
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 Staff recommends approval of Preliminary Plan Amendment 12008005A.  
 Staff recommends approval of Site Plan Amendment 82008003A. 
 The application includes Lots 24, 25, 26, and 27, within Block 13 of the Edgemoor Subdivision of 

Bethesda. 
 Lot 26 and the previous right-of-way dedications attributable to Lots 24, 25, and 26 were previously 

approved for reclassification from the R-60 zone to the TS-R zone in Local Map Amendment G-954 
on September 10, 2013. 

 Proposed Amendments follow approval of Development Plan Amendment (DPA) 13-01, approved by 
the County Council on September 10, 2013. 
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 Request: Preliminary and Site Plan Amendments 

to consolidate 4 lots into 1 lot to accommodate a 
118,352 square foot seven-story building 
containing a maximum of 120 units, including 
15% MPDUs.    

 The previously approved Preliminary and Site 
Plans proposed a six-story building with 48 
residential units, including 12.5% MPDUs.   
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 Filing Date: January 24, 2014 
 
 
 Applicant:  4831 West Lane, LLC  
  
 Filing Date: November 2, 2012 
 
 
 

 

 

Description 

Completed: 8/27/14 

 

 

 

Elza.Hisel-McCoy
My Initials

Robert.Kronenberg
New Stamp

dominique.neam
Text Box
5



 

 

Page 2 

 

  

TABLE OF CONTENTS 

 

SECTION 1:  CONDITIONS OF APPROVAL   3 

 
Preliminary Plan Amendment Recommendation and Conditions  3 
Site Plan Amendment Recommendation and Conditions   4 
 
 
SECTION 2:  CONTEXT & PROPOSAL     
 

  Site Description        7 
Vicinity        7 
Site Analysis        10 

Project Description       10 
Previous approvals       10 
Proposal        10 

Community Outreach       13 
 
 
SECTION 3: PRELIMINARY PLAN AMENDMENT  14 

 
Analysis and Findings       14 

 
 
  SECTION 4:  SITE PLAN AMENDMENT    22 
 

Analysis and Findings       22 
 
 

APPENDICES        32 
 

ILLUSTRATIONS & TABLES 
 

Vicinity Map        8 
Zoning Map        9 
Building renderings       11-12 
Building elevations       12-13 
Preliminary Plan       14 
Site Layout        16 
Site Plan        22 
Site Plan Data Table       26 
Public Use Space       27 
Building Fenestration       28 
Ground Level landscaping      29 
Recreation Calculations Table      30 
Building Materials       31-32 



 

 

Page 3 

 

  

SECTION 1: CONDITIONS OF APPROVAL 
 
 

PRELIMINARY PLAN AMENDMENT RECOMMENDATION AND CONDITIONS 

Staff recommends approval of Preliminary Plan Amendment 12008005A, 4831 West Lane.  All previous 
conditions of approval associated with application 120080050, Holladay at Edgemoor, are superseded 
by the following conditions: 
 

1) All conditions imposed by the approval of Preliminary Plan No. 120080050 in Planning Board 
Resolution 08-79 dated July 21, 2008, are superseded by the conditions contained herein. 

2) This Preliminary Plan is limited to a maximum of 118,352 square feet of multi-family 
residential uses, consisting of no more than 120 multi-family dwelling units (including a 
minimum of 15% MPDUs). 

3) The Planning Board has accepted the recommendations of the Montgomery County 
Department of Transportation (“MCDOT”) in its letter dated May 30, 2014, and hereby 
incorporates them as conditions of the Preliminary Plan approval.  Therefore, the Applicant 
must comply with each of the recommendations as set forth in the letter, which may be 
amended by MCDOT provided that the Amendments do not conflict with other conditions of 
the Preliminary Plan approval. 

4) Prior to recordation of plat(s), the Applicant must satisfy the provisions for access and 
improvements as required by MCDOT. 

5) The Planning Board has accepted the recommendations of the Montgomery County 
Department of Permitting Service (“MCDPS”) – Water Resources Section in its stormwater 
management concept letter dated March 20, 2014, and hereby incorporates them as 
conditions of the Preliminary Plan approval.  Therefore, the Applicant must comply with 
each of the recommendations as set forth in the letter, which may be amended by MCDPS – 
Water Resources Section provided that the Amendments do not conflict with other 
conditions of the Preliminary Plan approval. 

6) The Applicant must enter into a Traffic Mitigation Agreement (TMAg) with the Planning 
Board and MCDOT to participate in the Bethesda Transportation Management District and 
must execute the TMAg prior to approval of the Certified Site Plan.  The TMAg must include 
trip mitigation measures recommended by MCDOT. 

7) The certified Preliminary Plan must contain the following note:  
Unless specifically noted on this plan drawing or in the Planning Board conditions of 
approval, the building footprints, building heights, on-site parking, site circulation, and 
sidewalks shown on the Preliminary Plan are illustrative.  The final locations of buildings, 
structures and hardscape will be determined at the time of Site Plan approval.  Please refer 
to the zoning data table for development standards such as setbacks, building restriction 
lines, building height, and lot coverage for each lot.  Other limitations for site development 
may also be included in the conditions of the Planning Board’s approval. 

8) The record plat must show necessary easements. 
9) The final number of MPDUs as per condition #2 above will be determined at the time of Site 

Plan approval. 
10) The Planning Board has accepted the recommendations of the Montgomery County 

Department of Housing and Community Affairs (“MCDHCA”) in its letter dated June 2, 2014, 
and hereby incorporates them as conditions of the Preliminary Plan approval.  Therefore, 
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the Applicant must comply with each of the recommendations as set forth in the letter, 
which may be amended by MCDHCA provided that the Amendments do not conflict with 
other conditions of the Preliminary Plan approval. 

11) No clearing, grading or recording of plats prior to certified Site Plan approval. 
12) The Applicant must dedicate and show on the record plat(s) the following dedications:  

a. Montgomery Lane: an additional 1.0 foot dedication along the Subject Property frontage 
to achieve an ultimate right-of-way of 26 feet from the existing right-of-way centerline; 

b. West Lane: an additional 2.5 foot dedication along the Subject Property frontage to 
achieve an ultimate right-of-way of25 feet from the existing right-of-way centerline.  

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

14) The Adequate Public Facility (APF) review for the Preliminary Plan will remain valid for 
eighty-five (85) months from the date of mailing of the Planning Board resolution. 

15) Prior to approval of the Certified Site Plan, an ISA certified arborist must prepare a revised 
tree save plan (subject to Staff approval) with detailed and specific tree save measures for 
any offsite tree that has disturbance to more than 1/3 of its critical root zone (CRZ).  

16) The Applicant must offer affected adjacent property owner(s) that border the application 
site on the west and north to remove and replace offsite trees that cannot be adequately 
protected. Any replacement tree planting must have a minimum two year warranty. 
 

