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PROJECT DATA

Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the
area provided on the original form.

Project Name Retrofitting the Suburbs: Pike & Rose Location City North Bethesda State MD
Federal Realty Investment Trust; 1626 East Jefferson Street, Rockville, MD 21852

Owner

Project Use(s) Residential, Retail, Office, Hospitality, Cultural

Project Size 24 acres (site); About 3.5 million total sq. ft. (at full build-out) Total Development Cost $500 Million for Phases One and Two

Annual Operating Budget (if appropriate) N/A

Date Initiated Summer 2012 Percent Completed by December 1, 2014 20 Percent

Phase One, 2015; Phase Two, 2017 www.pikeandrose.com

Project Completion Date (if appropriate) Project Website (if appropriate)

Attach, if you wish, a list of relevant project dates

Application submitted by:

Name Bridget Schwiesow Title Communications Manager

Organization Maryland-National Capital Parks and Planning Commission

Address 8787 Georgia Ave City/State/Zip Silver Spring, MD 20910

Telephone (301 )495_4507 Fax ( )

E-mail Pridget.schwiesow@montgomeryplanning.org Website (if appropriate) www.montgomeryplanning.org

Perspective Sheets:

Organization Name E-mail

Public Agencies Office of the County Executive Dee Carl Metz dee.metz@montgomerycountymd.gov
Architect/Designer Street-Works Studio Tim Mount Tim@streetworks-studio.com
Developer _Federal Realty Investment Trust Evan Goldman egoldman@federalrealty.com
Professional Consultant  Foreseer, LLC Paula Rees paula@foreseer.us

Community Group Friends of White Flint Lindsay Hoffman lindshof@gmail.com

Other Montgomery County Council Roger Berliner Councilmember.Berliner@montgomerycou

Please indicate how you learned of the Rudy Bruner Award for Urban Excellence. (Check all that apply).

ODirect Mailing O Direct Email O Previous Selection Committee member Oother (please specify)
Oonline Notice [ previous RBA entrant O professional Organization
|:| Social Media D Bruner/Loeb Forum

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, and to post on the Bruner
Foundation websites, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the application and all attached
materials and to grant these rights and permissions.
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PROJECT AT-A-GLANCE

Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the
area provided on the original form.

This sheet, the Project Data sheet, and the representative photo will be sent to the Committee in advance as the Project Overview.

Retrofitting the Suburbs: Pike & Rose
Project Name

11580 Old Georgetown Road North Bethesda, Maryland 20852

Address City/State/ZIP

1. Give a brief overview of the project. Approximately 500 words.

Pike & Rose is a mixed-use community located a short distance from the White Flint Metrorail station in Montgomery County, Maryland. This 24-acre
development replaces the 1960s Mid-Pike Plaza and, in doing so, is one of the first projects in the nation to transform a functioning strip center into a
vibrant, walkable neighborhood.

The project is the first to be completed under the new zoning and land use guidelines of the County’s White Flint Sector Plan and provides a model of
how a progressive sector plan, when implemented, can benefit the region. As such, Pike & Rose represents the culmination of market forces that
increasingly favor smart growth development and the concerted effort by Montgomery County to encourage the redevelopment of its aging suburban
corridors through new planning policies.

The first phase of Pike & Rose, opened in Fall 2014, centers on the newly built Grand Park Avenue and consists of four buildings: an 80,000 square
foot Class A office building, a 174-unit midrise rental apartment building, a 287-unit high-rise rental apartment building and a one-story, pre-existing
retail building that was renovated as part of the project. About 150,000 square feet of retail space is integrated into the four buildings, including an
8-screen luxury movie theater, a live music venue, a two-story fitness center and more than two dozen stores and restaurants.

The second phase, due to be completed in 2017, will add another 185,000 square feet of ground-floor retail in 30 stores, an additional 264 apartment
units and 104 luxury condos set on top of a 177-room Canopy hotel, a new lifestyle brand by Hilton.

Within the new neighborhood, urban-style, walkable blocks are organized around a new network of streets and public open spaces. At full build-out,
Pike & Rose will encompass nearly 3.5 million square feet, including one million square feet of office space, 470,000 square feet of retail, 1,600
residential units, a 177-room hotel and more than 4,000 parking spaces.

The community is designed to draw visitors from the entire region with hip restaurants and shops; a 250-seat music venue called AMP operated by the
nearby performing arts center Strathmore; an urban park; and a farmer’'s market.

Pike & Rose’s developer, Federal Realty Investment Trust, has a proven track record of transforming underutilized properties into vibrant, mixed-use
destinations. Its Bethesda Row redevelopment is so popular that this district draws customers not just from surrounding neighborhoods, but also from a

2.Why does the project merit the Rudy Bruner Award for Urban Excellence ? (You may wish to consider such factors as: effect on the urban environment;
innovative or unique approaches to any aspect of project development; new and creative approaches to urban issues; design quality.) Approximately 500 words.

Pike & Rose serves as a model for transforming the aging strip centers and parking lots common to suburbs nationwide into desirable, livable
neighborhoods. As first project to be implemented under Montgomery County’s White Flint Sector Plan, Pike & Rose embodies the plan’s goals of
creating mixed-use, transit-oriented and sustainable places in the Washington, DC suburb of North Bethesda. The 24-acre community with its new grid
of walkable streets, diverse uses and variegated architecture — all appealing to a wide demographic -- sets a high bar for other developers to follow.

Pike & Rose demonstrates the tools necessary for the type of suburban transformation now being sought by jurisdictions across the county. All the
commercial property owners within the White Flint Sector area, including the Pike & Rose developer, pay a 10 percent ad valorem property tax. That
money is used to fund the infrastructure required of the redevelopment within the plan area, including realignment of roads, streetscape improvements
and other upgrades. This taxing mechanism is the first of its kind in Montgomery County, and a model for public-private collaboration for
redevelopment efforts in other areas of the country.

In addition to this innovative public-private collaboration, an unusual partnership among developers also played a huge role in the success of the
planning and development. Pike & Rose developer Federal Realty Investment Trust was one of six major landowners in White Flint who banded
together to form the White Flint Partnership as a vehicle to represent landowner interests in the process. This group worked closely with residents and
the county to create a plan that strengthens community identity, facilitates provision of the necessary infrastructure and serves as a model of smart
growth. Public outreach was key to success; the Partnership met with nearly 100 community groups over several years to identify the critical
improvements needed in the plan.

Pike & Rose provides 1,600 new apartments and condos, a substantial increase in housing resources in this area. This injection of multi-family
housing, including affordable units, is consistent with regional planning efforts to improve the jobs-housing ratio in the county. The projected
jobs-to-housing ratio in White Flint will be about three jobs to one dwelling unit, an improvement over existing conditions.

The challenges and successes of Pike and Rose provide valuable lessons for planners, developers and others interested in transforming older,
car-centric suburbs into sustainable, walkable districts, both within Montgomery County and across the county. This development represents a solution
to a problem that every community in the country will be confronting over the next few decades. Just as Levittown became the archetype for the
post-World War Il generation of suburban development, Pike & Rose serves as a model for the new suburb in the 21st century.
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PROJECT DESCRIPTION

Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the
area provided on the original form.

1. Describe the underlying values and goals of the project. What, if any, signifcant trade-offs were required to implement the project? Approximately 500 words.

The underlying value of the Pike & Rose project is derived from the objectives of the White Flint Sector Plan on which the community is based. These
goals are to replace strip shopping centers with a thriving, diverse mixed-use center filled with stores, offices, restaurants, housing and cultural
amenities; concentrate the highest development densities near the Metrorail station and Rockville Pike; establish new streets, boulevards, open spaces
and parks; improve the pedestrian and bicycling environment; and promote sustainable and transit-oriented development.

A central trade-off for both Pike & Rose and the White Flint Sector Planning process was balancing additional density and development with the
mobility needs of the community. Traffic congestion is a daily frustration for many residents in the area, many of whom were initially skeptical of adding
even more development to the mix. Yet planners knew that, done correctly, new development could actually help reduce traffic by redefining travel
patterns and providing new alternatives.

This problem was addressed in the White Flint Sector Plan by designing a new street grid within White Flint that will help diffuse existing traffic by
providing alternative routes for short trips, rather than funneling all traffic onto a few arterial roads, as is the case today. These new roads, sidewalks
and bike lanes will be paid for through a 10-cent transportation district tax paid by property owners and they will be constructed by individual
developers as each project moves forward. Federal Realty has already taken the first step toward the new grid with the construction of Grand Park
Avenue within the completed initial phase of Pike & Rose.

The White Flint Sector Plan ensures that development proceeds apace with the transportation improvements designed to accommodate it by
employing a unique staging mechanism linking future development approvals with the achievement of certain goals relating to transportation. The total
amount of development allowed under the plan is broken into three phases; Phase One allows the construction of 3,000 dwelling units and 2 million
square feet of office space, but Phase Two cannot begin until certain infrastructure improvements have been completed and a 34 percent non-auto
driver mode share is achieved. Careful tracking is required, so each project developer must request a “density allocation” from the County Planning
Board before development can proceed. As the first project to move forward, Pike & Rose has been able to use the density allowed in Phase One.

2. Briefly describe the project’s urban context. How has the project impacted the local community? Who does the project serve?
How many people are served by the project? Approximately 500 words.

Pike & Rose transforms Mid-Pike Plaza, a typical suburban shopping center serviced by parking lots, into a dense, urban-style community. The 24-acre
site is bordered by heavily trafficked streets, including Old Georgetown Road, Montrose and Rockville Pike, in a key location near the White Flint
Metrorail station.

Building massing and heights respond to the presence of these roads, following the recommendations of the White Flint Sector Plan. Along Rockville
Pike near existing high-rises will be tall office towers with large, highly visible retail spaces. In the center of the site is Grand Park Avenue, a street with
smaller shops, restaurants and a plaza. Providing a transition to nearby residential neighborhoods are apartment buildings with private entrances and
yards for ground-floor units.

Pike & Rose is establishing a new context for the North Bethesda/White Flint area. Its architecture varies widely from building to building so the
community looks as if it was built over time and feels authentic. Structures include a modernist office building with huge panels of glass and metal
accents, an apartment building designed to resemble a brick warehouse and an innovative hotel topped with modern condos.

Pike & Rose is designed to serve diverse constituencies with its mix of offices, housing, restaurants, retail and amenities. It serves not only the
immediate North Bethesda area but the entire region of metropolitan Washington, DC. About 400 employees will work in the development once the
office building is fully open; around 836 residents are expected to live in the first-phase apartments and condos; and hundreds of more people visit the
restaurants, shops, 760-seat movie theater and 250-seat music venue during the evenings and weekends.

Pike & Rose is place where different lifestyles converge to make suburban living more interesting and exciting. When completely built out in 2017, the
community is estimated to generate more than 6,000 jobs, about a third of the 19,000 new jobs expected to be generated by the White Flint Sector
Plan redevelopment.
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3. Describe the key elements of the development process, including community participation where appropriate. Approximately 400 words.

The development process for Pike & Rose began nearly 20 years before the first building opened, as Federal Realty began to coordinate lease
expirations to allow for eventual site redevelopment. Such a farsighted approach is just one example of the extraordinary level of vision and
coordination required of bringing a project like Pike & Rose to fruition.

From the start, Federal Realty recognized that redevelopment of Mid-Pike Plaza depended on the outcome of a broader redevelopment process in
White Flint and success would require a community-wide effort. For that reason, Federal was active in the county-led White Flint planning process and
was one of the founders of the White Flint Partnership, a consortium of nearby property owners. Even then, it was clear that large-scale redevelopment
could not be accomplished by developers and planners alone; local residents and community leaders had to be bought into the overall vision.

To that end, Federal Realty played a key role in launching the Friends of White Flint, a non-profit, citizen led organization that sought to provide input to
the planning process on behalf of the community. Even with all of these elements, the drafting of the White Flint Sector Plan was a long and heavily
debated process. By the time the plan was finalized in 2010, more than 100 public meetings had been held to discuss it. These sessions ranged from
formal planning exercises to informal briefings and design charrettes, including many led by property owners.

