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WHITE FLINT ABSTRACT

This plan for the area of White Flint surrounding the Metro station contains the text and supporting
maps of a comprehensive amendment to the approved and adopted 1992 North Bethesda/Garrett Park
Master Plan. It also amends On Wedges and Corridors, the General Plan for the Maryland-Washington
Regional District in Montgomery and Prince George’s County, as amended. This Plan makes
recommendations for land use, zoning, urban design, transportation, and community facilities.

SOURCE OF COPIES

The Maryland-National Capital Park and Planning Commission
8787 Georgia Avenue
Silver Spring, MD 20910-3760

THE MARYLAND-NATIONAL CAPITAI PARK AND PLANNING COMMISSION

The Maryland-National Capital Park and Planning Commission is a bi-county agency created by the
General Assembly of Maryland in 1927. The Commission’s geographic authority extends to the great
majority of Montgomery and Prince George’s Counties; the Maryland-Washington Regional District (M-
NCPPC planning jurisdiction) comprises 1,001 square miles, while the Metropolitan District (parks)
comprises 919 square miles, in the two counties.

The Commission is charged with preparing, adopting, and amending or extending On Wedges and
Corridors, the general plan for the physical development of the Maryland-Washington Regional District.

The Commission operates in each county through Planning Boards appointed by the county
government. The Boards are responsible for all local plans, zoning amendments, subdivision regulations
and administration of parks.

’

The Maryland-National Capital Park and Planning Commission encourages the involvement and
participation of individuals with disabilities, and its facilities are accessible. For assistance with special
needs (e.g., large print materials, listening devices, sign language interpretation, etc.), please contact the
Community Outreach and Media Relations Division, 301-495-4600 or TDD 301-495-1331.
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The Plan Process

A plan provides comprehensive recommendations for the use of publicly and privately owned land. Each
plan reflects a vision of the future that responds to the unique character of the local community within
the context of a countywide perspective.

Together with relevant policies, plans should be referred to by public officials and private individuals
when making land use decisions.

The PUBLIC HEARING DRAFT PLAN is the formal proposal to amend an adopted master plan or sector
plan. Its recommendations are not necessarily those of the Planning Board; it is prepared for the
purpose of receiving public testimony. The Planning Board holds a public hearing and receives
testimony, after which they hold public worksessions to review the testimony and revise the Public
Hearing Draft Plan as appropriate. When the Planning Board’s changes are made, the document
becomes the Planning Board Draft Plan.

The PLANNING BOARD DRAFT PLAN is the Board’s recommended Plan and reflects their revisions to
the Public Hearing Draft Plan. The Regional District Act requires the Planning Board to transmit a sector
plan to the County Council with copies to the County Executive who must, within sixty days, prepare and
transmit a fiscal impact analysis of the Planning Board Draft Plan to the County Council. The County
Executive may also forward to the County Council other comments and recommendations.

After receiving the Executive’s fiscal impact analysis and comments, the County Council holds a public
hearing to receive public testimony. After the hearing record is closed, the Council’s Planning, Housing,
and Economic Development (PHED) Committee holds public worksessions to review the testimony and
makes recommendations to the County Council. The Council holds its own worksessions, then adopts a
resolution approving the Planning Board Draft Plan, as revised.

After Council approval the plan is forwarded to the Maryland-National Capital Park and Planning
Commission for adoption. Once adopted by the Commission, the plan officially amends the master
plans, functional plans, and sector plans cited in the Commission’s adoption resolution.
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There are few locations remaining in Montgomery County where excellent transit service and
redevelopment botential coincide. Given the reality of future energy constraints and the effects of
climate change, growth must take advantage of existing infrastructure, especially transit, to create
compact new communities where reliance on the automobile is not necessary. Growth should be
directed to those places where the reduction in the carbon footprint is possible, like White Flint, and
where the infrastructure can support a sustainable, culturally interesting urban center outside of the
well-established central business districts. As such, White Flint fits squarely into the County’s General
Plan and long range policies as the place to accommodate a substantial portion of the region’s projected
growth.

White Flint was first proposed as an urban, mixed-use community at the center of North Bethesda more
than 30 years ago. The envisioned transformation from a suburban, car-oriented series of strip shopping
centers into an urban, transit-oriented mixed-use area has happened, but slowly and in scattered
pockets. The automobile still dominates, especially along Rockville Pike and the pedestrian experience in
most of White Flint is barely tolerable. Recent projects, such as the Conference Center, The Sterling and
the North Bethesda Town Center have created urban block patterns, provided destination uses with
buildings facing streets and have improved pedestrian access. More needs to be done to connect these
urban pockets, to introduce civic functions and open space, and to reduce conflicts between vehicles
and pedestrians.