 
SITE PLAN AMENDMENT RECOMMENDATION AND CONDITIONS 
 
Staff recommends approval of Site Plan Amendment 82008003A, 4831 West Lane.  All previous 
conditions of approval associated with application 820080030, Holladay at Edgemoor, are superseded 
by the following conditions: 
 
Conformance with Previous Approvals  

1) All conditions imposed by the approval of Site Plan No. 820080030 in Planning Board 
Resolution 08-74 dated July 22, 2008, are superseded by the conditions contained herein. 

2) Development Plan Conformance 
The proposed development must comply with the binding elements of the Development 
Plan DPA 13-01. 

3) Preliminary Plan Conformance 
The proposed development must comply with Preliminary Plan Amendment No. 
12008005A, including any Amendments approved by the Planning Board. 

 
Environment 

4) Noise Attenuation 
a. Prior to issuance of building permits for affected units, the Applicant must 

provide Staff with certification from an engineer that specializes in acoustical 
treatment that the building shell for residential units affected by exterior noise 
levels above 65 dBA, Ldn, will attenuate the projected exterior noise levels to an 
interior level not to exceed 45 dBA, Ldn, as identified in noise analysis reports.  

b. Prior to issuance of Use and Occupancy Certificates for affected units, the 
Applicant must provide Staff with certification from the builder that noise-
impacted units are constructed in accordance with recommendations of an 
engineer who specializes in acoustical treatment. 
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5) Stormwater Management 
The Planning Board has accepted the recommendations of the Montgomery County 
Department of Permitting Service (MCDPS) – Water Resources Section in its stormwater 
management concept letter dated March 20, 2014, and hereby incorporates them as 
conditions of the Site Plan approval.   The Applicant must comply with each of the 
recommendations as set forth in the letter, which may be amended by MCDPS – Water 
Resources Section provided that the Amendments do not conflict with other conditions of 
the Site Plan approval. 

 
Parks, Open Space, and Recreation 

6) Recreation Facilities 
a. The Applicant must meet the square footage requirements for all of the applicable 

recreational elements and demonstrate on the Certified Site Plan that each element is in 
conformance with the approved Montgomery County Planning Board Recreation Guidelines. 

b. The Applicant must provide the following minimum recreation facilities for this phase: 
i. 3 Picnic/Sitting Areas; 

ii. Indoor Fitness Facility;  
iii. Pedestrian System. 

7) Maintenance 
Maintenance of all on-site landscaping, lighting, hardscape, and site elements is the 
responsibility of the Applicant and subsequent owner(s). 

 
Transportation 

8) Pedestrian and Bicycle Facilities 
The Applicant must install short term public bicycle parking for six bikes (inverted “U” racks) 
along the site frontage. Exact locations of the racks to be determined at the time of Certified 
Site Plan. 

 
Density and Housing 

9) Moderately Priced Dwelling Units (MPDUs) 
a. The Applicant must provide a minimum of 15 percent MPDUs in accordance with an 

Agreement-to-Build with the Department of Housing and Community Affairs (DHCA). 
b. The Agreement-to-Build shall be executed prior to the release of any building permits. 

 
Site Plan 

10)  Building Height 
 The maximum height for the multi-family building is 70 feet, as measured from….   

11) Architecture 
The final exterior architectural character, proportion, materials, and articulation must be 
substantially similar to the schematic elevations shown on the submitted architectural 
drawings, dated May 7, 2014, as determined by Staff. 

12) On-Site Lighting 
The lighting distribution and photometric plan with summary report and tabulations must 
conform to IESNA standards for residential development. 

13) Financial Security and Agreement 
Prior to issuance of the first building permit, the Applicant must enter into a Site Plan Surety 
& Maintenance Agreement with the Planning Board in a form approved by the Office of 
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General Counsel that outlines the responsibilities of the Applicant; the Applicant must 
provide a performance bond(s) or other form of financial surety in accordance with Section 
59-D-3.5(d) of the Montgomery County Zoning Ordinance with the following provisions: 
a. A cost estimate of the materials and facilities, which, upon Staff approval, will establish 

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

recreational facilities, site furniture and related landscape improvements.   
c. Bond/surety shall be tied to the development program, and completion of plantings and 

installation of particular materials and facilities covered by the surety for each phase of 
development will be followed by inspection and reduction of the surety. 

14) Certified Site Plan 
Prior to approval of the Certified Site Plan, the Applicant must make the following revisions 
and/or provide information for Staff review and approval:  
a. Include the Recreation Calculations on the cover sheet; 
b. Include the Forest Conservation exemption, stormwater management concept approval, 

development program, inspection schedule, and the Planning Board Resolution 
approving this Site Plan after the cover sheet;  

c. Remove unnecessary sheets as identified by Staff;   
d. Make corrections and clarifications to details, calculations, recreation facilities, labeling, 

data tables, and schedules as needed and consistent with the Staff Report; 
e. Coordinate with Staff regarding necessary revisions to the Landscape Plans and Lighting 

Plans to address minor revisions to the notes, details and final locations of landscape 
elements. The minor changes must be approved by Staff and reflected on the Certified 
Site Plan. 
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SECTION 2:  CONTEXT AND PROPOSAL 

 
SITE DESCRIPTION 

Vicinity 
 
The application includes Lots 24, 25, 26, and 27 located at the northwest quadrant of the intersection of 
Montgomery Lane and West Lane, approximately 200 feet east of Arlington Road and approximately 
400 feet west of Woodmont Avenue, in Downtown Bethesda.  The site is zoned Transit Station 
Residential (TS-R).  Presently, the site is developed with one-family detached homes used for 
commercial purposes.   
 
The area surrounding Lots 24, 25, 26, and 27 includes a mix of primarily residential and some 
commercial uses.  To the west along Montgomery Lane are one-and-a-half to two-story one-family 
homes, currently operating as offices, that were rezoned from R-60 to TS-R under applications G-779 
and G-865 for the eventual construction of a 46-foot high multi-family residential building containing 11 
dwelling units.  Northwest of the site, along Arlington Road and Edgemoor Lane, is the Villages of 
Bethesda townhouse community, consisting of 21 dwelling units with a partially below-grade parking 
garage to serve the units.  These units extend up to 42 feet in height.  Directly to the north is a partially 
below-grade parking structure for the adjacent Chase multi-family residential building that also provides 
an outdoor recreation area on the top of the structure for residents of the Chase.  The Chase is a 12-
story, 120-foot, multi-family building in the TS-R zone northeast of the site with access from Woodmont 
Avenue.   
 
Along West Lane there are two R-60-zoned properties improved with a one family detached dwelling 
unit.  The property directly to the east across West Lane was recently rezoned from the R-60 zone to the 
TS-R zone.  On July 11, 2013, the Planning Board approved Preliminary Plan #120130120 and Site Plan 
#820130150 for a 65-foot tall building (69 feet to the parapet) containing four residential units, a partial 
cellar, and eight garage parking spaces.  This site is currently under construction. 
 
