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 Lot 667 was created via minor subdivision 220131130 (approved by the Planning Board on 
September 12, 2013) for one lot with development limited to the existing   19,835 square feet of 
non-residential development, including 11,175 square feet of restaurant, 5,294 square feet of 
office, and 3,366 square feet of miscellaneous service uses. 

 Staff recommends Approval of Preliminary Plan 120150050 to increase the maximum allowable 
development to 25,259 square feet of non-residential development.  Per the Woodmont 
Triangle Amendment to the Bethesda CBD Sector Plan, the maximum non-residential FAR in the 
Triangle is 1.0 FAR (for this site 25,264 square feet). 

 This Application is being reviewed under the CBD-2 Zone development standards in effect on 
October 29, 2014 as permitted under Section 59.7.7.1.B.1 of the Zoning Ordinance. 
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 Request: To increase the maximum allowable 
development on Lot 667 from 19,835 square 
feet of non-residential uses to 25,259 square 
feet 

 Located at 4901, 4905 and 4909 Fairmont 
Avenue and 4910 and 4912 St. Elmo Avenue  

 0.43 acres  zoned: CR 5.0,C 1.0, R 4.75, H-145T  
in the Woodmont Triangle Amendment to the 
Bethesda CBD Sector Plan 

 Applicant: White Flint Express Realty Group, 
Limited Partnership 

 Filing Date: October 7, 2014 
 Reviewing Authority: Chapter 50   
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RECOMMENDATION:  Staff recommends approval of Preliminary Plan 120150050 for a maximum of 
25,259 square feet of non-residential development on Lot 667, subject to the following conditions: 

1) Approval under this Preliminary Plan is limited to a maximum of 25,259 square feet of non-
residential development including 16,599 square feet of restaurant/retail, 5,294 square feet 
of office and 3,366 square feet of miscellaneous service uses or other permitted non-
residential uses that generate the same or fewer peak hour vehicles trips.  

2) The Planning Board accepts the recommendations of the Montgomery County Department 
of Transportation (“MCDOT”) in its letter dated December 30, 2014, and hereby 
incorporates them as conditions of the Preliminary Plan approval.  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. 

3) Prior to issuance of the first use and occupancy permit, the Applicant must provide and 
install six short term public bicycle parking racks (“inverted U” rack or similar) along the 
Subject Property’s frontage on St. Elmo Avenue. 

4) The Planning Board accepts the recommendations of the Montgomery County Department 
of Permitting Service (“MCDPS”) – Water Resources Section in its stormwater management 
concept letter dated November 12, 2014, and hereby incorporates them as conditions of the 
Preliminary 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 Preliminary Plan 
approval. 

5) The Applicant must provide a minimum of 10 percent of the net lot area as public use space, 
including as public art a free-standing panelized mural or Staff approved alternative, to be 
located adjacent to the northern edge of the Property’s sidewalk along the St. Elmo Avenue 
frontage, as illustrated on the Preliminary Plan.  Installation of this art work must occur prior 
to the issuance of final use and occupancy permits. Before issuance of any above-grade 
building permit for this site, the Applicant must present the public art to the Planning 
Department’s Art Review Panel for review and comment.  

6) 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 issuance of building permit(s). 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.” 

7) 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. 
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BACKGROUND 
The Subject Application (“Application”) was filed on October 7, 2014.  At that time the property was 
zoned CBD-2 (Central Business District-2).  The property was comprehensively rezoned by District Map 
Amendment (G-956) on October 30, 2014 to the Commercial – Residential (CR) Zone 5.0, C 1.0, R 4.75, 
H-145T.   Because the Application was filed prior the adoption and approval of G-956, this Application is 
being reviewed under the CBD-2 Zone development standards in effect on October 29, 2014 as 
permitted under Section 59.7.7.1.B.1 of the Zoning Ordinance.  
 
PREVIOUS APPROVAL 
On September 12, 2013, the Planning Board approved, by minor subdivision plat 220131130, one lot for 
this site with a maximum allowable development of 19,835 square feet of non-residential development, 
including 11,175 square feet of restaurant, 5,294 square feet of office, and 3,366 square feet of 
miscellaneous service uses. 
 
