildings and structures, open spaces, landscaping, recreation facilities, and 

pedestrian and vehicular circulation systems are adequate, safe, and efficient. 

a. Locations of buildings and structures 
The locations of the buildings and structures are adequate, safe, and efficient for an infill 
development site that is envisioned by the Sector Plan and White Flint Urban Design Guidelines 
to provide pedestrian-oriented blocks, street walls along sidewalks, and taller buildings and 
density near transit facilities. 
 
b. Open Spaces 
The locations of the open spaces are adequate, safe, and efficient for an infill development site 
that is envisioned by the Sector Plan and White Flint Urban Design Guidelines to concentrate on 
sidewalks complemented by strategically placed, unique, small open spaces and more 
centralized, adaptable, larger open spaces that will provide passive and active spaces for sitting, 
relaxing, dining, strolling, and social engagement. 
 
c. Landscaping and Lighting 
Landscaping and lighting, as well as other site amenities, will be provided to ensure that 
landscaping, lighting, and site amenities will be safe, adequate, and efficient for year-round use 
and enjoyment by patrons, employees, and residents.  Site furnishings, shade, color, special 
features such as artwork and fountains, and specialty lighting will be integrated within the site 
to create a unique and interesting place and ensure accessibility and comfort. 
 
d. Recreation Facilities 
The proposed development is exceeding the active and passive recreation space required by the 
zone as shown in the data tables above.  The proposed development will provide the following 
on-site recreation facilities: 

 4 picnic/sitting areas; 
 1 pedestrian system; 
 1 swimming pool; 
 1 indoor community space; 
 1 indoor fitness facility. 

 
The development can also take advantage of the nearby recreational facilities at Wall Park, 
including: 

 1 multi-age playground; 
 1 pedestrian system; 
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 1 indoor community space; and 
 1 indoor swimming pool. 

 
The proposed development exceeds the required supply of recreation facilities based on the 
calculation methods in the M-NCPPC Recreation Guidelines.  As reflected in the outline and data 
tables above, the proposed development will provide adequate, safe, and efficient recreation 
facilities to allow residents to lead an active and healthy life. 
 
e. Pedestrian and Vehicular Circulation Systems 
Vehicular circulation will be enhanced through increased on-street parking, consolidated loading 
and garage entrances, and smaller blocks.  Access to and through the site will be provided near 
the center of each road frontage except for Nicholson Lane creating a T-intersection within the 
site.  New parking garage and loading access points will be located on Woodglen Drive, 
Nicholson Lane, and Executive Boulevard.  These circulation routes, access points, and loading 
movements have been reviewed to ensure minimal conflicts with pedestrians and that full build-
out will be in line with the Sector Plan and code requirements.  
 
Pedestrian circulation, conversely, will be greatly improved along the street frontages and 
within the site.  The new grid network of sidewalks and open spaces envisioned for this area will 
begin to be realized and bicycle and pedestrian amenities, such as benches, handicapped access, 
bike racks, shade trees, and bike lanes will be greatly improved.  This new network of sidewalks 
and through-block connections in and around smaller pedestrian-scaled blocks will provide 
adequate, safe, and efficient pedestrian and vehicular circulation systems. 
 

4. Each structure and use is compatible with other uses and other site plans and with existing and 
proposed adjacent development. 
 
The mixed-use buildings are compatible with existing uses regarding scale, massing, and height 
as reflected in the urban design and zoning recommendations of the Sector Plan and White Flint 
Urban Design Guidelines.  There are no pending site plans adjacent to the proposed 
development. 
 

5. The Site Plan meets all applicable requirements of Chapter 22A regarding forest conservation, 
Chapter 19 regarding water resource protection, and any other applicable law. 

 
a. Forest Conservation 
The net tract area of the site is 4.41 acres.  Based on the Mixed-use Development Area land use 
category, the required afforestation is 0.66 acres.  The Preliminary and Final Forest Conservation 
Plans propose to satisfy this requirement with a combination of 0.21 acres of credit for on-site 
landscaping, and 0.45 acres of off-site reforestation credit to be fulfilled at an approved forest 
conservation bank.  

 
b. Stormwater Management 
A stormwater management concept plan was approved by the Montgomery County Department 
of Permitting Services on August 31, 2011.  The plan proposes to meet 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 



- 32 - 

 

proprietary underground filter systems before being discharged to the existing storm drain 
system.   