Along Montgomery Lane to the east is property developed under the TS-R zone in accordance with LMA 
G-763 as a 10-story (100-foot height) multi-family building known as the Edgemoor.  Across 
Montgomery Lane to the south is the City Homes townhouse development in the TS-R zone.  City Homes 
consists of 29 dwelling units, developed in five rows that run perpendicular to Montgomery Lane.  These 
units are approximately 48 feet in height. 
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Figure 1: Vicinity Map 

 
 
 
 
 
 
 
 



 

 

Page 9 

 

  

Figure 2: Zoning Map 
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Site Analysis 
 
The overall site is generally flat, and has approximately 60 feet of frontage on Montgomery Lane and 
approximately 85 feet of frontage on West Lane.  Montgomery Lane is a mixed street with a pavement 
width of 20 feet.  West Lane is a tertiary residential street with a pavement width of 20 feet.  The 
Subject Property is located approximately 950 feet walking distance from the Bethesda Metro Station.  
The land area is located at the southern end of the Transit Station Residential District as delineated by 
the Bethesda CBD Sector Plan.   

 
PROJECT DESCRIPTION 

 
Previous Approvals 
 
Lots 24, 25, and 27 were first rezoned from the R-60 zone to the TS-R zone by Local Map Amendment G-
843, which was approved by the District Council on July 10, 2007 (#16-246).  G-843 rezoned these 
recorded lots but did not rezone previously dedicated right-of-way for West Lane from the R-60 zone to 
the TS-R zone.  The G-843 Development Plan included an L-shaped building that wrapped the adjacent 
Lot 26 that was not included in the project.  The Planning Board then approved a combined preliminary 
and Site Plan application (120080050 & 820080030) for the Holladay at Edgemoor Building on June 5, 
2008.  The project was subject to the Binding Elements of the Development Plan for Local Map 
Amendment G-843.  This proposed development created one lot out of existing Lots 24, 25, and 27, 
Block 13, for a 6-story multi-family building with 48 units, including 6 MPDUs.  Seventy-eight parking 
spaces were provided on the site below grade.  A certified Site Plan was also approved following 
Planning Board approval; however, building permits were never issued for the building.  In 2009, the 
current Applicant, 4831 West Lane, LLC, acquired lots 24, 25, and 27 as well as lot 26.   
 
By filing a Local Map Amendment Application, the Applicant requested to rezone Lot 26 and previous 
right-of-way dedications attributable to Lots 24, 25, and 26, from the R-60 zone to the TS-R zone.  This 
rezoning allowed for a contiguous gross tract area of 38,804 square feet available for redevelopment 
under the TS-R zoning requirements.  The Development Plan Amendment application associated with 
the rezoning application, DPA 13-01, was filed concurrently to permit a larger building than was 
previously approved under the original development plan.  Such a building is feasible with a larger, more 
rectangular site.  The DPA application proposed to redesign the building to incorporate additional units 
and increase the overall density.  The Montgomery County Planning Board recommended approval of 
the DPA to the Hearing Examiner on December 20, 2012, and again on March 7, 2013, after the 
Applicant submitted a revised proposal.  The Montgomery County Council approved LMA and DPA 13-01 
on September 10, 2013 with binding elements.  
 
Proposal 
 
The Applicant, 4831 West Lane LLC, submitted applications for a Preliminary Plan Amendment and Site 
Plan Amendment for the Property, increasing the scale of development from a six-story multifamily 
residential building with a maximum of 48 units to a seven-story multifamily residential building with a 
maximum of 120 units.  Whereas the original approval included only the minimum 12.5% MPDUs (6 
MPDUs), the proposed Amendments include 15% (18 MPDUs).  The height of the building is proposed to 
be 70 feet rather than the previously approved 65 feet.  Parking for the units is provided in garage 
spaces located on two levels below the building, accessed from West Lane. Loading will take place 
within a lay-by space along West Lane and a space inside the parking garage.  The proposed building will 
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have its pedestrian entrance at the corner of West Lane and Montgomery Lane.  Public pedestrian 
access will be provided via sidewalks along both Montgomery and West Lanes.  The public use space 
provided includes landscaping along the West Lane and Montgomery Lane building façades as well as a 
circular landscape element framed by a seating bench located at the corner of the site.  The seating area 
will act as an extension of the pedestrian realm from Montgomery Lane and West Lane. 
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Figure 3: Renderings of currently proposed residential building  
 
 

Figure 4: Montgomery Lane building facade 
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Figure 5: West Lane building facade 

 
 
 
 
COMMUNITY OUTREACH 
 
The Applicant has met all proper signage, noticing, and submission meeting requirements.  Staff was 
contacted by some community members regarding the Bethesda Downtown Plan, which is currently in 
progress as part of the M-NCPPC work program.  These citizens expressed that future recommendations 
for the TS-R district, particularly development on West Lane and Montgomery Lane, should be closely 
examined to ensure that height and overall density in this area is consistent with existing low-rise 
development.  Staff has not received any written correspondence on either of these applications as of 
the date of this report.  
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SECTION 3: PRELIMINARY PLAN AMENDMENT 

 
 
 

 

 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 5: Preliminary Plan 
 
 
ANALYSIS AND FINDINGS 
 
Conformance to the Master Plan 
 
The proposed subdivision substantially conforms to the recommendations adopted in the Bethesda CBD 
Sector Plan. The property is located in the Transit Station Residential (TS-R) District and the Plan 
recommends that development follow the recommendations and guidelines for that district, as well as 
the Sector Plan as a whole:  
 

The Plan recommends a minimum of 45 dwelling units per acre everywhere except 
Arlington Road, where there would not be a minimum density in order to allow 
townhouse development at lower densities. The Plan anticipates that some projects will 
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incorporate higher densities, and the full 2.5 FAR densities (about 100 dwelling units per 
acre) would be allowed. (p. 82) 

 
The original Preliminary and Site Plan applications included 48 multi-family dwelling units, which yielded 
73 dwelling units per acre. This range was within the Plan recommendation of 45 to 100 dwelling units 
per acre.  This Amendment seeks to increase the number of units to a maximum of 120 units. If 
approved for the construction of up to 120 units, the Amendments yield a density of 135 units per acre.   
 
Section 59-D-1.61(a)(1)(A) of the Zoning Ordinance, however, permits a development plan to exceed the 
dwelling units per acre or FAR limit recommended in a master or sector plan “to permit the construction 
of all MPDUs under Chapter 25A, including any bonus density units, on-site in zones with a maximum 
permitted density of more than 39 dwelling units per acre or a residential FAR more than 0.9…”  
Subsection (a)(1) further concludes that “the additional FAR and height allowed by this subsection is 
limited to the FAR and height necessary to accommodate the number of MPDUs built on site plus the 
number of bonus density units.”  This is the only scenario in which the Applicant could exceed the Sector 
Plan density recommendation.  
 
The property is proposed to be developed at a FAR of 3.05. The Plan recommends a FAR of 2.5, 
however, under this application a minimum of 15% MPDUs will be constructed on site. In return for the 
additional MPDUs, the Applicant is receiving a 22% residential density bonus allowed in the Zoning 
Ordinance, which results in an additional FAR of 0.55.   Therefore, the 3.05 FAR is allowable in this 
instance.   
 