SITE DESCRIPTION 
The Subject Property, (“Subject Property” or “Property”) is a 18,564 net square foot (0.426 acres), 
recorded lot, 667, and is zoned CBD-2. It is located in the west corner of the intersection of Fairmont and 
Norfolk Avenues. The Property is a through and corner lot with frontage on St. Elmo, Fairmont, and 
Norfolk Avenues. Lot 667 contains the following addresses and existing commercial uses: 

 4901 Fairmont Avenue is developed a 2 story office building with a surface parking lot for 6 
vehicles; 

 4905 and 4909 Fairmont Avenue contains a vacant restaurant; 

 4910 St Elmo Avenue is developed as a 1 story restaurant; and  

 4912 St Elmo Avenue is developed as an automotive repair shop.  
 

Access to the Property is provided from two driveways: one driveway located on Fairmont Avenue 
provides access to the two story office building and surface parking lot and one driveway in front of 
4912 St. Elmo Avenue provides access to the automotive repair shop.  
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    Figure 1 Aerial View of Property  

 
The surrounding area contains a mix of residential and commercial land uses in the Commercial-
Residential (CR) Zone, including multi-family buildings, office buildings and low scale retail uses. The 
Subject Property is located within the Lower Rock Creek watershed.  There are no streams, floodplains, 
forests, or other sensitive environmental features on the site 
 
PROJECT DESCRIPTION 
The Applicant is proposing to increase the maximum allowable development from 19,835 square feet of 
non-residential uses to 25,259 square feet.  Under the Woodmont Triangle Amendment to the Bethesda 
CBD Sector Plan, non-residential uses in the Triangle are limited to a 1.0 FAR. This Application meets the 
limitation of 1.0 FAR. 

 
The only vehicular access to the Property will be for loading and deliveries from a driveway adjacent to 
4910 St Elmo Avenue. No vehicular parking is proposed on-site. The Property is located in Bethesda 
Parking Lot District (PLD) and the Applicant will make a payment to the PLD in lieu of providing on-site 
parking spaces. Pedestrian access will be provided from existing sidewalks on Fairmont, St. Elmo, and 
Norfolk Avenues. 
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    Figure 2 Proposed Preliminary Plan 

 
The Applicant is proposing 1,877 square feet of public use space which will meet the 10% public use 
space requirement for the Standard Method of Development under the CBD-2 Zone. As shown on 
Figures 3 and 4, the public use space will be located along portions of the Property’s frontage on 
Fairmont and St. Elmo Avenues. 

St. Elmo Avenue  

Fairmont Avenue  
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   Figure 3 Fairmont Avenue Public Use Space   
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
   Figure 4 St. Elmo Avenue Public Use Space 

 
Additionally, the Applicant is proposing public art, a freestanding panelized mural, to be located 
adjacent to the northern edge of the Property’s sidewalk along the St. Elmo Avenue frontage.  
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ANALYSIS AND FINDINGS 
 
Conformance to the Master Plan 
The site is covered by the Woodmont Triangle Amendment to the Bethesda CBD Sector Plan, (“The 
Amendment” or “Amendment”). The Amendment’s vision for the Woodmont Triangle area “is a vibrant 
urban mixed use neighborhood which emphasizes residential, small scale retail, art galleries and studio 
space with pedestrian friendly local streets.” (p. 5).  
 
The Amendment provides the following recommendations for the Woodmont Triangle Area: 

 reduce the amount of future commercial development and increases the amount of residential 
development by limiting commercial FAR to 1.0; 

 allows an increase in residential FAR (floor area ratio) to encourage housing;  

 encourages retention of small scale retail; and  

 encourages location of first floor retail. (p.8) 
 
Floor Area Ratio (FAR) 
This Amendment seeks to encourage mixed use development in the Woodmont Triangle area by limiting 
FAR on CBD zoned properties and states the following: 

 In order to encourage residential development, the recommended increase in density up to the 
maximum allowed would be for residential development.  All CBD zoned parcels within the 
study area will be limited to a FAR of 1.0 for non-residential development. (p. 13)  

 
Improvements to Public Streets and Spaces  
The Amendment states improvements to public streets and space can be accomplished by:  

 Enhancing pedestrian safety and access to transit.  

