
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

Description 

 

 Staff recommendation:  Approval of the sketch plan, preliminary plan amendment, and site plan 
amendment with conditions. 

 

 

MONTGOMERY COUNTY PLANNING DEPARTMENT 

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

MCPB 
Item No.  

Date: 05/12/2016 

Artery Plaza: Sketch Plan 320150050, Preliminary Plan Amendment 11983015A, and Site Plan Amendment 
81984002B 

 
Neil Braunstein, Planner Coordinator, Area 1, Neil.Braunstein@mongtomeryplanning.org, 301.495.4532  

Elza Hisel-McCoy, Supervisor, Area 1, Elza.Hisel-McCoy@montgomeryplanning.org, 301.495.2115  

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

 

 One lot for up to 543,170 square feet of office 
uses and up to 43,441 square feet of retail, 
restaurant, or service uses in two existing 
buildings and one new building; 

 Located in the northwest quadrant of the 
intersection of Wisconsin Avenue and Bethesda 
Avenue; 

 Zone:  CR-5.0 C-5.0 R-5.0 H-145; 
 Master Plan:  Bethesda Purple Line Station Minor 

Master Plan Amendment and Bethesda CBD 
Sector Plan; 

 Property Size:  3.02 gross acres; 
 Application accepted October 21, 2015; 
 Applicant:  JBG; 
 Review Basis:  Chapter 50 and Chapter 59, 

Montgomery County Code 

 

 

Summary 
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SECTION 1: EXECUTIVE SUMMARY 
 
Sketch Plan No. 320150050 
The sketch plan will supersede the approved Project Plan 919810090 and establish the density of the subject 
property up to 543,170 square feet of office use and up to 43,441 square feet of retail, restaurant, or service 
uses.  The total floor area requested is 586,611, to be contained in two existing buildings and one proposed 
building, which will replace an existing office building.  The maximum height of the tallest building will be 145 
feet.  The sketch plan meets all of the general requirements and development standards of Section 4.5. The 
optional method public benefits provision of Division 4.7, and the general development standards of Article 59-6 
of the Zoning Ordinance.  Staff recommends approval of the sketch plan with conditions. 
 
Preliminary Plan Amendment No. 11983015A 
The preliminary plan amendment will create one lot for the uses described above.  This application has been 
reviewed for compliance with the Montgomery County Code, Chapter 50, the Subdivision Regulations.  The 
proposed lot meets all requirements established in the Subdivision Regulations and the Zoning Ordinance and 
substantially conforms to the recommendations of the Sector Plan and Minor Master Plan Amendment. Staff 
recommends approval with conditions. 
 
Site Plan No. Amendment No. 81984002B 
The site plan is for 543,170 square feet of office use and 43,441 square feet of retail, restaurant, or service uses.  
The total floor area requested is 586,611, to be contained in two existing buildings and one proposed building, 
which will replace an existing office building.  The maximum height of the tallest building will be 145 feet.  The 
site plan meets all of the general requirements and development standards of Section 4.5 of the Zoning 
Ordinance, the optional method public benefits provisions of Division 4.7 of the Zoning Ordinance, and the 
general development requirements of Article 59-6 of the Zoning Ordinance.  Staff recommends approval with 
conditions. 

 
SECTION 2: RECOMMENDATION AND CONDITIONS 

 

Sketch Plan No. 320150050 
Staff recommends approval of Sketch Plan No. 320150050, Artery Plaza, for a maximum total density of 586,611 
square feet of development on the Subject Property, subject to the following binding elements and conditions.  
All conditions imposed by the approval of Project Plan No. 919810090, as amended, are superseded by the 
conditions contained herein. 
 
Binding Elements 

 
1. Maximum density and height; 
2. Approximate location of lots and public dedications; 
3. General location and extent of public open space; 
4. General location of vehicular access points; and 
5. Public benefit schedule. 
 
All other elements of the Sketch Plan are illustrative. 
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Recommended Conditions of Approval 
 

1. Density 
The development is limited to a maximum of 586,611 square feet of total development, including up to 
543,170 square feet of office uses and up to 43,441 square feet of nonresidential (retail, restaurant, or 
service) uses. 
 

2. Height 
The development is limited to the maximum height of 145 feet, as measured from the approved building 
height measuring point in compliance with Section 4.1.7.C.2. 
 

3. Public Amenity Space 
The Applicant must operate the art gallery in the lobby of 7200 Wisconsin Avenue for public viewing on 
weekdays from 8:00 a.m. to 6:00 p.m., holidays excepted.  Future changes to the hours of operation 
may be approved by the Planning Director or his or her designee. 
 

4. Incentive Density 
The development must be constructed with the public benefits listed below, unless modifications are 
made under Section 59-7.3.3.I.  Total points must equal at least 100 and be chosen from at least four 
categories as required by Section 59-4.5.4.2.a. The requirements of Division 59-4.7 and the CR Zone 
Incentive Density Implementation Guidelines must be fulfilled for each public benefit proposed.  Final 
points will be established at site plan approval. 
a. Major Public Facilities, achieved through provision of the Applicant’s share of the cost of the on-

street alignment of the Capital Crescent Trail on the north side of Bethesda Avenue; 
b. Transit Proximity, achieved through proximity to a Metrorail station; 
c. Connectivity and Mobility, achieved through provision of fewer than the maximum parking spaces; 
d. Quality of Building and Site Design, achieved through ground floor transparency, exceptional design, 

and structured parking; and 
e. Protection and Enhancement of the Natural Environment, achieved through purchase of building lot 

terminations, vegetated roof, and vegetated wall. 
 

Preliminary Plan Amendment No. 11983015A 
 
Staff recommends approval of Preliminary Plan No. 11983015A, Artery Plaza, for one lot for a maximum total 
density of 586,611 square feet of development on the Subject Property, subject to the following conditions.  All 
conditions imposed by the approval of Preliminary Plan No. 119830150 are superseded by the conditions 
contained herein. 
 

1. Approval is limited to one lot for a maximum density of 586,611 square feet of total development, 
including up to 543,170 square feet of office uses and up to 43,441 square feet of nonresidential (retail, 
restaurant, or service) uses. 
 

2. The Applicant must comply with the binding elements and conditions of approval for Sketch Plan No. 
320150050. 
 

3. The Planning Board accepts the recommendations of the Montgomery County Department of Permitting 
Services (“MCDPS”) – Water Resources Section in its stormwater management concept letter dated 
January 6, 2016, and hereby incorporates them as conditions of the Preliminary Plan approval.  The 
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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. 
 

4. The Planning Board accepts the recommendations of the Montgomery County Department of 
Transportation (“MCDOT”) in its letter dated February 29, 2016, 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. 
 

5. Prior to recordation of plat(s), the Applicant must satisfy the provisions for access and improvements 
which are associated with each plat, as required by MCDOT. 
 

6. The Applicant must dedicate and show on the record plat(s) the following: 
a. Fifty-seven feet from the existing right-of-way centerline along the Subject Property frontage for 

Wisconsin Avenue. 
b. Right-of-way truncation at the intersection of Wisconsin Avenue and Bethesda Avenue, as 

shown on the Preliminary Plan. 
 

7. The Applicant must install public bicycle parking for short-term use near the main entrance to the 
building.  The Applicant must install secure private bicycle parking for long-term use, internal to the 
garage, for tenants’ use. The exact number and location of bicycle parking will be determined at the 
time of Site Plan approval. 

 
8. 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. 
 

9. The record plat must show necessary easements. 
 

10. No clearing, grading, demolition, or recording of plats prior to certified site plan approval. 
 

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

 
12. Include the stormwater management concept approval letter and Preliminary Plan resolution on the 

approval or cover sheet(s) of the certified Preliminary Plan. 
 

13. The Applicant must construct all road and frontage improvements within the rights-of-way shown on 
the approved Preliminary Plan to the full width mandated by the master plan and/or to the design 
standards imposed by all applicable road codes. 
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14. Prior to the issuance of the first use and occupancy permit, the Applicant must pay $273,000 to 
Montgomery County for the Applicant’s share of the cost of the on-street alignment of the Capital 
Crescent Trail on the north side of Bethesda Avenue. 

 
15. Prior to recordation of any plat, Site Plan No. 81984002B must be certified by Staff. 

 
16. Prior to certification of the Preliminary Plan, the Applicant must correct the data table on the 

Preliminary Plan to show the correct square feet and percentage of public use space proposed under the 
sketch plan. 
 

17. 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. 