This Sector Plan explores how the urban center concept can be applied to new development to achieve
a more coherent urban form. An urban place is dependent on people and activity. People walk from
their homes to work, shops and transit; offices plazas are full of workers during the day. At night and on
weekends people attend the theater, visit galleries, and eat out. In the summer, everyone is out
enjoying the evening breezes. This is a place where different lifestyles converge to make urban living
interesting, challenging and exciting. The proposed cultural and retail destinations in and around the
civic core, the open space system, and walkable street grid combine to spark the energy that flows
through White Flint. With this energy, White Flint will become a vibrant and sustainable urban center
that can adapt and respond to future challenges.

MD 355/1-270 Framework

The MD 355/1-270 Corridor is a historic travel and trade route that links communities in Montgomery
County from Washington, D.C. to Frederick County. Over the last 30 years the corridor has emerged as a
world class center for advanced technology and biotechnology industries and a regional shopping and
cultural destination. This Plan recommends adding more residential capacity near existing transit
facilities to balance land uses in the MD 355/1-270 Corridor. A substantial housing resource at White
Flint is well situated to support the planned expansion of federal facilities in White Flint (National
Regulatory Commission) and Bethesda (National Institutes of Health/Base Realignment and Closure).
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Transportation Policy Report

The Planning Board’s January 2002 Transportation Policy Report (TPR) contained a comprehensive
analysis of land use and transportation strategies to improve the jobs- housing balance in the 1-270
Corridor, thereby reducing potential vehicular trips. The County Council’s April 2003 10-year
Transportation Plan supported an alternative land use policy that would promote new opportunities for
residents to live closer to work, especially near Metrorail stations. The 2030 Council of Governments
(COG) Forecast Round 7.0 proposed 2.17 jobs- housing ratio while the Council’s alternative land use
policy proposed 1.18 jobs to housing for the White Flint Metro Station policy areas. This Plan, guided by

that policy, proposes a land use housing balance of 2.87 to one as compared to the existing eight to one
ratio.

Figure 1
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Figure 2

MD 355: North Bethesda
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Background

A mixed-use center concept for White Flint was first conceived in 1978 in anticipation of the extension
of the Metro system. At the time, approximately 63 percent of the land area within the 200-acre study
area was zoned R-90, a low-density residential zone, and undeveloped. Mid-Pike Plaza was the E. J.
Korvettes Shopping Center, and the Forum was the only highrise residential development. The Plan
recommended a density of 2.0 FAR under the transit mixed use floating zones (TS-R and TS-M) within a
half-mile radius of the Metro station and used the C-2,1-1, and OM zones for properties not
recommended for mixed-uses.

A 1992 reexamination of the same 200 acres added a street grid, expanded the use of the TS-R and TS-M
zones to C-2 zoned properties, and rezoned I-1 properties to I-4 to limit the conversion of industrial uses
to office uses. A few years later, in 1997, the County Council approved an amendment to advance the
development of the Conference Center across the street from the Metro station as a centerpiece
public/private partnership. These planning efforts established the skeletal framework for the urban
center concept and placed an important public resource at the core.

What has triggered this Sector Plan evaluation? The previous plans recommended floating zones to
accomplish mixed-use development. There was little incentive to seek a change from the C-2 zone,
slthough it has a 42-foot height limit, because it has few development standards and allows many uses.
Market forces must remain strong for developers to risk a lengthy rezoning development process, which
takes at least a few years. A recent text amendment allowing taller buildings for residential
development in the C-2 zone exemplifies the desire to achieve mixed uses through other means. Once a
zone, such as a C-2 zone, begins to evolve into a mixed-use zone, redevelopment may lead to desirable
uses but undesirable development patterns because of the limited development standards in the zone.

The Plan expands the study area to 430 acres bounded by the CSX tracks, Montrose Parkway, Oid
Georgetown Road and the White Flint Mall. Even though the study area has doubled, the entire area lies
within a %-mile radius of the Metro station, which is a walkable distance. This Sector Plan reexamines
whether more, if not all, of the Plan area should be zoned for mixed uses. There is ample space to
establish edges and to ensure that new development transitions compatibly with adjoining residential
communities.