Throughout the planning and development process, Federal Realty provided updates to community groups, homeowners associations and other
stakeholders. The developer encouraged public input into the design of its project by soliciting recommendations for new retailers and amenities via the
online crowdsourcing tool Popularise. Federal Realty also formed a partnership with the nearby Strathmore Music Center to establish a satellite
performing arts venue in its new community.

Since the Sector Plan was approved, community interest in White Flint redevelopment has only grown. The Friends of White Flint has actively ensured
that the plan’s implementation matches its vision, as demonstrated when its members rose up in large numbers to oppose a proposed road, which did
not match what was called for in the Sector Plan. The group led a successful campaign to defeat an auto-centric design for the road and replace it with
the multi-modal design called for in the Sector Plan. This involvement is another reminder of the active role that citizens continue to play in the
redevelopment of the White Flint area.

4. Describe the financing of the project. Please include all funding sources and square foot costs where applicable.  Approximately 400 words.

Unlike most developers, Federal Realty is a public company whose shares can be bought and sold on the open market. It has the ability to raise capital
from its shareholders instead of taking out loans from lenders. For Pike & Rose, Federal Realty made the decision to finance the project using its own
capital, rather than seek loans or a development partner. Federal is also unique in that it is what is known as a Real Estate Investment Trust (REIT), a
type of company that passes most of its profits to its investors. This financing structure was critical to the success of Pike & Rose.

Large-scale, mixed-use projects like Pike & Rose require significant upfront investment, both for planning and entitlements, as well as infrastructure
such as new roads, sewers and other utilities. By foregoing a traditional construction loan (and the monthly payments it would require), Federal Realty
was able to take a long view of the property and invest the time and money necessary to design such a large-scale project. Moreover, because Federal
Realty typically retains its projects rather than selling them to investors after completion, the company was willing to spend the extra money up front to
invest in placemaking and other elements that create a truly spectacular project.

Montgomery County’s new White Flint Special Taxing District has also been essential to Pike & Rose. In November 2010, the County Council passed
Bill 50-10, establishing this district. The bill authorizes the levy of an added property tax on commercial properties that goes toward funding specific
transportation infrastructure improvements in the area. The improvements include creation of street grids, sidewalks, streetscapes and bike lanes for
the area. Under the financing plan, the County would provide advance funding—through the sale of bonds—to ensure that the improvements are made
early in the redevelopment process, rather than relying on piecemeal development to drive the delivery of the needed improvements. The County
investment would be repaid through funds collected from the taxing district. The plan calls for the tax district to expire when sufficient revenues have
been raised to pay for all the infrastructure items on the list. These improvements reach beyond Pike & Rose, but generally are within walking distance
of the project.

w

. Isthe project unique and/or does it address significant urban issues? Is the model adaptable to other urban settings? Approximately 400 words.

Pike & Rose addresses the significant challenge of retrofitting the outdated shopping centers and parking lots common to the American suburb so they
provide desirable places for people to live, work and play. This 24-acre development is unique in being one of the first projects in the nation to
transform a functioning strip center into a vibrant, walkable neighborhood.

The project outside Washington, DC is adaptable to other suburban settings, but requires fundamental rethinking of current policies governing land use
and infrastructure in the suburbs. Essential to this change is support from the local government, the county planning agency and surrounding
community in supporting mixed-use zoning and other policy shifts. A development like Pike & Rose couldn’t have happened without the foundation of a
sector plan and a special tax district developed by the county. Citizen and developer partnerships helped to advance the improvements and buy-in for
the sector plan and its implementation.

Pike & Rose shows how collaborative, long-term planning, consistent public engagement and innovative public-private financing can successfully
transform aging, first-generation suburbs into walkable, urban-style neighborhoods. This development represents a solution to a problem that every
community in the country will be confronting over the next few decades. Just as Levittown became the archetype for the post-World War Il generation
of suburban development, Pike & Rose serves as a model for the new suburb in the 21st century.
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B3 Send to Contact COMMUNITY REPRESENTATIVE PERSPECTIVE

Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to
the area provided on the original form.

This sheet is to be filled out by someone who was involved, or represents an organization that was involved, in helping the project respond to neighborhood
issues.

Lindsay Hoffman ) Executive Director
Name Title
Organization Friends of White Flint Telephone (301 ) 980-3768
Address PO Box 2761 City/State/ZIP Kensington, MD 20891

Fax ( ) E-mail lindshof@gmail.com

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for any purpose whatsoever,
the materials submitted. The applicant warrants that the applicant has full power and authority to submit the application and all attached materials and to grant
these rights and permissions.

. . Digitally signed by Bridget Schwiesow
? Bridoet SChWIeSOW s s e s 12/9/14
Gl s i .00 Date

Signature

1. How did you, or the organization you represent, become involved in this project? What role did you play? Approximately 400 words.

Friends of White Flint is a community organization focused on the successful implementation of the White Flint Sector Plan, of which Pike & Rose is a
part. Our membership consists of individual residents, civic/condominium associations, businesses, landowners and developers. We have been
involved in the master planning process since it began and, therefore, have also been active as Pike & Rose moves from concept to reality. Friends of
White Flint has been represented on implementation and other advisory committees looking at plans and ensuring they meet the vision toward which
we've been working. We have also been active in less formal settings as we work to educate and engage the community, and advocate for proper
implementation.

Federal Realty Investment Trust has been an incomparable community partner. For years, its team members have invited our organization and the
community-at-large to discuss their ideas — and find ways to improve them. Federal Realty team members have appeared at every meeting to which
they've been invited to engage in honest discussions about the future of our area and how they plan to improve it. They have used Friends of White
Flint meetings, which attract a large number of attendees, to share details of their plans and seek feedback.

When we've offered feedback on points large and small, Federal Realty has showed us the results, revealing modifications made or explaining why
they chose to stay the course. For example, members of Friends of White Flint highlighted where a fence at Pike & Rose blocked pedestrian access for
those approaching from a particular direction. Within the month, the fence had been altered to allow smoother and smarter access.

Friends of White Flint and Pike & Rose/Federal Realty recently worked together to address the design of a state road bordering the property. Although
Pike & Rose is creating a walkable environment, this high-traffic commuter thoroughfare would have acted as a moat, impacting the viability of the
project and, particularly, the restaurant/retail spaces facing the road. Friends of White Flint spearheaded a large-scale community effort to have the
design reconsidered and include the pedestrian and bicyclist amenities originally contemplated. Because community members have been so engaged
in this particular project, they raised their voices powerfully, generating hundreds of emails in support of the pedestrian-scale design in a very short
time. This effort has resulted in great progress and the road design is presently being reassessed to reflect the concerns of the community.

2. From the community’s point of view, what were the major issues concerning this project? Approximately 400 words.

Pike & Rose is the first redevelopment project to break ground within a much larger suburban retrofit in White Flint, Maryland. Therefore, it was a focal
point for a community anxious about the culture shift from suburban to more urban in the area. Although we are generally thrilled and excited to get
started, higher density in a historically suburban area must be done right. So, ensuring that traffic would be addressed and that parking would be
available were two major issues concerning Pike & Rose.

Traffic in our part of the Washington, DC metropolitan area is historically terrible and projected to worsen in the short term. Part of our education and
engagement effort has been to explain why the traffic is so bad and how smarter development will address it. Before redevelopment, the Pike & Rose
property was a strip-shopping center surrounded by acres of surface parking. It, like many other parcels in this area, did not allow for cut-through
traffic, forcing all cars onto our already-clogged arteries. But, as Pike & Rose redevelops into a community with a street grid, traffic will have the
opportunity to disperse onto new roads. And, as more and more visitors walk to and through the redevelopment, they will use their cars less as well.
These factors, combined with improved transit options, represent the multi-pronged approach to improving our traffic in the long term.

Parking was also a great concern. Plentiful, free surface parking has been the norm in this area and added density was equated by many with the loss
of this amenity. It also came at a time when the county, as a whole, was adjusting its parking requirements to a lower standard. By assuring the
community that parking would still be available — just in garages instead of surface lots — at reasonable rates, Pike & Rose has attracted many visitors
who had originally thought they would never give it a try.
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3. Has this project made the community a better place to live or work? If so, how? Approximately 400 words.

Absolutely, the project has made the community a better place to live and work. Pike & Rose has only just opened its first phase but, already, it is

transforming how the community views itself. No longer will we need to drive from one block to the next to run every errand. We now have a safe
alternative — a place that we can reach by Metrorail or by car and walk to enjoy surrounding amenities.

The community views Pike & Rose as more than 24 acres of mixed-use redevelopment. People are drawn to the exciting restaurants and

entertainment venues, many of which (Del Frisco’s, City Perch, iPic Theaters, AMP) are new to suburban Montgomery County. Office tenants are
moving in at a time when the county office market has been stalled because they can get to Pike & Rose by public transit and walk to convenient
places for lunch and dinner. This one project sets the character and scale for the entire 430-acre White Flint master plan area in the future.

4. Would you change anything about this project or the development process you went through? Approximately 400 words.

The remarkable thing about the development process, and Pike & Rose itself, is the level at which community engagement was encouraged.
Community input was actively sought at every stage of planning and development. This involvement has led to not only a superior project that truly
meets the vision of the area, but also one in which the entire community is wholly invested. Whether these moments were used to educate the public
or act on their suggestions, the community voice was solicited and valued. With that in mind, there’s nothing we would change about this project or its
development process.
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3Send to Contact PUBLIC AGENCY PERSPECTIVE

Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to
the area provided on the original form.

This sheet is to be filled out by staff representative(s) of public agency(ies) who were directly involved in the financing, design review, or public approvals that
affected this project.

Dee Carl Metz

Name Title White Flint Implementation Coordinator

Office of the County Executive 240) 777-2510

Organization Telephone (

Address 101 Monroe Street City/state/zIp Rockville, MD 20850

Fax (240 ) 777-2517 dee.metz@montgomerycountymd.gov

E-mail

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for any purpose whatsoever,
the materials submitted. The applicant warrants that the applicant has full power and authority to submit the application and all attached materials and to grant
these rights and permissions.

? i i =Bridget Schwiesow, 0, ou, email=bridget shwiesow@montgomeryplanning org, c=!
Signature Bridget Schwiesow Bl S o evemmemeromenemnionevs - 12/9/14

1. What role did your agency play in the development of this project? Describe any requirements made of this project by your agency
(e.g., zoning, public participation, public benefits, impact statements). Approximately 400 words.

The Montgomery County Executive’s Office led the collaboration to create a funding source to generate revenues for the realignment and
reconstruction of the auto-centric roadways surrounding Pike & Rose. These busy thoroughfares are being transformed into walkable, multi-modal
roads with a street grid configuration linked by a recreation loop to significantly reduce the number of vehicle trips. The funding structure, authorized by
state law, is a dedicated transportation tax that does not count against current tax limits, thus reducing the need for these transportation improvements
to compete for scarce general fund resources.

The County Executive created a position in his office to coordinate the implementation of the White Flint Sector Plan. This coordinator, Dee Metz,
facilitated communications and meetings between County departments, outside agencies and developers, and assisted in formulating new policy. Pike
& Rose was developed using a new zoning category in the first transit-oriented-development (TOD)-designated area in Montgomery County.

Prior policies that had played a part in creating suburban sprawl were modified to advance an exciting, sustainable urban model. One example was in
the use of private and public streets within the project where the developer and transportation staff had to reach complex maintenance and liability
agreements for non-standard equipment on public streets. The transportation staff agreed to design exceptions to allow for smaller loading areas,
tighter turning radii and other more urban measures than called for in their typical design standards. Also, in order to accommodate sidewalk cafes in a
state highway (Rockville Pike) right of way, the County accommodated the development by assuming liability from the state and then entered into a
maintenance and liability agreement with the developer to assist in animating an area formerly devoid of pedestrians.