 

Site Plan Amendment No. 81984002B 
Staff recommends approval of Site Plan Amendment 81984002B for a total of up to 586,611 square feet of 
development, including up to 543,170 square feet of office uses and up to 43,441 square feet of nonresidential 
(retail, restaurant, or service) uses on approximately 3.02 gross acres in the CR-5.0 C-5.0, R-5.0, H-145 zone.  All 
site development elements shown on the latest electronic version as of the date of this Staff Report submitted 
via ePlans to the M-NCPPC are required except as modified by the following conditions.1  All conditions imposed 
by the approval of Site Plan No. 819840020 in the Planning Board Resolution dated September 13, 1984, as 
amended by Planning Board Resolutions dated September 26, 1986, and August 12, 1992, and as amended by 
Site Plan Amendment No. 81984002A in Resolution No. 14-87, dated December 10, 2014, are superseded by the 
conditions contained herein. 
 

1. Sketch Plan Conformance 
The Applicant must comply with the binding elements and conditions of approval for Sketch Plan No. 
320150050. 
 

2. Preliminary Plan Conformance 
The Applicant must comply with the conditions of approval for Preliminary Plan Amendment No. 
11983015A. 

 
Environment 
 

3. Forest Conservation 
Prior to any clearing, grading, demolition, or the issuance of any building permit for new construction, 
the Applicant must pay the fee-in-lieu payment for the afforestation requirement of 0.36 acres (or as 
determined on the FFCP signature set). 

 
Public Use Space, Facilities and Amenities  
 

4. Public Use Space, Facilities, and Amenities 
a. The Applicant must provide a minimum of 13,235 square feet of public open space (12.7% of net lot 

area) on-site, as illustrated on the Certified Site Plan. 

                                                           
1 For the purposes of these conditions, the term “Applicant” shall also mean the developer, the owner or any successor (s) 
in interest to the terms of this approval. 
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b. The Applicant must construct Bethesda CBD streetscape standard, including but not limited to street 
trees, street lighting, brick paving, and the undergrounding of utilities, along the Subject Property’s 
frontage, as shown on the Certified Site Plan. 

c. Before the issuance of the final use and occupancy certificate, all public open space areas must be 
completed. 

d. The Applicant must operate the art gallery in the lobby of 7200 Wisconsin Avenue for public viewing 
on weekdays from 8:00 a.m. to 6:00 p.m., holidays excepted.  Future changes to the hours of 
operation may be approved by the Planning Director or his or her designee. 

e. The Applicant must provide wall space in the lobby art gallery, free of charge, for the Bethesda Arts 
and Entertainment District Board to exhibit one piece of art at any one time by a local artist.  The 
Applicant will have final approval over all works of art included in the lobby art gallery.  In addition, 
the Applicant must provide a plaque to be mounted on the wall of the lobby art gallery next to the 
contributed art piece, stating that the art is provided by the Bethesda Arts and Entertainment 
District. 

f. The Applicant must install tables, chairs, benches, umbrellas, and planters in the plaza located at the 
intersection of Wisconsin Avenue and Bethesda Avenue, as shown on the Certified Site Plan. 

 
5. Public Benefits  

The Applicant must provide the following public benefits and meet the applicable criteria and 
requirements of the Zoning Ordinance and the CR Zone Incentive Density Implementation Guidelines for 
each one.  
a. Major Public Facilities 

The Applicant must provide the Application’s share of the cost of the on-street alignment of the 
Capital Crescent Trail on the north side of Bethesda Avenue. 

b. Transit Proximity  
The Subject Property is located within ¼ mile of a Metrorail station, which allows the development 
to be eligible for Level 1 transit as defined in the Zoning Ordinance. 

c. Connectivity and Mobility 
i. Minimum Parking 

The Applicant must not provide more than 959 parking spaces on the Subject Property. 
d. Quality Building and Site Design 

i. Architectural Elevations 
The Applicant must design and construct the ground floors of the building to provide 
visibility into and out of the ground floor spaces.  Entrance doors must be placed 
substantially as shown on the Certified Site Plan. 

ii. Exceptional Design 
The Applicant must construct the building in a manner consistent with the architectural 
elevations included in the Certified Site Plan. 

iii. Structured Parking  
The Applicant must provide 564 parking spaces within above-grade structures and 395 
parking spaces within below grade structures on the Subject Property. 

e. Protection and Enhancement of the Natural Environment 
i. Building Lot Termination (“BLT”) 

The Applicant must purchase BLT easements in an amount equal to 7.5% of the incentive 
density floor area.  One BLT must be purchased for each 31,500 square feet of gross floor 
area.  The Applicant must purchase 0.28 BLTs. 
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ii. Vegetated Roof 
The Applicant must install a vegetated roof with a soil depth of a minimum of 4 inches 
covering a minimum of 60% of the buildings’ roofs, excluding space for mechanical 
equipment. 

iii. Vegetated Wall 
The Applicant must install a vegetated wall on the exterior wall of the existing above-grade 
parking garage in the existing office building at 7200 Wisconsin Avenue, covering an area of 
approximately 1,500 square feet, as illustrated on the Certified Site Plan. 
 

6. Maintenance of Public Amenities 
The Applicant is responsible for maintaining all publicly accessible amenities including, but not limited 
to, pedestrian pathways, landscaping, hardscape, and public open space and appurtenances. 
 

Transportation & Circulation 
 

7. Pedestrian & Bicycle Circulation 
a. The Applicant must provide 112 bicycle parking spaces for long-term private use and four bicycle 

parking spaces for short-term public use. 
b. The private spaces must be on-site in a secured, well-lit bicycle room within the garage, and the 

public spaces must be inverted-U racks installed in a location convenient to the main entrance 
(weather protected preferred). The specific location(s) of the public and private bicycle parking must 
be identified on the Certified Site Plan. 

 
8. Traffic Mitigation 

The Applicant must enter into a Traffic Mitigation Agreement (“TMAg”) with the Planning Board and the 
Montgomery County Department of Transportation (“MCDOT”) to participate in the Bethesda 
Transportation Management District. 
 

Site Plan 
 

9. Building Height 
The development is limited to the maximum height of 145 feet, as measured from the approved building 
height measuring point. 
 

10. Site Design 
The exterior architectural character, proportion, materials, and articulation must be substantially similar 
to the schematic elevations shown on the latest approved architectural drawings included in the 
Certified Site Plan, as determined by Staff. 

 
11. Landscaping 

a. Before issuance of the final residential use and occupancy certificate or similar final inspection for 
this Site Plan, all on-site amenities including, but not limited to, streetlights, sidewalks/pedestrian 
pathways, streetscape and related improvements, hardscape, benches, trash receptacles, bicycle 
facilities, and public open space amenities must be installed. 

b. The Applicant must install the landscaping no later than the next growing season after completion of 
construction and site work. 
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12. Lighting 
a. Before approval of the Certified Site Plan, the Applicant must provide certification to Staff from a 

qualified professional that the exterior lighting in this Site Plan conforms to the Illuminating 
Engineering Society of North America (IESNA) recommendations in effect on the date of this 
resolution for a development of this type.  All onsite exterior area lighting must be in accordance 
with the latest IESNA outdoor lighting recommendations in effect on the date of this resolution. 

b. Deflectors must be installed on all up-lighting fixtures to prevent excess illumination and glare. 
c. Streetlights and other pole-mounted lights must not exceed the height illustrated on the Certified 

Site Plan.  
 

13. Site Plan Surety and Maintenance Agreement 
Before issuance of any building permit or sediment and erosion control permit, the Applicant must enter 
into a Site Plan Surety and Maintenance Agreement with the Planning Board in a form approved by the 
M-NCPPC Office of General Counsel that outlines the responsibilities of the Applicant. The Agreement 
must include a performance bond(s) or other form of surety in accordance with Section 59.7.3.4.k.4 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 surety 

amount; 
b. The cost estimate must include applicable Site Plan elements including, but not limited to, plant 

materials, on-site lighting, and exterior site furniture, retaining walls, railings, curbs, gutters, 
sidewalks and associated improvements; and 

c. The bond or surety must be tied to the development program, and completion of plantings and 
installation of particular materials and facilities covered by the surety will be followed by inspection 
and release of the surety. 

 
14. Development Program 

The Applicant must construct the development in accordance with a development program table that 
will be reviewed and approved prior to the approval of the Certified Site Plan.  
 

