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Summary
Staff recommends approval with conditions to amend the Project, Preliminary, and Site Plans to reconfigure
the previously approved buildings and associated public use space into a new site design that features one “U”
shaped, multi-family residential building with up to 360 dwelling units, and a maximum of 55,000 sf. for nonresidential space intended for a grocery store. The consolidated building will form a breezeway over the main
access to the public plaza. The public space is activated by the grocery store and the site design, which include
water features, works of art, streetscape and access to and from the adjacent open space. Artistic ornamentation
will be integrated into the light fixtures and portions of the building facades, further enhancing the public
space. The amendment proposes elimination of the arts incubator space, which was originally intended to
activate the public use space. The amount of parking is increased to better serve the proposed units and uses,
with the balance of spaces to be addressed by payment into the Parking Lot District (PLD) tax. The property
occupies 1.6 acres in the CBD-1 Zone; and is located on the north side of Battery Lane between Wisconsin and
Woodmont Avenues, within the 1994 Bethesda CBD Sector Plan and the 2006 Woodmont Triangle
Amendment.
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SECTION 1: CONTEXT AND PROPOSAL
SITE DESCRIPTION
Vicinity
The proposed development is peripherally located within the Bethesda Central Business District (CBD) at a
gateway location on the north side of Battery Lane, between Wisconsin and Woodmont Avenues. The site,
which is zoned CBD-1, is currently vacant. The hotel and associated parking structure which previously
occupied the site were demolished in approximately 2009. The site is directly adjacent to an open space area of
the National Institutes of Health (NIH) campus. Townhomes in the R-60 zone are located across Wisconsin
Avenue towards the northeast. Towards the east and southeast there are additional townhomes, the Rosedale
Park condominiums and a one-family home serving as a real estate settlement office. Along Battery Lane to
the south there is an existing low-rise office building and a gas station, which currently occupies the
Woodmont Central site which was approved for a six story office building with ground floor retail. To the
west, further along Battery Lane, there are numerous garden apartments, some of which are proposed for
replacement with 5 -11 story multi-family buildings. Due west of the site there is a one-family detached home
operating as a philanthropic institution and a three-story office building which will be demolished and replaced
with a multi-story residential building with 46 units and a restaurant at the ground floor. The subject property
is within 2,000 feet (a six-minute walk) of the Medical Center Metro Station and 3,000 feet from the Bethesda
Metro station.

Vicinity Map
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Site Analysis
The site is located on the north side of Battery Lane and covers approximately 70,142 square feet, or 1.6 acres.
Approximately 14,905 square feet (0.34 acres) were previously dedicated for right-of-way (ROW) and are
excluded from the net tract area. Overhead utility wires exist along the north side of Battery Lane and the west
side of Wisconsin Avenue. The nearest intersections of Battery Lane with Wisconsin and Woodmont Avenues
are both signalized. The site topography slopes with an approximate ten foot decrease in elevation from the
east to west and south to north. There are no significant existing trees or shrubs remaining on the site since the
2009 demolition occurred. A grove of mature trees is located on the adjacent NIH property to the north.
Vehicular access is proposed from Battery Lane and Woodmont Avenue.

Site Aerial View
PROJECT DESCRIPTION
Previous Approvals
Project Plan
On December 22, 2005, the Planning Board approved Project Plan 920060060 (Resolution date of
March 7, 2006), for a maximum of 200 multi-family dwelling units, of which 25 were MPDUs, and
approximately 2,000 square feet of arts incubator space within the main building.

Page 4

Preliminary Plan
On December 22, 2005, the Planning Board approved Preliminary Plan 120060400 (Resolution date
of March 7, 2006), for a maximum of 200 multi-family dwelling units, of which 25 were MPDUs,
and approximately 2,000 square feet of arts incubator space within the main building.
Site Plan
On July 6, 2006, the Board approved Site Plan 820060360 (Resolution date of August 22, 2006), for a
maximum of 198 multi-family dwelling units including 25 MPDUs (12.5 percent) and approximately
2,000 square feet of arts incubator space within the main building.
On May 10, 2007, the Planning Board approved a site plan amendment, 82006036A (Resolution date
of June 28, 2007), to reduce the number of parking spaces and correct a typo in the data table for
building setbacks along Wisconsin Avenue.
Proposal
The proposed amendments undertake significant redesign of the approved site plan, within the
previously approved buildable area, to:
Increase the maximum number of dwelling units from 198 to 360;
Add 55,000 square feet of retail space (grocery store) within the overall allowable buildable
area, a portion of which is cellar space;
Consolidate all the residential and newly proposed retail development into one building:
o A 90’ tall building with multi-family units, and non-residential space along Woodmont
and a portion of Battery Lane;
Increase the maximum number of parking spaces from 373 (not including motorcycle spaces)
to 599, for the residential units and non-residential space;
o The deficient spaces would require a payment of the PLD tax for spaces which would
otherwise be required.
Redesign the public use and amenity space to:
o Provide a significant public plaza area originating at the intersection of Battery Lane
and Wisconsin Avenue that leads into the central linear park opening to the NIH open
space; provide a connection from the grocery space to the public plaza area;
o Delete the approved 2,000 square feet of arts incubator space, previously located
within one of the buildings;
o Decrease the amount of off-site public amenity space from 14,787 sf. (21.2% of the
net lot area) to 12,000 sf. (17% of net lot area);
o Increase the total amount of public use space from 19,396 sf. to 22,000 sf.. The total
public use and amenity space decreases slightly from 48.7% to 48.0%;
o Provide a series of water features along central portions of the linear public plaza;
o Incorporate artwork and artistic ornamentation into portions of the building facades
and specific site elements.
Urban Design
The central spine of the site opens up to the NIH property on the northern end, embracing the
environmental aspects of the adjacent property, and provides an activated pedestrian plaza that is also
accessible from a breezeway connection to Wisconsin Avenue and from the grocery store.
The proposed grocery store is the magnet for activation of the public plaza. The artwork within the
plaza and artistic ornamentation of the facades will further aid in attracting the public to the plaza.
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The building configuration will define the public space from Wisconsin Avenue and the NIH
property.
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Proposed Overall Site Plan

Public Use and Amenity Space
This proposal creates a different building footprint than the previous plan, significantly modifying the
intent and activation of the public use space. However the percentage of the net lot area devoted to
public use space remains equivalent- from 48.7% (34,183 sf.) to 48% (34,000sf.). The public
amenity space is decreased by the elimination of the arts incubator space. While important in
activating the previously approved public space, the arts incubator space was not viewed as a
compliment to the activation of the proposed space. This is replaced through a modified design of the
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public space, activation from a new grocery tenant and an art program integrated with the building
and surrounding spaces. Furthermore, as conditioned, the current plan provides a higher quality of
space which will enhance the experience for the users of the site. Furthermore, the grocery store and
associated café (which were not part of the previous approval) will ensure activation of the space.

NORTH
Approved Site Design for Previous Site Plan 82006036A
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NORTH

Proposed Site Design for Current Site Plan 82006036B

During the review of the current plans, staff expressed concerns about the activation and long-term
success of the public plaza space given that the main connections are linked with Wisconsin Avenue
and a parcel of open space, both of which have few pedestrians. Furthermore, the artists’ studio space
is eliminated and the Wisconsin Avenue entry is through an approximately 18’ high breezeway with a
building overhead. Staff suggested supplemental elements such as artwork, lighting, and other items
of visual interest to encourage public entry to the space.
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In response the applicant reduced the horizontal projection of the lobby (at the intersection of
Wisconsin Avenue and Battery Lane) to help the visual connection into the space. Additionally, the
Applicant is now coordinating with Kent Bloomer Studios to provide artwork around the site and
artistic expressions on strategic portions of the building facade (http://www.bloomerstudio.com/). The
final design of the facade treatments will also correspond in design to the site lighting and to the
sculpture fronting the breezeway entrance at Wisconsin Avenue. Staff considers the proposed
ornamentation as part of the total amenity package. Five additional sculptural pieces by other artists
will also be featured within the plaza. Staff has included recommended conditions regarding the type,
location, quantity, programming and maintenance to ensure the objectives are achieved.
The original plan contained an area of private outdoor space at the south center plaza. The current
proposal removes the open space access from Woodmont Avenue but provides for an access through
the grocery to the plaza level. The previous connection from Woodmont Avenue was approximately
10 feet higher in elevation, negating the effectiveness of the public use area and mid-block
connection. Therefore the total area of public space is equivalent in area and function to the previous
approval. Staff concerns about the disjunction between the surrounding streets and the public space
are addressed by the applicants’ commitment to improving the public amenity space with the current
plans. Given the retail magnet for the site and the high quality landscape/architectural components
that will be included, the public space under the current proposal is anticipated to be more successful
than the space under the existing approval.