2. How was this project intended to benefit your city? What trade-offs and compromises were required to implement the project?
How did your agency participate in making them? Approximately 400 words.

Pike and Rose replaces a sea of surface parking with a vibrant new destination to live, play and work that will help attract a younger demographic and
has already attracted older county residents who are downsizing and want the convenience of a walkable community. Attracting and retaining
members of these two demographics is important to the future of Montgomery County. A recent George Washington University Capstone Report points
out that the number of residents aged 55 to 64 in the county grew by more than 50 percent between 2000 and 2010. Millennials, in contrast, are
flocking to the District and Northern Virginia, a challenge now being addressed by Montgomery County.

The area where Pike & Rose is located has seen the sporadic development of high-rise residential buildings over the past 15 years, in part because
the area is extremely unfriendly toward pedestrian activity, even though it is close to Metrorail. Pike & Rose starts turning the tide in the other direction
by creating street grids of walkable/livable blocks. It also turns a stormwater run-off nightmare into a more eco-friendly environment and provides
innovative entertainment options.

The growth in revenues — the special transportation tax on the land, specifically — is helping to fund the Pike & Rose street grid, which will encourage
alternate modes of transportation and a more vibrant living environment.

Trade-offs and compromises included a new zone that provided for bonus density in exchange for a smorgasbord of public benefits and dramatically
shortened development approval timelines. The validity period for development approvals was shortened to assure the ability of shovel-ready projects
to move forward. The County’s typical system of transportation impact taxes addresses transportation needs on a project-by-project basis; it was
traded for the new district-wide transportation tax and a community that is planned to reduce the demand for automobile trips.

County government had to agree to make a sizable investment to forward-fund some of the transportation improvements in order to kick-start the street
grid system and give the developers the assurance that the plan was fully supported and integrated into the County’s future infrastructure.
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3. Describe the project’s impact on your city. Please be as specific as possible.  Approximately 400 words.

Phase One of Pike & Rose should generate more than 900 jobs and generate more than $800,000 in annual real estate tax revenue. At complete
build-out, the entire approved Pike & Rose project is estimated to generate more than 6,000 jobs and generate over $5 million in annual real estate
taxes.

Pike & Rose is greatly improving the environment. Before this redevelopment, untreated surface water streamed across huge, paved parking lots on
the Mid-Pike Plaza site, flowing directly into the existing stormwater system. Pike & Rose substantially reduces that flow and treats the water before it
enters the stormwater system.

In an area that has several residential high-rises with no geographic identity and no walkable destination other than a large strip center, Pike & Rose
has introduced an element of excitement with restaurants, retail, offices and apartments, and a new sense of community in the White Flint/North
Bethesda area.

As it has developed, Pike & Rose introduced a farmers market and repositioned several local retailers. The opening of Phase One in Fall 2014 has
introduced an exciting urban center that people are flocking to from the local high-rises as well as single-family residential communities, with the
promise of much more to come.

4. Did this project result in new models of public/private partnerships? Are there aspects of this project that would be instructive to agencies like yours
in other cities? Approximately 400 words.

The Pike & Rose project is an exemplary new model of public/private partnerships with major financial commitments from both sides. Major property
owners in the area formed the White Flint Partnership, and pooled their resources to work with the County planning agency, community and local
government to craft a plan which would allow them much higher densities, while also delivering much needed community amenities. This effort took
more than five years of extensive community meetings, educational outreach and cooperation among various governmental, community and
land-owner groups, but paid off in a plan that was overwhelmingly supported by the community and political leaders. It showed that a public/private
partnership has to include not only the government, but also the community as the public portion of the partnership.

Contributing to the success of Pike & Rose and White Flint Sector Plan were the efforts contributed by the developer to educate the government and
the community about the benefits of smart growth and sustainability. Federal Realty engaged the community and public well before starting the project
and kept them very involved and informed during the project as a strong ally, which is not always typical.

Trust and confidence between the developer and the various arms of government was crucial to the success of Pike & Rose. Without a commitment to
fast-tracking building permits and the implementation specialist appointed by the County Executive to coordinate efforts among County government

agencies, this project could never have been delivered in the time frame required by the developer. Likewise, the public infrastructure that was agreed
to be forward-funded was approved in the County’s Capital Improvements Program budget, so that there was a level of confidence it would go forward.

To make public/private partnerships successful, you have to be open to new ways of doing things. In some cases, we had to change County policy to
accommodate processes that benefited both the developer and the County. For example, the developers were able to convince the County’s
Department of Transportation to use a new form of stormwater management under sidewalks that had not been included in our policies before. After
much research and discussion with the Department of Environmental Protection, the Department of Transportation changed the policy and silva cells
were allowed under the sidewalks of Pike & Rose, which should give the trees a better chance to flourish while ensuring that stormwater will be filtered
before it enters our system.

5. What do you consider to be the most and least successful aspects of this project? Approximately 400 words.

Phase One of Pike & Rose has delivered what was promised and more. The level of design detail and amenities to attract the public is even better than
expected. People have flocked to the project since its opening in Fall 2014, even in inclement weather and with limited retail open at this point.

The mix of various design elements in the buildings gives the new development a feeling that much of it has been there for a longer time, and there
seems to be something for everyone’s varying tastes. In Phase One, you can find elements of traditional, modern and industrial buildings, but they
seem to work well together because they are all connected by vibrant spaces and lots of people. This development is a total transformation from what
was a tired strip center.

Phase One retail was 90 percent leased well in advance of its opening, which gave everyone assurance that the market was strong. The community is
responding well to the opening and giving it very positive reviews, and it helps that the developer has a very positive marketing campaign.

As Phase One opens in stages, with various tenants and buildings still under construction, there is still some construction activity and traffic that
causes confusion and congestion for the current tenants and visitors. Starting the larger Phase Two construction adjacent to Phase One also presents
challenges. With residential tenants now living in the first phase and greater pedestrian activity with all the new retail patrons, there will have to be
closer monitoring of construction noise levels, traffic safety controls, and overall occupational safety hazards. But this has not seemed to cause people
to avoid the project at this point. Phase One has still remained crowded since the first retail tenant opened. The developer has done a good job of
screening Phase Two and completely separating the construction entrances from those used by residents, shoppers and office workers.

One of the great difficulties for this project — one that could have stopped other developers with lesser financial capabilities -- was the huge up-front
costs for infrastructure and overall government approvals for the entire project. Although Phase Two is probably twice the size of Phase One, much of
the infrastructure for the entire development had to be laid out in the initial stage, including full design and approval. Huge commitments had to be
made to water and sewer projects as well as stormwater management and private roads to satisfy local requirements.
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1. What role did you or your company play in the development of this project? Describe the scope of involvement. Approximately 400 words.

Federal Realty Investment Trust is the owner, developer and operator of Pike and Rose. The company purchased the site of Pike & Rose, the former
1960s Mid-Pike Plaza, in 1987 and has been planning for its redevelopment ever since.

Federal Realty was active in the county-led White Flint planning process and was one of the founders of the White Flint Partnership, a consortium of
nearby property owners. Even then, it was clear that large-scale redevelopment could not be accomplished by developers and planners alone; local
residents and community leaders had to be bought into the overall vision. To that end, Federal Realty helped to launch the Friends of White Flint, a

non-profit, citizen led organization that sought to provide input to the planning process on behalf of the community.

Even with all of these elements, the drafting of the White Flint Sector Plan was an arduous process. By the time the plan was finalized in 2010, more
than 100 public meetings had been held to discuss it. These sessions ranged from formal planning exercises to informal briefings and design
charrettes, including many led by property owners.

Throughout the planning and development process, Federal Realty provided updates to community groups, homeowners associations and other
stakeholders. The developer encouraged public input into the design of the project by soliciting recommendations for new retailers and amenities via
the online crowdsourcing tool Popularise. Federal Realty also formed a partnership with the nearby Strathmore Music Center to establish a satellite
performing arts venue hamed AMP in its new community.

2. What trade-offs or compromises were required during the development of the project? Approximately 400 words.

Phasing is a vital component of any large-scale, mixed-use development project. The entire 24-acre site Pike & Rose is planned and entitled to
accommodate more than 3.5 million square feet of development, much more than the market could absorb at any one time. Phasing in development on
the site over time allows Federal Realty to be more responsive to the market, but it requires a delicate balance in order to create a viable critical mass
in the first phase that can be expanded organically over time.

At Pike & Rose, the solution was to focus the initial phase on two residential buildings and a mixed-use office and entertainment building around a retail
main street. While site conditions and other constraints meant that the street, Grand Park Avenue, is shorter than the developer preferred, it will be
extended over the length of the site in later phases, forming the retail spine of Pike & Rose.

The portion of the site known as “Block 13" represents a similar trade-off relating to the long-term phasing of Pike & Rose. Located at the corner of the
site closest to the Metrorail station and abutting the intersection of two major roads, Block 13 serves as the de facto “front door” and visual entryway to
Pike & Rose. For that reason, it is also the portion of the site where the highest densities and building heights are permitted, making it a valuable
component of the overall development plan for the site.

Given the significance of this component, Federal Realty decided not to develop Block 13 as part of Phase |, choosing instead to redevelop the existing
“pad” building located there in a way that fits into the larger design aesthetic of Pike & Rose. While this decision leaves the first phase of Pike & Rose
without a defining gateway at its most prominent location, it ensures that the project has ample opportunity to grow and evolve in a way that reflects the
broader goals of revitalizing the White Flint area.
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3. How was the project financed? What, if any, innovative means of financing were used? Approximately 400 words.

Unlike most developers, Federal Realty is a public company that can raise capital from its shareholders instead of taking out loans from lenders. For
Pike & Rose, Federal Realty made the decision to finance the project using its own capital, rather than seek loans or a development partner. Federal is
also unique in that it is what is known as a Real Estate Investment Trust (REIT), a certain type of company that passes most of its profits through to its
investors.

This financing structure was critical to the success of Pike & Rose. Large-scale, mixed-use projects like this require significant upfront investment, both
for planning and entitlements, as well as infrastructure such as new roads, sewers and other utilities. By foregoing a traditional construction loan (and
the monthly payments it would require), FRT was able to take a long view of the property and invest the time and money necessary to design such a
large scale project. Moreover, because Federal Realty typically retains its projects rather than selling them to investors after completion, the company
was willing to spend the extra money up front to invest in place making and other elements that create a truly spectacular project.

4. What do you consider to be the most and least successful aspects of the project? Approximately 400 words.

Determining and shaping a cohesive retail mix is a crucial and underappreciated component in creating a successful mixed-use project. Retail on
Rockville Pike had historically been geared to meeting ordinary consumer needs, a place where residents could shop for groceries, clothes or
household goods.

In contrast, Federal Realty intentionally chose to focus on entertainment and dining uses at Pike & Rose, creating a central “downtown” location that
the area has lacked. The theory was that this approach, which includes a variety of high-quality restaurants, a luxury movie theater, a concert venue
and assorted boutique stores, would help make Pike & Rose a place where people wanted to visit, instead of somewhere they merely ran errands. The
initial success of iPic Theaters, which has the best opening weekend of any theater within the company’s nationwide chain, along with the popular Del
Frisco’s Grille and City Perch restaurants, validate this theory.

Both residential and office leasing got off to a slower start than anticipated, due to a number of related factors. On the residential side, the decision to
begin leasing before the opening of the retail was a calculated risk aimed at generating activity and foot traffic on the site that would help support the
coming retail. However, it also meant asking early residents to tolerate the growing pains of a community still under construction. Leasing has since
picked up as the retail on site has opened and more visitors are drawn to the site. As of December 2014, Pike & Rose’s first apartment building,
PerSei, was more than 85 percent leased.

On the office side, the soft market for space across Montgomery County has clearly hindered leasing of the 80,000-square-foot office building in Phase
One. While half of the building has been leased to Bank of America/Merrill Lynch wealth management, the remainder remains vacant as of December
2014. For Federal, the decision to include a significant speculative office component in this market was a risk, as the early leasing performance
indicates.