15. Certified Site Plan 
Before approval of the Certified Site Plan, the following revisions must be made and/or information 
provided subject to Staff review and approval: 
a. Include the final forest conservation approval letter, stormwater management concept approval 

letter, development program, and Sketch Plan resolution, Preliminary Plan resolution and Site Plan 
resolution on the approval or cover sheet(s). 

b. Add a note stating that “Minor modifications to the limits of disturbance shown on the site plan 
within the public right-of-way for utility connections may be done during the review of the right-of-
way permit drawings by the Department of Permitting Services.” 

c. Modify data table to reflect development standards approved by the Planning Board.  The data table 
must reflect all of the existing and approved development on the entire Subject Property. 

d. Ensure consistency of all details and layout between Site and Landscape plans. 
e. Modify the landscaping plan to show the inclusion of three umbrellas in the plaza. 
f. Show on the Site Plan a building height measuring location for the approved building that is in 

accordance with Section 59.4.1.7.C.2 of the Zoning Ordinance. 
g. Show the location of the vegetated wall on applicable site plan and landscape plan sheets.  Include 

the plants for the vegetated wall in the plant list. 
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SECTION 3: SITE DESCRIPTION 
 
Site Vicinity 
 
The subject property is located on the north side of Bethesda Avenue running nearly the full block between 
Woodmont Avenue and Wisconsin Avenue.  Adjacent and confronting uses include office, retail, and multi-
family buildings and a public parking garage.  The Bethesda Row retail area is nearby, to the west.  The site is in 
the vicinity of the Bethesda Metro Station and a proposed southern entrance to the Metro as well as the 
terminus of the proposed Purple Line.  Elm Street Park is also within a few blocks of the subject property. 
 

 
Figure 1-Vicinity Map 

 
Site Analysis 
 
The subject property consists of one platted parcel and one platted lot.  The subject property is developed with 
an existing 12-story office building, known as the Artery Building, which will remain on-site.  A smaller, eight-
story, existing office and retail building will be demolished to accommodate the proposed development.  A 
standard method, two-story retail building under construction will also remain onsite.  The subject property 
contains no forest, and there are no streams or wetlands onsite.  The site is located within the Little Falls 
watershed. 
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Figure 2-Aerial View 

 
SECTION 4: PROJECT DESCRIPTION 

 
Previous Approvals 
 
On May 5, 1983, the Planning Board approved Project Plan 919810090 for a 4.0 FAR mixed use building on the 
subject property. 
 
On August 4, 1983, the Planning Board approved Preliminary Plan 119830150 for 366,854 square feet of office 
uses and 26,796 square feet of retail uses. 
 
On July 11, 1984, the Planning Board approved Site Plan 819840020 for 366,854 square feet of office uses and 
26,796 square feet of retail uses.  This plan was subsequently amended in 1986, 1988, and 1992.  These 
amendments were for minor changes to the project and an additional 1,008 square feet of retail use, and were 
not given separate application numbers. 
 
In 2012, the applicant and Street Retail, Inc., the owners of the Woodmont East development to the west of the 
subject property, collaborated on a combined application including both of the sites, called Woodmont/7200.  
For this expanded site, on April 12, 2012, the Planning Board approved Project Plan Amendment 92007007B, 
Preliminary Plan Amendment 12007020B, and Site Plan Amendment 82009008A for 210 multi-family units, 
182,950 square feet of hotel use, 81,165 square feet of retail use, and 755,739 square feet of office use.  The 
expanded property for these applications was 5.8 acres, including the entirety of the current subject property. 
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In a letter dated March 6, 2014, the co-applicants stated their intent to vacate the entitlements approved in the 
Woodmont/7200 applications (Attachment C).  Planning Department staff has accepted the letter, with the 
effect that the subject property is now controlled only by the approved Project Plan 919810090, Preliminary 
Plan 119830150, and Site Plan 819840020, and the Woodmont/7200 approvals and applications are no longer 
valid.  Therefore, the applicant does not need to amend the vacated Woodmont/7200 plans to construct the 
office building that is now proposed.  Rather, the proposed applications supersede the earlier Woodmont/7200 
approvals in their entirety. 
 
On December 4, 2014, The Planning Board approved Project Plan Amendment 91981009A and Site Plan 
Amendment 81984002A, for minor modifications to the indoor public amenity space (an art gallery), outdoor 
pubic use space, and exterior architecture.  (See Attachment B for resolutions for previous approvals.) 
 
Proposal  
Subdivision 
The preliminary plan amendment will combine the existing lot and existing parcel into one new 104,500-square-
foot lot to allow for a maximum density of 586,611 square feet of total development, including up to 543,170 
square feet of office uses and up to 43,441 square feet of nonresidential (retail, restaurant, or service) uses.  The 
preliminary plan amendment will also dedicate 951 square feet for the right-of-way of Wisconsin Avenue. 
 

 
Figure 3-Sketch Plan  

 
Buildings  
The Plan includes one new building, located near the western end of the block.  The new building will replace 
the existing eight-story, 92,617-square-foot office building at 4733 Bethesda Avenue.  The new building will be 
14 stories tall and will contain 275,000 square feet of office uses and 9,500 square feet of retail or restaurant 
uses.  Two other existing buildings, a recently expanded, standard method, two-story retail building currently 
under construction at the intersection of Woodmont Avenue and Bethesda Avenue and the 12-story, 282,111 
square-foot office and retail building at the intersection of Wisconsin Avenue and Bethesda Avenue, will remain 
on the site and will not be modified by the current applications.  However, a portion of the proposed building 
will be built above, and will be supported by, the existing two story retail building. 
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Figure 4-Illustrative Elevation Rendering 

 
 

 
Figure 5-South Elevation 
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Open Space & Amenities  

 
Figure 7-Open Space Plan 

 
The proposed public open space consists of the existing Artery Plaza at the intersection of Wisconsin and 
Bethesda Avenues, as well as sidewalks along the Bethesda Avenue frontage of the proposed building and the 
existing 7200 Wisconsin Avenue office building.  The project will provide 13,235 square feet of public open space 
on-site (or 13% of the net lot area). 
 
The project will provide streetscape improvements along Bethesda Avenue, including standard Bethesda 
streetscape paving, tree pits, and streetlights, as well as café seating.  The appearance and furnishings of Artery 
Plaza will be improved with colorful bistro tables and chairs, umbrellas, benches, planters, and new landscaping.  
In addition, the art gallery space in the lobby of the existing 7200 Wisconsin office building will continue to serve 
as a public amenity. 
 
Although not counted towards public open space, the applicant is also in the process of creating a public open 
space in the adjacent unused right-of-way for Reed Street.  While this improvement is being pursued separately 
from the subject applications (or any application) its timing and proximity to the subject property will result in it 
being an integral component of the redevelopment of 4733 Bethesda Avenue.  In addition to provide open 
space, the Reed Street park will provide an improved pedestrian and bicycle connection to the Capital Crescent 
Trail tunnel under Wisconsin Avenue and, eventually, to the Purple Line station. 
 
Circulation 
Vehicular access is provided via two existing driveways from Bethesda Avenue.  The Eastern driveway leads to 
two existing parking garage entrances and the western driveway leads to existing loading areas.  The proposed 
applications will not alter the existing vehicular access.  Pedestrian access is provided via numerous existing and 
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proposed doors from the sidewalk on Bethesda Avenue and from Artery Plaza at the intersection of Wisconsin 
Avenue and Bethesda Avenue. 
 
Phasing 
The project will be implemented in one phase. 
 
Community Outreach 
 
The applicant has complied with all submittal and noticing requirements.  As of the date of this staff report, staff 
has not received any correspondence regarding the applications. 
 

 
SECTION 5: SKETCH PLAN ANALYSIS AND FINDINGS 

 
The purpose of a Sketch Plan is to identify general land uses, development intensity, and public benefits for the 
optional method of development in the CR, CRT, EOF, or LSC Zones.  The Sketch Plan is intended to be 
conceptual in nature with an emphasis on: building densities; massing; heights and anticipated uses; the 
locations of open and public use spaces; the general circulation patterns for all modes of transportation; an 
estimated range of peak hour trips; and relationships between existing or proposed adjacent buildings and 
rights-of-way.  Details of the proposed development are determined during Preliminary and Site Plan review.   
 
Section 59-7.3.3.E of the Zoning Ordinance states: “To approve a sketch plan, the Planning Board must find that 
the following elements are appropriate in concept and appropriate for further detailed review at site plan. The 
sketch plan must:” 
 
1. meet the objectives, general requirements, and standards of this Chapter; 

 
As conditioned, the sketch plan meets the development standards of Section 59-4.5.4, as shown in Table 1, 
Sketch Plan Project Data Table. 
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The intent of the CR zone is to: 
a) Implement the recommendations of applicable master plans. 

 
As discussed in Finding 2 below, the project substantially conforms to the recommendations of the 
Bethesda CBD Sector Plan and the Bethesda Purple Line Station Minor Master Plan Amendment.  The 
project responds to the Sector Plan's main goals, including providing employment opportunities in 
close proximity to transit, infill development that contributes to the vibrancy and success of 
downtown Bethesda, and contribution to the cost to construct the on-street alignment of the 
Capital Crescent Trail, as recommended in the Minor Master Plan Amendment. 

 
b) Target opportunities for redevelopment of single-use commercial areas and surface parking lots with 

a mix of uses. 
 