Perspective looking west from Wisconsin Avenue (Near Battery Lane intersection)
Concept Art in lower center of image
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Public Use Space Rendering
Looking North towards NIH

Architecture
The proposed architecture of the building provides a modern appearance but is compatible in design
with older, existing buildings in the Bethesda CBD. Parking for both residential and retail uses is
provided within the structure, occupying the four levels below the grocery store.
The U-shaped building frames the central spine of open space and visually ties it into the adjacent
NIH property on the northern end, embracing the environmental aspects of the park-like setting. The
pedestrian plaza is also accessible from a breezeway connection to Wisconsin Avenue and from the
retail space.
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Perspective from Wisconsin Avenue, South-facing view (toward CBD)
NIH Open Space in foreground

Perspective from Wisconsin Avenue, Northwest facing view (toward NIH)
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Perspective from Battery Lane/Woodmont Avenue intersection
Looking Northeast

DESIGN ISSUES CONSIDERED
During the review of the amendment Staff made a number of recommendations regarding the grocery
store entrance on Battery Lane near the intersection with Woodmont Avenue (refer to image above).
The entry from this location needs to be prominent, open and public. Staff had suggested that an
element of artwork consistent with the overall theme of the public plaza be located near the corner
entrance to animate the entryway and also reinforce the pedestrian access connection from this corner
entrance, though the interior mezzanine, and into the open pubic plaza.
The applicant demurred, stating that the grocery store would be a natural draw to the site, and that the
store tenant would want to design an entry feature that would attract the public. Part of the grocery
store’s entrance feature will not likely be the best use of public art resources given that the store itself
is the draw.
An additional element of concern to Staff expressed during the review process was the relatively low
height of the breezeway over the main connection to the public plaza. The height of the pedestrian
passage measures approximately 18’. Although Staff would have preferred a higher entryway to
create a more visible and inviting entry into the central plaza area, the applicant was concerned that a
higher entryway would cut off access to the units on the associated third floor without providing a
greater sense of entry to the plaza. In order to address this problem with the two story opening
currently shown, the applicant had to incorporate two story townhome units fronting Wisconsin
Avenue along the north side of the breezeway into the design.
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Perspectives looking west into main plaza entrance

Page 13

DEVELOPMENT STANDARDS
The proposed development site is zoned Central Business District 1 (CBD-1). The zone is intended
to foster and promote the orderly development of the fringes of the Central Business Districts so that
these areas will provide land uses at a density and intensity that will encourage small business
enterprises and diverse living accommodations, while complimenting the uses in the interior portions
of these districts and provide compatibility with the adjacent land uses outside of the CBDs. The
proposed development meets the purpose and requirements of the zone.
The following data table indicates the proposed development’s compliance with the Zoning
Ordinance.
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Project Data Table for the CBD-1 Zone
Approved per Site Plan
82006030A
Development Standard
Gross Lot Area (sf.)
Prior Dedications (sf.)
Proposed Dedications (sf.)
Net Lot Area (sf.)
Max. Total Density (FAR)
Max. Total Density (sf.)
Max. Non-Residential Density (sf.)
Max. Residential Density (sf.)
Max. Dwelling Units (du)
Efficiency
1 Bedroom
2 Bedroom
3 Bedroom
Min. MPDUs % / (du)
Max. Building Height (ft.)
Min. Building Setbacks (ft.)
Wisconsin Avenue (Front/East)
Woodmont Avenue (Rear/West)
NIH property (North)
Battery Lane (South)
Min. On-Site Public Use Space (%)
20% required per the Zone
Min. On-Site Public Use Space (sf.)
Min. Public Amenity Space
Total Public Use & Amenity Space
Max. Parking Spaces
Residential Uses (Mkt. Rate)
Efficiency @ 1.00sp x unit
1 Bedroom @ 1.25sp x unit
2 Bedroom @ 1.50sp x unit
3 Bedroom @ 2.00sp x unit
Residential Uses (MPDUs)
Efficiency @ 0.5sp x unit
1 Bedroom @ 0.625sp x unit
2 Bedroom @ 0.75sp x unit
Grocery Store 5 spaces per 1000gsf
Additional spaces provided by the Applicant

86,806
14,905
1,712
70,189
NA
428,000
NA
99 units per acre (198 units)

198
NA
18
160
20
12.5/ (25)
90
3’ from property line,
20’from curb
0’ from property line,
15’from curb

Proposed for
Project, Preliminary,
and Site Plans
129,327
59,185*
0
70,142
3
387,981
55,000**
376,458 (360 units)
Up to 360
30
185
127
18
12.5 (45)
90
20’ from curb
0’
0’
0’

0’ from property line,
15’from curb
27.6

31.0

19,396

22,000

14,787sf (21.2%)
34,183 (48.7%)
373

12,000 (17.0%)
34,000 (48.0%)
599***

NA
1.25 x16 = 20 spaces
1.50 x137 = 205.5 spaces
2.00 x20 = 40 spaces

1.00 x 22 = 22 spaces
1.25 x168 = 210 spaces
1.50 x107 = 160.5 spaces
2.00 x18 = 36 spaces

NA
0.625 x 2 = 1.25 spaces
0.75 x 23 = 17.25 spaces
NA
87

0.5 x 8 = 4 spaces
0.625 x 17 = 10.6 spaces
0.75 x 20 = 15 spaces
5 x 55 = 275 spaces
NA

*Refer to lotting exhibit on Preliminary Plan 12006040A
** 43,447sf. of cellar space is not included in the FAR
*** Final unit count /type and parking spaces to be determined at certified site plan; Mixed-use parking
requirement is ≈ 688 spaces; reductions in spaces are subject to payment of Parking Lot District (PLD)
tax.
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COMMUNITY OUTREACH
The Applicant has complied with all submission and noticing requirements. As of the date of this
report, Staff has received three letters regarding the proposal. Each of the letters expressed opposition
to the removal of the artist workspace. The letter from the East Bethesda Citizens Association
(EBCA) which represents over 1,200 households in Bethesda, states that the EBCA participated in
the development of the Woodmont Triangle Sector Plan amendment and requests that the artist
workspace be retained consistent with the Sector Plan amendment (on page 16). The letter also asks
that a careful review be performed in consideration of the increased traffic associated with the site
plan amendment. A letter from the Downtown Bethesda Condominium Association (DBCA),
representing more than 830 condominiums in the downtown Bethesda area, expresses similar
concerns regarding continued support of the artist workspace. The third letter, sent by the director of
the Fraser Gallery in downtown Bethesda, also requests retention of the artist workspace and
emphasizes the benefits to the artists and the community.
The applicant’s position is that the artists’ space has no purpose or connection to the public amenity
plaza now proposed and that the artist workspace would be significantly out of place if included now.
Furthermore the applicant stated that the studio space would not accomplish the objectives intended
for the particular amenity described in the Woodmont Triangle amendment to the Bethesda CBD
Sector plan. The applicant believes the grocery store and the associated plaza amenities will draw the
public to use the site. Staff concurs with applicant’s position, but with conditions for the appropriate
development and execution of the integrated artwork and facade ornamentation previously described.
(See Appendix C for copies of letters received to date).

SECTION 2: PROJECT PLAN AMENDMENT REVIEW
FINDINGS
The proposed amendments to the Project Plan are consistent with the purposes, intents, and
requirements of the CBD-1 zone, as well as with the Bethesda CBD Sector Plan, and, as conditioned,
are compatible with the existing and proposed development adjacent to the site. The proposed
modifications satisfy the Adequate Public Facilities requirements as identified in the preliminary plan
amendment, as well as the requirements of Forest Conservation, water quality and MPDUs (as
conditioned in the DHCA 4/13/2012 letter).
The proposal continues to provide development of a quality greater than that of the standard method,
while providing higher density and even more attractive buildings and open spaces than the
previously approved proposal.
The Project Plan amendment is supported by the findings evaluated below:
(a)

The Project Plan complies with all of the intents and requirements of the zone.
Purpose Clause (§ 59-C-6.212)
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The Montgomery County Zoning Ordinance states the purposes which the CBD zones are
designed to accomplish. The following statements analyze how the proposed Project Plan
conforms to these purposes:
(1) “to encourage development in accordance with an adopted and approved master or sector
plan, or an urban renewal plan approved under Chapter 56 by permitting an increase in
density, height, and intensity where the increase conforms to the master or sector plan or
urban renewal plan and the site plan or combined urban renewal project plan is approved
on review by the Planning Board.”
The Project Plan amendment proposes to use the Optional Method of Development. It
is in conformance with the 1994 Sector Plan for the Bethesda Central Business District and
the Planning Board’s 2006 Wisconsin Triangle Amendment to the Sector Plan.
The amendment consists of a 9-story apartment building containing up to 360 multifamily dwelling units and a maximum of 55,000 square feet of non-residential use. Highdensity residential uses are permitted in the CBD-1 Zone. The U-shaped building is one
structure with 4-levels of parking below grade. The central spine of the site opens up to the
NIH property on the northern end, embracing the environmental aspects of the adjacent
property. The activated pedestrian plaza is also accessible from a breezeway connection to
Wisconsin Avenue and from the retail space. Ninety foot building height is recommended for
this site in the 1994 Sector Plan and in the Woodmont Triangle Amendment. The amendment
provides up to 160 more residential units than the previous approval and a 55,000 sq. ft. a
non-residential component for a maximum 3.0 FAR, in lieu of the units per acre development
previously approved.
The amendment will accomplish Bethesda CBD Sector Plan and Woodmont Triangle
Amendment objectives by providing more housing near transit and MPDUs on-site. The
project upgrades the physical environment around the site and provides the Bethesda
streetscape. The proposal greatly improves the area by replacing an existing vacant site and
previous unattractive two-story open parking deck, multiple curb cuts and older mid-rise hotel
with an attractive mixed-use building and a large public gathering area.