The slow office leasing has been a disappointment, but the long-term prospects for office space at Pike & Rose are bright. In addition to Downtown

Silver Spring and Bethesda, Pike & Rose offers another location in Montgomery County where companies can find Class-A office space within walking
distance to the shops, restaurants and other amenities that their employees are increasingly demanding.
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1. What role did you or your organization play in the development of this project? Approximately 400 words.

Foreseer is a part of the master planning team responsible for the positioning, placemaking and visual communications of Pike & Rose. After
unearthing the essence and creating the “story” of this specific location, we've been involved in propelling the original vision of Federal Realty. Our role
in this phased development includes inspiring all members of the multi-disciplinary team — from the master planners to architects, contractors,
fabricators, to the brokers and property managers — as to how unique details can be manifested in the design of the physical place to attract residents,
users and businesses that complement the community.

Foreseer helped name Pike & Rose, as well as its buildings and streets, then delivered thousands of details that delight the human spirit and motivate
the public to make this place its own. Our role was to supply visual communications, design and art development and fabrication sourcing and
implementation. Foreseer developed signage, color and material palettes, storefront guidelines, fagade fixtures, lighting, murals and public art,
sidewalk plagues and many other elements throughout Pike & Rose.

In our work, we use the basic elements humans have always relied on to communicate: symbols, color, texture, form and language used in an
authentic and compelling manner. The word authentic comes from the Greek “authentes,” which means “bearing the mark of hands.” Marking the
various places of Pike & Rose with skilled craftsmanship and fine-grain details speaks to the human spirit of those who will cross this path.

Our work engages all the senses because when you create true delight, commerce follows. The difference between space and place is the difference
between failure and success. Space is built without the human touch; and places don'’t exist without people. Simply put, Federal knows about creating
great places, which means putting the “people” factor first. Results at Pike & Rose are sophisticated, elegant and cosmopolitan. We have worked hard
to have beauty connect to everyday life, from the feel of a custom door handle to an interesting quotation on a building.

2. Describe the project’s impact on its community. Please be as specific as possible. Approximately 400 words.

Pike & Rose is located on Rockville Pike, a major crossroad heading north from Washington DC. From George Washington on horseback to the
Metrorail stops located there today, the Pike has been defined by the speed of getting from Point A to Point B. The experience has been one of
efficiency not pleasure. Later, auto-oriented planning created a strip of needed services but not great destinations. There has been no “there” there, but
now Pike & Rose is the much needed “somewhere,” an oasis or pause.

Pike & Rose is pointing the local community in a new direction with an ability to slow down, to stop and to smell the roses. It has already become a
great example of how designers and developers can best fill in the gaps of endless strip centers to address the need of increased, but sustainable
density.

Pike & Rose has successfully attracted a new world-class music venue, the AMP run by Strathmore; a luxury theater, iPic; restaurants, retailers,
working spaces and residential options surrounded by symbols and textures which nod to this community’s appreciation of culture and art. The site is
lined by shops, shaded by day, lit by night and drawing visitors through an active, three-dimensional sequence of experiences within a 24-hour
environment. With the successful leasing of the first apartments, it also creates a 30-second commute, “down the elevator from home to dinner” or
“take the stairs from the office to your workout.” It doesn't get any better than that.
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3. How might this project be instructive to others in your profession?  Approximately 400 words.

Engaging places can build memories worth having and will endure and thrive. Technology is obviously impacting our environment and economy, and
can be assaulting to our senses while vying for our attention from an abundance of sources. In this context, what we choose to attend defines who we
are and how we relate. We believe that the digital influence represents “No Place” and will need to constantly recreate, chasing illusive success with
the next new thing. And as a nation, we aren’t so easily entertained anymore.

So our recommendation, with regard to the physical places we care about, is to be aware and selective in the quality, level of detail and purpose of our
environments. In order to develop these specific elements, designers need to be engaged with the most senior leadership and decision-makers of the
development company, as we are at Federal Realty.

Budgets and management of the placemaking elements need to be held separate from other general contracts in order to assure the delivery of
well-crafted excellence and, in turn, greater value. This practice is proven time and again by successful connection to the marketplace. People know
the difference of a place that has anticipated their needs and they are seeking that experience.

4. What do you consider to be the most and least successful aspects of this project? Approximately 400 words.

The most important aspect of Pike & Rose is that it offers an “urbane” experience. It is a place reflecting
the refined manners of polite or sophisticated society; elegant; knowledgeable about the world, showing experience and confidence. In contrast,
“urban” is really about size and numbers, not perception and influence. It is a default condition of density.

The challenge of Pike & Rose is that the most significant public spaces will come in the next phase. To balance financial goals and market absorption,
the full build-out of the entire master plan will evolve over time and many of the additional elements and opportunities to support the heart and soul of
the place are yet to come, requiring patience for those of us who know what's ahead.

The first phase of Pike & Rose is already more interesting and attractive than most full district developments of late. An advanced commitment for a
great new boutique hotel — a 177-room Hilton “Canopy” hotel -- will be wonderful for this area in the next phase, as are the excellent transit
connections, and easy, but out-of-sight, parking. As we have been told numerous times by significant competitors, “Pike & Rose is setting a new bar
and expectation level for the DC market.”
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1. Describe the design concept of this project, including urban design considerations, choice of materials, scale, etc. Approximately 400 words.

Street-Works was responsible for the site-level design and planning of Pike & Rose, creating a physical and social fabric where none existed before
that would be connected to the larger White Flint area.

In terms of design, the overarching challenge of Pike & Rose was turning a vast, low-density parcel into a cohesive framework that could accommodate
development in phases over time while providing connections to the surrounding area.

A number of factors guided our approach to this challenge. The site’s proximity to the White Flint Metrorail station is a major asset and we wanted our
design to take advantage of that. Thus, the first phase of development was planned for the south portion of the site to make it closer to the Metrorail
entrance. In the future, a second Metro station entrance is planned that will make the northern portion of the site more accessible to this public transit,
so development on that portion was designed to occur in later phases. Block 13, the portion of the site closest to the White Flint Metrorail station, will
not be developed initially, but the existing building here was redesigned to include a pedestrian entranceway on the corner closest to the transit station
to make it more of an approachable gateway to Pike & Rose.

Another key aspect of our approach was to create a varied atmosphere within the site, rather than a uniform design aesthetic. To do so, different
architects were hired to shape the buildings with historical elements and rich details to replicate the feel of a neighborhood that has grown organically
over time. Masonry and stone anchor the base of the buildings to convey a sense of permanence, while glass and cement board define the upper
stories.

To create a vibrant, pedestrian-scale environment, the major streets in Pike & Rose include ground-floor retail to provide activity and visual stimulation
at eye level. Storefront designs incorporate lots of glass and windows, and café style sidewalk seating is provided for many of the restaurants. The
vertical massing of each building also played a role in promoting vibrancy. Stacking office above multi-story entertainment uses, such as the AMP
music venue and iPic movie theaters, allows the buildings to be active at all hours of the day, not just during the typical office hours.

2. Describe the most important social and programmatic functions of the design.  Approximately 400 words.

Inviting, busy sidewalks and a mix of uses are at the heart of the essence of Pike and Rose. They create a 24-hour environment where people live,
work and play that is crucial to the social component of this place. Creation of small, but richly designed urban spaces (parks, pocket parks, special
sidewalks, steps, art, unique street furnishings) contribute to the social environment and enhance the program for all uses (residential, retail and office).

These open-space elements, which include Muse Alley, iPic Plaza and (in Phase Il) Rose Park, create nodes of inviting public space where
pedestrians can linger or meet friends. They also provide venues for events and special activities, such as the weekly farmers market, on site, pop-up
retail kiosks and temporary art installations. These physical spaces complement an active management role by Federal Realty that uses programming
to attract visitors to its mixed-use projects. Examples of this type of programming include light-shows, outdoor movie nights, wine tasting events and
scavenger hunts.
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3. Describe the major challenges of designing this project and any design trade-offs or compromises required to complete the project. Approximately 400 words.

Site grading was a real challenge in achieving walkable and flat sidewalks connected to all the site edges (Old Georgetown Road, Rockville Pike and
Montrose Parkway). To solve this issue, a grand staircase is incorporated along Muse Alley, a pedestrian-only corridor that will ultimately link iPic Plaza
with Rockville Pike. This not only allowed us to address the grade change on this portion of the site, it created an attractive new feature that will serve
as a focal point on the site, much like the Spanish Steps in Rome, Italy.

Another challenge was timing and the coordination of construction schedules with the operations of the existing retail tenants on the site whose leases
have not yet expired. During the initial construction period, Federal Realty decided to leave a portion of the former Mid-Pike Plaza open while beginning
work on other parts of the site. This required configuring the first phase in a way that accommodated the existing buildings. To do so, the three
buildings comprising Phase One were arranged in a row along Old Georgetown Avenue. While this configuration was not ideal from the standpoint of
connectivity between the individual buildings in Phase One, it allowed us to create a cohesive street front fagade along the entire southern edge of the
site, an important visual element since Old Georgetown Road is a major thoroughfare in the region that has high visibility.

Finally, coordinating the contributions of more than 100 design consultants -- architects, landscape architects, interior and graphic designers, retail
experts and others -- was a constant challenge. As the overall site was designed, Street-Works incorporated all of these visions and priorities in order
to create a diverse but cohesive look to both the buildings and the public realm. This task can be difficult when each party, including designers working
on behalf of various tenants, have their own creative vision for their piece of the puzzle and are reluctant to cede control. Ultimately, Federal Realty’'s
track record of creating successful, dynamic districts helped us get past these issues, as everyone recognized the benefit of having an overall scheme
that retains the uniqueness of individual elements while creating an identifiable place that is more than simply the sum of those parts.

4. Describe the ways in which the design relates to its urban context. Approximately 400 words.

The design concept for Pike & Rose is to create a transit-oriented district with new urban-style blocks organized around a newly created network of
major and minor streets. Higher buildings are placed closer to the high-rises along Rockville Pike and the White Flint Metrorail station, and lower
buildings front the two main internal streets, Grand Park Avenue and Rose Avenue. Buildings define street edges with active ground-floor retail and
wide sidewalks for cafes and outdoor seating.

Pike & Rose takes advantage of the existing White Flint Metrorail station to create a dense, pedestrian-focused, mixed-use neighborhood. It is
integrated with the streets surrounding the site, despite a 40-foot terrain change from the northeast corner to the southwest corner of the site. Along the
edges of the site are sidewalks leading inside the neighborhood through designed gateways. The development reinforces the retail character of the
Pike, but removes the open parking lots that dominate the landscape along the Pike.
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1. What role did you play in the development of this project? Approximately 400 words.

| have been the County Councilmember representing the White Flint area since 2006. In that time, | have been actively involved in both Pike & Rose
and the White Flint Sector Planning effort as a whole. The nature of my involvement has evolved over time along with the plan and project.

During the planning process, between 2007 and 2010, my primary role was to represent the goals and concerns of my constituents, a great number of
whom participated in the process. Where | could, | tried to help broker consensus on issues like traffic, community facilities, density and other hotly
debated topics related to redevelopment. Federal Realty’s leadership and commitment shown to the community during this process was extraordinary,
clearly articulating the vision for the project and problem-solving as challenges arose. When a consensus plan finally emerged, | used my position on
the Council to champion its passage. | did so, not only because | believed the plan would be a major catalyst for economic development in my district
and in Montgomery County as a whole, but because my community supported the vision and wanted to see it implemented.

As we moved into implementation, | have continued to use my position on the County Council to support that vision. To that end, | pushed to secure
advance funding for several key road improvements called for in the White Flint Sector Plan and worked with Friends of White Flint to ensure the
design for Old Georgetown Road (which borders Pike & Rose) was in keeping with the approved Sector Plan and what the community supported.

2. Describe the impact that this project has had on the your community. Please be as specific as possible. Approximately 400 words.

