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Description 

 

Bethesda Downtown Sector Plan: Work Session #5 

 

Summary 

 
Work session #5 will be a continuation from work session #4 with a detailed discussion of the zoning and 
building height recommendations as outlined in the Public Hearing Draft, along with the zoning and 
building height changes requested by property owners. The discussion will be on a district‐by‐district 
basis beginning with the Eastern Greenway, Arlington North and Arlington South Districts. The Planning 
Board will also review proposed recommendations for the Battery Lane and South Bethesda Districts, if 
time permits. 
 
Prior to the zoning discussion mentioned above staff will provide an outline for the remaining work 
sessions topics to be discussed, a summary of the density that has been added to the Plan to‐date 
through previous work sessions with the Planning Board as well as provide a detailed view of the 
building heights as recommended by the Plan along with example projects that have been proposed. 
 

MCPB 
Item No.  

Date: 12-15-15 

Leslye Howerton, Planner Coordinator, Area 1, leslye.howerton@montgomeryplannng.org, 301.495.4551 

DeOcampo, Marc, Master Planning Supervisor, Area 1, marc.deocampo@montgomeryplanning.org, 301.495.4556 

Robert Kronenberg, Chief, Area 1, robert.kronenberg@montgomeryplanning.org, 301.495.2187 

Laura Shipman, Senior Planner, Urban Design, Area 1, 301.495.4558 

Matt Folden, Planner Coordinator, Transportation, Area 1, 301.495.4539 

Tina Schneider, Senior Planner, Environment, Area 1, 301.495.4506 

Brooke Farquhar, Master Planner/Supervisor, Parks Department, 301.650.4388 

Rachel Newhouse, Park Planner, Parks Department, 301.650.4368 

Susanne Paul, Senior Planner, Parks Department, 301.650.4392 

Rick Liu, Senior Planner, Research Department, 301.495.5641 

David Anspacher, Planner Coordinator, Transportation, Functional Planning & Policy, 301.495.2191 

Scott Whipple, Supervisor, Historic Preservation, 301.563.3402 

Patrick Reed, Planning Intern, Area 1, 301.494.4583 

 



DISCUSSION 
 
Remaining Work Session Schedule and Topics 

Work session #5 – December 15, 2015 
Topic: Land Use and Zoning 

Density Tally and Building Heights Discussion 
Eastern Greenway District 
Arlington North District 
Arlington South District 
(Battery Lane and South Bethesda as time permits) 

 
Work session #6 – January 7, 2015 
Topic: Analysis of Final Zoning and Building Height Decisions 

Final Density Tally 
Building Heights Analysis 
Density Transfer Implementation and Additional Incentives 
Plan Economics 
Affordable Housing Recommendations 

 
Work Session #7 – January 21, 2015 
Topic: Specific Plan Elements 

Parks and Open Space Recommendations 
Ecology and High Performance Area Recommendations 

 
Work session #8 – February 4, 2016 
Topic: Outstanding items, Review Plan language edits with Board, etc. 
 
Work session #9 – February 25, 2016 
Vote‐out 

 
Land Use and Zoning Approach 
The work session on July 20, 2015 provided a brief recap of the zoning strategy (as outlined in Work 
Session #1) as it relates to the recommended density and height increases across the Sector Plan area. 
Transportation analysis and school capacity was a factor in determining how much density may be 
increased without over‐burdening the infrastructure in the Downtown. A comparative analysis was 
prepared with other similar urban downtown areas (White Flint, Silver Spring, Wheaton and Friendship 
Heights) in terms of acreage of planning area; Sector Plan vision build‐out and vision build‐out square 
feet per acre. Strategy objectives included: 
 

 Accommodate projected growth over the next 20 years. 

 Incentivize redevelopment in the expanded centers of activity and emerging centers (priority 
areas in the Plan) by increasing density and maximum allowable heights in the expanded centers 
of activity around proposed civic gathering spaces, such as the areas immediately around the 
Farm Women’s Market, the Bethesda Metro Station, and Veteran’s Park (the major civic 
gathering spaces). 

 Balance opportunities for redevelopment and compatibility with adjacent neighborhoods. 
 
 



Density Analysis: Density Added to Plan (as of October 29, 2015 decisions) 

 
 
When increasing density recommendations in the Downtown Plan, the following impacts should be 
considered: 
 

 Approved transportation recommendations in the Plan(operational scenarios), such as the two‐
way street conversions, road diets including recommended bicycle lanes may not be feasible 
with increased vehicular traffic demand from increased density. 