 Improving the pedestrian and bicycle connections between NIH, the battery Lane District and 
the adjacent neighborhoods and the Metro stations a primary objective. (p.15)   

 
Urban Design Guidelines 
The Amendment offers the following design recommendation with respect to new projects  

 Review new projects for compatibility with existing uses and to ensure animation of the first 
floor space through the use of retail, restaurant or other activating uses.  

 
 



8 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  Figure 5, Woodmont Triangle Amendment Boundaries, Block by Block Diagram 
 
The Property is located within in Block 44 of the Amendment area, see Figure 5.  For this block, the Plan 
recommended increasing the allowable residential density on the site to promote higher-intensity 
redevelopment.  
 
The Amendment strongly encourages higher intensity redevelopment; specifically residential uses on 
CBD zoned properties. In the absence of providing residential uses, the Plan states that any non-
residential development on CBD zoned properties are limited to a maximum FAR of 1.0.  The proposed 
Preliminary Plan includes only non-residential uses, thus, the lower-scale non-residential development is 
limited to a 1.0 FAR.  The Application also proposes retaining small scale retail uses and providing other 
types of first floor uses that will activate Fairmont and St. Elmo Avenues, both goals of the Amendment. 
The addition of six bike racks along St. Elmo Avenue will also improve bicycle connections in the 
adjacent neighborhoods and to the Metro Stations.  Therefore, the Application is in conformance with 
the recommendations of the Woodmont Triangle Amendment. 
 
Public Facilities 
 
Access and Public Transportation 
The proposed development will have one vehicular access point located on St. Elmo Avenue that will be 
for off-street loading only. The project eliminates personal vehicle access to the site and has no on-site 
parking. All parking demand associated with this project will be accommodated off-site within the 
Bethesda Parking Lot District (PLD) as the Applicant will  pay an annual ad valorem tax in lieu of 
providing parking spaces on-site. Pedestrian and bicyclist access will be provided along the frontages of 
both St Elmo and Fairmont Avenues. Building entrances will be oriented toward existing public sidewalks 
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along both roadways. Six short-term bicycle parking spaces will be provided along the St. Elmo Avenue 
frontage to promote non-automobile trips. 
 
The immediate area is well served by transit that includes the Red Line Bethesda Metrorail Station 
(located approximately one half mile southeast of the site), Metrobus, RideOn, and the Bethesda 
Circulator. Future transit in the area includes a proposed Purple Line station at the intersection of 
Wisconsin Avenue and Elm Street, approximately one-half mile southeast of the Property. Specific 
transit routes near the Site include: 
1. RideOn Bus Routes 29, 32, 30, 34, 36, 40, 47, 70 and  
2. WMATA Metrobus Routes J2, J3, J4, J7, and J9. 
 
Master Plan Roadways and Pedestrian/Bikeway Facilities 
The following summarizes recommendations included in the 1994 Bethesda CBD Sector Plan, 2006 
Woodmont Triangle Amendment, and 2005 Countywide Bikeway Functional Master Plan: 
1. Right-of-way dedication along the site frontages is not required at this time because the current 

rights-of-way meet the minimum required by the Sector Plan. 
2. Fairmont Avenue, along the southern site’s frontage, as a Biker Friendly Area (p.158, 1994 CBD 

Plan) and Mixed Street (p. 178, 1994 CBD Plan) with a minimum right-of-way width of 60 feet (p. 
173, 1994 CBD Plan). Mixed Streets are described in the Sector Plan as streets that 
accommodate higher levels of pedestrian activity. Neither the 2006 Woodmont Triangle 
Amendment nor the 2005 Countywide Bikeway Functional Master Plan contains specific 
recommendations for Fairmont Avenue. 

3. St. Elmo Avenue, along the northern site’s frontage, with a minimum right-of-way width of 70 
feet (p. 173, 1994 CBD Plan). Neither the 2006 Woodmont Triangle Amendment nor the 2005 
Countywide Bikeway Functional Master Plan contains specific recommendations for St Elmo 
Avenue. 