 
 
ATTACHMENTS: 

A. Agency Approval Letters 
B. Sketch Plan Resolution 
C. Applicable Master Plan and Design Guideline Sections 
D. Forest Conservation Plan 
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Street Hierarchy 
A hierarchical street network accommodates 
local and through circulation. The wider 
streets convey more through traffic and 
the narrower streets accommodate local 
traffic. The street network is designed so that 
loading and service functions do not hinder 
pedestrian movements. All streets must have 
ample space for pedestrians, bicyclists, and 
street trees. Undergrounding utilities and 
locating “wet” and “dry” utilities under the 
pavement or under the sidewalk will allow 
the street tree canopy space to grow. On-
street metered parking should be permitted 
on all local streets and on most of the major 
streets during non-peak hour traffic. On-
street metered parking will reduce speeds 
and generate revenue.  

Rockville Pike Boulevard
Rockville Pike (MD 355) carries the majority 
of through traffic and thus divides the 
Sector Plan area. Rockville Pike has three 
northbound and three southbound through 
lanes, plus turning lanes. There are no street 
trees, landscaped median, or on-street 
parking. The utilities are on poles located in 
the middle of narrow sidewalks. It is a classic 
suburban commercial strip highway.  

This Plan recommends reconstructing the 
“Pike” as an urban boulevard, placing 
utilities underground, and adding a median 
wide enough to accommodate turn lanes 
and street trees. Street tree panels and wider 
sidewalks will promote walking. Bus priority 
lanes will be provided, located either in the 
median or along the curb.

Figure 1: Rockville Pike Boulevard and Promenade Cross Section

Figure 2: Alternative Rockville Pike BRT Cross Section
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Business Streets
These public streets (Figure 3) vary from 70 to 90-foot wide 
right-of-ways with a minimum ten-foot sidewalk, street trees, 
and two or more lanes for traffic.

Local Streets
These streets 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. The streets are intended to have a 
narrower cross section and should emphasize pedestrian 
activity. Vehicles should operate at greatly reduced speeds. 

Promenades 
Promenades are designated for those streets where a 
distinctive streetscape lends character and importance 
to the pedestrian experience. There are two intersecting 
promenades in the Sector Plan area: the Market Street 
Promenade (Figure 4) and the Rockville Pike Promenade 
over the WMATA Tunnel. A portion of the proposed Rockville 
Pike Promenade exists along the Nuclear Regulatory 
Commission frontage and should be extended north and 
south to create a unique walking environment. 

Bike Paths and Trails  
This Plan proposes an integrated network of bike paths and 
trails. Two bike paths in White Flint are part of the regional 
pedestrian and bicycle circulation system: the planned 
Montrose Parkway bike path and the Bethesda Trolley Trail. 
The Montrose Parkway bike path provides east-west links to 
trails in Cabin John Regional Park and Rock Creek Regional Park. The Bethesda Trolley Trail should be extended along Woodglen 
Drive to connect to Wall Local Park, the Market Street Promenade, and the Montrose Parkway bike path. The Plan recommends 
providing connections to these regional trails.

Recreation Loop
The recreation loop is a continuous signed recreational pathway that connects the public use spaces to the civic green and Wall 
Local Park. The loop is intended to link new and existing neighborhoods (see Public Use Space Plan, Map 9).

Figure 3: Business Street Cross Section Figure 4: Market Street Promenade -  
              Conference Center Block



34 White Flint Sector Plan    •    April 2010    •     Approved and Adopted

NoBe District 
The NoBe (North Bethesda) District (Map 25) contains office buildings, commercial properties, and 
the North Bethesda Market mixed-use development. The western edge adjoins existing residential 
development. North Bethesda Market development is consistent with the mixed-use urban concept 
envisioned in the Plan. The Bethesda Trolley Trail will draw pedestrians and bicyclists along Woodglen 
Drive and new residential uses will transition between the existing residential communities and the 
commercial uses along Rockville Pike.

The land use and zoning recommendations will provide opportunities for new mixed-uses and public use spaces while maintaining 
residential and office uses and ensuring a buffer for existing residential communities. The District is divided into five blocks: Water 
Tower, North Bethesda Market, Security Lane, Edson Lane, and Hillery Way. Security and Edson Lanes are well-landscaped streets 
with a full tree canopy along the sidewalk.