 From a regulatory perspective, adding more land use density than the transportation network 
can accommodate will leave development potential “on the table” for potential developments 
unable to mitigate intersection congestion to the applicable CLV. This scenario creates a 
situation where the demand for new development is restricted by the available transportation 
capacity rather than the market. 

 If the revised land use density exceeds the anticipated transportation capacity, we will 
determine that the plan is “out of balance” and may need to identify intersection improvements 
to improve vehicular travel (there are currently no vehicular intersection improvements 
recommended in the Plan). 

 We may need to reevaluate our intersection congestion analysis if the revised land use density is 
too far off from the land use density evaluated in the Staff Draft. 

 
 

Wisconsin Ave -35,069 489,370

Bethesda Row 4,196

Woodmont Triangle -56,119 84,542

Pearl District 242,997

Arlington North

Arlington South

Battery Lane

Eastern Greenway

South Bethesda

TOTAL 91,188 821,105

NET ADDED DENSITY 729,917

Bethesda Downtown Sector Plan

Work Session Density Results as Recommended by the Board as of 
October 29, 2015

DISTRICT
Square Feet (SF) 

Reduced
Square Feet (SF) 
ADDED TO PLAN



Building Heights Discussion 
With the increases to allowable building heights and density recommended for Bethesda, tall building 
guidelines become critically important to ensure that Downtown Bethesda will be a walkable 
environment where buildings frame a vibrant public realm and relate to the pedestrian scale. The 
following guidelines are intended to guide development and avoid many of the problems with design of 
tall buildings that we see in Downtown Bethesda today such as: large blank walls, lack of relationship 
between the building and the street, overbearing building massing, and monotonous facades. 

 Create active ground floors and midblock connections 

 Design a low to mid‐rise base and step back upper floors to relate to pedestrian scale 

 Limit tower floor plate size to reduce building bulk  

 Provide tower separation to ensure access to light and air and reduced shadows on streets and 
open spaces and improve the interior building quality 

 Create innovative building forms and facades 

 Retrofit existing buildings with liner retail and new facades 

 Promote sustainable design systems and materials to improve building performance 

 Ensure context sensitivity and transitions to lower scale districts and neighborhoods 
 
 
Vision and Goals 
Over the past 20 years, the focus of Downtown Bethesda changed from a single center of activity 
focused around the Metrorail station to a series of activity centers with multiple downtowns. Each of 
the nine districts as identified by the community is distinct with its own unique character. One of the 
primary goals of updating the 1994 Sector Plan is to recognize this shift and build on the successes and 
lessons learned from the previous plan and to ensure that the distinct character of these districts 
remains. The Concept Framework Plan was developed through a collaborative effort among the 
community, County agencies and staff. The Concept Framework Plan identifies the basic components of 
the present‐day urban fabric in Downtown Bethesda with respect to the following: 
 
• Existing commercial activity centers. 
• Emerging commercial activity centers over the next 20 years. 
• Residential neighborhoods. 
• Primary pedestrian corridors connecting activity centers and residential neighborhoods. 
• Parks and open space network that complements the pedestrian corridors and anchors the 
community. 
 
The Concept Framework Plan provides the basic elements and organization of Downtown Bethesda. All 
other Sector Plan details are built upon this structure to form a cohesive urban fabric that will evolve 
over the next 20 years. 
 
District Character  
Eastern Greenway 
The Eastern Greenway forms a transitional area between the single‐family homes of East Bethesda, the 
Town of Chevy Chase and commercial structures of the Central Business District. It is characterized by 
low‐density, primarily residential development, green open spaces and paved parking lots screened with 
landscaping.  
 
The Eastern Greenway Districts in the North and South are intended as both transitional areas and 
amenities between the Wisconsin Avenue corridor and adjacent single‐family neighborhoods. The aim is 



to make the best use of land near the Bethesda Metrorail Station and reduce the impervious surfaces of 
existing parking lots with the balance of new low to midrise development and a connected network of 
parks and open spaces. 
 
Arlington North District 
The Arlington North district is a transitional zone between the urban core and single‐family 
neighborhoods to the west of the Sector Plan area. Houses used as offices are located along both 
Montgomery Lane and Arlington Road. The district is located between Woodmont Avenue and Arlington 
Road and extends from Hampden Lane to Moorland Lane. The form of new development has been mid‐ 
to high‐rise apartments. 
 