The Sector Plan area is split by Rockville Pike, which follows a ridgeline dividing the Cabin John (west)
and Rock Creek (east) watersheds. The land east and west of the Pike descends about 25 feet away from
the ridge line. Since there is more contiguous underdeveloped land area east of Rockville Pike than
west, the east has greater potential for the creation of new neighborhoods. Development constraints
include a large water main and an 80-foot wide safety zone underneath Nicholson Lane, which limits the
location of buildings, and the 50-foot WMATA tunnel easement along Rockville Pike, which has posed
problems for building placement along the east side of Rockville Pike.
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Figure 3

Plan Boundaries and Metro Station Policy Area
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Figure 4

1992 Master Plan Rezoning Arcas
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Figure 5

Major Infrastructure Elements
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Existing Land Uses and Zoning

There are more than 150 properties in
the area, ranging in size from 3,000
square feet to 42 acres. Much of the land
is in non-residential use, about 5.9
million square feet of commercial and
office buildings. About 4,000 residential
units exist or have been approved. There
is a local park, Wall Local Park, within the
Sector Plan area. A second local park,
White Flint Neighborhood Park, lies
between the Plan area’s southern
boundary and Garrett Park Estates.
South of the Plan area are two cultural
and educational institutions,
Georgetown Preparatory School and
Strathmore Performing Arts Center.

’

Table 1: Existing Zoning
Zone Description Acreage

Attach C!

C-2 General Commercial 138
C-0 Commercial Office 8
CT Commercial Transitional 7
RMX/3C Residential Mixed-Use

Development 3
RH Multifamily, High Rise 5
i-1 Light industrial 21
i-4 Low Intensity Light Industrial 49
TS-R Transit Station Residential 42
TS-M Transit Station Mixed 57
oM Office Building Moderate 9
PD9S Planning Development 11
R-90 Single-Family Residential 7
R-90/TDR Single-Family Residential/TDR 5
R-200 Single-Family Residential 5
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Figure 6

Existing Land Use
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Figure 7

Existing Zoning
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Urban Form

While the previous Sector Plans had an urban design component, there was no proposed public open
space system or civic space. Successful realization of the urban center concept depends on ensuring that
the parts are unified. White Flint today is still in parts. The vision is a vibrant urban core centered along
Rockville Pike, where public spaces are the primary focus of design and interaction. While land use
defines the activity, success relies on the quality of urban spaces. The streets, buildings and open spaces
flow block by block with a consistent approach to the street edge and public spaces, creating an
environment where people interact in an active community.

White Flint will be the sum of its parts. The goal is to achieve an urban core where the public spaces,
primarily the sidewalks and streets, dominate design decisions. This environment can be achieved
beginning with a connected street grid and open space system fronted with buildings. New development
will be compact, sustainable, and easily accessible to transit. The proposed street grid will create
walkable blocks; each block will have a residential component with local services within a short walking
distance. All the components below increase the safety of the public and private spaces. Active
sidewalks bring more people into public spaces

Redevelopment may take 20 years and will occur property by property. The Plan will guide how the
narts fit together as development occurs.. A companion piece, the White Flint Urban Design Guidelines,
will provide additional detail to guide new development and implement the recommendations of the
White Flint Sector Plan.

In the core, community, culture and commerce converge to express White Flint’s
personality. The highest density and tallest buildings at the Metro station will form an

identifiable center as a regional marketplace and a place for knowledge and
information exchange.

White Flint will have a walkable street system. Rockville Pike, transformed into a

grand boulevard, will visually tie together the east and west sides of the Sector Plan

area. Sidewalks, bikeways, trails, and paths will provide options for pedestrian

circulation.

White Flint will have buildings with podiums and slender towers that line the streets

Buildings and articulate the skyline. Architectural details should incorporate features that add

interest at the ground level as well as the floors above.

LTIV M Within a compact development pattern, White Flint will have a system of public and
(oI BT FI<-CHll OPen spaces where people can gather.

Circulation

New development will include compatible transitions, especially with lower density

Transitions surrounding neighborhoods.

New development will incorporate environmentally sensitive design to conserve and
generate energy and address stormwater management. Building and street design will
respond to climate, seasons, sun and shade, topography, and make maximum use of
renewable resources with minimum disruption of the natural environment.