The existing office building at 4733 Bethesda Avenue, which has one ground-floor retail space, was 
constructed in 1965, before the current Sector Plan was adopted.  The redeveloped office building 
will provide expanded, more prominent ground-floor retail uses, thereby providing a mix of uses. 
 

c) Encourage development that integrates a combination of housing types, mobility options, 
commercial services, and public facilities and amenities, where parking is prohibited between the 
building and the street. 
 
The project provides additional employment opportunities and commercial services in close 
proximity to transit, to meet the needs of workers and residents of the CBD.  The additional office 
space will complement and support the existing businesses in the surrounding area.  The location of 
the proposed office building, within 1,000 feet of the Bethesda Metrorail station, will encourage 
utilization of transit for work trips.  Additionally, the ground floor retail space provides opportunities 
for various businesses to operate within the Metro Core area of the CBD, as defined in the Sector 

 Table 1-Sketch Plan Project Data Table 
Section Development Standard Permitted/ 

Required 
Proposed 

59 – 4 Gross Tract Area (sf)  n/a 131,545 

4.5.4.B.2.b Density 
  CR-5.0, C-5.0, R-5.0, H-145 

Commercial FAR/GFA 
Residential FAR/GFA 

TOTAL FAR/GFA 

 
 

5.0/657,725 
5.0/657,725 
5.0/657,725 

 
 

4.46/586,611 
0/0 

4.46/586,611 

4.5.4.B.2.b Building Height (feet) 
    C-R5.0, C-5.0, R-5.0, H-145 

 
145 

 
145 

4.5.4.B.3 Minimum Setback (feet) 
   From R.O.W. 

 
0 

 
0 

4.5.4.B.1 Open Space 
   Public Open Space (%/sq. ft.) 

 
10/10,450 

 
12.7/13,235 

6.2 Parking (spaces)   
   Non-residential uses 

 
959-1,928 

 
959 
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Plan.  The streetscape improvements will enhance the pedestrian connection between existing retail 
and office uses along Wisconsin Avenue and Bethesda Row. 
 
No parking will be provided between the buildings and the street. 
 

d) Allows a flexible mix of uses, densities, and building heights appropriate to various settings to ensure 
compatible relationships with adjoining neighborhoods.  
 
The project will provide new office and retail uses close to transit, complementing the surrounding 
residential and commercial uses.  The surrounding properties are largely developed with high-
density, high-rise buildings.  As such, the proposed 14-story office building will complement the 12-
story office building proposed to remain on the subject property and will fit into the existing 
character of the area. 
 

e) Integrate an appropriate balance of employment and housing opportunities.  
 
Although the project does not include any residential development, it will provide a desirable mix of 
uses that will support the surrounding development.  The vast majority of recent development in 
Bethesda has been residential, including the development closest to the subject property.  The 
proposed office development will provide additional opportunities for those who live in the CBD to 
work in close proximity to their residences. 
 

f) Standardize optional method development by establishing minimum requirements for the provision 
of public benefits that will support and accommodate density above the standard method limit. 
 
As discussed in finding 6.g below, the project will provide the required public benefits from a 
minimum of five categories to achieve the desired incentive density above the standard method 
limit. 
 

The sketch plan meets the general requirements of the Chapter 59 as follows: 
 

i. Section 4.1.7.C.2 Building Height Measurement 
 
Under Section 4.1.7.C.2, the building height of each street-fronting building must be measured from 
the approved curb grade opposite the middle of the front of each building.  The site plan shows a 
building height measurement location on Wisconsin Avenue, in a location removed from the front of 
the proposed building.  Condition No. 3 requires the building to be measured in compliance with 
Section 4.1.7.C.2. 
 

ii. Division 6.1. Site Access 
 

The existing driveways provide well-integrated access from Bethesda Avenue to the subject 
property, and they will continue to do so for the proposed building also. 
 

iii. Division 6.2. Parking, Queuing, and Loading 
 

The project’s proposed office building and the existing office building will share a parking garage and 
loading spaces for adequate off-street parking and loading. 
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iv. Division 6.3. Open Space and Recreation 

The project has a 10 percent public open space requirement, which yields a requirement of 10,450 
square feet of open space.  The project proposes to provide 13,235 square feet of public open space 
(12.7% of the net lot area).  A portion of the public open space will be provided in the previously 
approved, and now existing, Artery Plaza at the intersection of Wisconsin Avenue and Bethesda 
Avenue.  This plaza will be improved with new landscaping, benches, tables, chairs, umbrellas, and a 
colorful fabric shade for the existing trellis. 
 

v. Division 6.4. General Landscaping and Outdoor Lighting 
 

Landscaping and lighting, as well as other site amenities, will be provided to ensure that these 
facilities will be safe, adequate, and efficient for year-round use and enjoyment by office employees, 
business owners, and visitors.  The application will transform existing streetscape along the frontage 
on Bethesda Avenue with new street trees, improved sidewalk, and street lighting. 

 
2. substantially conform with the recommendations of the applicable master plan; 

 
The subject property is within the boundaries of the Bethesda CBD Sector Plan and Bethesda Purple 
Line Station Minor Master Plan Amendment.  The subject property is in the Metro Core District of 
the Sector Plan.  A goal of the Sector Plan is to provide additional employment opportunities in the 
Bethesda CBD.  Given its close proximity to the Bethesda Metrorail station, the Sector Plan 
recommends the highest densities and largest concentration of employment-generating uses in the 
Metro Core District.  The Future Land Use Map (Figure 4.5) of the Sector Plan recommends medium 
to high intensity office use for the block containing the subject property. 
 
The project will facilitate the redevelopment of an existing, underutilized building in the Metro Core 
District and will provide additional employment opportunities within walking distance of the 
Metrorail station and other transit services, including the future Purple Line.  The proposed ground-
floor retail and restaurant uses will help to activate Bethesda Avenue, consistent with the goals of 
the Sector Plan.  In addition, the applicant will contribute to the cost to construct the on-street 
alignment of the Capital Crescent Trail on the north side of Bethesda Avenue, as recommended in 
the Minor Master Plan Amendment. 

 
3. satisfy any development plan or schematic development plan in effect on October 29, 2014; 

 
The Sketch Plan is not subject to a development plan or schematic development plan.   
 

4. achieve compatible internal and external relationships between existing and pending nearby development; 
 
The Project has been designed to ensure that it is physically compatible with, and not detrimental to, 
existing and future development surrounding the subject property.  The proposed building has been 
designed at an appropriate scale for the surrounding area.  The Metro Core District of the Sector Plan, 
where the subject property is located, is slated for the highest densities and most intensive employment 
uses in the Sector Plan area.  The building is proposed to be 14 stories tall, in an area that contains 
numerous other high-rise buildings.  The building will be built up to the sidewalk with entrance doors that 
open onto it, in conformance with Sector Plan goals. 
 

5. provide satisfactory general vehicular, pedestrian, and bicyclist access, circulation, parking, and loading; 
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The project will significantly improve the pedestrian and bicyclist access and circulation within the CBD.  
Streetscape improvements along the subject property's frontage on Bethesda Avenue will provide for a 
safer and more efficient pedestrian environment.  In addition, the applicant will contribute to the project’s 
share of the cost of the on-street alignment of the Capital Crescent Trail on the north side of Bethesda 
Avenue. 

The project will also maintain satisfactory vehicular circulation by not adding curb cuts along Bethesda 
Avenue.  Adequate parking will be provided on-site to accommodate all users of the property, and access 
to parking and loading is located to minimize pedestrian-vehicular conflicts. 

6. propose an outline of public benefits that supports the requested incentive density and is appropriate for 
the specific community;  
 
The application includes public benefits that address the general incentive and density considerations 
required by Section 59-4.7.1.B. The public benefits: 
a. Take into consideration “the recommendations of the applicable master plan” by providing a project 

that is transit-oriented, includes commercial and residential development, includes civic gathering 
spaces, includes environmental enhancements, and is pedestrian friendly;  

b. Meet the 2012 Commercial/Residential Zones Incentive Density Implementation Guidelines (CR 
Guidelines) by providing the proper calculations and criteria for each public benefit; 

c. Meet “any design guidelines adopted for the applicable master plan area” by providing an attractive 
pedestrian environment with short blocks and defined streets with building edges, public open space, 
and safe pedestrian-friendly connections; 

d. Are appropriate for “the size and configuration of the site” by improving the existing configuration of 
surface parking lots and replacing them with structured parking to allow for public use and public open 
spaces close to transit;   

e. Adequately address “the relationship of the site to adjacent properties” by designing the buildings at 
an appropriate scale for the surroundings with heights and areas of open space that complement the 
existing character of the area;  

f. Consider “the presence or lack of similar public benefits nearby” through the provision of affordable 
housing, environmental benefits, public open space, and pedestrian connections, all of which are 
currently needed in this area; and 

g. Provide “enhancements beyond the elements listed in an individual public benefit that increase public 
access to, or enjoyment of, the benefit” which will be developed and assessed during preliminary plan 
and site plan reviews. 
 