(2) “permit a flexible response of development to the market as well as to provide incentives
for the development of a variety of land uses and activities in central business districts to
meet the needs and requirements of workers, shoppers and residents.”
The Amendment responds to the need for a variety of housing near metro in the
Bethesda CBD by significantly increasing the number of units and providing a grocery on the
ground floor to meet the needs of workers, shoppers and residents. Although the previous
approval was providing a public arts workspace, contributing to the Bethesda Arts and
Entertainment District’s network of art venues, the current applicant has instead pursued an
art program on the site and on the building itself.
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Under the Optional Method, this amendment continues to encourage pedestrian
activity by providing improved, widened sidewalks, a public plaza connecting the adjacent
streets and bus stops, which contributes to the attractiveness and liveliness of the public
spaces in the Woodmont Triangle.

(3) “To encourage designs which produce a desirable relationship between the individual
buildings in the central business district, between the buildings and the circulation system
and between the central business district and adjacent areas.”
As conditioned, the amendment contributes to the northern gateway of the Bethesda
CBD by emphasizing the architecture and artistic impressions on the building. The
amendment is similar to the previously approved plan in that the 9-story building provides a
transition from the lower densities and heights north and east of the site into the CBD and
from the low rise rental apartments on the west to Wisconsin Avenue. Older high-rise
buildings up to 170 feet in height are located in the next block south of Battery Lane.
The access points to the project will not conflict with the curb cuts on the opposite side
of the adjacent streets.

(4) “To promote the effective use of transit facilities in the central business district and
pedestrian access thereto.”
The site is located 2,000 feet from the Medical Center Metro Station and 3,000 feet
from the Bethesda Metro Station. Bus stops for six bus routes are located adjacent to the site,
and the Bethesda Circulator stops one block away. Residents will be able to walk to the
numerous places of employment and restaurant, retail, service, and arts uses within the
Woodmont Triangle and along Wisconsin Avenue.
The applicant will enter into a traffic mitigation agreement (TMAg) with the Planning
Board.

(5) “To improve pedestrian and vehicular circulation.”
The project provides a variety of pedestrian choices in walking through or around the
site to encourage pedestrian activity. The project provides a new midblock connector at the
north end of the site and provides improved streetscape and widened sidewalks on the other
three frontages. These modifications will contribute to an improved pedestrian environment.
The public use space entering the site from the Battery Lane and Wisconsin Avenue
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intersection provides a gathering space and street level access to the residential lobby, outdoor
seating areas and to the grocery at the mezzanine level.
The garage and loading entrance from Woodmont Avenue will not impede the flow of
traffic. The primary pedestrian access to the grocery is located at the intersection with Battery
Lane and Woodmont Avenue. The Amendment continues to have access from Battery Lane,
which is a short block approximately 210 feet in length and an important connection between
Wisconsin Avenue and Woodmont Avenue.

(6) “To assist in the development of adequate residential areas for people with a range of
different incomes.”
One of the main goals of the Woodmont Triangle Amendment to the 1994 Bethesda
Sector Plan is to provide housing near metro for a variety of income levels. The amendment
provides up to 315 market rate units and 45 MPDUs on-site. Under the Woodmont Triangle
Amendment, only projects with MPDUs on-site are permitted to use the Optional Method of
Development. Consistent with Chapter 25A, the applicant is committed to providing all
MPDUs within the building.

(7) “To encourage land assembly and most desirable use of land in accordance with a sector
plan.”
The Amendment allows for a more desirable use of the land, adding additional
residents who will use the businesses and services of the area and provide pedestrian activity
on the street in a part of the CBD that has been underutilized. The amendment responds to the
need for more housing in the CBD, addresses smart growth policies and contributes to the
variety and size of the open space network in the Woodmont Triangle.

(8) The Project Plan also meets the provisions of § 59-C-6.213, which states that it is further
the intent in the CBD-1 Zone:
(1) to foster and promote the orderly development of the
Business Districts of the county so that these areas will
density and intensity which will encourage small business
living accommodations, while complementing the uses in
these districts; and

fringes of the Central
provide land uses at a
enterprises and diverse
the interior portions of

(2) to provide a density and intensity of development which will be compatible with
adjacent land uses outside the Central Business Districts.
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The amendment proposes additional residential uses and a grocery use at the edge of
the CBD at an appropriate density. The site provides a transition from the lower density to the
north and east to the greater density of the Bethesda CBD core.

(9) The Project Plan meets all of the development standards of the CBD-1 zone as set forth in
the Data Table shown on page 15:
(10)

The following is a summary of the amenities and facilities that will be provided by the
Applicant:

On-Site Improvements:
An on-site public plaza of approximately 22,000 square feet is provided. The plaza connects
to the public sidewalk at Wisconsin Avenue and leads through the site via a graceful interior
stairway to Battery Lane on the west and via a meandering path and stairs to the NIH green
space north of the site. Every effort will be made to draw the public into the site via signage
and focal points.
The public plaza will be improved with paving, a linear water feature, landscaping, and a
variety of seating areas and benches and plinths to display outdoor art. The design and
landscape treatment of the plaza is “gardenesque” rather than formal, in keeping with the
residential nature of the project and its location at the north end of the CBD. Adequate
drainage and soil depth must be assured for all plantings.
There will be sufficient shady areas on the plaza, given the orientation and height of the
buildings.
A condition in the report addresses the type, location, quantity, programming and maintenance
of the artwork and building ornamentations to ensure the associated objectives are achieved.
Refer to exhibit and associated descriptions on following pages for further information.
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Exhibit showing types and general locations of artwork to be incorporate within project
(The numbers correspond with text below)

Refer to the image above for general locations of artworks to be incorporated within project as
described below:
1
2
3
4
5

Metal Sculpture by Kent Bloomer Studios at the entrance plaza near the southeast corner of
the site. The sculpture is to relate to the metal trellis work descried in item 2;
Metal Trellis Work by Kent Bloomer Studios on the glass facade over the public plaza
entrance, to relate in design with the metal sculpture in item 1;
Precast concrete panels by Kent Bloomer Studios decorating the wall beneath the bridge into
the public plaza;
Select glass etching by Kent Bloomer Studios on the residential lobby façade in keeping with
the principal focal points of the art described in items 1-3 above;
Precast concrete panels by Kent Bloomer Studios decorating the wall on the north elevation
and portion of the east elevation of the building and include signage identifying the property
name and the grocery store. The panel decoration at this location will extend around the
building onto Wisconsin Avenue at the northeast building corner. These treatments also create
pedestrian interest along the path connecting Wisconsin and Woodmont Avenues along the
NIH property.
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6

7

Approximately 17 lighting fixtures by Kent Bloomer Studios placed to create a visual design
connection with art at the entrance plaza at the southeast corner of the site and the art along
the pedestrian east west walkway at the northern end of the site.
A minimum of five sculptural works of art by other artist(s) located throughout plaza interior.

The final designs of all artwork and sculptures to be approved by the art panel in coordination
with M-NCPPC staff. Final locations, type quantities to be determined prior to certified site plan.

Off-Site Improvements:

(a) The Wisconsin Avenue Right-of-Way (104 foot ROW)
Wisconsin Avenue is a six lane major divided highway with a narrow planted median. The
full Bethesda CBD streetscape will be provided along Wisconsin Avenue for the extent of
the property. Utility lines will be placed underground; the sidewalk will be paved with the
Bethesda paver and be a minimum of 20 feet in width, the Bethesda Lantern will be
installed at 60 feet on center, and London plane street trees consistent with the Master plan
recommendations will be planted at approximately 30 feet on center in improved tree pits.
(b) The Battery Lane Right-of-Way (70 foot ROW)
Battery Lane is a four lane roadway connecting Wisconsin Avenue to the east with the
Woodmont Triangle area and to Old Georgetown Road further west.
The full Bethesda CBD streetscape will be provided along the north side of Battery Lane,
including the Washington Globe street lamp at approximately 60 feet on center, the
Bethesda paver, bike racks, and trash receptacles. Utilities will be placed underground.
The paved sidewalk will be a minimum of 15 feet in width. Street trees shall be planted at
approximately 30 feet on center. The submitted plan proposes sugar maples along Battery
Lane which corresponds with species recommended by the Master Plan for Rosedale
Avenue (to the east of Battery Lane).

(c) The Woodmont Avenue Right-of-Way (80 foot ROW)
Woodmont Avenue is a four lane arterial and is an alternative north-south route to
Wisconsin Avenue.
Zelkova street trees will be planted along Woodmont Avenue consistent with the Master
plan recommendations at approximately 30 feet on center in improved tree pits. The
Applicant will provide a minimum 15-foot wide sidewalk and planting area, the Bethesda
paver, Washington Globe lamps along the site, and install all utilities underground.
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(b)

The proposal conforms to the approved and adopted Master or Sector Plan or an Urban
Renewal Plan approved under Chapter 56.

Zoning, Land Use and Sector Plan Conformance:

The Approved and Adopted 1994 Bethesda CBD Sector Plan recommends the CBD-1 zoning
for this site. The 1994 Plan assumed a hotel would remain on the site. Included in the
Woodmont Triangle Amendment Study Area, no changes were made to the zoning or the
development standards for the site. The Woodmont Amendment encourages a variety of
housing throughout the area and only permits the Optional Method of Development if MPDUs
are built on site. The 2006 Woodmont Triangle Amendment builds on the goals of the 1994
Sector Plan and seeks to spur the development of a variety of housing in the Woodmont
Triangle, promotes revitalization by having more people living, walking and working in the
Triangle, promotes additional streetscape in the area and seeks to support the Arts and
Entertainment District by implementing a series of amenity features described in the
Amendment (on page 16). This project is well-served by transit and will contribute to the
variety of outdoor public spaces in the Woodmont Triangle.