Map 25: Location Map 26: Height and Density
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Block 1: Water Tower 
The 10-acre Water Tower block is bordered by Executive 
Boulevard, Woodglen Drive, and Nicholson Lane and 
has little redevelopment potential. This block should be 
primarily residential. The 18-story Fallswood multifamily 
residential building and the Washington Suburban Sanitary 
Sewer Commission (WSSC) water storage facility will 
remain. The Luttrell property has redevelopment potential 
and should provide a local street network between 
Executive Boulevard and Nicholson Lane. 

Confirm the TS-R Zone on the existing Fallswood •	
residential properties.
Rezone the R-90 properties along Nicholson Lane •	
to CR 3: C 1.5, R 2.5, and H 200 on the northern 
portion along Nicholson Lane. The southern portion 
closer to Executive Boulevard should be zoned CR 3: 
C 1.5, R 2.5, and H 100. The height difference in 
this block is intended to allow taller heights opposite 
the Metro West District to the north and lower heights 
to the south where there is lower scale residential 
development. 
If the WSSC site is no longer needed, the site should •	
be considered for public parkland. This could be 
accomplished through assembly with adjoining 
properties or through a land transfer between public 
entities.
Locate a one-half acre neighborhood green on the •	
Luttrell property. The Luttrell property is suitable as an 
alternative site for an elementary school. When there is 
an application for development of the Luttrell property, 
Montgomery County Public Schools must make a 
realistic assessment of whether an elementary school 
site is needed and whether MCPS and the County 
have the funds necessary to purchase the property 
in a timely manner. If the finding cannot be made, 
development should be permitted to proceed. 

Map 27: Existing Zoning

Map 28: Proposed Zoning
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Block 2: North Bethesda Market
This block, approximately 10 acres, contains a signature mixed-use building at the intersection of Executive Boulevard and 
Rockville Pike. Existing zones are TS-M and C-2. This block contains a significant redevelopment opportunity north of Executive 
Boulevard and could include a hotel, retail, residential uses, and offices. 

Rezone C-2 properties fronting Nicholson Lane and Rockville Pike to CR 4: C 3.5, R 3.5, and H 300. •	
Rezone the North Bethesda Market development (TS-M Zone) to CR 4: C 3.5, R 3.5, and H 300. This is the location of a •	
signature 289-foot tall building on Rockville Pike in the North Bethesda Market project. New development should transition 
between this building to the lower scale residential development located west along Woodglen Drive. 
Rezone the remainder of the TS-M zoned properties along Woodglen Drive Extended to CR 3: C 1.5, R 2.5, and H 100 to •	
transition to existing residential development and the proposed rezoning to the north. 
Rezone the remainder of the C-2 zoned properties along Woodglen Drive Extended and north of the proposed Executive •	
Boulevard (B-7) to CR 3: C 1.5, R 2.5, H 150 to transition to existing residential development and the recommended 
rezoning in the southern portion of Block 1. Heights may be less than 150 feet to achieve compatibility with the residential 
development southwest of this block.

Block 3: Security Lane 
Two office buildings, Rockwall and Cascade, with associated parking garages are the primary uses along Security Lane 
between Rockville Pike and Woodglen Drive. Security Lane is a business street with on-street parking. 

Rezone the C-O zoned Rockwall property to CR 4: C 3.5, R 3.5, and H 250 on the eastern portion and CR 4: C 3.5, R •	
3.5, and H 150 on the western portion of the site. This property will be split zoned. This designation will accommodate 
the existing office buildings, which are already in excess of a 3.0 FAR, and allow for some additional square footage if 
buildings are converted to mixed uses. Redevelopment on the north side of Security Lane should transition between the 
300-foot height in Block 2 and the 150-foot height recommended on the south side of Security Lane. 
Rezone the C-O zoned Cascade property on the south side of the Security Lane to CR 3: C 2.5, R 1.5, and H 150 to •	
continue the transition from the higher densities north to the lower densities south. 
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Develop circulator bus routes to provide local service, particularly on the east and west cross streets.•	
Examine opportunities for bus priority treatments for east-west routes along Montrose Parkway. •	

Rockville Pike and Promenade
The primary purpose of Rockville Pike is to accommodate the movement of people and goods in all modes in a safe and efficient manner, 
and provide connectivity for travel to, from, and through all Sector Plan area neighborhoods and adjacent communities.

The Plan recommends retaining Rockville Pike as a six-lane major highway but stresses the need to redesign and reconstruct the Pike as an 
urban boulevard with both design elements and adjacent building lines reinforcing the need to lower travel speeds as appropriate for an 
urban environment.