There are opportunities for both open space and connectivity improvements to enhance this area for 
residents. West of Arlington Road, the institutional buildings and park spaces provide a buffer to the 
single‐family homes. East of Arlington Road, heights should continue to step up as the buildings 
approach Woodmont Avenue. 
 
The Plan envisions the Arlington North District to retain its mainly residential focus with a mix of low, 
mid, and high‐rise residential development and to continue as a transitional zone between the more 
commercial urban core and residential neighborhoods west of Arlington Road. 
 
Arlington South District 
Arlington South is an emerging center of activity with potential for commercial and residential 
redevelopment. As an automobile‐oriented retail district, convenience and abundance of parking will be 
critical for this district as redevelopment occurs. By urbanizing the development pattern, building to the 
sidewalk with parking in the rear or underneath the buildings, the site can support the depth required 
for junior anchors while balancing the Sector Plan goals for creating a pedestrian‐friendly streetscape 
environment. 
 
Battery Lane District 
The Battery Lane District consists primarily of garden and mid‐rise apartments on either side of Battery 
Lane between Woodmont Avenue and Old Georgetown Road, directly south of the National Institutes of 
Health (NIH) campus. The Battery Lane district has the well‐used Battery Lane Urban Park and North 
Bethesda Trail at its center, and a range of housing types, including single family homes and low‐ to 
high‐rise buildings. Planted setbacks provide an inviting green streetscape along Battery Lane. 
 
The Plan envisions the Battery Lane District to retain its residential character with a mix of low, mid, and 
high‐rise residential development, to have improved access and connectivity for pedestrians to enhance 
neighborhood livability and to expand and enhance the existing Battery Lane Urban Park. 
 
South Bethesda District 
South Bethesda is an established residential neighborhood situated north of Norwood Local Park, a 
major area amenity. The district has a garden character with tree‐lined streetscapes and planted 
setbacks, and offers several opportunities to create better connections for pedestrians and bikes within 
the district and to surrounding destinations. 
 
The Plan envisions the South Bethesda District to retain much of its residential character with a mix of 
low to mid‐rise residential development, to have improved access and connectivity for pedestrians to 



enhance neighborhood livability and to provide opportunities for small neighborhood‐oriented open 
spaces. 
 
 
Property Owner Zoning Requests and Staff Recommendations 
As outlined above, this work session will discuss in detail the zoning and building heights as outlined in 
the Public Hearing Draft, along with the zoning and building height changes requested by property 
owners. 
 
Property owner zoning requests from written testimony during the Public Hearing process have been 
documented in the attached spreadsheet and organized by District. In addition, the spreadsheet 
includes the current zone for the property, the Public Hearing Sector Plan recommended zoning and 
staff’s recommendations based on the property owner’s requests. Staff’s recommendations weighed 
the impacts of the requests from property owners to the planning methodology used to achieve the 
concept framework plan and public benefit initiatives. A map corresponding to the properties and 
owner’s requests will be provided during the hearing.  
 
 
CONCLUSION 
Following the December 15, 2015 work session, staff will summarize the zoning and building heights 
recommended by the Planning Board. A spreadsheet with the Planning Board’s decisions will be posted 
prior to the next work session (work session #6) in January. 
 
 
Attachments 

 Staff Recommendations for Property Owner Zoning Change Requests Spreadsheet 

 October 29, 2015 work session #4– Planning Board recommended zoning and building 
heights for the Wisconsin Avenue District and revised building heights map 

 Correspondence 



BETHESDA DOWNTOWN SECTOR PLAN ‐ PUBLIC HEARING DRAFT MAY 2015
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ZOM Mid‐Atlantic 4816, 4820, 4905, 4910 Moorland Lane, Bethesda MD 20814 CR 2.75, C‐0.75, R‐2.5, H‐40

ATTY: Heather Dlhopolsky 7505, 7507, 7509, 7511 Arlington Rd. Bethesda MD 20814 CR 1.25, C‐0.25, R‐1.25, H‐50 2.75 FAR for all and max height of 50 feet

Edgemont at Bethesda Apartments

Abraham Morrison Memorial LLC

ATTY: Emily Vaias CR‐2.75, C‐0.5, R‐2.75 (No Change in Height)