The White Flint Sector Plan is being implemented to transform an area of Montgomery County from an asphalt-laden series of strip malls inhospitable
to pedestrians and bicyclists into a place where our residents will be able to live, work and play for generations to come. From the beginning, Federal
Realty’s Pike & Rose was at the epicenter of that transformation and we can see the tangible results today.

In short, Pike & Rose has created the “there” that White Flint has always lacked. In doing so, it has given the whole community a destination they are
proud of and can call their own. And they do see it as their own since so many were intimately involved from the very beginning. Without the
community support that enabled the Sector Plan to be adopted and the support for adhering to the vision as build-out continues, we wouldn't be where
we are today.

Through Pike & Rose, Federal Realty has led the redevelopment efforts in this area, providing a shining example of the type of walkable community my
constituents have been looking forward to for years. Like many suburban communities, the White Flint area has historically been an auto-oriented
environment. Very few residents would choose to walk or bike in the pre-existing conditions. But now, thousands of residents and nearby employees
have their own district they can reach on foot or by bike, where they can shop, dine, see a movie, attend a concert, go for a stroll or simply gather with
friends.
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OTHER PERSPECTIVE (conrp)

3. What trade-offs and compromises were required during the development of the project? Did you participate in making them? Approximately 400 words.

The White Flint Sector Plan, let alone Pike & Rose, would not have been possible without major trade-offs. As the Councilmember for the area, |
considered it my responsibility to help broker many of the compromises that were necessary to move the plan and this project forward. The phasing
mechanism of the Sector Plan is probably the most significant example of this approach and was included as a way of balancing new growth with
legitimate concerns over increased traffic. This was especially true since the county agreed to exempt the sector plan from our traditional traffic tests in
order to encourage redevelopment in the area. The plan was instead passed with significant staging hurdles, including ambitious, non-auto
mode-share goals.

Infrastructure financing was also an area full of trade-offs and compromises. With a plan as comprehensive and as aspirational as the White Flint
Sector Plan, concerns about infrastructure/public facility costs were raised. Lengthy negotiations ensued and Federal Realty again demonstrated
leadership in all discussions. A development taxing district was implemented after many compromises were made regarding tax rates and financing
responsibilities of all entities. It was the first of its kind in Montgomery County.

4. What do you consider to be the the most and least successful aspects of this project? Approximately 400 words.

To me, the most successful part of the project has been the vibrant mix of amenities in the Pike & Rose project. For residents of Pike & Rose, those in
the surrounding neighborhoods and visitors to the area, the project offers exciting dining options, a cutting-edge movie theater, a live-music venue and
an array of shopping opportunities. The inclusion of the iPic Theater and AMP music venue, the result of an innovative partnership with the Music
Center at Strathmore, is representative of the project’s vision and commitment to high-quality, one-of-a kind residential and customer experiences. The
whole experience provided at iPic for example -- from spacious, reclining seats to the in-seat dinner service-- is something that is totally unique to the
area, and it's been a huge hit. | am certain that AMP will be as well.

| am hard-pressed to identify an element of this project that has fallen short, but | understand the office component of the project is still not fully leased.
This is a disappointing, but understandable in Montgomery County where the office market has lagged. While | am confident the remaining space will
be leased, especially as the project fills out and more people experience for themselves what a fantastic environment it is, the vacancy today detracts
from the critical mass that will eventually provide Pike & Rose its full vitality.
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	At-a-Glance Name: Retrofitting the Suburbs: Pike & Rose
	At-a-Glance Address: 11580 Old Georgetown Road
	At-a-Glance Question 1: Pike & Rose is a mixed-use community located a short distance from the White Flint Metrorail station in Montgomery County, Maryland. This 24-acre development replaces the 1960s Mid-Pike Plaza and, in doing so, is one of the first projects in the nation to transform a functioning strip center into a vibrant, walkable neighborhood.
 
The project is the first to be completed under the new zoning and land use guidelines of the County’s White Flint Sector Plan and provides a model of how a progressive sector plan, when implemented, can benefit the region. As such, Pike & Rose represents the culmination of market forces that increasingly favor smart growth development and the concerted effort by Montgomery County to encourage the redevelopment of its aging suburban corridors through new planning policies. 
 
The first phase of Pike & Rose, opened in Fall 2014, centers on the newly built Grand Park Avenue and consists of four buildings: an 80,000 square foot  Class A office building, a 174-unit midrise rental apartment building, a 287-unit high-rise rental apartment building and a one-story, pre-existing retail building that was renovated as part of the project. About 150,000 square feet of retail space is integrated into the four buildings, including an 8-screen luxury movie theater, a live music venue, a two-story fitness center and more than two dozen stores and restaurants.
 
The second phase, due to be completed in 2017, will add another 185,000 square feet of ground-floor retail in 30 stores, an additional 264 apartment units and 104 luxury condos set on top of a 177-room Canopy hotel, a new lifestyle brand by Hilton.
 
Within the new neighborhood, urban-style, walkable blocks are organized around a new network of streets and public open spaces. At full build-out, Pike & Rose will encompass nearly 3.5 million square feet, including one million square feet of office space, 470,000 square feet of retail, 1,600 residential units, a 177-room hotel and more than 4,000 parking spaces.
 
The community is designed to draw visitors from the entire region with hip restaurants and shops; a 250-seat music venue called AMP operated by the nearby performing arts center Strathmore; an urban park; and a farmer’s market.
 
Pike & Rose’s developer, Federal Realty Investment Trust, has a proven track record of transforming underutilized properties into vibrant, mixed-use destinations. Its Bethesda Row redevelopment is so popular that this district draws customers not just from surrounding neighborhoods, but also from a


	At-a-Glance City/State/Zip: North Bethesda, Maryland 20852
	At-a-Glance Question 2: Pike & Rose serves as a model for transforming the aging strip centers and parking lots common to suburbs nationwide into desirable, livable neighborhoods. As first project to be implemented under Montgomery County’s White Flint Sector Plan, Pike & Rose embodies the plan’s goals of creating mixed-use, transit-oriented and sustainable places in the Washington, DC suburb of North Bethesda. The 24-acre community with its new grid of walkable streets, diverse uses and variegated architecture – all appealing to a wide demographic -- sets a high bar for other developers to follow.

Pike & Rose demonstrates the tools necessary for the type of suburban transformation now being sought by jurisdictions across the county. All the commercial property owners within the White Flint Sector area, including the Pike & Rose developer, pay a 10 percent ad valorem property tax. That money is used to fund the infrastructure required of the redevelopment within the plan area, including realignment of roads, streetscape improvements and other upgrades. This taxing mechanism is the first of its kind in Montgomery County, and a model for public-private collaboration for redevelopment efforts in other areas of the country. 

In addition to this innovative public-private collaboration, an unusual partnership among developers also played a huge role in the success of the planning and development. Pike & Rose developer Federal Realty Investment Trust was one of six major landowners in White Flint who banded together to form the White Flint Partnership as a vehicle to represent landowner interests in the process. This group worked closely with residents and the county to create a plan that strengthens community identity, facilitates provision of the necessary infrastructure and serves as a model of smart growth. Public outreach was key to success; the Partnership met with nearly 100 community groups over several years to identify the critical improvements needed in the plan.

Pike & Rose provides 1,600 new apartments and condos, a substantial increase in housing resources in this area. This injection of multi-family housing, including affordable units, is consistent with regional planning efforts to improve the jobs-housing ratio in the county. The projected jobs-to-housing ratio in White Flint will be about three jobs to one dwelling unit, an improvement over existing conditions.

The challenges and successes of Pike and Rose provide valuable lessons for planners, developers and others interested in transforming older, car-centric suburbs into sustainable, walkable districts, both within Montgomery County and across the county. This development represents a solution to a problem that every community in the country will be confronting over the next few decades. Just as Levittown became the archetype for the post-World War II generation of suburban development, Pike & Rose serves as a model for the new suburb in the 21st century.

	Project Description Question 1: The underlying value of the Pike & Rose project is derived from the objectives of the White Flint Sector Plan on which the community is based. These goals are to replace strip shopping centers with a thriving, diverse mixed-use center filled with stores, offices, restaurants, housing and cultural amenities; concentrate the highest development densities near the Metrorail station and Rockville Pike; establish new streets, boulevards, open spaces and parks; improve the pedestrian and bicycling environment; and promote sustainable and transit-oriented development.

A central trade-off for both Pike & Rose and the White Flint Sector Planning process was balancing additional density and development with the mobility needs of the community. Traffic congestion is a daily frustration for many residents in the area, many of whom were initially skeptical of adding even more development to the mix. Yet planners knew that, done correctly, new development could actually help reduce traffic by redefining travel patterns and providing new alternatives. 

This problem was addressed in the White Flint Sector Plan by designing a new street grid within White Flint that will help diffuse existing traffic by providing alternative routes for short trips, rather than funneling all traffic onto a few arterial roads, as is the case today. These new roads, sidewalks and bike lanes will be paid for through a 10-cent transportation district tax paid by property owners and they will be constructed by individual developers as each project moves forward. Federal Realty has already taken the first step toward the new grid with the construction of Grand Park Avenue within the completed initial phase of Pike & Rose. 

The White Flint Sector Plan ensures that development proceeds apace with the transportation improvements designed to accommodate it by employing a unique staging mechanism linking future development approvals with the achievement of certain goals relating to transportation. The total amount of development allowed under the plan is broken into three phases; Phase One allows the construction of 3,000 dwelling units and 2 million square feet of office space, but Phase Two cannot begin until certain infrastructure improvements have been completed and a 34 percent non-auto driver mode share is achieved. Careful tracking is required, so each project developer must request a “density allocation” from the County Planning Board before development can proceed. As the first project to move forward, Pike & Rose has been able to use the density allowed in Phase One.

	Project Description Question 2: Pike & Rose transforms Mid-Pike Plaza, a typical suburban shopping center serviced by parking lots, into a dense, urban-style community. The 24-acre site is bordered by heavily trafficked streets, including Old Georgetown Road, Montrose and Rockville Pike, in a key location near the White Flint Metrorail station. 

Building massing and heights respond to the presence of these roads, following the recommendations of the White Flint Sector Plan. Along Rockville Pike near existing high-rises will be tall office towers with large, highly visible retail spaces. In the center of the site is Grand Park Avenue, a street with smaller shops, restaurants and a plaza. Providing a transition to nearby residential neighborhoods are apartment buildings with private entrances and yards for ground-floor units. 

Pike & Rose is establishing a new context for the North Bethesda/White Flint area. Its architecture varies widely from building to building so the community looks as if it was built over time and feels authentic. Structures include a modernist office building with huge panels of glass and metal accents, an apartment building designed to resemble a brick warehouse and an innovative hotel topped with modern condos. 

Pike & Rose is designed to serve diverse constituencies with its mix of offices, housing, restaurants, retail and amenities. It serves not only the immediate North Bethesda area but the entire region of metropolitan Washington, DC. About 400 employees will work in the development once the office building is fully open; around 836 residents are expected to live in the first-phase apartments and condos; and hundreds of more people visit the restaurants, shops, 760-seat movie theater and 250-seat music venue during the evenings and weekends. 
Pike & Rose is place where different lifestyles converge to make suburban living more interesting and exciting. When completely built out in 2017, the community is estimated to generate more than 6,000 jobs, about a third of the 19,000 new jobs expected to be generated by the White Flint Sector Plan redevelopment.

	Project Description Question 3: The development process for Pike & Rose began nearly 20 years before the first building opened, as Federal Realty began to coordinate lease expirations to allow for eventual site redevelopment. Such a farsighted approach is just one example of the extraordinary level of vision and coordination required of bringing a project like Pike & Rose to fruition. 
From the start, Federal Realty recognized that redevelopment of Mid-Pike Plaza depended on the outcome of a broader redevelopment process in White Flint and success would require a community-wide effort. For that reason, Federal was active in the county-led White Flint planning process and was one of the founders of the White Flint Partnership, a consortium of nearby property owners. Even then, it was clear that large-scale redevelopment could not be accomplished by developers and planners alone; local residents and community leaders had to be bought into the overall vision. 