The Sector Plan also recommends “a combination of private and public open space both within and 
outside the TS-R district to serve new residents. Open space within the TS-R neighborhood would be 
developed as  private recreational areas, possibly with both housing and private outdoor areas located 
above structured parking”(p. 82).   
 
The preliminary and Site Plan Amendments include active and passive recreation space for residents in a 
rear garden, common ground-level outdoor amenity areas, roof top amenity space, and indoor 
community rooms. Thirty-two percent of the site area includes active and passive recreation areas.  Ten 
percent of the net lot area of the site is proposed as public open space.  With the inclusion of lighting, 
landscaping, sidewalks, and street furniture, such features will create a usable public open space on 
Montgomery and West Lanes where it does not presently exist.   
 
The Sector Plan’s Urban Design guidelines applicable to this Amendment application are as follows:  
 
1. Permit projects with a minimum lot size of 18,000 square feet to encourage smaller scale projects.  
Projects should not leave isolated parcels. 
 
The Preliminary Plan Amendment proposes a gross tract area of 38,804 square feet, which exceeds the 
minimum lot size required.  In the original Preliminary Plan application, Lot 26 was left as an isolated 
parcel.  By including Lot 26 in the application, more cohesive streetscape and building lines will be 
present along West and Montgomery Lanes.  Additionally, a more functionally efficient building can be 
designed for the site. 
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2. Encourage low-rise buildings to fill out the parcel.  
 
The original Holladay at Edgemoor mid-rise building was proposed to be 65 feet in height, and filled out 
the portions of the parcel included in the application.  This Amendment now shows a building with a 
maximum height of 70 feet, which is an increase of 5 feet, or 7 percent.   
 
The Sector Plan recommends building heights ranging from 35 feet to 200 feet, and recommends a 
height of 65 feet for the majority of the TS-R zone, while also recommending that the TS-R area include 
low-rise development.  Since a building height of less than 5 stories is generally considered a low-rise 
building, and buildings greater than 10 stories are generally considered a high-rise building, a mid-rise 
building is generally considered to be 5 to 9 stories in height.  As such, a mid-rise building remains 
suitable for this site, particularly since the additional height affords a greater percentage of MPDUs.  To 
further promote compatibility, along Montgomery Lane the building steps down from the maximum 
height of 70 feet to 51 feet.  
 
The 70 foot tall building has a more prominent building design than the design of the Holladay at 
Edgemoor building, due to the inclusion of Lot 26 at this time.  The rectangular lot allows for a 
rectangular building that creates a defined edge along the street. The building has been designed to fill 
out most of the tract area while still providing adequate active and passive recreation space for future 
residents.  The proposed design satisfies this objective of the Sector Plan. 
 
3. Maintain low-rise building heights which step down to three floors along Arlington Road. Heights of up 
to six floors are preferred along Woodmont Avenue to achieve the desired urban form.  
 
The site fronts on neither Arlington Road nor Woodmont Avenue.  However, the proposed 70 foot 
building height does fall within a range of building heights existing on the block that will create a 
transition from Woodmont Avenue to Arlington Road.  At Woodmont Avenue, the Edgemoor is 100 feet 

Figure 6: Comparison of site design between the original and proposed plans  
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high, then the mid-rise building approved east of the Subject Property under G-908 will be 65 feet, 
followed by the subject building at 70 feet high, stepping down to the building fronting Arlington Road 
approved under G-865 at 46 feet in height. 
 
4. Provide 25-foot building setbacks from the curb (15 feet from the Sector Plan right of-way) along 
Arlington Road. Setbacks in the remaining portion of the TS-R District will be decided on a case by case 
basis as redevelopment proceeds through the Planning Board approval process 
 
The building does not front on Arlington Road.  The Montgomery Lane façade will be set back 5 feet 
from the property line and 25 feet from the curb of the street.  The proposed setback will be consistent 
with the setbacks of existing and approved but not-yet-built projects along Montgomery Lane.  The 
proposed West Lane façade will be setback 4 feet from the property line and 18 feet from the curb.   
 
5. Design roof tops to achieve a residential image using hip roofs, gables, turrets, and other types 
of pitched roof lines. The varied roof line is desirable to improve character and reduce the sense of bulk. 
 
While the building does not include pitched-roof elements as listed in the guideline, the design achieves 
the broader intent of this guideline by projecting a modern, residential image through various design 
features:   
 

 the primary architectural building massing is red brick  and of a scale which corresponds to the 
existing low-rise residential development to the west and south, as well as the existing high-rise 
development to the east and north;   

 

  the sixth and seventh floors of the building will be constructed of lighter shade materials than 
the rest of the building and will be set back 12 feet from the street façade to break up the height 
of the building;   

 

 a metal and glass corner element at Montgomery and West Lanes breaks up the width of the 
building, while at the same time highlighting the building’s entrance and residential lobby;   

 

 additional balconies on the first floor of the building which clearly indicate the residential 
character of the building while at the same time enlivening the fenestration.   

 
Previously approved projects such as Edgemoor at Arlington North (LMA G-779) and 4825 Montgomery 
Lane project (LMA G-908) provide flat roofs much like the subject application.  For these reasons, the 
provision of a “pitched roof line” or similar design feature is not essential to achieve the intent. 
 
6. Locate front unit entrances along the street when residences are provided on the first floor, to 
encourage street life.  
 
The previous Holladay at Edgemoor building included an entry to the building located off West Lane that 
was difficult to discern from the site’s street frontages.  The proposed Site Plan Amendment shows the 
building’s primary entrance at the intersection of Montgomery and West Lanes. A lobby in this area will 
be provided for the comfort of residences and visitors.  To establish a uniform building design, the 
Applicant has not elected to provide unit entrances along West or Montgomery Lanes, as was the case 
in the previous development plan.  Such entrances would impact the outdoor amenity areas that are 
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intended for residents of the entire building and for the public along the street.  The Applicant has, 
however, revised the design to include balconies along the first floor units which will achieve a more 
active street presence.   
 
7.  Locate required parking either underground or in rear decks, so as not to be seen from 
surrounding streets. 
 
An underground parking garage with access from West Lane will service this project.  Loading is 
provided within the building and along West Lane. 
 
Public Facilities 
 
Roads and Transportation Facilities 
The site is currently comprised of four separate parcels with access points on Montgomery Lane and 
West Lane. Future vehicular access is proposed to occur at the northeast corner of the site, along West 
Lane. The proposed access point will consist of one 20.5-foot-wide driveway leading down to the 
parking garage below grade.  Loading is provided on West Lane via one 12-foot-wide loading space, in a 
lay-by configuration along the West Lane site frontage. A secondary loading space is also located in the 
parking garage.  Pedestrian and bicyclist access to the site will be provided along both Montgomery Lane 
and West Lane. 