Conformance with the Purpose of the Woodmont Triangle Amendment:

The project advances several goals of the Woodmont Triangle Amendment, as stated above.
In addition to the grocery use, the project Amendment provides additional housing units
including up to 45 MPDUs, provides public art features, improves the public right-of-way,
and adds another link to the open space system connecting the Woodmont Triangle District.
The project helps revitalize the Woodmont Triangle District by bringing more residents to the
area who will contribute to the local economy. The project is also well-served by transit.
(c)

Because of its location size, intensity, design, operational characteristics and staging, it
would be compatible with and not detrimental to existing or potential development in the
general neighborhood.
The proposed development is compatible with existing and proposed development within the
surrounding area with regard to height, design of the buildings and public spaces, intensity of
the development and operational characteristics.

(d)

As conditioned, the proposal would not overburden existing public services nor those
programmed for availability concurrently with each stage of construction and, if located
within a transportation management district designated under Chapter 42A, article II, is
subject to a traffic mitigation agreement that meets the requirements of that article.
The amendment will not overburden existing public services nor those programmed for
availability concurrently with each stage of construction. The Applicant will enter into a
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traffic mitigation agreement with the Planning Board as specified. The residential project will
not severely impact the adjacent intersections. The site is within the Bethesda parking lot
district (PLD). Payment of the PLD tax is proposed in addition to the creation of new parking
spaces. School facility payments will be required to satisfy adequate public facilities for
schools.

(e)

The proposal will be more efficient and desirable than could be accomplished by the use of
the standard method of development.
The Optional Method of Development permits a more efficient and desirable product than the
standard method of development. As part of the Woodmont Triangle Study Area, the
amendment can use the Optional Method only by providing MPDUs on-site and contributing
to the priority amenities outlined by the Woodmont Triangle Amendment. The project is in
conformance with the recommendations of Woodmont Triangle Amendment.

Under the standard method of development, the project could achieve 85 dwelling units and
would provide only 11 MPDUs. Up to forty-five MPDUs are provided with this amendment,
as well as a grocery use, streetscape, a public plaza and amenity improvements. The aggregate
amount of public use space and amenities is 48% of the net lot area. Under the standard
method of development, 10% public use space, a minimal amount of streetscape and no
amenity space would be achieved. The Applicant is maximizing the potential density of 3.0
FAR as opposed to the dwelling units per acre previously approved for the site.

(f)

The proposal will include moderately priced dwelling units in accordance with Chapter 25A
of this Code, if the requirements of that chapter apply.
The proposed development is providing the required MPDUs, up to 45 units, or 12.5 percent
of the total number of units on site, in accordance with the provisions of Chapter 25A of the
Montgomery County Code.

(g)

The proposal satisfies any applicable requirements for forest conservation under Chapter
22A.
The Final Forest Conservation Plan (FFCP) # 820060360A approved on August 10, 2007
identified an afforestation planting requirement of 0.24 acres (10,454 square feet). The
planting requirement was satisfied per plan, by a $9,409 fee-in-lieu payment which was
received on August16, 2007. The forest conservation plan was originally approved by the
Planning Board before the effective date of variance requirements. Therefore no forest
conservation variance is required for the onsite activity or for impacts to the critical root zones
(CRZ’s) of the offsite trees associated with the NIH campus. The proposed limits of
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disturbance (LOD) for the current proposal do not trigger any further requirements related to
forest conservation.
(h)

The proposal satisfies any applicable requirements for water quality resources protection
under Chapter 19.
The site has a new Stormwater Management Concept Plan approved on February 17, 2012 by
the Department of Permitting Services (DPS). The approved concept proposes to meet
required stormwater management goals by the use of green roofs (30% minimum), micro
biofiltration, and a waiver of quantity control.

(i)

The Record of this application does not contain any contested issues; and, therefore, the
Planning Board finds that any future objection, which may be raised concerning a
substantive issue in this application, is waived.
The arts incubator space from the previous approval is not included with this application,
creating opposition to the loss of artist space in the Bethesda CBD. While important in
activating the previously approved public space, the arts incubator space was not viewed as a
complement to the activation of the proposed public space. The amendment activates the
public space through a modified design, activation from a new grocery tenant and an art
program integrated with the building and surrounding spaces.

RECOMMENDATION
Staff recommends approval of Project Plan 92006006A, 8300 Wisconsin Avenue, for the
amendments delineated above. All site development elements shown on the project plans stamped
“Received” by the M-NCPPC on April 2, 2012 are required except as modified by the conditions
contained below.
1. Development Ceiling
The proposed development shall be limited to 360 units and 55,000 square feet of nonresidential development.
2. Building Height/Mass
The height of the proposed building elements shall not exceed 90 feet as measured from
the building height measuring point as shown on the plans near the corner of Wisconsin
Avenue and Battery Lane.
3. Transportation Improvements
a. Enter into a traffic mitigation agreement with the Planning Board and MCDOT to
participate in the Bethesda Transportation Management District (TMD)
b. Provide four bike racks around the site and sixteen bicycle lockers in the proposed
structured parking garage as determined at certified site plan review.
4. Moderately Priced Dwelling Units (MPDUs)
The applicant shall provide 12.5% of the total number of units as on-site MPDUs to be
finalized at certified site plan, consistent with the requirements of Chapter 25A.
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5. Public Use and Amenity Space
a. The Applicant shall provide 34,000 square feet or 48% of the net site area as on
and off-site public use and amenity space.
b. The proposed on-site public use space must be easily and readily accessible to the
general public.
c. The Applicant shall provide art elements by Kent Bloomer in the plaza area near
the breezeway and on the connector, on the northern facade of the building
wrapping around on a portion of the eastern facade on Wisconsin Avenue, and
artistic light elements within the courtyard area and throughout the site. The
locations of the art elements shall be provided on the certified site plan.
6. Streetscape
a. The Applicant shall provide the full Bethesda streetscape along the property’s
frontages on Wisconsin Avenue, Battery Lane and Woodmont Avenue.
b. Utilities shall be placed underground along the property’s perimeter on Wisconsin
Avenue, Battery Lane and Woodmont Avenue.
c. Streetscape improvements shall be in accordance with the 1992 Bethesda CBD
Streetscape Technical Manual as amended. The streetscape includes the Bethesda
paver, the Bethesda Lantern on Wisconsin Avenue, the Washington Globe on
Battery Lane and Woodmont Avenue, trash receptacles, bike racks and street trees
along Wisconsin Avenue Battery Lane and Woodmont Avenue.

7. Staging of Amenity Features
a. The proposed project shall be developed in one phase.
b. Landscaping is to be installed no later than the next growing season after
completion of the buildings and public plaza.
c. The commissioned art work must be completed prior to issuance of the final use
and occupancy permit for the residential units.
d. All streetscape improvements shall be installed prior to issuance of the final use
and occupancy permit for the building.

8. Maintenance and Management Organization
The Applicant must insure adequate maintenance and management of the public open
spaces in coordination with the Bethesda Urban Partnership (BUP).
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SECTION 3: PRELIMINARY PLAN REVIEW
FINDINGS
Sector Plan
The Sector Plan has specific recommendations for the site and also provides numerous
recommendations regarding general development guidelines, treatments for the gateway/focal points
of the CBD and for streetscape enhancements.
The land use proposed for this site in the Bethesda CBD Sector Plan (p. 104) shows “high rise or
garden apartment” on half the site and “hotel” on half the site. However, the use of this property for
100% residential with no hotel was found to be consistent with that recommendation as part of the
previous plan approval and remains so. Although the addition of the grocery store was not anticipated
in the plan, it is consistent with the overall objective to provide activating retail in the CBD.
Height: The building will be 90 feet tall, which is consistent with the Woodmont Triangle
Amendment (Page 39).
An increase in housing is an objective for the Bethesda CBD (Sector plan page 95-B.2., C, 103 B.2.,
C,) especially for a site located in the north end of the CBD overlapping with the Woodmont Triangle
District and the Wisconsin North Corridor boundaries. The Sector Plan details numerous and varied
benefits to maximizing the dwelling units and MPDUs within the CBD:
Need for Affordable housing (Pages 3, 30)
o “# 3.“Housing and Neighborhoods….Provide an adequate supply of housing, including
affordable units, to reinforce Bethesda as a place to live and work…”
Concentrated development in suitable areas (Page 9 item 1)
More units increase County revenue base (Page 20)
House CBD employees/lessen commuter traffic congestion (page 50)
Enhance 24 hour vitality of the CBD (page 50)
Metro access allows efficient use of the multi-billion dollar Metro system (Page 27, 146)
Increase use of non-auto driver travel (page143 A.1)
More housing closer to transit-Table of sector plan strategies for improving transportation
(Page 145)
This project is generally consistent with the Sector Plan, in that additional housing is being provided,
even though it does not take advantage of incentives that would allow additional density to be
provided with the inclusion of additional MPDUs.