D
The Bethesda Library ‐ Greg Ossant

7400 Arlington Road R‐60 R‐60 CR 2.0, C‐0.25, R‐2.0, H‐50 CR 2.0, C‐0.25, R‐2.0, H‐40

Arlington South Bradley Boulevard Shopping Center

ATTY: Jody Kline

Harvey Companies

ATTY: Stacy Silber

Aldon Management Company

NC

Battery Lane Apartments

ATTY: Robert Harris

Aldon Management Company

NC

Aldon Management Company

CR ‐ 2.75, C‐0.5, R‐2.75, H‐120

4918‐4938 Battery Lane LLC

ATTY: Heather Dlhopolsky CR ‐ 2.75, C‐0.5, R‐2.75, H‐120

Shelter Development (GNRW Properties, LLC)

ATTY: Pat Harris / Francoise Carrier (owner rep)

The Maven Group (GRNW Properties, LLC)

Francoise  Carrier

Aldon Management Company

NC

Aldon Management Company 4701‐4705, 4709 Bradley Blvd. Bethesda, MD 20815

6900‐6904, 6908 Strathmore St. Bethesda, MD 20815 NC

Aldon Management Company 

NC

Aldon Management Company

NC

HOC Barclay Co

NC

Aldon Management Company 

NC

Aldon Management Company

NC

John Cokinos

NC

Bethesda Fire Department

NC

Strathmore Apartments (Kossow MGNT)

ATTY: Robert Harris NC

K
Offutt Dynasty Trust Properties ‐                                     ATTY: Robert 

Dalrymple

6903 Strathmore Street, 6930 and 6932 Wisconsin Ave R‐10, CR 3.0, C‐2.0, R‐2.75, H‐75T

Strathmore Street = CR 1.5, C‐0.25, R‐1.5, H‐70. 

Wisconsin Ave: CR 3.5, C‐2.5, R‐3.25, H‐90 CR‐5.0, H‐120 NC

Wisconsin LLC (B.F. Saul) CR‐3.0, C‐2.0, R‐2.75, H‐60T CR 3.5, C‐2.5, R‐3.25, H‐70

ATTY: Bob Dalrymple CRN‐0.5, C‐0.5, R‐0.25, H‐35 CRT 0.5, C‐0.25, R‐0.5, H‐70

Hadjin Associates LLC R‐60 CRT 0.5, C‐0.25, R‐0.5, H‐70

ATTY: Emily Vaias CRT‐1.5, C‐1.5, R‐0.5, H‐35 CRT 1.75, C‐1.75, R‐0.75, H‐70 No Change ‐ Retain CRT zoning

The Lebling Companies

ATTY: Barbara Sears No Change ‐ Retain CRT Zoning

CR 6.0, C‐4.75, R‐5.75, H‐200

CR 7.0, Request County Parking Lots be zoned for a FAR 

of 1.5 No Change

E MCDOT: Parking Lot District ‐ LOT 24, LOT 10, LOT 25 4601 Leland Street/4707 Highland Avenue R‐60 CRT 0.5, C‐0.25, R‐0.5, H‐70 CR 3.5, C‐3.5, R‐3.5, H‐70 CR 2.5, C‐2.5, R‐2.5, H‐70

F The Writer's Center ‐ Greg Ossant 4508 Walsh Street R‐60 R‐60 CR 3.5, C‐2.5, R‐3.25, H‐90 CR 2.5, C‐2.5, R‐2.5, H‐70

CR‐3.0, C‐2.0, R‐2.75, H‐75T
D (W)

Bernstein Management Company 7121 Wisconsin Ave. Bethesda, MD 20814

CRT 1.25, C‐1.0, R‐1.0, H‐70

FAR 3.0, Equalize C and R ‐ 120H along Arlington Blvd only, 70' Height on 

back of property next to CCT

Recommend revision to Park edge designation in Plan Graphic

A

B

CR ‐ 2.75, C‐0.5, R‐2.75, H‐120

B

C

CR. 1.5, C‐0.25, R‐1.5, H‐70

CR 1.5, C‐0.5, R‐1.5, H‐70

CR 3.0, C‐0.25, R‐3.0, H‐70

CR 1.5, C‐1.5, R‐1.5, H‐70

CR 3.5, C‐1.0, R‐3.5, H‐70

A

B

C

D

E

F

G

H

C

I

J

A (FF)

D

E

F

C

G

A

B

CR 3.0, C‐1.0, R‐2.75, H‐90 (Keep existing including split zone)