The immediate area is well served by transit that includes the Red Line Bethesda Metrorail Station 
(located approximately ¼ mile to the east of the site), Metrobus, RideOn, and the Bethesda Circulator. 
Future transit in the area includes a planned Purple Line station. Specific transit routes near the Site 
include: 
1. RideOn Bus Routes 29, 30, 32, 34, 36, 47, 70 
2. WMATA Metrobus Routes J2, J3, J4 
 
Master Plan Roadways and Pedestrian/Bikeway Facilities 
The 1994 Bethesda CBD Sector Plan and 2005 Countywide Bikeways Functional Master Plan identify 
Montgomery Lane, along the southern site frontage, as a Biker Friendly Area and Mixed Street with a 
minimum right-of-way width of 52 feet. Mixed Streets are described in the Sector Plan as streets that 
accommodate higher levels of pedestrian activity.  West Lane, along the eastern site frontage, does not 
have a specifically recommended right-of-way width in the applicable Master Plans.  The Applicant is 
dedicating two additional feet for a 50 foot right-of-way, which will serve as a mixed street much like 
Montgomery Lane.   
 
Adequate Public Facilities Review 
A traffic statement dated May 7, 2014, was submitted for the subject application per the LATR/TPAR 
Guidelines, since the proposed development was estimated to generate less than 30 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. Trip generation, summarized in Table 1, shows that the proposed development will generate 26 
new vehicular trips in both the morning and evening peak hours.  

 
Local Area Transportation Review (LATR) & Transportation Policy Area Review (TPAR) 
Since the proposed development will generate fewer than 30 peak hour trips, the project is not subject 
to LATR. Exemption from LATR was documented in the Applicant’s traffic statement, dated June 17, 
2013. No further analysis is necessary to satisfy LATR requirements.  
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The proposed development is within the Bethesda CBD Policy Area and is therefore exempt from the 
transit test, and is found to be adequate under the roadway test of TPAR.  As a result, the proposed 
development satisfies 2012-2016 Subdivision Staging Policy without making a TPAR payment. 
 
The proposed development satisfies the LATR and TPAR requirements of the APF review and will provide 
safe, adequate, and efficient vehicular and pedestrian access. 

 
TABLE 1 

SUMMARY OF SITE TRIP GENERATION 
FOR THE 4831 WEST LANE PROJECT 

 

 
Morning Peak-Hour Evening Peak-Hour 

Trip 

Generation 
In Out Total In Out Total 

 

Existing (Credit) 
      
     Office (6,735 SF) 
 

 
 

9 
 

 
 

1 
 

 
 

10 
 

 
 

3 
 

 
 

7 
 

 
 

10 
 

Proposed Development (CBD Rates) 
       
      High Rise Apartments (120 DUs) 
       

 
 

7 
 

 
 

29 
 

 
 

36 
 

 
 

24 
 

 
 

12 
 

 
 

36 
 

       

Net Increase/Decrease in Peak Hour Trips 
(Proposed – Existing) 

(2) 28 26 21 5 26 

Source: Wells and Associates, Inc. Traffic Statement dated May 7, 2014. 

 
Other Public Facilities and Services 
Other public facilities and services are available and will be adequate to serve the proposed 120 
residential dwelling units.  The building will be served by appropriately sized public water and sewer 
connections.  Gas, electric, and telecommunications services are available to serve the site.  The 
application has been reviewed by the Montgomery County Fire and Rescue Service who have 
determined that the Property has adequate access for fire and rescue vehicles.  Other public facilities 
and services, such as schools, police stations, firehouses and health services are currently operating 
within the standards set by the Growth Policy Resolution currently in effect.  This Preliminary Plan 
Amendment is not within a school moratorium area and is not subject to a School Facilities Payment.  
 
Environment 
 
The Subject Property was granted a Forest Conservation exemption #42012159E on May 8, 2012. The 
exemption was granted because the proposed redevelopment will occur on a tract area that is less than 
one acre and the activity will not result in the clearing of more than 20,000 total square feet of existing 
forest, or any existing specimen or champion tree.  There are no forested areas on the property, and the 
property does not contain any environmentally sensitive features.  
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However, Staff requested submittal of a tree save plan since there are sizable offsite trees that are 
immediately adjacent to the proposed development. Some of the nearby trees would be heavily 
impacted and likely require removal. The original preliminary plan included conditions of approval (5 & 
6) which required detailed and specific tree save measures for any offsite tree that has disturbance to 
more than 1/3 of its critical root zone (CRZ). Furthermore the conditions included a provision that the 
Applicant shall offer the affected property owner the removal and replacement of the offsite trees that 
are not adequately protected. Similar conditions are currently recommended by Staff.  
 
The MCDPS Stormwater Management Section approved the stormwater management concept for the 
project on March 20, 2014, which will meet required stormwater management goals via Environmental 
Site Design and structural measures.  A partial green roof, micro-biofilter-type planter boxes, and two 
Silva Cell facilities are proposed to provide treatment for the first inch of runoff from the consolidated 
lot and adjacent right-of-way improvements.  The remainder of the stormwater volume to be managed 
will be treated by a volume-based stormfilter. 
 
Compliance with the Subdivision Regulations and Zoning Ordinance 
 
This application has been reviewed for compliance with the Montgomery County Code, Chapter 50, the 
Subdivision Regulations.  The application meets all applicable sections.  The proposed lot size, width, 
shape and orientation are appropriate for the location of the subdivision, taking into account the 
recommendations included in the applicable master plan, and for the type of development 
contemplated. 
 
The lot was reviewed for compliance with the dimensional requirements for the TS-R zone as specified 
in the Zoning Ordinance.  The lot as proposed will meet all the dimensional requirements for area, 
frontage, width, and setbacks in that zone.  The application has been reviewed by other applicable 
county agencies, all of whom have recommended approval of the plan. 
 
Truncation 

Section 50-26(c)(3) of the Subdivision Regulations requires that the property lines of corner lots be 
truncated 25 feet from the intersection.  This provides additional right-of-way area at intersections that 
ensures adequate sight distance is available and creates space for traffic channelization.  But the 
regulation also allows the Planning Board to specify a greater or lesser truncation depending on the 
specific sight distance and channelization needs at the intersections adjacent to the Subject Property. 
 
In this case, the applicant is proposing to provide an approximate 15-foot radial truncation at the 
intersection of West Lane and Montgomery Lane.  Full truncation at this intersection is not necessary 
because adequate sight distance exists.  Providing full truncation would negatively impact the design of 
the proposed Project and the provision of the required public use space.  The Project is proposing to 
provide exactly the required amount of public use space.  For these reasons, Staff recommends that the 
Planning Board find that the proposed truncation in this location is appropriate at this intersection. 
MCDOT supports the provision of less than full truncation, and affirms this in their letter dated May 30, 
2014 (Appendix B).    
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Compliance with Prior Approvals 
 
The application complies with all applicable binding elements of County Council Resolution No. 17-863 
approving Local Map Amendment G-954 and Development Plan Amendment 13-01.  A detailed analysis 
of such compliance is included in the Site Plan Amendment Section on page 22 of this report.  All 
conditions of the original Preliminary Plan are superseded by the Preliminary Plan Amendment 
conditions above. 
 