The reconstruction of the Pike needs to include:

elements that provide pedestrian comfort along sidewalks and in crosswalks•	
on-road bicyclist accommodation•	
bus priority lanes located to balance the needs for Metrorail feeder, circulator, and potential new line-haul services along Rockville Pike •	
as would be found desirable to supplement Metrorail.

The design analysis for Rockville Pike should be undertaken during the first phase of the Plan as a priority study with the support of the 
County Executive and Council. During that time, there may be requests for development approval for projects fronting Rockville Pike. The 
recommended right-of-way is 150 feet, but additional right-of-way up to 162 feet should be reserved during the development process to 
accommodate the conclusion of the design analysis. 

 The design analysis needs to reflect:

a BRT network north and south of the Sector Plan area should be examined by the County during the next year. In the interim, both •	
barrier-separated median busway and curb-lane busway options should be preserved
transit service concept planning•	
pedestrian demand studies focused on Metrorail access•	
Metrorail tunnel structural load analyses•	
coordination with utility companies•	
operational analysis of the effect of on-street parking. •	

Within six months of the publication of a final report documenting the Countywide Bus Rapid Transit Study, and after holding a public 
hearing, the County Council may determine whether the busway should be located in the median or along the outside curbs of Rockville 
Pike. The Council may also reduce the minimum right-of-way width for Rockville Pike from 162’ to 150’ at that time.
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Market Street and Promenade

The Planning Board, County Executive, and County Council should initiate a CIP project as a public/private partnership with •	
the property owners in the Conference Center Block to select a road alignment and cross section for Market Street. When 
development occurs, each property can provide the needed right-of-way, locate driveways and loading areas, set back buildings 
correctly, and provide their share of the streetscape. The promenade will include a wide sidewalk for pedestrian and bicycle use 
and a distinctive streetscape with a mature tree canopy (Figure 10). 

Travel Demand Management

Establish a 50 percent non-auto driver mode share goal for employees arriving at work during the morning peak period in the •	
Sector Plan area. The current non-auto driver mode share for the Sector Plan area is 26 percent. The Plan goal is aggressive but 
achievable through the combination of land use (density, diversity, and design) and zoning requirements, transit improvements, 
supportive travel demand management programs, and staging. Establish a 51 percent non-auto driver mode share goal for 
employed residents in the Sector Plan area leaving home during the morning peak period.

Parking Management

Encourage provision of public parking by private development through incentives in the CR Zone. •	

Establish a parking management authority for the Sector Plan area to assist in the active management of parking demand and •	
promote shared parking efficiencies, particularly relieving the requirement for smaller properties to self-park. Public/private 
parking agreements should be encouraged as private properties redevelop.

Growth Policy

Amend the White Flint Metro Station Policy Area boundaries to be coterminous with the Sector Plan boundary. The Sector Plan •	
boundary was developed in anticipation of amending the Policy Area boundary. This would support transit-oriented development, 
including establishment of higher intersection congestion thresholds.
Establish an alternative adequate public facilities (APF) review procedure with an exaction process based on the planned •	
transportation infrastructure as proportioned to the traffic generated by each development. This will improve the efficiency of both 
the development review process (minimizing administrative costs) and infrastructure delivery (by avoiding “lumpy” infrastructure 
implementation).
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Table 4:  Roadway Facility and Segment
Street From To Road Number ROW (feet) Lanes* Road Code Standard
Major Highways

Old Georgetown Rd (MD 187)
Nicholson Ln Executive Blvd M-4 150 6, divided 2008.02 mod.

Executive Blvd Rockville Pike (MD 355) M-4 120 4, divided 2008.01 mod.

Hoya St Executive Blvd Montrose Pkwy M-4a 120 4, divided 2008.01 mod. 

Rockville Pike (MD 355) Sector Plan southern boundary Sector Plan northern boundary M-6 150 (162**) 6, divided 2008.02 mod.

Arterials

Montrose Pkwy Hoya St Sector Plan eastern boundary A-270 300 4, divided 2007.01 mod.

Randolph Rd Montrose Pkwy Plan eastern boundary A-90 100 4 2004.01 mod. / 2004.28 mod.

Nicholson Ln Old Georgetown Rd (MD 187) Sector Plan eastern boundary A-69 90 4
2004.02 mod. 
2004.26 mod.

Business Roads

Chapman Ave (Maple Ave)
Marinelli Rd Old Georgetown Rd B-12 70 2 2005.02

Old Georgetown Rd Montrose Pkwy B-12 70 2 2005.02

Citadel Ave/Boylston St Nicholson Ln Old Georgetown Rd B-4 70 2 2005.02

Edson Ln Woodglen Dr Rockville Pike (MD 355) B-5 70 2 2004.21 mod. / 2005.02 mod.