R‐10

4504 Walsh St. CRT 1.75, C‐1.75, R‐0.75, H‐70 CR 3.0

4503/4507 Stanford St. Chevy Chase, MD 20815 CR 3.5, C‐3.5, R‐3.25, H‐70

8001 Block of Wisconsin Ave. Bethesda, MD 20814

Would like 145 feet height along Wisconsin Ave, 

Proposes that the CR Zoning be extended one row of lots

further east with a H‐90/ CRT 1.0, H‐90

CR 1.5, C‐0.5, R‐1.5, H‐120 CR 4.0, H‐150

4903 Edgemoor Lane, Bethesda, MD 20814 CR 3.0, C‐0.5, R‐3.0, H‐90  CR 3.5, H‐120

CR 4.0, H‐75

4885 Edgemoor Lane, Bethesda, MD 20814

CR 1.5, C‐0.25, R‐1.5, H‐70

R‐10

CR 4.0, H‐150

CR 4.0, H‐130 or H‐150

R‐10

4887 Battery Lane, Bethesda, MD 20814

6900 Arlington Rd. Bethesda, MD 20815

6933 Arlington Rd. Bethesda MD, 20814

CR 3.5, C‐1.25, R‐3.0, H‐35 H‐110

CR 1.5, C‐0.5, R‐1.5, H‐120

CR 4.0, H‐130 or H‐150

CR 4.0, H‐130 or H‐150
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Howerton, Leslye

From: cokinos@aol.com
Sent: Tuesday, December 08, 2015 3:12 PM
To: Kronenberg, Robert; Howerton, Leslye; DeOcampo, Marc
Subject: 4740 Chevy Chase Dr. redevelopment (Pls reply, "I have it")

  
December 8, 2015 
  
Robert Kronenberg, Leslye Howerton, and Marc DeOcampo 
Montgomery County Planning Department 
8787 Georgia Avenue 
Silver Spring, MD  20910 
  
Re:  4740 Chevy Chase Drive 
  
Dear Robert, Leslye, and Marc,  
  
Thank you for serving our community, and thank you for our past conversations as well as your 
interest and assistance with our proposed redevelopment project.  As we have expressed, we are 
very interested in redeveloping our current site with a mixed use project of office/residential and 
upgrading the aesthetics of Chevy Chase Drive and the South Bethesda District. 
  
Upon reviewing the Bethesda Downtown Plan Draft of May 2015 with my consultant team, there are 
some items to share that we would like to see amended relative to the future development plans for 
this site. We very much would like to get your support.  
  
1.     The proposed zoning is CR 3.5, C1.0, R 3.5.  While our intention and preliminary design that we 

have presented to you is to develop a project that includes one or two levels of office along with 
four or five levels of residential use, we are well aware that market and economic conditions are 
constantly changing as well as future market needs and considerations.  Therefore, we are asking 
that the proposed zoning be amended to CR 3.5, C 3.5, R 3.5.  This would allow us the flexibility 
to adapt to changing market and economic conditions for appropriate office/residential mixes as 
needed.  

  
2.    The proposed zoning indicates a building height of 70 feet.  Due to the small footprint of our site, it 

has been a struggle to come up with an economic design solution that yields the appropriate 
building size coupled with minimizing the number of below grade parking levels.  The design that 
we have shared with you works by being able to provide some surface parking in order to meet 
the requisite parking spaces.  With the “drive thru” design however, this does raise the overall 
building height to approximately 72-73 feet.  In addition, our design incorporates a roof terrace 
with stair and elevator access, so there is a small penthouse component that is approximately 82-
83 feet.  Due to these constraints, we are asking that the building height for the main roof be 
changed to 75 feet, and a small penthouse area height of 85 feet. 

  
3.    The draft plan references a pedestrian pathway with access to Norwood Park.  As you know, as 

property owners, we have been allowing our neighbors informal access thru our property for 
years, and we have indicated that we are happy to dedicate a more formal pedestrian promenade 
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path as we have shown to you on our preliminary building design plans.  We would like for the 
language in the draft to be modified as such to represent “a pedestrian pathway no wider than 8-
10 feet and to be situated within the side yard setback area as to not inhibit the proposed building 
design, parking structure, and building structure.   

  
Thank you in advance for your considerations of these amendments.  Please contact me should you 
have any questions or wish to discuss any of the items, and our team looks forward to working with 
you and your staff on our redevelopment project.  
  
  
  
  
Sincerely, 
  
John Cokinos  
  
  
  
  

  
















































































































































