Gateway: The project is consistent with the Sector Plan. However, recommended conditions are
included to refine the building features to emphasize the gateway in keeping with master plan
recommendations. The refinements to the building will fully realize the intent of a gateway feature
into the Bethesda CBD from Woodmont Avenue and Wisconsin Avenue.
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Zoning Ordinance and Subdivision Regulations
This application was previously reviewed for compliance with the Montgomery County Code,
Chapter 50, of the Subdivision Regulations. The proposed size, width, shape and orientation of the
lot was previously found appropriate by the Planning Board for the location of the subdivision as it is
consistent with recorded lots in the surrounding area.
The lot was reviewed for compliance with the dimensional requirements for the CBD-1 zone as
specified in the Zoning Ordinance. The lot, as previously approved, was found to meet all the
dimensional requirements for area, frontage, width, and setbacks in that zone. The application had
been reviewed by other applicable county agencies, all of whom had recommended approval of the
plan.
The current proposal does not alter the previous findings related to the Zoning Ordinance and
Subdivision Regulations.

Adequate Public Facilities
Master Plan Roadways and Pedestrian/Bikeway Facilities
The July 1994 Approved and Adopted Bethesda CBD Sector Plan has the following recommended
transportation facilities:
1.

Battery Lane, as a two-lane business street with the minimum right-of-way width of 70 feet
between Woodmont Avenue and Wisconsin Avenue and as a two-lane primary residential
street with a minimum right-of-way width of 70-80 feet between Old Georgetown Road and
Woodmont Avenue.

2.

Woodmont Avenue, as a two-lane arterial (A-68) with a minimum right-of-way width of 80
feet for its entire length.

3.

Wisconsin Avenue, as a six- to eight-lane major highway (M-6) with a minimum right-of-way
width of 104 feet along site frontage.

The 2005 Approved and Adopted Countywide Bikeways Functional Master Plan also recommends
bikeway facilities along Battery Lane (Countywide signed shared roadway SR-10 between Glenbrook
Road and Woodmont Avenue), Woodmont Avenue (Countywide shared-use path SP-62 to the north
of Battery Lane and Countywide bike lanes BL-6 to the south of Battery Lane), and the Battery Lane
Urban Park Bike Path (Countywide shared-use path SP-3 between Battery Lane and NIH Campus).

Page 28

Transportation
A traffic study (dated April 2, 2012) was submitted by the consultant for the Applicant for the subject
application per the LATR/PAMR Guidelines since the proposed development was estimated to
generate 30 or more peak-hour trips during the typical weekday morning (6:30 a.m. – 9:30 a.m.) and
evening (4:00 p.m. – 7:00 p.m.) peak periods. The traffic study determined traffic-related impacts of
the proposed development on nearby roadway intersections during weekday morning and evening
peak periods.
Trip Generation
The peak-hour trip generation estimate for the proposed 8300 Wisconsin Avenue development was
based on trip generation rates included in the LATR/PAMR Guidelines. A site trip generation
summary is provided in Table 1 below, which shows that the development would generate 115 peakhour trips during weekday morning peak period and 389 peak-hour trips during the weekday evening
peak period.
TABLE 1
SUMMARY OF SITE TRIP GENERATION
PROPOSED 8300 WISCONSIN AVENUE DEVELOPMENT (CURRENT AMENDMENT)

Trip
Generation

Morning Peak-Hour

Evening Peak-Hour

In

Out

Total

In

Out

Total

Proposed: 160 High-Rise Dwelling Units
Proposed 55,000 SF Grocery Store

10
47

38
20

48
67

32
171

16
170

48
341

Net “New” Trips

57

58

115

203

186

389

Source:

Wells and Associates, Inc. LATR/PAMR Traffic Study. April 2, 2012.

Note:

Trip generation as above reflects only the density increment being proposed on the site as part of this amendment.

Local Area Transportation Review
A summary of the capacity analysis/Critical Lane Volume (CLV) analysis results for the study
intersections for the weekday morning and evening peak-hours within the respective peak periods
from the traffic study is presented in Table 2.
As shown in Table 2 below, under Total (Build) traffic conditions, CLV values for intersections
included in the study were estimated to be below the respective policy area congestion standards
(1,600 CLV for the Bethesda-Chevy Chase Policy Area and 1,800 CLV for the Bethesda CBD Policy
Area). Based on the analysis presented in the traffic study, the subject application will satisfies the
LATR requirements of the APF test.
TABLE 2
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SUMMARY OF CAPACITY CALCULATIONS
PROPOSED 8300 WISCONSIN AVENUE DEVELOPMENT (CURRENT AMENDMENT)

Intersection

Wisconsin Ave/Jones Bridge Rd1
Existing Lane Configurations
With Proposed BRAC Improvements
Wisconsin Ave/Woodmont Ave1
Wisconsin Ave/Battery Ln2
Wisconsin Ave/Cordell Ave2
Woodmont Ave/Battery Ln2
Woodmont Ave/Cordell Ave2
Old Georgetown Rd/Battery Ln2
Old Georgetown Rd/Auburn Ave2
Source:

Existing
AM
PM

Traffic Conditions
Background
AM
PM

Total
AM

PM

1,253

1,174

1,563

1,579

--

--

--

--

1,509

1,383

1,523

1,449

746

908

930

1,072

948

1,124

851

708

997

837

1,019

877

693

577

832

683

835

688

876

692

998

839

1,014

889

426

380

458

440

461

443

1,104

1,251

1,211

1,412

1,222

1,521

762

955

852

1,054

852

1,054

Wells and Associates, Inc. LATR/PAMR Traffic Study. April 2, 2012.

1

Bethesda-Chevy Chase Policy Area Congestion Standard: 1,600 CLV

2

Bethesda CBD Policy Area Congestion Standard: 1,800 CLV

Policy Area Mobility Review
To satisfy the PAMR requirements of the APF test, and per the policy in place that offers a PAMR
trip credit for CBD developments, a development located within the Bethesda CBD Policy Area is
required to mitigate 25 percent (25%) of “new” peak-hour trips generated by the development using
Countywide trip generation rates, and is then offered a credit on the PAMR trip mitigation
requirement equivalent to any reduction in peak-hour trips achieved by the development as a result of
its location within the CBD.

As shown in Table 3, this amendment would generate 254 “new” peak-hour trips during the weekday
morning peak period and 449 “new” peak-hour trips during the weekday evening peak period (Line
A1), using Countywide trip generation rates,. With the requirement to mitigate 25% of the “new”
peak-hour trips, the PAMR mitigation requirement for the development is 64 peak-hour trips during
the weekday morning peak period and 112 peak-hour trips during the weekday evening peak period
(Line B1).
Using the Bethesda CBD trip generation rates, as shown in Table 3 and Table 1, this amendment
would generate 115 “new” peak-hour trips during the weekday morning peak period and 389 “new”
peak-hour trips during the weekday evening peak period (Line C1).
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The PAMR CBD trip credit, which is the difference in “new” trips between the Countywide and CBD
trip generation for the density proposed on the site, is 139 peak-hour trips during the weekday
morning peak period and 60 peak-hour trips during the weekday evening peak period (Line D1). With
the above credits, the PAMR mitigation requirement is fully mitigated during the morning peak-hour
(64 trip PAMR mitigation requirement vs. 139 trip CBD PAMR credit) and is partially mitigated
during the evening peak-hour (112 trip PAMR mitigation requirement vs. 60 trip CBD PAMR credit,
for a mitigation requirement of 52 peak-hour trips) (Line E1).
The applicant is proposing to satisfy the PAMR mitigation requirements of the APF test by reducing
52 peak-hour trips on the site by entering in to a binding Trip Reduction Agreement (“Agreement”)
with the Planning Board and MCDOT. Staff recommends that the Applicant execute the Agreement
and record the Agreement in the Land Records of Montgomery County prior to the release of a
building permit associated with any development on the site.

TABLE 3
PAMR MITIGATION REQUIREMENT CALCULATION
PROPOSED 8300 WISCONSIN AVENUE DEVELOPMENT (CURRENT AMENDMENT)

A.

B.

C.

D.
E.

Morning Peak-Hour

Evening Peak-Hour

Proposed Density – (Countywide Rates)
Residential – 160 HRDU’s
Supermarket – 55,000 SF
Pass-by trips (36% of retail)
Primary trips (64% of retail)
Total Trips (A1)
PAMR Mitigation Requirement (B1 = A1 x 0.25)

57
197
-197
254
64

66
599
216
383
449
112

Proposed Density – (CBD Rates)
Residential – 160 HRDU’s
Supermarket – 55,000 SF
Total Trips (C1)

48
67
115

48
341
389

139

60

75
(Pass PAMR)

-52
(Fail PAMR)

Trip Credit for CBD Location
Trip Credit (D1 = A1 – C1)
Adjusted PAMR Mitigation Requirement
(E1 = D1 – B1)
[PAMR: Excess/Pass = +ve; Deficit/Fail = -ve]

Truncation
Pursuant to Section 50-26(c)(3) of the Subdivision Regulations, a 25 foot truncation at the corners
must be shown, unless the Planning Board determines that a different amount is needed for safe site
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distance or traffic channelization. As a result of the original application, the truncation was not
required and the property corners relative to the intersections were platted with an approximately 20’
radius as shown in the image below.