For the proposed development, the zoning code requires 100 points in four categories.  Although, at 
time of Sketch Plan, only the categories need be approved, Table 2 shows both the categories and points 
for the public benefits recommended at Sketch Plan to demonstrate the project’s ability to meet the 
requirement to provide sufficient benefit points. 
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Table 2- Sketch Plan Public Benefits Calculations 

Public Benefit Incentive Density Points 

 Total Points 
Possible 

Requested Recommended 

4.7.3.A: Major Public Facilities 70 7.6 7.6 

4.7.3.B: Transit Proximity 50 40 40 

4.7.3.C: Connectivity and Mobility 

  Minimum Parking 10 10 10 

4.7.3.E: Quality of Building and Site Design 

  Architectural Elevations 20 20 20 

  Exceptional Design 10 7.5 7.5 

  Structured Parking 20 14.1 14.1 

4.7.3.F: Protection and Enhancement of the Natural Environment 

  Building Lot Termination (BLT) 30 2.5 2.5 

  Vegetated Wall 10 5 5 

  Vegetated Roof 15 10 10 

     TOTAL 100 (Minimum 
Required) 

116.7 116.7 

 
Major Public Facilities 
In accordance with the Minor Master Plan Amendment, the project will contribute its share of the cost of 
the on-street alignment of the Capital Crescent Trail on the north side of Bethesda Avenue. 
 
Transit Proximity 
The subject property is located within ¼ mile of the entrance to the Bethesda Metro Station, which allows 
the development to be eligible for Level 1 transit as defined in the Zoning Ordinance.  Staff recommends 
the full 40 points as provided in the Zoning Ordinance for CR-zoned properties that are within ¼ mile of a 
Metrorail station. 
 
Connectivity and Mobility 
Minimum Parking:  The application proposes fewer than the maximum number of allowed parking spaces.  
The maximum number of allowed spaces is 1,928, but the application will provide 959 spaces. 
 
Quality of Building and Site Design 
Architectural Elevations:  The building is designed to provide ground-floor transparency.  The ground-floor 
façade is primarily glass, readily allowing views into and out of the building.  The building will have at least 
three public entry doors on Bethesda Avenue serving the retail spaces and the office lobby.  The certified 
site plan will document these and other design elements and substantial conformance with the building 
design will be required of the applicant.  The full 20 points are recommended because the project is located 
in an area where architectural elevations are a priority of the applicable master plan. 
 
Exceptional Design:  Incentive density of up to five points is appropriate for development that meets at 
least four of the following criteria, and ten points for development that meets all of them: 
 

 Provides innovative solutions in response to the immediate context 
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 Creates a sense of place and serves as a landmark 

 Enhances the public realm in a distinct and original manner 

 Introduces materials, forms, or building methods unique to the immediate vicinity or applied in a 
unique way 

 Uses design solutions to make compact infill development living, working, and shopping 
environments more pleasurable and desirable on a problematic site 

 Integrates low-impact development methods into the overall design of the site and buildings, 
beyond green building or site requirements. 

 
The proposed building design is a unique response to the urban and architectural setting of the subject 
property.  The design focuses on achieving a richly articulated massing, broken down into a series of 
different volumes that reduce the perceived scale of the overall building from the public realm through the 
use of setbacks and a cantilevered section above the adjacent two-story retail building.  This sculptural 
treatment of an infill site accentuates the importance of the corner of Woodmont and Bethesda Avenues, 
creating an iconic building that defines the site while acting as a transition between the taller buildings 
towards the north and east and the lower ones towards the south and west. 
 
The expression of multiple volumes is highlighted by the use of two different architectural envelopes for 
the upper volumes and a unique retail storefront design for the building base.  The building will rely on 
quality materials and innovative façade systems, like curtain wall and decorative rain screen panel systems, 
to ensure lasting performance and aesthetic appeal. 
 
A major goal of the project is to create high quality retail space with a generous floor to ceiling height that 
will appeal to many different businesses.  The base will be pedestrian-oriented, with entrances at grade 
with the sidewalk. 
 
Structured Parking:  The applicant requests 14.1 points for structured parking consisting of 564 above-
grade spaces and 395 below-grade spaces.  This incentive is granted on a sliding scale based on the 
percentage of spaces provided above and below grade. 
 
Protection and Enhancement of the Natural Environment 
Building Lot Termination:  The applicant must purchase BLT easements in an amount equal to 7.5% of the 
incentive density floor area. One BLT must be purchased for each 31,500 square feet of gross floor area.  
With these parameters, the applicant must purchase 0.28 BLTs, for 2.5 points. 
 
Vegetated Roof: The applicant requests 10 points for providing vegetated roofs with a soil depth of at least 
4 inches and covering at least 60% of the total roof excluding space for mechanical equipment. 
 
Vegetated Wall:  A vegetated wall will be placed on the exterior wall of the existing above-grade parking 
garage that is part of the existing office building at 7200 Wisconsin Avenue.  The vegetated wall will screen 
the parking garage from the proposed office building.  The green screen is located on a blank garage 
façade.  The green screen will cover 30% of the blank wall.  The green screen will be comprised of a three-
dimensional welded wire trellis system that will be attached to the garage face.  Two different species of 
vine will be planted on the green screen.  American wisteria is a deciduous vine with purple blooms that 
emerge during early summer.  Boston Ivy is an evergreen climbing vine. 
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7. establish a feasible and appropriate provisional phasing plan for all structures, uses, rights-of-way, 
sidewalks, dedications, public benefits, and future preliminary and site plan applications. 

 
The project will be developed in one phase. 
 

 
SECTION 6: PRELIMINARY PLAN ANALYSIS AND FINDINGS 

 
 

Sector Plan Conformance 
As discussed in the Sketch Plan section of this report, the application substantially conforms to the Bethesda 
CBD Sector Plan and the Bethesda Purple Line Station Minor Master Plan Amendment.  The application complies 
with the land use recommendations for the site as well as the applicable urban design, roadway, and general 
recommendations outlined in the Sector Plan and Minor Master Plan Amendment. 
 
Transportation 
Access to the project for all transportation modes is via Bethesda Avenue.  Pedestrian and bicycle access to the 
property will be maintained along the property frontage sidewalks and public roadways, as well as the proposed 
on-street alignment of the Capital Crescent Trail on the north side of Bethesda Avenue.  Parking will be provided 
within existing structured parking facilities within and below the 7200 Wisconsin Avenue office building. 
 
Access, Parking, and Public Transportation 
Vehicular access to the subject property is proposed to be provided via an existing circular driveway located 
mid-block on Bethesda Avenue. On-site vehicular parking is proposed to be accommodated within the existing 
structured garage. 
 
Bethesda Avenue is currently improved as a two-lane Business District roadway within a 60 foot-wide public 
right-of-way and is configured to accommodate a single lane each of eastbound and westbound traffic and two 
lanes of on-street parking.  Wisconsin Avenue (MD 355) is currently improved as a six-lane Major Highway within 
a variable-width right-of-way that will remain in its current configuration and will be dedicated to its ultimate 
right-of-way of 114 feet.  This right-of-way is consistent with the minimum right-of-way requirements described 
in both the 1994 Bethesda CBD Sector Plan and the 2013 Countywide Transit Corridors Functional Master Plan. 

 
Pedestrian and bicycle access to the subject property will be provided along the subject property’s Wisconsin 
Avenue and Bethesda Avenue frontages. As a result of the project, the Interim Surface Route of the Capital 
Crescent Trail (SP-44) will be accommodated along the site frontage and the applicant will participate in the cost 
of its future implementation. The applicant has demonstrated that the space necessary for SP-44 will not be 
precluded by the proposed development; however, the bicycle facility will not be constructed by the applicant 
due to on-going design coordination by the Montgomery County Department of Transportation (MCDOT).  Once 
design of SP-44 is complete, MCDOT will program the applicant’s financial contribution and additional County 
funds to implement the project. 
 
Transit Connectivity 
The immediate area is well served by transit that includes the Red Line Bethesda Metrorail Station (located 
approximately 0.16 mile, or 850 feet to the north of the site), Metrobus, RideOn, the Bethesda Circulator and 
future Purple Line.  Specific transit routes near the site include: 
1. RideOn Bus Routes 29, 32, 30, 34, 36, 40, 47, 70 
2. WMATA Metrobus Routes J2, J3, J4, J7, and J9 
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Sector-Planned Transportation Demand Management 
As a mixed-use project within the Bethesda Transportation Management District (TMD), the development is 
required to enter into a Traffic Mitigation Agreement (TMAg) with the Planning Board and MCDOT to participate 
in the Bethesda TMD. The specific criteria requiring a TMAg are as follows: 25 or more employees or more than 
100 dwelling units. 
 