To that end, Federal Realty played a key role in launching the Friends of White Flint, a non-profit, citizen led organization that sought to provide input to the planning process on behalf of the community. Even with all of these elements, the drafting of the White Flint Sector Plan was a long and heavily debated process. By the time the plan was finalized in 2010, more than 100 public meetings had been held to discuss it. These sessions ranged from formal planning exercises to informal briefings and design charrettes, including many led by property owners. 
Throughout the planning and development process, Federal Realty provided updates to community groups, homeowners associations and other stakeholders. The developer encouraged public input into the design of its project by soliciting recommendations for new retailers and amenities via the online crowdsourcing tool Popularise. Federal Realty also formed a partnership with the nearby Strathmore Music Center to establish a satellite performing arts venue in its new community.

Since the Sector Plan was approved, community interest in White Flint redevelopment has only grown. The Friends of White Flint has actively ensured that the plan’s implementation matches its vision, as demonstrated when its members rose up in large numbers to oppose a proposed road, which did not match what was called for in the Sector Plan. The group led a successful campaign to defeat an auto-centric design for the road and replace it with the multi-modal design called for in the Sector Plan. This involvement is another reminder of the active role that citizens continue to play in the redevelopment of the White Flint area. 
	Project Description Question 4: Unlike most developers, Federal Realty is a public company whose shares can be bought and sold on the open market. It has the ability to raise capital from its shareholders instead of taking out loans from lenders. For Pike & Rose, Federal Realty made the decision to finance the project using its own capital, rather than seek loans or a development partner. Federal is also unique in that it is what is known as a Real Estate Investment Trust (REIT), a type of company that passes most of its profits to its investors. This financing structure was critical to the success of Pike & Rose. 

Large-scale, mixed-use projects like Pike & Rose require significant upfront investment, both for planning and entitlements, as well as infrastructure such as new roads, sewers and other utilities. By foregoing a traditional construction loan (and the monthly payments it would require), Federal Realty was able to take a long view of the property and invest the time and money necessary to design such a large-scale project. Moreover, because Federal Realty typically retains its projects rather than selling them to investors after completion, the company was willing to spend the extra money up front to invest in placemaking and other elements that create a truly spectacular project. 

Montgomery County’s new White Flint Special Taxing District has also been essential to Pike & Rose. In November 2010, the County Council passed Bill 50-10, establishing this district. The bill authorizes the levy of an added property tax on commercial properties that goes toward funding specific transportation infrastructure improvements in the area. The improvements include creation of street grids, sidewalks, streetscapes and bike lanes for the area. Under the financing plan, the County would provide advance funding—through the sale of bonds—to ensure that the improvements are made early in the redevelopment process, rather than relying on piecemeal development to drive the delivery of the needed improvements. The County investment would be repaid through funds collected from the taxing district. The plan calls for the tax district to expire when sufficient revenues have been raised to pay for all the infrastructure items on the list.  These improvements reach beyond Pike & Rose, but generally are within walking distance of the project.


	Project Description Question 5: Pike & Rose addresses the significant challenge of retrofitting the outdated shopping centers and parking lots common to the American suburb so they provide desirable places for people to live, work and play. This 24-acre development is unique in being one of the first projects in the nation to transform a functioning strip center into a vibrant, walkable neighborhood. 

The project outside Washington, DC is adaptable to other suburban settings, but requires fundamental rethinking of current policies governing land use and infrastructure in the suburbs. Essential to this change is support from the local government, the county planning agency and surrounding community in supporting mixed-use zoning and other policy shifts. A development like Pike & Rose couldn’t have happened without the foundation of a sector plan and a special tax district developed by the county. Citizen and developer partnerships helped to advance the improvements and buy-in for the sector plan and its implementation.

Pike & Rose shows how collaborative, long-term planning, consistent public engagement and innovative public-private financing can successfully transform aging, first-generation suburbs into walkable, urban-style neighborhoods. This development represents a solution to a problem that every community in the country will be confronting over the next few decades. Just as Levittown became the archetype for the post-World War II generation of suburban development, Pike & Rose serves as a model for the new suburb in the 21st century. 
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	Community Rep Date: 12/9/14
	Community Rep Question 1: Friends of White Flint is a community organization focused on the successful implementation of the White Flint Sector Plan, of which Pike & Rose is a part. Our membership consists of individual residents, civic/condominium associations, businesses, landowners and developers.  We have been involved in the master planning process since it began and, therefore, have also been active as Pike & Rose moves from concept to reality. Friends of White Flint has been represented on implementation and other advisory committees looking at plans and ensuring they meet the vision toward which we’ve been working.  We have also been active in less formal settings as we work to educate and engage the community, and advocate for proper implementation. 
 
Federal Realty Investment Trust has been an incomparable community partner.  For years, its team members have invited our organization and the community-at-large to discuss their ideas – and find ways to improve them. Federal Realty team members have appeared at every meeting to which they’ve been invited to engage in honest discussions about the future of our area and how they plan to improve it. They have used Friends of White Flint meetings, which attract a large number of attendees, to share details of their plans and seek feedback. 
 
When we’ve offered feedback on points large and small, Federal Realty has showed us the results, revealing modifications made or explaining why they chose to stay the course. For example, members of Friends of White Flint highlighted where a fence at Pike & Rose blocked pedestrian access for those approaching from a particular direction. Within the month, the fence had been altered to allow smoother and smarter access.

Friends of White Flint and Pike & Rose/Federal Realty recently worked together to address the design of a state road bordering the property.  Although Pike & Rose is creating a walkable environment, this high-traffic commuter thoroughfare would have acted as a moat, impacting the viability of the project and, particularly, the restaurant/retail spaces facing the road.  Friends of White Flint spearheaded a large-scale community effort to have the design reconsidered and include the pedestrian and bicyclist amenities originally contemplated.  Because community members have been so engaged in this particular project, they raised their voices powerfully, generating hundreds of emails in support of the pedestrian-scale design in a very short time.  This effort has resulted in great progress and the road design is presently being reassessed to reflect the concerns of the community.

	Community Rep Question 2: Pike & Rose is the first redevelopment project to break ground within a much larger suburban retrofit in White Flint, Maryland.  Therefore, it was a focal point for a community anxious about the culture shift from suburban to more urban in the area.  Although we are generally thrilled and excited to get started, higher density in a historically suburban area must be done right.  So, ensuring that traffic would be addressed and that parking would be available were two major issues concerning Pike & Rose.

Traffic in our part of the Washington, DC metropolitan area is historically terrible and projected to worsen in the short term. Part of our education and engagement effort has been to explain why the traffic is so bad and how smarter development will address it.  Before redevelopment, the Pike & Rose property was a strip-shopping center surrounded by acres of surface parking.  It, like many other parcels in this area, did not allow for cut-through traffic, forcing all cars onto our already-clogged arteries.  But, as Pike & Rose redevelops into a community with a street grid, traffic will have the opportunity to disperse onto new roads.  And, as more and more visitors walk to and through the redevelopment, they will use their cars less as well. These factors, combined with improved transit options, represent the multi-pronged approach to improving our traffic in the long term.

Parking was also a great concern. Plentiful, free surface parking has been the norm in this area and added density was equated by many with the loss of this amenity.  It also came at a time when the county, as a whole, was adjusting its parking requirements to a lower standard.  By assuring the community that parking would still be available – just in garages instead of surface lots – at reasonable rates, Pike & Rose has attracted many visitors who had originally thought they would never give it a try.

	Community Rep Question 3: Absolutely, the project has made the community a better place to live and work. Pike & Rose has only just opened its first phase but, already, it is transforming how the community views itself.  No longer will we need to drive from one block to the next to run every errand. We now have a safe alternative – a place that we can reach by Metrorail or by car and walk to enjoy surrounding amenities. 

The community views Pike & Rose as more than 24 acres of mixed-use redevelopment. People are drawn to the exciting restaurants and entertainment venues, many of which (Del Frisco’s, City Perch, iPic Theaters, AMP) are new to suburban Montgomery County. Office tenants are moving in at a time when the county office market has been stalled because they can get to Pike & Rose by public transit and walk to convenient places for lunch and dinner. This one project sets the character and scale for the entire 430-acre White Flint master plan area in the future.
	Community Rep Question 4: The remarkable thing about the development process, and Pike & Rose itself, is the level at which community engagement was encouraged.  Community input was actively sought at every stage of planning and development.  This involvement has led to not only a superior project that truly meets the vision of the area, but also one in which the entire community is wholly invested.  Whether these moments were used to educate the public or act on their suggestions, the community voice was solicited and valued.  With that in mind, there’s nothing we would change about this project or its development process.
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	Public Agency Date: 12/9/14
	Public Agency Question 1: The Montgomery County Executive’s Office led the collaboration to create a funding source to generate revenues for the realignment and reconstruction of the auto-centric roadways surrounding Pike & Rose. These busy thoroughfares are being transformed into walkable, multi-modal roads with a street grid configuration linked by a recreation loop to significantly reduce the number of vehicle trips. The funding structure, authorized by state law, is a dedicated transportation tax that does not count against current tax limits, thus reducing the need for these transportation improvements to compete for scarce general fund resources. 

The County Executive created a position in his office to coordinate the implementation of the White Flint Sector Plan. This coordinator, Dee Metz, facilitated communications and meetings between County departments, outside agencies and developers, and assisted in formulating new policy. Pike & Rose was developed using a new zoning category in the first transit-oriented-development (TOD)-designated area in Montgomery County. 

Prior policies that had played a part in creating suburban sprawl were modified to advance an exciting, sustainable urban model. One example was in the use of private and public streets within the project where the developer and transportation staff had to reach complex maintenance and liability agreements for non-standard equipment on public streets. The transportation staff agreed to design exceptions to allow for smaller loading areas, tighter turning radii and other more urban measures than called for in their typical design standards.  Also, in order to accommodate sidewalk cafes in a state highway (Rockville Pike) right of way, the County accommodated the development by assuming liability from the state and then entered into a maintenance and liability agreement with the developer to assist in animating an area formerly devoid of pedestrians.  

	Public Agency Question 2: Pike and Rose replaces a sea of surface parking with a vibrant new destination to live, play and work that will help attract a younger demographic and has already attracted older county residents who are downsizing and want the convenience of a walkable community. Attracting and retaining members of these two demographics is important to the future of Montgomery County. A recent George Washington University Capstone Report points out that the number of residents aged 55 to 64 in the county grew by more than 50 percent between 2000 and 2010. Millennials, in contrast, are flocking to the District and Northern Virginia, a challenge now being addressed by Montgomery County.

The area where Pike & Rose is located has seen the sporadic development of high-rise residential buildings over the past 15 years, in part because the area is extremely unfriendly toward pedestrian activity, even though it is close to Metrorail. Pike & Rose starts turning the tide in the other direction by creating street grids of walkable/livable blocks. It also turns a stormwater run-off nightmare into a more eco-friendly environment and provides innovative entertainment options.  

The growth in revenues – the special transportation tax on the land, specifically – is helping to fund the Pike & Rose street grid, which will encourage alternate modes of transportation and a more vibrant living environment.

Trade-offs and compromises included a new zone that provided for bonus density in exchange for a smorgasbord of public benefits and dramatically shortened development approval timelines. The validity period for development approvals was shortened to assure the ability of shovel-ready projects to move forward. The County’s typical system of transportation impact taxes addresses transportation needs on a project-by-project basis; it was traded for the new district-wide transportation tax and a community that is planned to reduce the demand for automobile trips.

County government had to agree to make a sizable investment to forward-fund some of the transportation improvements in order to kick-start the street grid system and give the developers the assurance that the plan was fully supported and integrated into the County’s future infrastructure.