However, there are numerous factors in both the proposed design and County policy/goals which now
would warrant full truncation of the intersections. However, an alternate design concept has been
proposed by the applicant which provides a similar function as the truncation, and is acceptable to
Staff.
Design changes:
The addition of a large retail component (grocery store) and the mix of uses in the current
proposal will increase the number of pedestrians at the Battery Lane intersections.
The previous layout incorporated three separate buildings allowing for pedestrians to readily
pass through the site, diverting pedestrian access away from the intersections. The current
design eliminates the mid-block crossing and places a greater importance on the intersections.
New County policy issues:
Bus Rapid Transit (BRT) - Staff has identified the corner of Woodmont Avenue and Battery
Lane as potential future BRT/transit stop. The preliminary space requirement is approximately
22.5 feet from the face of curb to the ROW line.
Bike share stations were also not under consideration during the previous approval. The
prominent gateway location of this project as an appropriate location for a bike share station is
consistent with current transportation goals.
The truncation was recommended by staff at both Wisconsin Ave/Battery Lane and Woodmont
Ave/Battery Lane intersections. The truncations would facilitate safe and adequate pedestrian
movement through the intersections associated with the building. The truncations would also retain
area which may accommodate future transportation uses, further benefiting the residents of this site
and the public in general. However, the applicant proposed an alternative design to set back the
building at the first and second floors with no alteration in the current property/ROW line. The
building setback will correspond with the same location that would otherwise have been dictated by
full truncation. This scenario would provide a clear area from the ground to approximately the third
floor, accommodating the future BRT, bike share facility and pedestrian circulation. Staff accepts this
approach in lieu of formal truncation.
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Other Public Facilities

The findings for adequate Public facilities still apply to the previous approval. However, a number of
changes have occurred in the availability of public facilities under the proposed plan. The original
plan approval for 200 units occurred in 2006, which was prior to the current APF requirements for
schools (effective in 2007). The previously approved units are still valid per Council resolution, and
are not subject to the schools test as part of the current amendments. The 200 units were already
captured in the pipeline of approved development which Montgomery County Public Schools
(MCPS) uses in estimating projected enrollment.
Since all three school levels in the Bethesda Chevy-Chase (BCC) cluster (elementary, middle and
high school) are currently operating above capacity, the additional students generated by the
amendment (an increase of up to 160 dwelling units) are not covered under the current APF.
Therefore, the development will be required to make a School Facility Payment for each unit
exceeding the previous approval.

Other public facilities and services such as police stations, firehouses, water and sewer service,
utilities and health services are available and will be adequate to serve the proposed development.
The application has been reviewed by the Montgomery County Fire and Rescue Service who have
determined that the Property has appropriate access for fire and rescue vehicles.

ENVIRONMENT
Environment
A Natural Resources Inventory/Forest Stand Delineation (NRI/FSD) #420053100 for the site was
approved on May 24, 2005. The urban site is located within the Bethesda Mainstem of Lower Rock
Creek, a use I watershed1.
The site is not otherwise associated with any environmentally sensitive features such as forest areas,
stream buffers, wetlands, 100 year floodplains, steep slopes or significant trees. There were a number
of minor onsite trees and street trees in the vicinity, ranging from 3” to 18” diameter at breast height
(DBH). However the onsite trees and surrounding street trees have since been cleared as part of the
demolition activities which occurred under previous approvals in approximately 2009. A grove of
mature trees associated with the NIH property to the north is still present.
Forest Conservation
The Final Forest Conservation Plan (FFCP) # 820060360A approved on August 10, 2007 identified
an afforestation planting requirement of 0.24 acres (10,454square feet). The planting requirement was
1

Use I:

WATER CONTACT RECREATION & PROTECTION OF AQUATIC LIFE
Waters that are suitable for: water contact sports: play and leisure time activities where the human body may come in
direct contact with the surface water; fishing; the growth and propagation of fish (other than trout); other aquatic life,
and wildlife; agricultural water supply and industrial water supply .
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satisfied per plan, by a $9,409 fee-in-lieu payment which was received on August16, 2007. The
forest conservation plan was originally approved by the Planning Board before the effective date of
variance requirements. Therefore no forest conservation variance is required for the onsite activity
within the critical root zones (CRZ’s) of the offsite trees associated with the NIH campus.
Stormwater Management
The site has a new Stormwater Management Concept Plan approved on February 17, 2012 by the
Department of Permitting Services (DPS). The approved concept proposes to meet required
stormwater management goals by the use of green roofs (30% minimum), micro biofiltration, and a
waiver of quantity control. Planning Department Staff and DPS Staff requested the applicant to
consider increasing the green roof area beyond the 30 percent proposed. The applicant has indicated
that they will evaluate whether the green roof area can be increased at the time of final roof design.
Noise
Previous plan approvals included conditions to appropriately mitigate the noise levels to acceptable
levels for the residents and occupants of the site. The current design further encloses the public space
and should therefore help in buffering the public plaza from noises associated with surrounding
streets. The applicant will take the appropriate measures for complying with noise migration
requirements. The necessary conditions of approval to satisfy the requirements are included following
section of this report.

PRELIMINARY PLAN RECOMMENDATION AND CONDITIONS
The following conditions of approval supersede the previous conditions of approval for preliminary
plan No. 12006040A in their entirety:
1)

Approval under this Preliminary Plan is limited to a maximum of 360 high-rise, multifamily residential units, including a minimum of 12.5% moderately priced dwelling units
(MPDUs), and up to 55,000 square feet of retail.

2)

The Applicant must show on the plan the following rights-of-way along property frontage
consistent with the 1994 Approved and Adopted Bethesda CBD Sector Plan:
a. Wisconsin Avenue – minimum of 52 feet from the roadway right-of-way centerline or
104 feet from the opposite roadway right-of-way line.
b. Woodmont Avenue – minimum of 40 feet from the roadway right-of-way centerline or
80 feet from the roadway right-of-way line.
c. Battery Lane – minimum of 35 feet from the roadway right-of-way centerline or 70
feet from the roadway right-of-way line.

3)

The Applicant must set back the building within the southwest corner of the site at
Woodmont Avenue and Battery Lane intersection and within the southeast corner of the
property at Wisconsin Avenue and Battery Lane intersection to the locations which would
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be dictated by full truncation. In lieu of truncation first and second floors of the building
must not project into the setback area.
4)

The Applicant, to satisfy the PAMR requirement of the APF test of mitigating 53 peakhour trips, must enter into a binding Trip Reduction Agreement (“Agreement”) with the
Planning Board and Montgomery County Department of Transportation (MCDOT). The
Applicant must execute the Agreement and record the Agreement in the Land Records for
Montgomery County prior to the release of a building permit associated with any
development on the site, exclusive of the sheeting and shoring permit.

5)

The Applicant must enter into a Traffic Mitigation Agreement (“TMAg”) with the
Planning Board and MCDOT to participate in the Bethesda Transportation Management
District (TMD) and must execute the TMAg prior to the release of any building permit for
development on the site. The TMAg must include trip mitigation measures recommended
by MCDOT.

6)

The Applicant, as part of the TMAg or separately, must coordinate with MCDOT to
accommodate an area for a future bikeshare station on the site, or within the county rightof-way, preferably with orientation towards Woodmont Avenue. The location of the
bikeshare station and execution of any access/maintenance easement agreement that may
be required with MCDOT for the proposed bikeshare station must be finalized prior to the
release of any building permit for development on the site.

7)

The Applicant must comply with the conditions of the MCDOT letters dated April 23,
2012 regarding preliminary plan review and traffic impact study review. These conditions
may be amended by MCDOT, provided the amendments do not conflict with other
conditions of the preliminary plan approval.

8)

The Applicant must align the handicap ramps with the pedestrian crossings across the
streets.

9)

The Applicant must comply with the conditions of the MCDPS stormwater management
approval dated February 17, 2012. These conditions may be amended by MCDPS,
provided the amendments do not conflict with other conditions of the Preliminary Plan
approval.

10)

Prior to approval of the certified site plan, the Applicant must submit a revised noise
analysis prepared by an engineer specializing in acoustics that addresses details and
locations of noise mitigation techniques to appropriately attenuate noise levels for the
affected dwelling units and areas of common outdoor activity in the public plaza.

11)

No clearing or grading prior to certified site plan approval, except as may be necessary for
the undergrounding of utilities in advance of the onsite work.

12)

Final approval of the number and location of buildings, dwelling units, on-site parking,
site circulation, and sidewalks, will be determined at site plan.

13)

Final number of MPDU’s as per condition #1 above to be determined at the time of
certified site plan.
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14)

Applicant must comply with the conditions of the DHCA letter dated April 13, 2012
unless amended.

15)

The Adequate Public Facility (APF) review for the preliminary plan for 360 residential
dwelling units, and up to 55,000 square feet of retail use will remain valid for eighty-five
(85) months from the date of mailing of the Planning Board Resolution.