Master Plan Roadways and Pedestrian/Bikeway Facilities 
The following summarizes recommendations included in the 2014 Bethesda Purple Line Station Minor Master 
Plan Amendment, the 1994 Bethesda CBD Sector Plan, and the 2005 Countywide Bikeways Functional Master 
Plan: 
1. Wisconsin Avenue (MD 355), along the eastern site frontage, as a Major Highway (M-6) with a minimum 

right-of-way width of 114 feet.  
2. Bethesda Avenue, along the southern site frontage, as a Business District Street with a minimum right-

of-way width of 60 feet. Bethesda Avenue is recommended to have the interim surface route of the 
Capital Crescent Trail (SP-44) from Elm Street Park to Woodmont Avenue.  SP-44 is recommended as an 
11-foot wide two-way cycle track along the north side of Bethesda Avenue. 

 
Adequate Public Facilities 
A traffic study, dated December 30, 2014, was submitted for the subject application per the Local Area Traffic 
Review/Transportation Policy Area Review (LATR/TPAR) Guidelines since the proposed development was 
estimated to generate more 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. A site trip generation summary for the proposed 
development, provided in Table 3, shows that the project will generate 247 net new peak-hour trips during the 
weekday morning peak period and 248 net new peak-hour trips during the weekday evening peak period. 
 

TABLE 3 
SUMMARY OF SITE TRIP GENERATION 

PROPOSED ARTERY PLAZA – 4733 BETHESDA AVENUE 

 
Morning Peak-Hour Evening Peak-Hour* 

Trip 

Generation 
In Out Total In Out Total 

 

Existing (Credit) 
89,400 SF General Office 
11,560 SF General Retail 

Total Credit 
Proposed  

 
(114) 

(4) 
(118) 

 
(20) 
(4) 

(24) 

 
(134) 

(8) 
(142) 

 
(34) 
(15) 
(49) 

 
(100) 
(15) 

(115) 

 
(134) 
(30) 

(164) 

254,000 SF General Office 
12,000 SF General Retail 

New Trips 

324 
4 

328 

57 
4 

61 

381 
8 

389 

95 
16 

111 

286 
15 

301 

381 
31 

412 

 
Total Net New Peak Hour Trips 

 

 
210 

 
37 

 
247 

 
62 

 
186 

 
248 

*Existing PM Peak Hour trips assumed to be 10% of ADT.  
  Source: Kimley Horn traffic study dated December 2014. 
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LATR Review 
A summary of the capacity analysis/Critical Lane Volume (CLV) analysis for the weekday morning and evening 
peak-hour periods, presented in Table 4, shows that the total (Build) condition will remain within the policy area 
congestion standard of 1,800 CLV.  Based on the analysis presented in the traffic study, the application satisfies 
the LATR requirements of the APF test. 
 

TABLE 4 
SUMMARY OF CAPACITY CALCULATIONS 

PROPOSED ARTERY PLAZA – 4733 BETHESDA AVENUE 

Intersection 

Traffic Conditions 

Existing Background Total 

AM PM AM PM AM PM 

Wisconsin Ave/ Elm St/ Waverly St 
Wisconsin Ave/ Elm St 
Wisconsin Ave/ Bethesda Ave 
Wisconsin Ave/ Woodmont Ave/ Leland St 
Woodmont Ave/ Bethesda Ave 
  

826 
620 
768 
894 
620 

970 
713 
816 

1338 
759 

925 
733 
985 

1050 
928 

1045 
779 

1118 
1509 
1116 

976 
734 

1044 
1055 
962 

1093 
826 

1268 
1518 
1136 

Source: Kimley Horn traffic study dated December 2014. 
 
TPAR Review 
Since the proposed development is within the Bethesda CBD Policy Area, the application is exempt from both 
the roadway and transit tests set forth in the 2012-2016 Subdivision Staging Policy.  As a result, the proposed 
development is not required to pay the transportation impact tax to satisfy the TPAR requirement. 
 
Other Public Facilities 
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 Subdivision Staging 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. 
 
Compliance with Zoning Ordinance and Subdivision Regulations 
This application has been reviewed for compliance with the Montgomery County Code, Chapter 50, the 
Subdivision Regulations.  The application meets all applicable sections.  The size, width, shape, and orientation 
of the proposed lot is appropriate for the location of the subdivision taking into account the recommendations 
included in the applicable master plan, and for the type of development or use contemplated.  As discussed in 
the Sketch Plan section of this report, the application substantially conforms to the Bethesda CBD Sector Plan 
and the Bethesda Purple Line Station Minor Master Plan Amendment.  The application complies with the land 
use recommendations for the site as well as the applicable urban design, roadway, and general 
recommendations outlined in the Sector Plan and Minor Master Plan Amendment.  As evidenced by the 
preliminary plan, the site is sufficiently large to efficiently accommodate the proposed mix of uses. 
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Under Section 4.5.4 of the Zoning Ordinance, the dimensional standards for the lots will be determined with 
approval of the subsequent site plans. 
 
Environment 
 
The subject property is located in the Bethesda CBD and within the Willett Branch watershed which is a tributary 
to Little Falls Branch Stream, a Use I-P watershed2. The site is not associated with any environmentally sensitive 
features such as forest areas, stream buffers, wetlands, 100 year floodplains, steep slopes, or specimen trees. 
There are few street trees along the site ranging in sizes, but they are generally under 24” diameter at breast 
height (DBH). 
 
Forest Conservation 
The project is subject to a forest conservation plan that has been submitted with the application. Although no 
forest exists on or near the site, there is an afforestation requirement of 0.36 aces. The forest conservation 
requirements will be addressed offsite by a payment of fee-in-lieu.  The preliminary forest conservation plan will 
be considered with the preliminary plan and the final forest conservation plan will be considered with the site 
plan. 
 
Stormwater Management 
The MCDPS Stormwater Management Section approved the stormwater management concept on January 6, 
2016.  According to the approval letter, the stormwater management concept meets stormwater management 
requirements via environmental site design to the maximum extent practicable through the use of green roofs. 
 
 

SECTION 7: SITE PLAN ANALYSIS AND FINDINGS 
 

1. When reviewing an application, the approval findings apply only to the site covered by the application. 
 

2. To approve a site plan, the Planning Board must find that the proposed development: 
 

a. satisfies any previous approval that applies to the site; 
 
The applicant is submitting this application for site plan amendment approval concurrently with the 
proposed sketch plan and amendment to the approved preliminary plan.  This site plan is consistent 
with the development proposed under the sketch plan and preliminary plan amendment. 
 
b. satisfies under Section 7.7.1.B.5 the binding elements of any development plan or schematic 

development plan in effect on October 29, 2014; 
 
This section is not applicable as there are no binding elements of an associated development plan or 
schematic development plan in effect on October 29, 2014. 
 

                                                           
2 Use I-P:  
WATER CONTACT RECREATION & PROTECTION OF AQUATIC LIFE, AND PUBLIC WATER SUPPLY 
Waters that are suitable for: water contact sports: play and leisure time activities where the human body may come in 
direct contact with the surface water; fishing; the growth and propagation of fish (other than trout); other aquatic life, and 
wildlife; agricultural water supply, industrial water supply, and use as a public water supply. 
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c. satisfies under Section 7.7.1.B.5 any green area requirement in effect on October 29, 2014 for a 
property where the zoning classification on October 29, 2014 was the result of a Local Map 
Amendment; 

 
This section is not applicable as the Property’s zoning classification on October 29, 2014 was not the 
result of a Local Map Amendment. 
 
d. satisfies applicable use standards, development standards, and general requirements under this 

Chapter; 
 

i. Division 4.5. Commercial/Residential Zones 
 

Development Standards 
The project is approximately 3.02 gross acres zoned CR-5.0 C-5.0 R-5.0 H-145.  The following table, 
Table 5, shows the application’s conformance to the development standards of the zone. 

 
 

 
ii. Division 4.7 Optional Method Public Benefits 

 
In accordance with the Zoning Ordinance, Section 59-4.7.1, the site plan proposes the following 
phased public benefits to satisfy the requirements: Major Public Facilities, Transit Proximity, 
Connectivity and Mobility, Quality of Building and Site Design, and Protection and Enhancement 
of the Natural Environment. 
 