 
Adequate Public Facilities Review 
The Applicant submitted a traffic statement, dated July 15, 2014, for the Application per the Local Area 
Transportation Review and Transportation Policy Area Review (LATR/TPAR) Guidelines. Since the 
increment of proposed development is beyond the existing onsite development it is 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 four new morning peak hour trips and fourteen new evening peak 
hour trips. The project is located within the Bethesda CBD Policy Area, and is exempt from the TPAR 
transit test and is considered to be adequate under the TPAR roadway test. As a result, the proposed 
development satisfies 2012-2016 Subdivision Staging Policy without making a TPAR payment.  Staff 
concludes that the proposed development satisfies the LATR and TPAR requirements of the APF review 
and will provide safe, adequate, and efficient vehicular and pedestrian access. 
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TABLE 1 

Summary of Proposed Trip Generation for Lot 667 
 

 
Morning Peak-Hour Evening Peak-Hour 

Trip 

Generation 
In Out Total In Out Total 

 

Proposed Development  
       
        Restaurant/ Retail (5,429SF)         

 
 

2 

 
 

2 

 
 

4 

 
 

7 

 
 

7 

 
 

14 
       

New Peak Hour Trips 2 2 4 7 7 14 

  Source: TEMOSS, LLC. Traffic Statement dated July 15, 2014. 
 

Other Public Facilities and Services 
Public facilities and services are available and will be adequate to serve the proposed development.  The 
Property is proposed to be served by public water and public sewer.  The Application has been reviewed 
by the Montgomery County Fire and Rescue Service who has determined that the Property will have 
appropriate access for fire and rescue vehicles.  Other public facilities and services, such as police 
stations, firehouses, and health services are operating according to the Growth Policy resolution 
currently in effect and will be adequate to serve the property.  Electrical, telecommunications, and gas 
services are also available to serve the Property. 
 
Environmental Guidelines and Forest Conservation 
The Subject Property is located in the Bethesda CBD and is not associated with any environmentally 
sensitive features such as forest areas, stream buffers, wetlands, 100 year floodplains, steep slopes or 
specimen trees.  A forest conservation exemption (42015031E) was confirmed for the Property on 
August 11, 2014.  The Project qualifies for a small property exemption under section 22A-5(s)(2) of the 
Montgomery County Forest Conservation Law, since the proposed activity occurs within a tract of land 
less than 1.0 acres in size, with no forest, specimen tree or champion trees present, and the 
afforestation requirements would not exceed 10,000 square feet.  Removals of any street trees would 
be addressed by replanting under the Bethesda streetscape standards.  
 
Stormwater Management  
The Montgomery County Department of Permitting Services (MCDPS) Stormwater Management Section 
approved the stormwater management concept plan (#267615) on November 12, 2014.  Stormwater 
management goals will be achieved through the use micro biofilters and planter boxes. 
 
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 existing lot size, width, 
shape and orientation are appropriate for the location of this subdivision. 
 



11 

 

The lot meets all the dimensional requirements for area, building height, building coverage, minimum 
public use space, and floor area ratio in the CBD-2 Zone.  A summary of this review is shown below in 
Table 2.  The Application has been reviewed by other applicable county agencies, all of whom have 
recommended approval of the plan. 
 

Table 2 
Preliminary Plan Data Table  

Standard Method of Development CBD-2 Zone   
 

PLAN DATA Required/Permitted 
Zoning Ordinance 

Development 
Standard 

Proposed for 
Approval by the 
Preliminary Plan 

Gross Tract Area 18,000 sq. ft. 25,264 sq. ft.  

Previous Dedications  6,700 sf  

Net Lot Area   18,564 sf  

Total Floor Area Ratio (FAR)                3.0               1.0 

  Residential FAR   1.0 0.0 

  Non-Residential FAR    2.0 1.01 

 Non-Residential  FAR          25,264 sf        25,259 sf 

Maximum Building Coverage  75% (13,923 sf)  75% (13,888 sf) 

Building Height  60 ft  30 ft  

Minimum Public Use Space  
(% of net lot area) 

10% (1,856 sf)  10% (1,877 sf)  

Site Plan Required 
 

no 
1 The Woodmont Triangle Amendment to the Sector Plan for the Bethesda CBD recommends that  

“all CBD zoned parcels within the study area will be limited to a FAR of 1.0 for non-residential development”. 
 
Community Correspondence  
The Applicant has complied with all noticing requirements, and conducted a pre-submission community 
meeting on July 31, 2014. As of the date of this report, no community correspondence has been 
received. 
 

 
 

Attachments 
 
Attachment A –Minor Subdivision 220131130 
Attachment B – Agency Correspondence 
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