Sustainability
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Center

The core of White Flint is located within a %-mile of the Metro station. Here density is high and buildings
tall. Buildings along Rockville Pike should take advantage of long views out as well as visibility from the
northern and southern edges of the Sector Plan area. The Conference Center, Wall Local Park, and a
civic green define the center on the west side of Rockville Pike as do the Metro station and North
Bethesda Town Center on the east side. Main Street will provide access into the interior of the
Conference Center block through to Rockville Pike.

Figure 8

Density / Open Space Sketch
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Residential

Open Space Area Diagram
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Circulation

Streets

If the street network is the skeleton, the streets are the bones, each carrying a proportion of local and
though traffic. Wider streets convey more traffic; as width decreases, streets support less traffic. There
should be a clear division of function: loading and service functions should not hinder pedestrian
movements. All streets must have ample space for pedestrians, bicyclists and street trees.
Undergrounding utilities and locating “wet” utilities under the pavement and “dry” utilities under the
sidewalk will allow the street tree canopy the 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 to reduce
speeds, encourage turnover, and generate revenue.

Rockville Pike Boulevard

Rockville Pike carries the majority of traffic through the Sector Plan area. The existing width between
the City of Rockville and Nicholson Lane measures 134 feet and expands to 150 feet south of Nicholson
Lane. The Pike has three north and south bound through-lanes and turning lanes. There are no street
trees, landscaped median, or on-street parking. Rockville Pike is a State road under the authority of the
Faryland State Highway Administration (SHA).

This Plan recommends “taming the beast” by reconstructing the roadway as an urban boulevard,
undergrounding utilities, adding a landscaped median and street tree panels and widening sidewalks to
encourage walking and allow for safer crossings. A wider right-of-way makes bus priority lanes and on-
street parking possible.
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Promenades

Promenades are streets where special or distinctive plantings and paving materials provide a unique
pedestrian experience. There are two promenades in the Sector Plan area: the Main Street Promenade
located in the Conference Center block and the East Rockville Pike Promenade on top of the WMATA
Tunnel.

A portion of the proposed East Rockville Pike Promenade exists along the Nuclear Regulatory
Commission frontage, where a series of paved walks and plantings sit on top of the Metro tunnel.

Pedestrian Priority Streets

These streets can be public or'private and are intended to provide a distinctive streetscape internal to a
development. The street cross sections emphasize pedestrian activity, but vehicles will have access at
greatly reduced speeds.

Civic Green

Mixed Retail
Street
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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 Avenue to connect to Wall Local Park, the Main Street Promenade, and the Montrose
Parkway bike path.

Recreation Loop

The recreation loop is a signed recreational pathway that connects neighborhood greens, the central
civic green, and Wall Local Park. The continuous loop passes through the districts and across Rockville
Pike using sidewalks, trails, and public use easements.

Buildings

The buildings are the vertical extension of the street edge. Buildings provide substance in mass and bulk,
and enliven the vertical plane with windows, doors, and variations in height. Buildings in urban settings
combine horizontal elements—the podiums—and vertical elements—the towers—to provide variation
and rhythm along the streetscape.

Figure 11

Figure Ground Sketch
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Public Use and Open Spaces
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Each element of the White Flint public use and open space system is designed to have a specific

function.

—

FOR THE CORRIDOR: an active urban park at
the Aquatic Center and Wall Local Park
sports, recreation, and fitness activities

FOR ALL OF WHITE FLINT: a central civic
green
gathering, ceremonies, and celebrations

FOR EACH NEIGHBORHOOD: a neighborhood
green
meeting place and a landmark

FOR EACH BLOCK: an urban square
at each cluster of offices, residences, and
shops provide plazas, pocket parks, green
streets

FOR EACH BUILDING: recreation space
public use space, community garden, green
roof

FOR EACH RESIDENCE: private outdoor space
balcony, terrace, patio, rooftop, deck, yard

’6”‘“’ ey

Figure 12 Connections and Parks Sketch

Cl-24
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Urban Plazas

The urban plazas are centrally located spaces surrounded by active uses and generally paved. Trees and
landscaping mark edges and provide shade. These plazas can be integrated into commercial
development as part of a plaza, outdoor seating, or outdoor restaurant space. There are no minimum or
maximum sizes or programmatic requirements for urban greens.

Urban plazas along Rockville Pike should function as energy-capturing spaces like eddys or pocket parks
to draw passersby off the Pike and into the interior of blocks. These plazas should be integrated into the
streetscape and framed by the architecture.