 
CONCLUSION 
 
The proposed lot meets all requirements established in the Subdivision Regulations and the Zoning 
Ordinance and substantially conforms to the recommendations of the Bethesda CBD Sector Plan.  Access 
and public facilities will be adequate to serve the proposed lot, and the application has been reviewed 
by other applicable county agencies, all of whom have recommended approval of the plan.  Therefore, 
approval of the Preliminary Plan Amendment application with the conditions specified above is 
recommended.   
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SECTION 4:  SITE PLAN AMENDMENT 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 
 

Figure 7: Site Plan 
 
 
ANALYSIS AND FINDINGS – Sec 59 D 3.4 (c)  
 

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. 
 
Due to the large number of binding elements associated with DPA 13-01, the binding elements 
and the Site Plan Amendment’s conformance are listed in the following table. 
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Required Proposed 

1. The building will have a maximum height of 70 feet, as 
measured from the building height measure point along the 
West Lane top of curb, whose elevation is 335.8, and as shown 
on the Site Plan. 

The Site Plan Amendment proposes a 70 
foot tall building.   

2. The development will have a maximum density of 3.05 FAR. The Site Plan Amendment proposes a 
FAR of 3.05 to accommodate a 
maximum of 120 units, including 15% 
MPDUs and bonus density units.  

3. The development will provide 15 percent of the units 
ultimately permitted for construction as MPDUs, provided that 
the density of approved for construction is 3.05 FAR.   

The Site Plan Amendment proposes a 
FAR of 3.05 to accommodate a 
maximum of 120 units, including 15% 
MPDUs and bonus density units. 

4. The development will provide a minimum of 10 percent public 
use space.     

The Site Plan Amendment proposes 
10.2% public use space, as calculated 
over the net lot area. 

5. The development will provide a minimum of 20 percent 
active/passive recreational space.   

The Site Plan Amendment proposes 32% 
recreational space for use by residents 
of the building. 

6. The western façade of the development will include a 
minimum of 20 percent windows. 

The building design satisfies this 
requirement, as demonstrated in the 
diagram shown on page 28 of this 
report.   

7. The Applicant will enter into a construction agreement with 
the Villages of Bethesda prior to the commencement of 
construction which shall include, but not be limited to 
underpinning provisions, crane swing provisions and an 
agreement to conduct pre and post construction evaluations of 
the garage and foundation of the Villages of Bethesda. 

The Applicant understands this 
requirement. M-NCPPC does not review 
agreements between private parties. 

8.  Applicant will dedicate 2 ½ feet along the West Lane frontage 
of the property and subject to DOT, DPS and M-NCPPC 
requirements will provide 11’ paving from center line to face of 
curb. 
  

The Site Plan Amendment proposes this 
dedication and pavement width. 

9. In connection with the development, Applicant shall pave and 
provide curb along West Lane in its entirety to 22 feet in width 
except for that portion of West Lane from the center line east, 
along the frontage of Lot 20.  That portion of West Lane in 
excess of 22 feet at northeast terminus shall only be repaved to 
current paved boundaries as delineated on the plan.  Paving of 
southern terminus of West Lane to exceed 22 feet in width in 
order to provide appropriate intersection with Montgomery 
Lane, as determined by DOT.   

The Site Plan Amendment conforms to 
this requirement. 
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10. Declarant and/or its successors will maintain on-site 
landscaping. 

The Applicant understands this 
requirement and will reflect in building 
documents.  Binding element is 
reflected in Site Plan condition of 
approval #7. 

11. Development will comply with the Montgomery County 
Green Buildings Law and a achieve a minimum certified level 
rating in the appropriate LEED rating system, or equivalent 
rating in another energy and environmental standard as verified 
by DPS. 

The Applicant understands this binding 
element is county law and compliance is 
necessary to receive a certificate of 
occupancy.  

12. The following features will form the basis for the final design 
to be determined at Site Plan; 

 Predominately masonry façade, excluding accenting 
details, which may include, but not be limited to brick, 
stone, or manufactured stone, precast or ceramic tiles. 

 Landscaping to include street trees along West Lane and 
Montgomery Lane in conformance with the Bethesda 
Streetscape Standards, as amended; and landscaping 
provided on the plaza edges along the western property 
line. 

 Flat roofs 

 Vehicular access to be located in northeast corner of the 
property off West Lane. 

 On-site parking located below grade. 

The building design in the submitted 
architectural plan sheets reflects a 
building with predominantly masonry 
façade with accenting details of metal 
and lighter shade materials.  The 
landscaping plan includes details for 
streetscape improvements in 
accordance with the Bethesda 
Streetscape Standards.  A flat roof is 
proposed.  Vehicular access to a below 
grade parking garage is located in the 
northeast corner of the property off 
West Lane, as shown in both the 
preliminary and Site Plan Amendments. 

13. The management entity of the building (whether rental or 
condominium) must require that all service deliveries occur 
through the service entry located on West Lane. 

The Applicant understands this 
requirement and will reflect in building 
documents. 

14. Applicant will screen the transformer units along the 
northern property line. 

The landscape plan includes screening of 
the transformer units with metal posts 
connecting perforated screen panels as 
shown on Sheet L3.03. 

15. Applicant will enter into a construction agreement with the 
property owner of 4828 West Lane prior to the commencement 
of construction to mitigate off-site impacts caused by 
construction activities. 

The Applicant understands this 
requirement. M-NCPPC does not review 
agreements between private parties. 

16.  The above grade façade of the building shall be set back a 
minimum of 15 feet from the northern property line. 

The Site Plan Amendment proposes a 
setback of 15 feet in this location. 

17. The outdoor private amenity space, located on the western 
portion of the property, will be substantially in keeping in terms 
of size and dimensions with the development plan submitted in 
February, 2013. 

The Site Plan Amendment includes 
outdoor amenity space in conformance 
with that shown on DPA 13-01. 

18. The sixth and seventh floors of the building will incorporate a 
12 foot step back from the face of the building for the portion of 
the building that runs parallel to Montgomery Lane. 

A 12-foot stepback for the 6th and 7th 
floors is shown on the Site Plan 
Amendment. 

19. Applicant will limit the height of the landscape lighting in the 
private outdoor amenity space to a maximum of 24”.  

The lighting plan includes such details in 
conformance with this requirement. 
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20. The public use space concept will substantially conform to 
the Development Plan Amendment drawing and rendering as 
shown on pages 4 and 5 of the technical Staff report dated 
February 25, 2013. 

The public use space concept shown in 
the Site Plan Amendment substantially 
conforms to the February 25, 2013 Staff 
report. 

21. The building will have a minimum of 100 dwelling units and a 
maximum of 120 dwelling units, provided that the approved 
density is 3.05 FAR and the maximum height is 70 feet. 

The Site Plan Amendment proposes a 
FAR of 3.05 to accommodate a 
maximum of 120 units in a maximum 
building height of 70 feet. 