 Table 5 - Site Plan Project Data Table 
Section Development Standard Permitted/ 

Required 
Proposed in 
Sketch Plan 

Proposed in  
Site Plan 

59 – 4 Gross Tract Area (sf) n/a 131,545 131,545 

4.5.4.B.2.b Density 
   CR-5.0, C-5.0, R-5.0, H-145 

Commercial FAR/GAF 
Residential FAR/GFA 

TOTAL FAR/GFA 

 
 

5.0/657,725 
5.0/657,725 
5.0/657,725 

 
 

4.46/586,611 
0/0 

4.46/586,611 

 
 

4.46/586,611 
0/0 

4.46/586,611 

4.5.4.B.2.b Building Height (feet) 
    CR-3.0, C-5.0, R-5.0, H-145 

 
145 

 
145 

 
145 

4.5.4.B.3 Minimum Setback 
  From R.O.W. 

 
0’ 

 
0’ 

 
0’ 

4.5.4.B.1 Open Space 
  Public Open Space (%/sq. ft.) 

 
10/10,450 

 
12.7/13,235 

 
12.7/13,235 

6.2 Parking spaces, minimum-maximum 959-1,928 959 959 
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Table 6 - Site Plan Public Benefits Calculations 

Public Benefit Incentive Density Points 

 Proposed Under 
Sketch Plan 

Requested Recommended 

Major Public Facilities 7.6 7.6 7.6 

Transit Proximity 40 40 40 

Connectivity and Mobility 

  Minimum Parking 10 10 10 

Quality of Building and Site Design 

  Architectural Elevations  20 20 20 

  Exceptional Design 7.5 7.5 7.5 

  Structured Parking 14.1 14.1 14.1 

Protection and Enhancement of the Natural Environment 

  Building Lot Termination 2.5 2.5 2.5 

  Vegetated Wall 5 5 5 

  Vegetated Roof 10 10 10 

TOTAL 116.7 116.7 116.7 

 

Major Public Facilities 
In accordance with the Minor Master Plan Amendment, the project will contribute its share of 
the cost of the on-street alignment of the Capital Crescent Trail on the north side of Bethesda 
Avenue. 
 
The points are calculated as follows: 
 
{[(0 + 0)/104,500 * 2] + [(1,993/104,500) * 4]} * 100 = 7.6 

 
Transit Proximity 
The subject property is located within ¼ mile of the entrance to the Bethesda Metro Station, 
which allows the development to be eligible for Level 1 transit as defined in the Zoning 
Ordinance.  Staff recommends the full 40 points as provided in the Zoning Ordinance for CR-
zoned properties that are within ¼ mile of a Metrorail station. 

 
Connectivity and Mobility 
Minimum Parking:  The application proposes fewer than the maximum number of allowed 
parking spaces.  The maximum number of allowed spaces is 1,928, but the application will 
provide 959 spaces. 
 
The points are calculated as follows: 
 
[(1,928/959)/(1,928/959)]*10 = 10 

 
Quality of Building and Site Design 
Architectural Elevations:  The building is designed to provide ground-floor transparency.  The 
ground-floor façade is primarily glass, readily allowing views into and out of the building.  The 
building will have at least three public entry doors on Bethesda Avenue serving the retail spaces 
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and the office lobby.  The certified site plan will document these and other design elements and 
substantial conformance with the building design will be required of the applicant.  The full 20 
points are recommended because the project is located in an area where architectural 
elevations are a priority of the applicable master plan. 

 
Exceptional Design:  Incentive density of up to five points is appropriate for development that 
meets at least four of the following criteria, and ten points for development that meets all of 
them: 

 

 Provides innovative solutions in response to the immediate context 

 Creates a sense of place and serves as a landmark 

 Enhances the public realm in a distinct and original manner 

 Introduces materials, forms, or building methods unique to the immediate vicinity or 
applied in a unique way 

 Uses design solutions to make compact infill development living, working, and shopping 
environments more pleasurable and desirable on a problematic site 

 Integrates low-impact development methods into the overall design of the site and 
buildings, beyond green building or site requirements. 

 
The proposed building design is a unique response to the urban and architectural setting of the 
subject property.  The design focuses on achieving a richly articulated massing, broken down 
into a series of different volumes that reduce the perceived scale of the overall building from 
the public realm through the use of setbacks and a cantilevered section above the adjacent two-
story retail building.  This sculptural treatment of an infill site accentuates the importance of the 
corner of Woodmont and Bethesda Avenues, creating an iconic building that defines the site 
while acting as a transition between the taller buildings towards the north and east and the 
lower ones towards the south and west. 

 
The expression of multiple volumes is highlighted by the use of two different architectural 
envelopes for the upper volumes and a unique retail storefront design for the building base.  
The building will rely on quality materials and innovative façade systems, like curtain wall and 
decorative rain screen panel systems, to ensure lasting performance and aesthetic appeal. 

 
A major goal of the project is to create high quality retail space with a generous floor to ceiling 
height that will appeal to many different businesses.  The base will be pedestrian-oriented, with 
entrances at grade with the sidewalk. 
 
Staff recommends 7.5 points. 

 
Structured Parking:  The applicant requests 14.1 points for structured parking consisting of 564 
above-grade spaces and 395 below-grade spaces.  This incentive is granted on a sliding scale 
based on the percentage of spaces provided above and below grade. 
 
The points are calculated as follows: 
 
[(564/959)*10] + [(395/959)]*20 = 14.1 
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Protection and Enhancement of the Natural Environment 
Building Lot Termination:  The applicant must purchase BLT easements in an amount equal to 
7.5% of the incentive density floor area. One BLT must be purchased for each 31,500 square feet 
of gross floor area.  With these parameters, the applicant must purchase 0.28 BLTs, for 2.5 
points. 
 
The points are calculated as follows: 
 
((118,527*7.5%)/ 31,500)*9 = 2.5 

 
Vegetated Roof: Staff recommends 10 points for providing vegetated roofs with a soil depth of 
at least 4 inches and covering at least 60% of the total roof excluding space for mechanical 
equipment. 

 
Vegetated Wall:  Staff recommends five points for a vegetated wall that will be placed on the 
exterior wall of the existing above grade parking garage that is part of the existing office building 
at 7200 Wisconsin Avenue.  The vegetated wall will screen the parking garage from the 
proposed office building.  The green screen is located on a blank garage façade.  The green 
screen will cover 30% of the blank wall.  The green screen will be comprised of a three-
dimensional welded wire trellis system that will be attached to the garage face.  Two different 
species of vine will be planted on the green screen.  American wisteria is a deciduous vine with 
purple blooms that emerge during early summer.  Boston Ivy is an evergreen climbing vine. 
 

iii. Division 6.1. Site Access 
 
The existing driveways provide well-integrated access from Bethesda Avenue to the subject 
property, and they will continue to do so for the proposed building also. 
 

iv. Division 6.2. Parking, Queuing, and Loading 
 

 The project’s proposed office building and the existing office building will share a parking garage 
and loading spaces for adequate off-street parking and loading. 
 

v. Division 6.3. Open Space and Recreation 

The project has a 10 percent public open space requirement, which yields a requirement of 
10,450 square feet of open space.  The project proposes to provide 13,235 square feet of public 
open space.  A portion of the public open space will be provided in the previously approved, and 
now existing, Artery Plaza at the intersection of Wisconsin Avenue and Bethesda Avenue.  This 
plaza will be improved with new landscaping, benches, tables, chairs, umbrellas, and a colorful 
fabric shade for the existing trellis. 
 

vi. Division 6.4. General Landscaping and Outdoor Lighting 
 
Landscaping and lighting, as well as other site amenities, will be provided to ensure that these 
facilities will be safe, adequate, and efficient for year-round use and enjoyment by office 
employees, business owners, and visitors.  The application will transform existing streetscape 
along the frontage on Bethesda Avenue with new street trees, improved sidewalk, and street 
lighting. 
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As shown in the Development Standards table, the site plan meets all of the general requirements 
and development standards of Section 4.5 of the Zoning Ordinance, the optional method public 
benefits provisions of Division 4.7 of the Zoning Ordinance, and the general development 
requirements of Article 59-6 of the Zoning Ordinance. 

 
e. satisfies the applicable requirements of: 
 

i. Chapter 19, Erosion, Sediment Control, and Stormwater Management; and 
 
The MCDPS Stormwater Management Section approved the stormwater management concept 
on January 6, 2016.  According to the approval letter, the stormwater management concept 
meets stormwater management requirements via environmental site design to the maximum 
extent practicable through the use of green roofs. 
 

ii. Chapter 22A, Forest Conservation. 
 