Neighborhood Greens

The neighborhood green has grass and trees and functions as a neighborhood gathering place. About
five percent of the Sector Plan area should be set aside for neighborhood greens. They can range in size
from one quarter acre to one acre, depending on the type of development around the green: large
enough to support outdoor activities but not so large as to require costly maintenance. These spaces

provide environmental and recreational benefits, including stormwater infiltration and tree canopy for
shade.

Private Open Spaces

Residential development should include private outdoor spaces for each unit as well common outdoor
recreational facilities. Private spaces can be decks, balconies, rooftops, or terraces. Outdoor communal
recreational spaces can include swimming pools, tennis courts, or other facilities.

Transitions

White Flint is surrounded by residential developments of differing densities and scales. New
development at all the edges must be compatible with respect to building height, scale and density, and
allow pedestrian and bicycle access from existing neighborhoods. Landscaped buffers, compatible uses,
and buildings of appropriate bulk and height should be located adjacent to existing communities.

Cl-25
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Land Use and Zoning

Area Wide Recommendations

The Plan recommends the Transit Mixed-Use Zone (TMX) for properties within the Sector Plan area
because it permits the widest range of uses and will best achieve the urban center concept. The TMX
zone requires a greater percentage of public use space in the optional method than the TS-M and TS-R
zones: 20 percent rather than 10 percent. The public use space requirement enables the building of the
public use and open space system. When used for nonresidential development, the TMX Zone has the
added public benefit of retiring building lots in the Agricultural Reserve, thereby ensuring the
continuation of this important County resource. The TMX Zone requires gradations in density and
building heights. With distance from transit facilities building height and density decrease near single-
family residential communities.

Density

Ten to twenty years ago, a 2.0 FAR was enough ¢ Enhanced transit use

to spur redevelopment. Now, redevelopment *  Energy efficient

to a higher FAR is necessary to convince owners | New supply of residential units

to abandon profitable income-producing *  Environmentally responsible development

properties and redevelop, given the amount of | ¢ pregervation of the Agricultural Reserve
infrastructure required on each property.

The proposed density pattern in White Flint places the highest density and tallest buildings within %-
mile of the Metro station in accordance with the TMX Zone. Densities and heights transition away from
Rockville Pike and the Metro station. The lowest FAR density and shorter buildings are located at the
edges of the Sector Plan area where transitions are necessary to accommodate the lower density and
modest scale of the adjacent residential communities.

The gradations in density are based on proximity to three transit facilities: Metro and MARC provide raii
transit; Rockville Pike provides the most extensive bus service. The density categories are based on a
walking distance of 1/8 mile (660 feet). There are three different FAR areas: a series of 1/8 mile
concentric rings emanating from the Metro Station, a 1/8 mile ring around the proposed MARC Station
and a 1/8 mile band along each side Rockville Pike.

The FAR for concentric rings around Metro is shown in Table 1. FARs of 4.0 and 3.0 are within the first
two rings, a 2.5 FAR in the next two rings, and 2.0 FAR in the last two rings. The FAR around the MARC
ring is 2.5 FAR. The density associated with the bands along Rockville Pike, shown in Table 2, involves
transferring density from the edges of the Sector Plan area to the Pike where bus transit is available.
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Figure 14

Metro Proximity and Maximum FAR
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Distance Maximum FAR Area in Ring (in sf) Development Capacity (in sf)
1/8 mile FAR 4.0 1,050,000 4,200,000

2/8 mile FAR 3.0 4,850,000 14,550,000

3/8 mile FAR 2.5 4,800,000 12,000,000

4/8 mile FAR 2.5 1,900,000 4,750,000

5/8 mile FAR 2.0 2,350,000 4,700,000

6/8 mile FAR 2.0 or less 1,250,000 2,500,000

TOTAL 16,200,000 42,700,000

Density Transfer

The TMX Zone allows density transfers if recommended in the plan. The Sector Plan recommends that
every property, regardless of size, should be able to transfer density. Density transfers may be used to
increase FAR up to .5, but only along Rockville Pike. Densities may be combined from more than one site
and redistributed to properties along Rockville Pike to take advantage of proximity to transit. A property
from which density is transferred must have a recorded easement or restriction in the land records
stating the transfer had occurred.