Executive Blvd Extended Marinelli Rd Nebel St Extended (B-5) B-7 80 4 2004.01
Huff Ct/ Huff Ct Extended Executive Blvd Extended Nicholson Ln B-4 70 2 2005.02

Huff Ct/ Huff Ct Extended*** Nebel St Extended (B-5) Executive Blvd Extended B-4 70 2 2005-02

Station St Marinelli Rd Old Georgetown Rd B-11 70 2 2005.02

Marinelli Rd Executive Blvd Nebel St B-6 90 4 2005.03 mod.

Market St Old Georgetown Rd (MD 187) Rockville Pike (MD 355) B-10 70 2 2005.02

McGrath Blvd Rockville Pike (MD 355) Wentworth Pl (B-13) B-10 70 2 2005.02

Mid-Pike spine street Marinelli Rd Old Georgetown Rd (MD 187) B-15 80 4 2004.01
Old Georgetown Rd (MD 187) New Street (Mid-Pike rung) (B-16) B-15 70 2 2005.02

Nebel St Extended Randolph Rd Plan northern boundary B-5 80 4 2004.24 mod.

Nebel St Nicholson Ln Randolph Rd B-5 80 2 2004.24 mod.

Nebel St Extended Rockville Pike (MD 355) Nicholson Ln B-5 80 2 2004.01 mod. 
2005.02 mod.

new street (Mid-Pike rung) Hoya St Rockville Pike (MD 355) B-16 80 2 2005.02 mod.
Nicholson Ct (realigned) Nebel St Extended 900 feet east of Nebel St Extended B-14 70 2 2005.02
Old Georgetown Rd Rockville Pike (MD 355) Nebel St B-2 90 4 2004.02 mod. / 2005.03 mod.
Security Ln/Security Ln Extended Woodglen Dr Huff Ct Extended (B-4) B-17 70 2 2005.02
Wentworth Pl Marinelli Rd Nebel St B-13 70 2 2005.02
Woodglen Dr Edson Ln Nicholson Ln B-3 70 2 2005.02 mod.
Woodglen Dr *** Nicholson Ln Marinelli Rd B-3 60 2 2005.02 mod.
Woodglen Dr *** Marinelli Rd Mid-Pike Rung (B-16) B-3 70 2 2005.02 mod.
new street *** Chapman Ave Nebel St B-18 70 2 2005.02
new street *** Nicholson Ln Executive Blvd Extended B-19 70 2 2005.02

*The number of planned through travel lanes for each segment, not including turning, parking, acceleration, deceleration, or other auxiliary lanes.

** The Rockville Pike 150-foot right-of-way can be expanded to 162 feet (additional feet to be obtained through reservation). 

*** New streets B-18, B-19, Huff Court Extended (B-4), and the portion of Woodglen Drive (B-3) north of Nicholson Lane may be constructed as private streets subject to use easements meeting the requirements 
described in the Plan text.

“mod.” indicates that some modification is needed to the referenced design standard to reflect planned elements such as transit priority, bike lanes, or turn lanes.

The target speed for all master planned roadways in the Plan area is 25 m.p.h., except for Montrose Parkway with a target speed of 35 m.p.h. in the Plan area.
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StreetsNoBe District

Boundaries
North - Nicholson Lane between Executive Boule-
vard and Rockville Pike
East - Rockville Pike, betwen Nicholson Lane and 
Hillery Way
West - Woodglen Drive from Nicholson Lane to 
the Plan’s southern boundary
South - Plan’s southern boundary

Features
North Bethesda Market Project
WSSC water storage facility

Area
40 acres (approximately)

Streetscape elements along business streets should extend into proposed streets 1.	
to ensure pedestrian continuity.
Encourage compatibility of streetscape elements between newly constructed and 2.	
future developments along Rockville Pike.
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Open Space Buildings

Distribute activating uses along the designated build-to line to ensure pedestrian 1.	
activation in the more dense areas, and to encourage pedestrian activity along 
Rockville Pike.
The Lutrell property should be considered as an alternative location for an el-2.	
ementary school.

Provide signage along designated recreation loop extensions Spine Street’s side-1.	
walk (either side) to indicate connections to the main ring of the Recreation Loop 
to the north, and public use spaces in adjacent districts.  CLARIFY
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