22. The mechanical penthouse will be located a minimum of 25 
feet north from the face of the building for the portion of the 
building that runs parallel to Montgomery Lane. 

The penthouse is setback approximately 
31 feet from the face of the building 
that runs parallel to Montgomery Lane. 

23. The landscape plan, to be included in the Site Plan 
application, shall include proposed landscaping for the common 
areas on the rooftop. 

The landscape plan includes details for 
the common rooftop areas on Sheets 
L1.04 and L5.03.  

24. No lay-by will be requested along the Montgomery Lane 
frontage of the building. 

A lay-by along Montgomery Lane was 
not requested as part of the Site Plan 
Amendment application. 

25. The building will be setback a minimum of 36 feet from the 
existing center line of Montgomery Lane. 

The Site Plan Amendment depicts a 
building setback of 36 feet from the 
center line of Montgomery Lane. 

26. The façade materials for the 6th and 7th floors of the building 
will be lighter in color than the remaining façade treatment. 

The façade materials for the 6th and 7th 
floors is proposed to be a lighter shade 
as depicted on Architectural Plan Sheet 
1.03. 

 
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 development site is designated Transit Station Residential (TS-R), which was 
created to provide locations where multi-family residential development already exists or where 
such development is recommended by an approved and adopted master plan.  The 
development standards are minimal within the TS-R Zone because these projects are subject to 
the provisions of a development plan approved by the District Council. 
 
The purpose of the TS-R Zone includes:  promoting effective use of transit stations and areas; 
providing residential and compatible uses within walking distance of transit stations; providing a 
range of residential densities and price ranges; and providing freedom in building design and site 
layout that will be harmonious with the surrounding context.  The proposed development 
provides 120 multi-family units, including 15% MPDUs, within close proximity to mass transit 
facilities, including the Bethesda Metro Station.  The building has been designed as a mid-rise 
apartment building that steps down as it approaches shorter buildings along Montgomery Lane.  
The site has been detailed and designed to create a comfortable, functional environment for 
daily life and allows the proposed use.  As demonstrated in the Data Table, the Site Plan 
Amendment meets all the requirements of the TS-R Zone under the optional method of 
development.  
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Project Data Table for the TS-R Zone, Optional Method of Development 

Development Standard  
Permitted/ 
Required 

Required per 
DPA 13-01 

Proposed Site 
Plan 

Amendment 
(82008003A) 

Approved Site 
Plan 

(820080030) 
 

Min. Gross Tract Area 
(square feet) 

18,000 n/a 38,8041 28,537 

Max. Building Height (feet)
  

n/a 70  702 65 

Min. MPDUs (dwelling units) 12.5% 15% 15% 12.5% 

Max. Floor Area Ratio (FAR) 2.5 3.05 3.053 2.5 

Max. Dwelling Units n/a 100-120 120 48 

Min. Building Setbacks (feet)  

Montgomery Lane n/a 36 from 
centerline 

5, 36 from 
centerline 

15 

West Lane n/a n/a 4 0 

North property line  n/a 15 15 22 

Side (west property line)
  

n/a n/a 10 6 

Open Space (% of net lot)     

Public Open Space 10 10 10.2 10.1 

Active/Passive Recreation 
Space 

20 20 32 21.1 

Total 30 30 42.2 31.2 

 

Parking Spaces 123 n/a 123 77 

Bicycle Spaces 6 n/a 6 13 

 
The overall density, which is proposed at 3.05 FAR on the 38,804 square foot Site, is above the 
maximum density of 2.5 FAR.  This is permissible pursuant to Section 59-D-1.61(a)(1)(A) of the 
Zoning Ordinance, which allows for the maximum FAR to be exceeded if it allows for the 
construction of all MPDUs under Chapter 25A including bonus density units.  For this 
application, the maximum 15% MPDUs are provided, thus allowing an FAR of 3.05.  The 
proposed Amendment meets the density requirements of the zone and recommendations in the 
Bethesda CBD Sector Plan. 
 
The Amendment proposes to increase the maximum height of the building from 65 feet to 70 
feet. The maximum building height allowed in the TS-R zone is not specified but generally 

                                                           
 

1
 Net lot area is 28,410 square feet after previous and proposed dedication. 

2
 The maximum building height allowed in the TS-R zone is not specified but generally established through the 

associated development plan. 
3
 Section 59-D-1.61(a)(1)(A) of the Zoning Ordinance permits a development plan to exceed the dwelling units per 

acre or FAR limit recommended in a master or sector plan if it allows for the construction of all MPDUs under 
Chapter 25A including any bonus density units. 
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established through the associated development plan, which established 70 feet for DPA 13-01 
which this Site Plan Amendment seeks to implement.  The proposed height of 70 feet is suitable 
for a residential building in the Bethesda Central Business District within close proximity to 
transit, employment opportunities, and commercial services. 
 

3. The locations of buildings and structures, open spaces, landscaping, recreation facilities, and 
pedestrian and vehicular circulation systems are adequate, safe, and efficient. 
 
Buildings and Structures 
The residential building is rectangular in shape to take advantage of the rectangular lot and the 
garage structure is situated entirely below the building, also utilizing a rectangular footprint.  
The sixth and seventh floors are set back 12 feet from the building edge to provide relief from 
the 70 foot height of the building while on the street. 
 
The curved building façade at the southeast corner of the site provides welcome contrast to the 
abundant rectangular building and spaces located along the majority of Montgomery Lane.  
Pedestrians using both West Lane and Montgomery Lane will be able to use the resulting 
exterior space as a respite area, and its prominent location at the corner provides desired 
visibility.  The building design along Montgomery Lane is appropriate to maintain a cohesive 
building edge along the street.   
 
The locations of the buildings and structures to be adequate and efficient, while meeting the 
aesthetic concerns of the area, and do not pose any safety concerns on the site. 

 

Figure 8: Rendering of building entrance and public use space areas  
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Figure 9: Building Fenestration 
 
 
Pedestrian and Vehicular Circulation 
Pedestrian circulation and access to and from the building adequately and efficiently integrate 
this site into the surrounding area.  Safety is enhanced by several improvements including a 
sidewalk along West Lane where one is not present today, and a prominent building entrance 
for pedestrians to enter the lobby of the building located at the corner of Montgomery and 
West lanes.  The location of the main door to the building in this location will adequately 
activate Montgomery Lane and address the comfort and safety needs of the pedestrians passing 
by and entering the site.   
 
The vehicular circulation design efficiently directs traffic into and through the site with minimal 
impacts to pedestrian circulation.  Vehicular access provided to and from the building remains 
from West Lane with a 20.5 foot wide driveway into the parking garage below the building.  
Deliveries will also be required from West Lane, where a lay-by and secondary pedestrian 
building entrance are located.  This scenario will reduce conflicts along Montgomery Lane where 
the traffic flow will be heavier than West Lane.  The pedestrian and vehicular circulation systems 
are safe, adequate, and efficient.  