Calculating Density

This Sector Plan recommends density by rings that ignore property lines, which is a departure from
applying FAR on a property by property basis. If a property lies across two density rings, density should
be calculated on each portion and added together to arrive at a total, which can then be distributed
anywhere on the property as approved through the development process. Density bonuses for MPDUs
or to accommodate workforce housing would be considered during the development process and may
increase the final FAR total.

How much FAR can be transferred is derived from the difference between the standard method and the
recommended FAR for the sending property. Two calculations are done, one for the standard method
and the second for the optional method. The difference between the two calculations is the amount
that can be transferred. At least a .5 FAR should remain on the sending property. The transferrable FAR
total is added to the FAR total for the receiving property and should not exceed the FAR recommended
in the transfer band. Fulfilling the MPDU and workforce housing requirements may involve additional
density.

Figure 15

FAR and Massing FAR and Massing
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Transfer of FAR Along Rockville Pike
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Figure 17

Existing Building Heights
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Building Heights

The standard method of development in the TMX Zone sets a maximum height of 42 feet; there is no
maximum height limit for the optional method. Heights for the optional method are established though
the master or sector plans. The Plan recommends a building height range to ensure the projects have
height variation and are compatible with adjoining properties, especially residential communities where
building heights may be less than 40 feet. Setting a building height range reinforces the urban design
principle of height differentiation for the structural parts of building: the street-framing portion,
podiums, structured parking, and towers. Building heights along Rockville Pike should accentuate
important intersections where distinctive architecture may be desirable.

Figure 18
Proposed Building Heights
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Table 3: Proposed Range of Building Heights

Ring Existing Heights | Proposed Height Proposed Height along Rockville Pike
Ring 1: 25-160 feet 250-300 feet 300 feet

1/8 mile

Ring 2: 20-280 feet 60-250 feet less than 300 feet
2/8 mile

Ring 3: 25-285 feet 60-200 feet 200-285 feet

3/8 mile

Ring 4: 25-130 feet 40-150 feet 100-200 feet

4/8 mile

Ring 5: 30-100 feet 40-100 feet 100-200 feet

5/8 mile .

Ring 6: 30-75 feet 36-50 feet 100 feet

6/8 mile

Mixing the Uses

Vertical and Horizontal Mixed Uses

In compact development, vertical and horizontal mixed uses provide variety in the urban texture. This
Plan recommends that proposed development should include vertical integration of uses, so that there
are few single-use buildings. This is not to suggest, however, that there are no suitable places for single-
use buildings.

Residential

Residential units in an urban environment may take many forms, but because space is at a premium,
they are typically one floor apartments. All new residential development should include a variety of unit
types, including attached and multifamily units, and provide choices for all budgets.

New residential development should yield 9,800 new units, of which at least 12.5 percent will be MPDUS
and 10 percent workforce housing. The Plan recognizes that affordable housing, in addition to the
MPDUs and workforce housing required for new development in a transit station policy area, is a
suitable use for publicly owned land or land recommended for public use. Where new development is
proposed adjacent to publicly owned land, consideration should be given to public/private ventures to
provide more than the required affordable housing through land swaps or density transfers, whichever
better accomplishes this objective at locations closest to transit.

Housing for seniors and special populations is a permitted use in the TMX Zone. This Plan recommends

that units for seniors and special populations be included in residential development, particularly in
locations nearest local services and transit.
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23

Child Daycare

One difficulty faced by families is finding good quality child daycare near work or home. Child daycare is
a permitted use in the TMX Zone. Child daycare should be incorporated in new office development and
residential development near the transit facilities.

Hotels

Hotels should be located close to transit, especially within the first 1/8 mile of the Metro station. Hotels
at this location will support the Conference Center facilities and could be integrated with residential
uses and ground floor retail.

Industrial

While this Plan endorses mixed-use development, it may not be possible for all properties. There are
properties with existing low-intensity industrial uses at the edges of the Sector Plan where
redevelopment is questionable or not in the foreseeable future. This Plan does not discourage the
continuation of these uses.

Retail

Grocery stores, local retail and commercial services, such as hair salons, pharmacies, dry cleaners make
a neighborhood desirable. Local retail should be incorporated in the ground floor of buildings along the
roads that cross the Pike such as Old Georgetown Road, Executive Boulevard, Marinelli Road, Nicholson
Lane or interior north/south roads such as Woodglen Extended and Nebel Street. Regional retail is best
located along Rockville Pike where there is high visibility.