	Public Agency Question 3: Phase One of Pike & Rose should generate more than 900 jobs and generate more than $800,000 in annual real estate tax revenue. At complete build-out, the entire approved Pike & Rose project is estimated to generate more than 6,000 jobs and generate over $5 million in annual real estate taxes.

Pike & Rose is greatly improving the environment. Before this redevelopment, untreated surface water streamed across huge, paved parking lots on the Mid-Pike Plaza site, flowing directly into the existing  stormwater system. Pike & Rose substantially reduces that flow and treats the water before it enters the stormwater system.

In an area that has several residential high-rises with no geographic identity and no walkable destination other than a large strip center, Pike & Rose has introduced an element of excitement with restaurants, retail, offices and apartments, and a new sense of community in the White Flint/North Bethesda area.

As it has developed, Pike & Rose introduced a farmers market and repositioned several local retailers. The opening of Phase One in Fall 2014 has introduced an exciting urban center that people are flocking to from the local high-rises as well as single-family residential communities, with the promise of much more to come.

	Public Agency Question 4: The Pike & Rose project is an exemplary new model of public/private partnerships with major financial commitments from both sides. Major property owners in the area formed the White Flint Partnership, and pooled their resources to work with the County planning agency, community and local government to craft a plan which would allow them much higher densities, while also delivering much needed community amenities.  This effort took more than five years of extensive community meetings, educational outreach and cooperation among various governmental, community and land-owner groups, but paid off in a plan that was overwhelmingly supported by the community and political leaders. It showed that a public/private partnership has to include not only the government, but also the community as the public portion of the partnership.
Contributing to the success of Pike & Rose and White Flint Sector Plan were the efforts contributed by the developer to educate the government and the community about the benefits of smart growth and sustainability. Federal Realty engaged the community and public well before starting the project and kept them very involved and informed during the project as a strong ally, which is not always typical.  

Trust and confidence between the developer and the various arms of government was crucial to the success of Pike & Rose. Without a commitment to fast-tracking building permits and the implementation specialist appointed by the County Executive to coordinate efforts among County government agencies, this project could never have been delivered in the time frame required by the developer. Likewise, the public infrastructure that was agreed to be forward-funded was approved in the County’s Capital Improvements Program budget, so that there was a level of confidence it would go forward.

To make public/private partnerships successful, you have to be open to new ways of doing things.  In some cases, we had to change County policy to accommodate processes that benefited both the developer and the County. For example, the developers were able to convince the County’s Department of Transportation to use a new form of stormwater management under sidewalks that had not been included in our policies before.  After much research and discussion with the Department of Environmental Protection, the Department of Transportation changed the policy and silva cells were allowed under the sidewalks of Pike & Rose, which should give the trees a better chance to flourish while ensuring that stormwater will be filtered before it enters our system.
	Public Agency Question 5: Phase One of Pike & Rose has delivered what was promised and more. The level of design detail and amenities to attract the public is even better than expected.  People have flocked to the project since its opening in Fall 2014, even in inclement weather and with limited retail open at this point.  

The mix of various design elements in the buildings gives the new development a feeling that much of it has been there for a longer time, and there seems to be something for everyone’s varying tastes.  In Phase One, you can find elements of traditional, modern and industrial buildings, but they seem to work well together because they are all connected by vibrant spaces and lots of people. This development is a total transformation from what was a tired strip center.

Phase One retail was 90 percent leased well in advance of its opening, which gave everyone assurance that the market was strong. The community is responding well to the opening and giving it very positive reviews, and it helps that the developer has a very positive marketing campaign.

As Phase One opens in stages, with various tenants and buildings still under construction, there is still some construction activity and traffic that causes confusion and congestion for the current tenants and visitors. Starting the larger Phase Two construction adjacent to Phase One also presents challenges.  With residential tenants now living in the first phase and greater pedestrian activity with all the new retail patrons, there will have to be closer monitoring of construction noise levels, traffic safety controls, and overall occupational safety hazards.  But this has not seemed to cause people to avoid the project at this point.  Phase One has still remained crowded since the first retail tenant opened.  The developer has done a good job of screening Phase Two and completely separating the construction entrances from those used by residents, shoppers and office workers.

One of the great difficulties for this project – one that could have stopped other developers with lesser financial capabilities -- was the huge up-front costs for infrastructure and overall government approvals for the entire project.  Although Phase Two is probably twice the size of Phase One, much of the infrastructure for the entire development had to be laid out in the initial stage, including full design and approval.  Huge commitments had to be made to water and sewer projects as well as stormwater management and private roads to satisfy local requirements.
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	Developer Date: 12/9/14
	Developer Question 1: Federal Realty Investment Trust is the owner, developer and operator of Pike and Rose. The company purchased the site of Pike & Rose, the former 1960s Mid-Pike Plaza, in 1987 and has been planning for its redevelopment ever since. 

Federal Realty was active in the county-led White Flint planning process and was one of the founders of the White Flint Partnership, a consortium of nearby property owners. Even then, it was clear that large-scale redevelopment could not be accomplished by developers and planners alone; local residents and community leaders had to be bought into the overall vision. To that end, Federal Realty helped to launch the Friends of White Flint, a non-profit, citizen led organization that sought to provide input to the planning process on behalf of the community. 

Even with all of these elements, the drafting of the White Flint Sector Plan was an arduous process. By the time the plan was finalized in 2010, more than 100 public meetings had been held to discuss it. These sessions ranged from formal planning exercises to informal briefings and design charrettes, including many led by property owners. 

Throughout the planning and development process, Federal Realty provided updates to community groups, homeowners associations and other stakeholders. The developer encouraged public input into the design of the project by soliciting recommendations for new retailers and amenities via the online crowdsourcing tool Popularise. Federal Realty also formed a partnership with the nearby Strathmore Music Center to establish a satellite performing arts venue named AMP in its new community.


	Developer Question 2: Phasing is a vital component of any large-scale, mixed-use development project. The entire 24-acre site Pike & Rose is planned and entitled to accommodate more than 3.5 million square feet of development, much more than the market could absorb at any one time. Phasing in development on the site over time allows Federal Realty to be more responsive to the market, but it requires a delicate balance in order to create a viable critical mass in the first phase that can be expanded organically over time.  

At Pike & Rose, the solution was to focus the initial phase on two residential buildings and a mixed-use office and entertainment building around a retail main street. While site conditions and other constraints meant that the street, Grand Park Avenue, is shorter than the developer preferred, it will be extended over the length of the site in later phases, forming the retail spine of Pike & Rose. 

The portion of the site known as “Block 13” represents a similar trade-off relating to the long-term phasing of Pike & Rose. Located at the corner of the site closest to the Metrorail station and abutting the intersection of two major roads, Block 13 serves as the de facto “front door” and visual entryway to Pike & Rose. For that reason, it is also the portion of the site where the highest densities and building heights are permitted, making it a valuable component of the overall development plan for the site.

Given the significance of this component, Federal Realty decided not to develop Block 13 as part of Phase I, choosing instead to redevelop the existing “pad” building located there in a way that fits into the larger design aesthetic of Pike & Rose. While this decision leaves the first phase of Pike & Rose without a defining gateway at its most prominent location, it ensures that the project has ample opportunity to grow and evolve in a way that reflects the broader goals of revitalizing the White Flint area. 

	Developer Question 3: Unlike most developers, Federal Realty is a public company that can raise capital from its shareholders instead of taking out loans from lenders. For Pike & Rose, Federal Realty made the decision to finance the project using its own capital, rather than seek loans or a development partner. Federal is also unique in that it is what is known as a Real Estate Investment Trust (REIT), a certain type of company that passes most of its profits through to its investors. 

This financing structure was critical to the success of Pike & Rose. Large-scale, mixed-use projects like this require significant upfront investment, both for planning and entitlements, as well as infrastructure such as new roads, sewers and other utilities. By foregoing a traditional construction loan (and the monthly payments it would require), FRT was able to take a long view of the property and invest the time and money necessary to design such a large scale project. Moreover, because Federal Realty typically retains its projects rather than selling them to investors after completion, the company was willing to spend the extra money up front to invest in place making and other elements that create a truly spectacular project. 

	Developer Question 4: Determining and shaping a cohesive retail mix is a crucial and underappreciated component in creating a successful mixed-use project. Retail on Rockville Pike had historically been geared to meeting ordinary consumer needs, a place where residents could shop for groceries, clothes or household goods. 

In contrast, Federal Realty intentionally chose to focus on entertainment and dining uses at Pike & Rose, creating a central “downtown” location that the area has lacked. The theory was that this approach, which includes a variety of high-quality restaurants, a luxury movie theater, a concert venue and assorted boutique stores, would help make Pike & Rose a place where people wanted to visit, instead of somewhere they merely ran errands. The initial success of iPic Theaters, which has the best opening weekend of any theater within the company’s nationwide chain, along with the popular Del Frisco’s Grille and City Perch restaurants, validate this theory.

Both residential and office leasing got off to a slower start than anticipated, due to a number of related factors. On the residential side, the decision to begin leasing before the opening of the retail was a calculated risk aimed at generating activity and foot traffic on the site that would help support the coming retail. However, it also meant asking early residents to tolerate the growing pains of a community still under construction. Leasing has since picked up as the retail on site has opened and more visitors are drawn to the site. As of December 2014, Pike & Rose’s first apartment building, PerSei, was more than 85 percent leased. 

On the office side, the soft market for space across Montgomery County has clearly hindered leasing of the 80,000-square-foot office building in Phase One. While half of the building has been leased to Bank of America/Merrill Lynch wealth management, the remainder remains vacant as of December 2014. For Federal, the decision to include a significant speculative office component in this market was a risk, as the early leasing performance indicates. 

The slow office leasing has been a disappointment, but the long-term prospects for office space at Pike & Rose are bright.  In addition to Downtown Silver Spring and Bethesda, Pike & Rose offers another location in Montgomery County where companies can find Class-A office space within walking distance to the shops, restaurants and other amenities that their employees are increasingly demanding.
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	Consultant Date: 12/9/14
	Consultant Question 1: Foreseer is a part of the master planning team responsible for the positioning, placemaking and visual communications of Pike & Rose. After unearthing the essence and creating the “story” of this specific location, we’ve been involved in propelling the original vision of Federal Realty. Our role in this phased development includes inspiring all members of the multi-disciplinary team — from the master planners to architects, contractors, fabricators, to the brokers and property managers — as to how unique details can be manifested in the design of the physical place to attract residents, users and businesses that complement the community. 

Foreseer helped name Pike & Rose, as well as its buildings and streets, then delivered thousands of details that delight the human spirit and motivate the public to make this place its own. Our role was to supply visual communications, design and art development and fabrication sourcing and implementation. Foreseer developed signage, color and material palettes, storefront guidelines, façade fixtures, lighting, murals and public art, sidewalk plaques and many other elements throughout Pike & Rose.

In our work, we use the basic elements humans have always relied on to communicate: symbols, color, texture, form and language used in an authentic and compelling manner. The word authentic comes from the Greek “authentes,” which means “bearing the mark of hands.” Marking the various places of Pike & Rose with skilled craftsmanship and fine-grain details speaks to the human spirit of those who will cross this path.

Our work engages all the senses because when you create true delight, commerce follows. The difference between space and place is the difference between failure and success. Space is built without the human touch; and places don’t exist without people. Simply put, Federal knows about creating great places, which means putting the “people” factor first. Results at Pike & Rose are sophisticated, elegant and cosmopolitan. We have worked hard to have beauty connect to everyday life, from the feel of a custom door handle to an interesting quotation on a building. 

	Consultant Question 2: Pike & Rose is located on Rockville Pike, a major crossroad heading north from Washington DC. From George Washington on horseback to the Metrorail stops located there today, the Pike has been defined by the speed of getting from Point A to Point B. The experience has been one of efficiency not pleasure. Later, auto-oriented planning created a strip of needed services but not great destinations. There has been no “there” there, but now Pike & Rose is the much needed “somewhere,” an oasis or pause. 