 
Open Spaces 
The open spaces provided are adequate, safe, and efficient.  The proposed public open space at 
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the corner of the site has an appropriate form and function. The 10% public use space provided 
per the requirements of the TS-R zone will contain benches and landscaping along the West 
Lane and Montgomery Lane building façades.  The largest component of the space will be a 
circular landscaped area framed by the curved building entry at the corner of Montgomery and 
West Lanes.  This area is approximately 1,000 square feet in size, and will include a small seating 
area.   

 
Private open spaces are also provided as part of the amenity package for residents of the 
building.  A large picnic and sitting area is provided along the western façade of the building, as 
well as one on the roof deck.  Indoor amenity space adjacent to these areas provides fluid 
circulation between indoor and outdoor amenities.  The diversity of open spaces proposed is 
adequately dispersed throughout the development to provide safe and convenient access to all 
residents while efficiently providing relief from the density being proposed. 
 
Landscaping and Lighting  
As conditioned, the Landscape design submitted as part of the Site Plan is adequate, safe, and 
efficient. The Amendment revised the landscape and lighting plan in response to the new 
amenity layout and building configuration. The landscape proposed serves several purposes. It 
provides adequate canopy coverage and shade for public areas. It efficiently defines open 
spaces and amenity areas by creating an edge or boundary and adding visual interest.  The 
rooftop landscaping is part of the stormwater management concept but will also beautify the 
experience for residents who visit the rooftop amenities.  The revised lighting will effectively 
illuminate the entry points of the building and private amenity areas.  The lighting is adequate, 
safe, and efficient. 

 
 

 
Figure 10: Ground Floor Landscaping  
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Recreation Facilities 
The additional number of residential units necessitates additional amenities and recreation 
facilities, which help support the proposed increase in density in this optional method of 
development project.  The recreation facilities provided within the building, which are included 
in the recreation calculations, include an indoor fitness facility, three picnic/sitting areas, and a 
pedestrian system.  Because of the urban nature of the site, the Applicant has elected to gain 
credit from an off-site supply of amenities as well.   
 
As shown below, the recreation calculations for the overall development were updated to 
include the revised facilities, which satisfy the 1992 M-NCPPC Recreation Guidelines as 
proposed.  These facilities adequately and efficiently meet the recreation requirements of this 
development on-site while also providing an adequate off-site supply.  All facilities will be safe 
and accessible opportunities for recreation for various age groups.   

 

Demand  D1 D2 D3 D4 D5 

  Number 
of Units 

Tots Children Teens Adults Seniors 

Housing Type 0 to 4 5 to 11 12 to 17 18 to 64 65+ 

Hi-Rise (5 or more) 120 4.2 4.8 4.8 92.2 55.2 

      4.2 4.8 4.8 92.2 55.2 

On-Site Supply  D1 D2 D3 D4 D5 

  Quantity 
Provided 

Tots Children Teens Adults Seniors 

Recreation Facility 0 to 4 5 to 11 12 to 17 18 to 64 65+ 

Picnic/Sitting 3 3 3 4.5 15 6 

Pedestrian System 1 0.4 1 1 41.5 24.8 

Indoor Fitness Facility 1 0.00 0.5 0.5 18.4 8.3 

    total: 3.4 4.4 5.9 74.9 39.1 

Off-Site Supply  D1 D2 D3 D4 D5 

  Quantity 
Provided 

Tots Children Teens Adults Seniors 

Recreation Facility 0 to 4 5 to 11 12 to 17 18 to 64 65+ 

Multi-Age Playground   1 0 9 3 4 1 

Half MP Court 1 1 2 5 7 8 1 

Open Play Area 1 1 6 9 12 30 2 

Baseball - Junior 1 2 15 15 30 2 

Pedestrian System 1 0.4 1 1 41.5 24.8 

    total: 10.4 39 38 113.5 30.8 

 

Adequacy of Facilities D1 D2 D3 D4 D5 

  Total Supply
4
 4.9 6.1 7.6 107.2 58.4 

  90% Demand 3.78 4.32 4.32 82.98 49.68 

  Adequate? yes yes yes yes yes 

                                                           
 

4
 A maximum of 35% credit can be used from the off-site supply. 
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4. Each structure and use is compatible with other uses and other Site Plans, and with existing and 
proposed adjacent development. 
 
The structure and uses proposed are compatible with other uses and Site Plans, and with 
existing and proposed adjacent development.  
 
A 70 foot tall building is suitable for this site, since a building within this height range can ensure 
the inclusion of affordable housing units while at the same time adhering closely to the Sector 
Plan recommendations of building heights ranging from 35 feet to 200 feet, and a height of 65 
feet for the majority of the TS-R zone.  The proposed building reaches a height of 70 feet but the 
proposed design includes a building height of 51 feet along Montgomery Lane.  The proposed 70 
foot building height does fall within a range of building heights that will create a transition from 
Woodmont Avenue to Arlington Road.  At Woodmont Avenue, the Edgemoor is 100 feet high, 
then the mid-rise building approved east of the Subject Property under G-908 will be 65 feet, 
followed by the subject building at 70 feet high, stepping down to the building fronting Arlington 
Road approved under G-865 at 46 feet in height. 
 
The scale of the primary architectural massing corresponds to the existing low-rise residential 
development to the west and south, as well as the existing high-rise development to the east 
and north.  The balconies on the first floor of the building, which clearly indicate the residential 
character of the building, are in line with the residential character of Montgomery Lane and 
West Lane.  Finally, previously approved projects such as Edgemoor at Arlington North (LMA G-
779) and 4825 Montgomery Lane project (LMA G-908) provide flat roofs much like the subject 
application.   
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Figure 11: Building Materials 
 

5. The Site Plan meets all applicable requirements of Chapter 22A regarding forest conservation, 
Chapter 19 regarding water resource protection, and any other applicable laws. 
 
Environmental Planning Staff reviewed the Site Plan Amendment for changes that would alter 
the Forest Conservation Plan exemption  42012159E granted on May 8, 2012.  The Amendment 
does not change the exempted status of the Property.  However, a tree save plan is required to 
address the impacts to offsite trees that are affected by the proposed development. This plan 
meets all requirements of Chapter 22A of the Forest Conservation Law. 
 
The proposed stormwater management concept approved on March 20, 2014 includes a partial 
green roof, micro-biofilter-type planter boxes, and two Silva Cell facilities to provide treatment 
for the first one-inch of runoff from the site and adjacent right-of-way improvements.  The 
remainder of the stormwater volume to be managed will be treated by a volume-based 
stormfilter. 

 
CONCLUSION 
 
Staff recommends approval of Site Plan Amendment 82008003A, 4831 West Lane, for a 118,352 square 
foot, seven story building containing a maximum of 120 units, including 15% MPDUs, with 10% of net lot 
area as on-site public use space, on 38,804 gross square feet of land.  All site development elements 
shown on the site and landscape plans received by the M-NCPPC and dated August 5, 2014, in 
ProjectDox are required except as modified by the conditions of approval. 
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