Table 4: Proposed Development

Existing and Proposed New MPDUs New Workforce BLTs
Approved (12.5%) Housing (10%)
Residential Units 4,479 9,800 1225 980
Nonresidential SF 7.29M 5.69M 70-80

Cl-34



Attach C!

Recommendations by District

z ‘.- Each District:

e Has a neighborhood

e Includes a
destination
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I o Is connected to the
rest of White Flint

Figure 20 Districts

Seven districts composed of smaller blocks comprise the new mixed-use urban center in North
Bethesda: Metro East and Metro West, Nebel Corridor, NRC, Mid-Pike Plaza, NoBe, and White Flint Mall.
Some of these districts have new mixed-use development that resembles the sustainable urban form
envisioned in the Plan. Most of the districts have the potential to unify existing and new developments
into a more coherent urban fabric. Two districts, Mid-Pike Plaza and White Flint Mall, offer the most
potential for mixed-use development because they are large and contain a few property owners.

This Plan recommends that most development build to the 60 percent residential and 40 percent
nonresidential split envisioned at the end state. This mixed-use split reduces overall trip generation, will
allow the creation of neighborhoods, and generate the population growth needed to support an urban
center. This Plan recognizes that not all properties are desirable for residential uses and in some
instances, nonresidential development may be more appropriate.

Garrett Park Estates, Crest of Wickford, Old Georgetown Village and Luxmanor are single-family and
town house communities that surround the Plan area. Transitional areas to residential communities are
within the southwestern and southeastern segments of the Plan area, including the Wall Local Park,
White Flint Mall, White Flint Plaza, and the Nicholson Court block.
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The following recommendations address use mix, open spaces, the transportation network, and urban
form for the districts. A companion document, The White Flint Urban Design Guidelines, will address
specific streetscape, building and massing, and other urban design principles for each district.

* lLocate new development with buffers and pedestrian connections adjacent to existing communities
to achieve a compatible transition between existing and new development.

¢ Contribute to improving Rockville Pike as an urban boulevard with landscape median and wide
sidewalks.

* Build the planned urban street grid and reconstruct existing streets with wider sidewalks, street
trees, and street furnishings.

* Provide on-street parking along new and existing streets.

® Consolidate service and loading entrances.

® Locate the tallest buildings at the Metro station and along Rockville Pike.

® Break up building mass along streets with different facade treatments and create distinctive
entrances, windows, and facades.

* Develop a smaller walkable block pattern on larger properties.

¢ Orient buildings to the streets.

* Provide safe pedestrian crossings at all roadways.

* Incorporate sustainable design practices, such as solar orientation, native landscaping, and
permeable pavement in redevelopment of properties.

Cl-36



Attach C!

METRO WEST

N RN U e
". . "A\,"j_fj: ?:_.. oy - -i
g s

 §
L]

-

The public event hub
for the Sector Plan
area:

e (Conference Center
e Wall Local Park

¢ Civic Green

® Main Street

*.' - _."; i
: g Promenade
ﬁ"' : ‘. S
.::a‘s'.;" "‘_';:: ® Farmers’ Market
it

” ,-:r“ ".';
Y

Figure 21

Wall Local Park, the Montgomery Aquatic Center, Bethesda North Conference Center and Hotel, and the
Grand and Wisconsin multifamily development are located in this 54-acre district bounded by Old
Georgetown Road, Nicholson Lane, and Rockville Pike. There are four different zones: Transit Station,
Residential (TS-R), Planned Development (PD), Single-Family Residential (R-200) and General
Commercial (C-2).

The area comprises three blocks, Conference Center, Wall Local Park, and Holladay and there is
substantial public investment in the Aquatic Center, Wall Local Park, and the Conference Center. The
realignment of Executive Boulevard and Old Georgetown Road will improve through traffic movements
for the entire Sector Plan area. This district, especially the Conference Center block, will be the civic core
of White Flint. The Plan recommends substantial residential development, additional public investment
including the Civic Green, Main Street Promenade, and outdoor recreational facilities in Wall Local Park.
Marinelli Road should be reconstructed to provide wider sidewalks and street trees to make walking
between the Metro station and Wall Local Park a less daunting experience.

Block 1: Conference Center

The Bethesda North Conference Center and Hotel is the main feature in this block surrounded by
automobile sales and other commercial uses. These properties are in the C-2 and Transit Station TS-R
zones.
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The new civic green, public use spaces and an east-west Main Street will create the backdrop for future
private redevelopment. The intersection of Rockville Pike and Marinelli Road at the Metro station
underpass should have a significant public use space.

e Rezone all properties to TMX zone.