SECTION 4: SITE PLAN REVIEW
FINDINGS
1. The site plan conforms to all non-illustrative elements of a development plan or diagrammatic
plan, and all binding elements of a schematic development plan, certified by the Hearing
Examiner under Section 59-D-1.64, or is consistent with an approved project plan for the
optional method of development, if required, unless the Planning Board expressly modifies
any element of the project plan.
The Site Plan complies with project plan amendment 92006006A, with respect to density,
height, land use and public use space.
2. The site plan meets all of the requirements of the zone in which it is located, and where
applicable conforms to an urban renewal plan approved under Chapter 56.
The proposed use is allowed in the CBD-1 Zone and the site plan fulfills the purposes of the
zone by providing a retail component along with a housing component.
As the project data table on page 15 indicates, the site plan meets all of the development
standards of the zone. With respect to building height, setbacks, and density the proposed
development is under all the maximum standards allowed. With respect to public use space,
the proposed development provides 22 percent of the net lot area, which is a 2 percent
increase above the minimum 20 percent requirement. The total public use and amenity space
comes to 48 percent and includes on-site community areas, streetscape, and an integrated art
program.
3. The locations of buildings and structures, open spaces, landscaping, recreation facilities, and
pedestrian and vehicular circulation systems are adequate, safe, and efficient.
The buildings and structures of the proposed development are located to hold the street edge,
which is appropriate for the character envisioned by the Master Plan. The U-shaped building
provides for a central spine linking the NIH open space to the north to the public plaza area at
the intersection of Wisconsin Avenue and Battery Lane. The intersection of these two areas is
activated by the mezzanine level entrance to the grocery store. Outdoor seating will further
activate the space. The primary entrance to the grocery store is located at the Battery Lane
and Woodmont Avenue intersection and the primary residential lobby area is located near the
intersection of Battery Lane and Wisconsin Avenue. The breezeway connector provides for a
break in the overall massing of the building with glass facades on the eastern perimeter of the
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breezeway. The locations of the buildings and structures are found to be adequate and
efficient, while meeting the aesthetic concerns of the area, and do not pose any safety
concerns on the site.
The open space that is provided is centrally located, originating from the intersection of
Wisconsin Avenue and Battery Lane as a hardscaped plaza to a passive opening at the
northern edge of the property with NIH. The open space is landscaped to provide a subtle
buffer for the ground floor units while creating a welcoming atmosphere for the public with
artistic expressions, water features, outdoor seating and varying paving patterns. Landscaping
is integrated into the stormwater management facilities for the site. Street trees and lighting
are provided along all street frontages to enhance the pedestrian environment and will be in
conformance with the Bethesda CBD streetscape standards. Kent Bloomer has been chosen
as the artist to provide sculptural lighting, artistic panels on the building facades and an art
piece to complement the panels. Other pieces of art will be provided on plinths throughout
the plaza area to accent the space. In addition to the outdoor seating areas and public use
space, recreation facilities have been provided within the building to serve the residents. The
open spaces, landscaping, and site details adequately and efficiently address the needs of the
proposed use and the recommendations of the Master Plan, while providing a safe and
comfortable environment.
Pedestrian access from adjacent sidewalks adequately and efficiently integrates this site into
the surrounding area. Additional pedestrian access is provided from the intersection of
Battery Lane and Woodmont Avenue for the primary entrance to the grocery store, which also
provides a third entry in the public space from the mezzanine level. Vehicular circulation to
the below grade parking structure is provided from Woodmont Avenue and from Battery
Lane. The vehicular circulation design efficiently directs traffic into and through the site with
minimal impacts to pedestrian circulation. As designed, the paved area for both pedestrians
and vehicles reduces imperviousness on site from the existing conditions and is set as far from
protected trees as possible. This balance of design with the site, the recommendations of the
Master Plan, and the needs of the use is an efficient and adequate means to provide a safe
atmosphere for pedestrians, cyclists, and vehicles.
Each structure and use is compatible with other uses and other site plans and with existing and
proposed adjacent development. The proposed 9-story mixed-use building is compatible with
the adjacent and confronting uses as well as pending plans to the south and west. The
additional residential density and grocery compliment the density at the edge of the CBD.
The building provides a transition from lower densities to the north and east to the greater
density of the Bethesda CBD core.
The structure itself is in scale with the nearby buildings and is located such that it will not
adversely impact existing or proposed adjacent uses.
4. The site plan meets all applicable requirements of Chapter 22A regarding forest conservation,
Chapter 19 regarding water resource protection, and any other applicable law.
The site has a new Stormwater Management Concept Plan approved on February 17, 2012 by
the Department of Permitting Services (DPS). The approved concept proposes to meet
required stormwater management goals by the use of green roofs (30% minimum), micro
biofiltration, and a waiver of quantity control. Planning Department Staff and DPS Staff
requested the applicant to consider increasing the green roof area beyond the 30 percent
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proposed. The applicant has indicated that they will evaluate whether the green roof area can
be increased at the time of final roof design.
The proposed amendments to the Site Plan are consistent with the amended Project Plan, as
well as the requirements of the CBD-1 zone, and remain compatible with the existing and
proposed development adjacent to the site. The proposed elements of the site design,
including all buildings and structures, open spaces, landscaping, recreation facilities, and
pedestrian and vehicular circulation systems, remain more than adequate, safe, and efficient.
The amended site plan satisfies Forest Conservation, water quality, and other applicable
regulatory requirements.
SITE PLAN RECOMMENDATION AND CONDITIONS
The proposed modifications to the site plan significantly increase the number of dwelling units and
improve the overall design character of the development in relation to the original approval and the
site remains compatible with existing and proposed development adjacent to the site. Staff
recommends approval of Site Plan 82006030B, 8300 Wisconsin Avenue (AKA Trillium), for the
amendments delineated above. All site development elements shown on the site and landscape plans
stamped “Received” by the M-NCPPC on April 2, are required except as modified by the following
conditions:
1. Project Plan Conformance
The proposed development must comply with the conditions of approval for Project Plan
92006006A.
2. Preliminary Plan Conformance
The proposed development must comply with the conditions of approval for preliminary plan
12006040A unless amended. This includes but is not limited to all references to density,
rights-of-way, dedications, easements, transportation conditions, DPWT conditions, and DPS
stormwater conditions.
3. Public Art
a. The Applicant must install the public art concept designed by artist Kent Bloomer, as
presented to the Planning Department’s Art Review Panel on April 10, 2012, and
illustrated in the Certified Site Plan. The final location, quantity, design and function of
the artwork will be provided on the certified site plan. At a minimum, the art program by
Kent Bloomer will consist of the following elements:
1) Facade treatments on the north side of the breezeway, north side of the building
adjacent to the NIH property and wrapping around on a portion of the facade on
Wisconsin Avenue;
2) Sculptural light features within the public use space and adjacent to the NIH boundary;
3) Artwork on the breezeway and on the plinth in the public plaza near the breezeway.
b. The extent of artwork that is provided on the individual plinths within the public use space
will be presented to the Art Review Panel and illustrated in the Certified Site Plan. This
artwork can be designed by other artists and must be complimentary to the other artwork
on the building facades and around the site.
c. Final details of the art concept must be presented to the Art Review Panel and approved
by Area 1 staff before Certified Site Plan.
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4. LEED Certification
The Applicant must achieve a LEED (Leadership in Energy and Environmental Design)
Certified Rating Certification at a minimum. The Applicant must make good faith efforts to
achieve a LEED Silver rating. Before the issuance of any use and occupancy certificate, the
Applicant must inform M-NCPPC staff of the LEED Certification Level for which they are
applying. If this level is less than a Silver rating, before the issuance of the final use and
occupancy certificate the Applicant must provide to staff a written report for public record
purposes only from the Applicant’s LEED consultant analyzing the feasibility of achieving a
LEED-Silver rating, to include an affidavit from a LEED-Accredited Professional identifying
the minimum additional improvements required to achieve the LEED Silver rating, including
their associated extra cost. Submission of this report constitutes compliance with this
condition.

5. Moderately Priced Dwelling Units (MPDUs)
a. The proposed development must provide 12.5 percent of the total number of dwelling
units (up to 45 with the maximum 360 du) on-site as MPDUs, in accordance with Chapter
25A of the Montgomery County Code.
b. The Applicant must comply with all conditions of The Department of Housing and
Community Affairs (DHCA’s”) letter dated April 13, 2012 unless amended
c. The Applicant must execute an Agreement to Build with the DHCA prior to the release of
the first residential building permit.