Pike & Rose is pointing the local community in a new direction with an ability to slow down, to stop and to smell the roses. It has already become a great example of how designers and developers can best fill in the gaps of endless strip centers to address the need of increased, but sustainable density. 

Pike & Rose has successfully attracted a new world-class music venue, the AMP run by Strathmore; a luxury theater, iPic; restaurants, retailers, working spaces and residential options surrounded by symbols and textures which nod to this community’s appreciation of culture and art. The site is lined by shops, shaded by day, lit by night and drawing visitors through an active, three-dimensional sequence of experiences within a 24-hour environment. With the successful leasing of the first apartments, it also creates a 30-second commute, “down the elevator from home to dinner” or “take the stairs from the office to your workout.” It doesn’t get any better than that.

	Consultant Question 3: Engaging places can build memories worth having and will endure and thrive. Technology is obviously impacting our environment and economy, and can be assaulting to our senses while vying for our attention from an abundance of sources. In this context, what we choose to attend defines who we are and how we relate. We believe that the digital influence represents “No Place” and will need to constantly recreate, chasing illusive success with the next new thing. And as a nation, we aren’t so easily entertained anymore. 

So our recommendation, with regard to the physical places we care about, is to be aware and selective in the quality, level of detail and purpose of our environments. In order to develop these specific elements, designers need to be engaged with the most senior leadership and decision-makers of the development company, as we are at Federal Realty. 

Budgets and management of the placemaking elements need to be held separate from other general contracts in order to assure the delivery of well-crafted excellence and, in turn, greater value. This practice is proven time and again by successful connection to the marketplace. People know the difference of a place that has anticipated their needs and they are seeking that experience.
	Consultant Question 4: The most important aspect of Pike & Rose is that it offers an “urbane” experience. It is a place reflecting
the refined manners of polite or sophisticated society; elegant; knowledgeable about the world, showing experience and confidence. In contrast, “urban” is really about size and numbers, not perception and influence. It is a default condition of density.

The challenge of Pike & Rose is that the most significant public spaces will come in the next phase. To balance financial goals and market absorption, the full build-out of the entire master plan will evolve over time and many of the additional elements and opportunities to support the heart and soul of the place are yet to come, requiring patience for those of us who know what’s ahead. 

The first phase of Pike & Rose is already more interesting and attractive than most full district developments of late. An advanced commitment for a great new boutique hotel – a 177-room Hilton “Canopy” hotel -- will be wonderful for this area in the next phase, as are the excellent transit connections, and easy, but out-of-sight, parking. As we have been told numerous times by significant competitors, “Pike & Rose is setting a new bar and expectation level for the DC market.” 
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	Archtiect Question 1: Street-Works was responsible for the site-level design and planning of Pike & Rose, creating a physical and social fabric where none existed before that would be connected to the larger White Flint area. 

In terms of design, the overarching challenge of Pike & Rose was turning a vast, low-density parcel into a cohesive framework that could accommodate development in phases over time while providing connections to the surrounding area. 

A number of factors guided our approach to this challenge. The site’s proximity to the White Flint Metrorail station is a major asset and we wanted our design to take advantage of that. Thus, the first phase of development was planned for the south portion of the site to make it closer to the Metrorail entrance. In the future, a second Metro station entrance is planned that will make the northern portion of the site more accessible to this public transit, so development on that portion was designed to occur in later phases. Block 13, the portion of the site closest to the White Flint Metrorail station, will not be developed initially, but the existing building here was redesigned to include a pedestrian entranceway on the corner closest to the transit station to make it more of an approachable gateway to Pike & Rose. 

Another key aspect of our approach was to create a varied atmosphere within the site, rather than a uniform design aesthetic. To do so, different architects were hired to shape the buildings with historical elements and rich details to replicate the feel of a neighborhood that has grown organically over time. Masonry and stone anchor the base of the buildings to convey a sense of permanence, while glass and cement board define the upper stories. 

To create a vibrant, pedestrian-scale environment, the major streets in Pike & Rose include ground-floor retail to provide activity and visual stimulation at eye level. Storefront designs incorporate lots of glass and windows, and café style sidewalk seating is provided for many of the restaurants. The vertical massing of each building also played a role in promoting vibrancy. Stacking office above multi-story entertainment uses, such as the AMP music venue and iPic movie theaters, allows the buildings to be active at all hours of the day, not just during the typical office hours. 

	Archtiect Question 2: Inviting, busy sidewalks and a mix of uses are at the heart of the essence of Pike and Rose. They create a 24-hour environment where people live, work and play that is crucial to the social component of this place. Creation of small, but richly designed urban spaces (parks, pocket parks, special sidewalks, steps, art, unique street furnishings) contribute to the social environment and enhance the program for all uses (residential, retail and office). 

These open-space elements, which include Muse Alley, iPic Plaza and (in Phase II) Rose Park, create nodes of inviting public space where pedestrians can linger or meet friends.  They also provide venues for events and special activities, such as the weekly farmers market, on site, pop-up retail kiosks and temporary art installations. These physical spaces complement an active management role by Federal Realty that uses programming to attract visitors to its mixed-use projects. Examples of this type of programming include light-shows, outdoor movie nights, wine tasting events and scavenger hunts.

	Archtiect Question 3: Site grading was a real challenge in achieving walkable and flat sidewalks connected to all the site edges (Old Georgetown Road, Rockville Pike and Montrose Parkway). To solve this issue, a grand staircase is incorporated along Muse Alley, a pedestrian-only corridor that will ultimately link iPic Plaza with Rockville Pike. This not only allowed us to address the grade change on this portion of the site, it created an attractive new feature that will serve as a focal point on the site, much like the Spanish Steps in Rome, Italy. 

Another challenge was timing and the coordination of construction schedules with the operations of the existing retail tenants on the site whose leases have not yet expired. During the initial construction period, Federal Realty decided to leave a portion of the former Mid-Pike Plaza open while beginning work on other parts of the site. This required configuring the first phase in a way that accommodated the existing buildings. To do so, the three buildings comprising Phase One were arranged in a row along Old Georgetown Avenue. While this configuration was not ideal from the standpoint of connectivity between the individual buildings in Phase One, it allowed us to create a cohesive street front façade along the entire southern edge of the site, an important visual element since Old Georgetown Road is a major thoroughfare in the region that has high visibility. 

Finally, coordinating the contributions of more than 100 design consultants -- architects, landscape architects, interior and graphic designers, retail experts and others -- was a constant challenge. As the overall site was designed, Street-Works incorporated all of these visions and priorities in order to create a diverse but cohesive look to both the buildings and the public realm. This task can be difficult when each party, including designers working on behalf of various tenants, have their own creative vision for their piece of the puzzle and are reluctant to cede control. Ultimately, Federal Realty’s track record of creating successful, dynamic districts helped us get past these issues, as everyone recognized the benefit of having an overall scheme that retains the uniqueness of individual elements while creating an identifiable place that is more than simply the sum of those parts.

	Archtiect Question 4: The design concept for Pike & Rose is to create a transit-oriented district with new urban-style blocks organized around a newly created network of major and minor streets. Higher buildings are placed closer to the high-rises along Rockville Pike and the White Flint Metrorail station, and lower buildings front the two main internal streets, Grand Park Avenue and Rose Avenue. Buildings define street edges with active ground-floor retail and wide sidewalks for cafes and outdoor seating. 

Pike & Rose takes advantage of the existing White Flint Metrorail station to create a dense, pedestrian-focused, mixed-use neighborhood. It is integrated with the streets surrounding the site, despite a 40-foot terrain change from the northeast corner to the southwest corner of the site. Along the edges of the site are sidewalks leading inside the neighborhood through designed gateways. The development reinforces the retail character of the Pike, but removes the open parking lots that dominate the landscape along the Pike.
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	Other Perspective Date: 12/9/14
	Other Perspective Question 1: I have been the County Councilmember representing the White Flint area since 2006.  In that time, I have been actively involved in both Pike & Rose and the White Flint Sector Planning effort as a whole. The nature of my involvement has evolved over time along with the plan and project. 

During the planning process, between 2007 and 2010, my primary role was to represent the goals and concerns of my constituents, a great number of whom participated in the process. Where I could, I tried to help broker consensus on issues like traffic, community facilities, density and other hotly debated topics related to redevelopment. Federal Realty’s leadership and commitment shown to the community during this process was extraordinary, clearly articulating the vision for the project and problem-solving as challenges arose. When a consensus plan finally emerged, I used my position on the Council to champion its passage. I did so, not only because I believed the plan would be a major catalyst for economic development in my district and in Montgomery County as a whole, but because my community supported the vision and wanted to see it implemented. 

As we moved into implementation, I have continued to use my position on the County Council to support that vision. To that end, I pushed to secure advance funding for several key road improvements called for in the White Flint Sector Plan and worked with Friends of White Flint to ensure the design for Old Georgetown Road (which borders Pike & Rose) was in keeping with the approved Sector Plan and what the community supported.

	Other Perspective Question 2: The White Flint Sector Plan is being implemented to transform an area of Montgomery County from an asphalt-laden series of strip malls inhospitable to pedestrians and bicyclists into a place where our residents will be able to live, work and play for generations to come. From the beginning, Federal Realty’s Pike & Rose was at the epicenter of that transformation and we can see the tangible results today.  

In short, Pike & Rose has created the “there” that White Flint has always lacked. In doing so, it has given the whole community a destination they are proud of and can call their own. And they do see it as their own since so many were intimately involved from the very beginning.  Without the community support that enabled the Sector Plan to be adopted and the support for adhering to the vision as build-out continues, we wouldn’t be where we are today. 

Through Pike & Rose, Federal Realty has led the redevelopment efforts in this area, providing a shining example of the type of walkable community my constituents have been looking forward to for years. Like many suburban communities, the White Flint area has historically been an auto-oriented environment. Very few residents would choose to walk or bike in the pre-existing conditions. But now, thousands of residents and nearby employees have their own district they can reach on foot or by bike, where they can shop, dine, see a movie, attend a concert, go for a stroll or simply gather with friends.

	Other Perspective Question 3: The White Flint Sector Plan, let alone Pike & Rose, would not have been possible without major trade-offs. As the Councilmember for the area, I considered it my responsibility to help broker many of the compromises that were necessary to move the plan and this project forward. The phasing mechanism of the Sector Plan is probably the most significant example of this approach and was included as a way of balancing new growth with legitimate concerns over increased traffic.  This was especially true since the county agreed to exempt the sector plan from our traditional traffic tests in order to encourage redevelopment in the area.  The plan was instead passed with significant staging hurdles, including ambitious, non-auto mode-share goals.

Infrastructure financing was also an area full of trade-offs and compromises. With a plan as comprehensive and as aspirational as the White Flint Sector Plan, concerns about infrastructure/public facility costs were raised. Lengthy negotiations ensued and Federal Realty again demonstrated leadership in all discussions. A development taxing district was implemented after many compromises were made regarding tax rates and financing responsibilities of all entities.  It was the first of its kind in Montgomery County.

	Other Perspective Question 4: To me, the most successful part of the project has been the vibrant mix of amenities in the Pike & Rose project.  For residents of Pike & Rose, those in the surrounding neighborhoods and visitors to the area, the project offers exciting dining options, a cutting-edge movie theater, a live-music venue and an array of shopping opportunities.  The inclusion of the iPic Theater and AMP music venue, the result of an innovative partnership with the Music Center at Strathmore, is representative of the project’s vision and commitment to high-quality, one-of-a kind residential and customer experiences. The whole experience provided at iPic for example -- from spacious, reclining seats to the in-seat dinner service-- is something that is totally unique to the area, and it’s been a huge hit. I am certain that AMP will be as well.

I am hard-pressed to identify an element of this project that has fallen short, but I understand the office component of the project is still not fully leased. This is a disappointing, but understandable in Montgomery County where the office market has lagged. While I am confident the remaining space will be leased, especially as the project fills out and more people experience for themselves what a fantastic environment it is, the vacancy today detracts from the critical mass that will eventually provide Pike & Rose its full vitality. 