¢ Secure dedication of the Civic Green through the development process, or if necessary, acquire at
least one acre for that purpose.

¢ Develop a new walkable block network, including the interior Main Street (B-10) between Executive
Boulevard and Rockville Pike.

e Provide a Class | Bikeway along Old Georgetown Road.

Block 2: Wall Local Park

This block contains the 11-acre Wall Local Park and Montgomery Aquatic Center. There are two other
properties, the Gables (now used as a parking lot) and a bank. The land area remaining after the
intersection realignment of Old Georgetown Road and Executive Boulevard will be reconfigured into
rectangular blocks in sizes more conducive to redevelopment. Wall Local Park should be redesigned with
more active outdoor facilities through developer contributions. This area should be primarily residential
in character and use.

e Confirm the Planned Development (PD-9) Zone for Wall Local Park.

* Rezone the Gables and Reiver properties to the TMX Zone.

* Reconstruct the intersection of Old Georgetown Road, Executive Boulevard, and ‘Old’ Old
Georgetown Road.

¢ Ensure that building heights and massing along OId Georgetown Road should transition to the
existing residential community.

Biock 3: Holladay

This 15-acre block is bounded by Marinelli Road, Nicholson Lane, Executive Boulevard, and Rockville
Pike. Properties are zoned TS-M, TS-R, and C-2. The Wisconsin and Grand multifamily developments
reflect earlier success with highrise residential development, while the Metro Pike/Hoiladay
development along Rockville Pike represents the type of mixed-use envisioned in this Plan. There is
already substantial residential development in this block and redevelopment should focus on
employment and retail uses.

Reconfirm the Grand, Wisconsin, and Fallswood properties in the TS-R Zone.

Rezone Metro Pike/Holladay and Anthropologie properties to the TMX Zone.

Dedicate the Woodglen Drive extension between Nicholson Lane and Marinelli Road.
Extend the Bethesda Trolley Trail to Marinelli Road.

* Develop a smaller walkable block pattern on larger properties.

¢ Orient buildings to the streets.

* Provide safe pedestrian crossings at all roadways

¢ Incorporate sustainable design practices, such as solar orientation, native landscaping, and
permeable pavement in redevelopment of properties.
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Figure 22

Metro East contains properties located at the Metro station, including the 32-acre North Bethesda Town
Center project on the Washington Metropolitan Area Transit Authority (WMATA) property. The Forum,
the oldest residential highrise, and the recently built Sterling, Gallery and White Flint Station contain
residential and mixed-use highrise development along Old Georgetown Road, between Rockville Pike
and Nebel Street. There are two blocks, North Bethesda Town Center and Sterling. There is little
redevelopment potential in this district. However, the TMX zone allows more density than has already
been approved.

Block 1: North Bethesda Town Center

The 32-acre North Bethesda Town Center development is a planned mixed-use development with
highrise multifamily residential, child daycare, and office and retail development on the WMATA site.
The Town Center, because of its location at the Metro station, should take advantage of the higher FAR
allowed in the TMX Zone and provide additional residential and office development. There are four
other properties along Nebel Street that could redevelop into mixed uses.

® Rezone the North Bethesda Town Center to the TMX Zone. This allows air rights development over
the Metro tunnel and more intense development on the undeveloped blocks. Rezone the I-1
property used for stormwater management to the TMX Zone; this property could redevelop or
transfer its density.

®  Rezone the 0.17-acre Montouri property at Old Georgetown Road and Nebel Street to the TMX
Zone. This property may be suitable for transferring density.
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* Rezone the three properties at 11800 Nebel Street, 11720 Nebel Street, and 5301 Marinelli Road at
the northwestern intersection of Nebel! Street and Marinelli Road to the TMX Zone.
s  Locate an express library in the North Bethesda Town Center development.

Block 2: Sterling

The Sterling block contains highrise and low-rise residential development. There is little redevelopment
potential on this biock.

Confirm the TS-M Zone for the Sterling, Gallery, and White Flint Station developments.
Confirm the Montrose Metro Office building in the Office Building Moderate (OM) Zone.
Confirm the Forum muitifamily residential development in the High Rise Muitifamily (RH) Zone.
Rezone the properties at 12100 and 12200 Nebel Street to the TMX Zone.

Extend Citadel Avenue from Old Georgetown Road to Randolph Road.

e o o o
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