6. Architecture
a. By Certified Site Plan, the Applicant must revise for M-NCPPC Area 1 staff approval the
north building elevations to provide a more pronounced building-scale architectural
gateway feature, particularly at the corner of the buildings on Wisconsin Avenue and
Woodmont Avenue.
b. The minimum clear distance between the exterior finish grade of the breezeway and the
underside of the building above must be 17 feet 2 inches.
c. Except as described above, the exterior architectural character, proportion, materials, and
articulation must be substantially similar to the schematic elevations shown on sheets
A.01, through A.10 of the submitted architectural drawings, as determined by M-NCPPC
Area 1 staff at time of Building Permit.
7. Noise Analysis and Mitigation
Prior to approval of the certified site plan, the applicant must submit a revised noise analysis
prepared by an engineer specializing in acoustics that addresses (to the satisfaction of staff)
the following:
a. Details for and location of noise mitigation techniques to attenuate current noise levels to
no more than 65 dBA Ldn for areas of common outdoor activity in the public plaza.
b. Specifications for the design of the building shells for all residential dwelling units being
constructed within the projected 65 dBA Ldn noise contour to attenuate projected exterior
noise levels to an interior level not to exceed 45 dBA Ldn.
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c. The builder must provide a signed commitment at time of certified site plan to construct
the impacted units in accord with the acoustical design specifications. Any changes to the
building shell construction that may affect acoustical performance after issuance of
building permit must be approved by an engineer specializing in acoustics prior to their
implementation, to ensure the attenuation requirements will be met.
d. The builder must provide certification from an engineer specializing in acoustics that
interior noise levels do not exceed 45 dBA Ldn. Certification to occur after construction is
complete, and before occupancy.
8. Stormwater Management
The proposed development is subject to Stormwater Management Concept approval
conditions dated February 17, 2012 unless amended and approved by the Montgomery County
Department of Permitting Services.
9. Public Use and Amenity Space
a. The Applicant must provide a minimum of 48 percent of the net lot area as on and off-site
public use and amenity space.
b. The Public Use Space must be accessible and open to the public.
10. Recreation Facilities
a. The Applicant shall meet the square footage requirements for all of the applicable
proposed recreational elements and demonstrate that each element is in conformance with
the approved M-NCPPC Recreation Guidelines.
b. The Applicant shall provide the following onsite recreation facilities: swimming pool,
pedestrian system, indoor community space and an indoor fitness facility.
11. Maintenance of Public Amenities
a. The Applicant is responsible for maintaining all publicly accessible amenities including,
but not limited to, landscape, art, water features, and seating areas.
b. The Applicant shall coordinate with Area 1 Staff to develop an enforceable maintenance
program regarding the upkeep of lighting, artwork, sculptures and water features.
12. Landscape Surety
The Applicant shall provide a surety (letter of credit, performance bond) in accordance with
Section 59-D-3.5(d) of the Montgomery County Zoning Ordinance with the following
provisions:
a. The amount of the surety shall include plant material, on-site lighting, recreational
facilities, and site furniture within the relevant portion of development. Surety to be
posted prior to issuance of first building permit of development and shall be tied to the
development program, exclusive of the sheeting and shoring permit.
b. Provide a cost estimate of the materials and facilities, which will establish the initial bond
amount.
c. Completion of plantings to be followed by inspection and bond reduction. Inspection
approval starts the 1 year maintenance period and bond release occurs at the expiration of
the one year maintenance period.
d. Provide a screening/landscape amenities agreement that outlines the responsibilities of the
respective parties and incorporates the cost estimate. Agreement to be executed prior to
issuance of the first building permit, excluding the sheeting and shoring permit.
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13. Development Program
The Applicant must construct the proposed development in accordance with a development
program that will be reviewed and approved prior to the approval of the Certified Site Plan.
The development program must include the following items in its phasing schedule:
a. Street lamps and sidewalks must be installed within six months after street construction is
completed. Street tree planting may wait until the next growing season.
b. On-site amenities including, but not limited to art work, sidewalks, benches, trash
receptacles, and bicycle facilities must be installed prior to release of the final building
occupancy permit for the residential permit.
c. Clearing and grading must correspond to the construction phasing to minimize soil erosion
and must not occur prior to approval of the Final Forest Conservation Plan, Sediment
Control Plan, and M-NCPPC inspection and approval of all tree-save areas and protection
devices.
d. The development program must provide phasing for installation of on-site landscaping and
lighting.
e. Recreation facilities, including the swimming pool, seating areas, and community room
must be completed prior to issuance of the final use and occupancy permit.
f. The development program must provide phasing of dedications, stormwater management,
sediment and erosion control, afforestation, trip mitigation, and other features.
14. Certified Site Plan
Prior to approval of the Certified Site Plan the following revisions must be made and/or
information provided subject to Staff review and approval:
a. Include the stormwater management concept approval, development program, inspection
schedule, and site plan resolution on the approval or cover sheet.
b. Modify data table to reflect development standards enumerated in the staff report.
c. The parking calculations, bike racks, and recreational amenities shall be re-evaluated to
ensure the provisions are appropriate relative to the final unit types and quantities.
d. Ensure consistency of all tables, details and layout between site plan, landscape plan and
architectural plans.
e. Additional architectural or landscape details, as necessary.
f. Provide details of the art work.
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Appendix A: Prior Resolutions
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MCPBNo-07-35
SitePlanNo,82006036A
ProiectName: 8400WisconsinAvenue
HearingDate:MaY10,2007
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RESOLUTION
CountyCode Divislon59-D-3'the
WHEREAS,pursuantto Montgomery
Montgomerycounty PlanningBoard("PlanningBoard")is requiredto review
to approvedsiteplans;and
amendments
WHEREAS,on December14,2006,Crimson8400Bethesda,LLC
site PlanNo.
designated
application
fileda siteplanamendment
('Appticant"),
for approvalof the followingmodifications:
("emendment')
AZ0OOO36n
1. Correctthe typoin the datatablefor buildingsetbacks.
2. Reducethe numberof parkingspacesfrom378to 373'
:
Thedatatableon the certifiedsite Planmustreffectthefollowingrevision
ZoningOrdinance Approvedon Proposed for Site
PIan
Amendment
SitePlan
DeveloPment
8
2
0
0
6
0
3
6
0
820060364
Standard
Setbacks(ft.)
WisconsinAve

0 feet

4 feet from 3 feet from Property
Propertyline; line,20 feet fromcurb
20 feetfrom
curD

373
378
Parking
'Baseduponunitmix. Siteis withinthe parkinglot districtand is not requiredto provide
parkingspaces

WHEREAS,followingreviewand analysisof the Amendmentby Planning
Board staff (staff") and the staffs of other applicablegovemmental_agencies,
staff issueda memorandumto the PlanningBoarddated Apnl2l , 2oa7 settinq
forth its analysis and recommendationfor approvalof the Amendment("staff
Report'):and
n -- " J
O
l, C .
D*."r(

L'

I#NCPPC Ottce ot Gerxral Gorgtod

MCPBNo.07-35
SitePlanNo.82006036A
ProjectName:8400WisconsinAvenue
HearingDate:May10,2007
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WHEREAS,on May 10, 2007, Staff presentedthe Amendmentto the
and
PlanningBoardas a consentitemfor its reviewandaction(the"Hearing');
to the relevant
BE lT RESOLVED
THAT,pursuant
NOW,THEREFORE,
provisionsof Montgomery
CountyCodeChapter59, the PlanningBoardhereby
and analysisset forthin the StaffReportand
adoptsthe Staff'srecommendation
herebyapprovesSitePlanNo.820060364;and
BE lT FURTHERRESOLVED,that this Resolutionincorporatesby
referenceall evidence of record, includingmaps, drawings,memoranda,
and otherinformation;
and
correspondence,
that this site planshallremainvalidas
BE lT FURTHERRESOLVED,
providedin Montgomery
CountyCode$ 59-D-3,8;and

of

rdfilfrHERol,i3'."iYff;
ilfi.?
iiiil:,",ff:':,",1JH"H:liJ
i:'":lT:l,J:
record);and

BE lT FURTHERRESOLVED,
thatany partyauthorized
by lawto take an
administrative
appealmustinitiatesuchan appealwithinthirtydaysof the dateof
withthe procedural
this writtenopinion,consistent
rulesfor the judicialreviewof
agencydecisionsin CircuitCourt(Rule7-203,MarylandRules).
administrative
At its regularmeeting,heldon ThursdayMay 10,2007, in SilverSpring,
the Montgomery
CountyPlanningBoardof the Maryland-National
Maryland,
ADOPTEDthe aboveResolution,
CapitalParkand PlanningCommission
on
motionof Commissioner
Robinson,
secondedby Commissioner
Bryant,withVice
ChairPerdue,and Commissioners
Bryant,Wellington,
and Robinsonpresentand
votingin favor.ChairmanHansonwastemporarily
absent.This Resolution
the
final
decision
of
the
Planning
Board,
and memorializes
the
constitutes
Board'sfindingsof factandconclusions
of lawfor SitePlanNo.82006036A,
8400WisconsinAvenue.

CountyPlanningBoard

Appendix B: Agency Letters

From: Farhadi, Sam [mailto:Sam.Farhadi@montgomerycountymd.gov]
Sent: Monday, April 16, 2012 8:50 AM
To: Fuster, Marco
Cc: Dlhopolsky, Heather - HXD; Meredith Byer, RLA
Subject: RE: 8300 Wisconsin Avenue
Hi Marco,
Aside from our comments for the original site plans, the only other comment I have is to align the
handicap ramps with the pedestrian crossings across the streets. If you think it can not be
addressed now, it can be a condition of the certified site plan.
Sam
-----Original Message----From: Meredith Byer, RLA [mailto:Byer@vika.com]
Sent: Friday, April 13, 2012 5:24 PM
To: Farhadi, Sam
Cc: Dlhopolsky, Heather - HXD
Subject: 8300 Wisconsin Avenue

Hi Sam,
We spoke last week about the package that Atiq forwarded you on 8300 Wisconsin. You
had commented that you were still not happy with how the handicap ramps were
shown at Woodmont Avenue and Wisconsin and that we should follow the SHA
standard to provide ramps that were in line with the orientation of the crosswalks. We
are looking into how we can accomplish this at this corner. My assumption of that
conversation is that this would become a condition of approval. Please let me know if
there is anything else you need from us in order to finalize your letter to park and
planning. Thanks

Meredith
Meredith Byer, RLA
Associate

Ranked in The Washington Business Journal as one of the Top 25 Engineering
Firms
VIKA Inc.
20251 Century Boulevard
Suite 400
Germantown, MD 20874
301.916.4100
301.916.2262 (Fax)
Byer@vika.com
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