The application is in compliance with the Environmental Guidelines and Forest Conservation 
Law.  The project is subject to a forest conservation plan that has been submitted with the 
application. Although no forest exists on or near the site, there is an afforestation requirement 
of 0.36 aces. The forest conservation requirements will be addressed offsite by a payment of 
fee-in-lieu.  Staff recommends that the Planning Board approve the final forest conservation 
plan as part of the site plan with the conditions cited in this staff report. 
 

f. provides safe, well-integrated parking, circulation patterns, building massing and, where required, 
open spaces and site amenities; 

 
The site plan provides safe and well-integrated parking and circulation patterns.  Driveways will 
provide well-integrated vehicular access from Bethesda Avenue to structured garages, which will be 
shared between the proposed building and the existing on-site office building.  The garages will 
ensure adequate off-street parking. Pedestrians will access the subject property via sidewalks along 
the property frontage, with street trees, perennials, and shrubs. 
 
The site plan includes sidewalk and streetscape upgrades to the subject property’s frontage along 
Bethesda Avenue.  These enhancements will also facilitate improved pedestrian connections from 
nearby neighborhoods by offering improved access to existing and planned bikeways, transit, shared 
use paths, and retail uses. 
 
The project provides safe and well-integrated buildings, open spaces and site amenities.  The 
project’s building height of 145 feet provides an appropriate transition from taller buildings 
proposed for the Apex Building site to the lower buildings further away from the center of the 
Metro Core District. 
 
The open spaces shown on the site plan are also well integrated into the project.  The site plan 
reflects streetscaping improvements along Bethesda Avenue, which will include sidewalks and street 
trees.   The project will also provide enhancements to the existing Artery Plaza at the intersection of 
Wisconsin Avenue and Bethesda Avenue, including new landscaping, tables, chairs, benches, 
planters, and umbrellas.  These enhancements will create increased appreciation for this plaza, and 
integrate it into the improvements elsewhere on the site. 
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g. substantially conforms with the recommendations of the applicable master plan and any guidelines 

approved by the Planning Board that implement the applicable plan; 
 

As discussed in the Sketch Plan section of this staff report, the site plan substantially conforms with 
the recommendations of the Bethesda CBD Sector Plan and the Bethesda Purple Line Station Minor 
Master Plan Amendment.  The site plan responds to the Sector Plan's main goals, including providing 
employment opportunities in close proximity to transit, infill development that contributes to the 
vibrancy and success of downtown Bethesda, and contribution to the cost to construct the on-street 
alignment of the Capital Crescent Trail, as recommended in the Minor Master Plan Amendment. 

 
h. will be served by adequate public services and facilities including schools, police and fire protection, 

water, sanitary sewer, public roads, storm drainage, and other public facilities. If an approved 
adequate public facilities test is currently valid and the impact of the development is equal to or less 
than what was approved, a new adequate public facilities test is not required. If an adequate public 
facilities test is required the Planning Board must find that the proposed development will be served 
by adequate public services and facilities, including schools, police and fire protection, water, 
sanitary sewer, public roads, and storm drainage; 

 
As discussed in the preliminary plan findings, the proposed development in the site plan will be 
served by adequate public facilities, including police and fire protection, water, sanitary sewer, 
public roads, storm drainage, and other public facilities. 

 
i. on a property in a Rural Residential or Residential zone, is compatible with the character of the 

residential neighborhood; and 
 

The Property is not located in a Rural Residential or Residential zone. 
 
j. on a property in all other zones, is compatible with existing and approved or pending adjacent 

development. 
 

The proposed building is compatible with existing and pending nearby development.  The project’s 
building height of 145 feet provides an appropriate transition from the taller buildings proposed for 
the Apex Building site to the existing lower buildings farther away from the center of the Metro Core 
District.  The building will be placed up to the sidewalk, continuing the street wall created by existing 
buildings on this block.  The proposed use, office and retail, is compatible with the surrounding 
commercial buildings on this block. 

 
CONCLUSION 

The project complies with the general requirements and development standards of Section 4.5, the optional 
method public benefits provisions of Division 4.7, and the general development requirements of Article 59-6 of 
the Zoning Ordinance.  The project satisfies the findings of the Subdivision Regulations and substantially 
conforms with the goals and recommendations of the Bethesda CBD Sector Plan and the Bethesda Purple Line 
Station Minor Master Plan Amendment.  Therefore, staff recommends approval of Sketch Plan No. 320150050, 
Preliminary Plan Amendment No. 11983015A, and Site Plan Amendment No. 81984002B with the conditions 
specified at the beginning of this report. 
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ATTACHMENTS 

Attachment A:  Sketch Plan, Preliminary Plan Amendment, and Site Plan Amendment 

Attachment B:  Resolutions approving Site Plan 819840020, Site Plan Amendment 81984002A, and Project Plan 

Amendment 91981009A 

Attachment C:  Letter from applicants vacating the Woodmont/7200 applications 

Attachment D:  Agency Correspondence Referenced in the conditions 
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ՙ⑾ Ҝ ਙผ㌱ਙ〈ש่ٹ ਙЌ Оٹש ผ֭ Ќ Ќ ผЌ ㌱Աਙ่֭ਙฌ
㈠● ╗╗╗ԱⓈ AŐ ՁAЌ Ｃ ㈠Ќ A╗●Ḷ Ќ AՁ  AО●╗AՁОAŐ AЌ Ｃ ОՁAЌ Ќ ●Ќ Ḛ  Ḷ Ќ ●Ќ ●●ƆƆ●Ḷ Ќ ฌ

Ｃ ǲ ںｘƥธｘںںƥฌ

Ҝ  ОԱЌ ਙ㈠ںㅡ ฎֱՙฌ
Ɔħ֭ש ОкŴ่Ќ ਙ㈠ฎںɱฎㅡｘｘธAฌ
╗γ֭Aผ֭ש ผੂ Աħк₡ħ่ ฌف
Ｃ Ŵ֭ש ਙ⑾Ġ ֭Ŵผħ่ ف ̬Ｃ ֭㌱֭こ ⇡֭ผㅡⓒธｘںㅡฌ

Ő ǲƆḶ ՁⓈ ╗●Ḷ Ќ ฌ

Û Ġ ǲŐ ǲAƆⓒ่₡֭ผҜ ਙ่فשਙこ ֭ผੂ  ਙ่ੂש  ਙ₡֭Ｃ ħٹħħਙ่ㄦɱ Ｃֱ ̶ֱ ⓒשγ֭Ҝ ਙ่فשਙこ ֭ผੂ ฌ
 ਙ่ੂש ОкŴ่่ħ่ ԱਙŴผ₡ӧफОкŴ่่ħ่ف ਙผ֭שγਙผħ▷֭₡שԱਙŴผ₡फਙผफԱਙŴผ₡फỏħŴف ħ֭ٹ ʉ ħ֭ש ऑผŴ่ฌ
Ŵऑऑкħ㌱Ŵשħਙ่⊿Ŵ่₡ฌ

Û Ġ ǲŐ ǲAƆⓒਙ่İкੂ ںںⓒںɱฎㅡⓒשγ֭ОשŴ่่ħ่ ԱਙŴผ₡ⓒ⇡ੂŐف ֭ਙкשħਙ่₡Ŵ֭ש ₡ฌ
Ɔ֭ऑ֭ש こ ⇡֭ผ̶ںⓒںɱฎㅡⓒŴऑऑผਙ֭ٹ₡Ɔħ֭ש ОкŴ่Ќ ਙ㈠ฎںɱฎㅡｘｘธｘ⑾ਙผ̶ ″″ⓒฎㄦㅡ׀Ŵผ֭ ⑾֭ ਙ⑾ฌש֭
ਙ⑾⑾ħ㌱֭֭Ŵ่₡ธ″ⓒ̔ ɱ″׀Ŵผ֭ ⑾֭ ਙ⑾ผ֭ש֭ ɱŴ㌱ผ֭ںŴħк֭ਙ่ธ㈠ש ਙ⑾㌱ԱＣ ธֱ▷ਙ่֭₡ кֱŴ่₡ⓒฌ
кਙ㌱Ŵ֭ש ₡ħ่ ่ ਙผשγʉ ֭ש׀Ŵ₡ผŴ่שਙ⑾שγ֭ħ่ ש֭ ผ֭㌱שħਙ่ਙ⑾ʉ ħ㌱ਙ่ħ่ A่֭ٹ֭Ŵ่₡Ա֭שγ֭₡Ŵฌ
A่֭ٹ֭ӧफƆ⇡㈾֭ ㌱שОผਙऑ֭ผੂש फỏⓒħ่ שγ֭Ա֭שγ֭₡Ŵ ԱＣ ऑਙкħ㌱ੂA ผ֭ ŴⓒԱ֭שγ֭₡Ŵ ԱＣ Ɔ֭㌱שਙผฌ
ОкŴ่A ผ֭ ŴӧफҜ Ŵ֭ש ผОкŴ่फỏŴผ֭ Ŵ⊿Ŵ่₡ฌ

Û Ġ ǲŐ ǲAƆⓒਙ่Aفש″ⓒںɱɱธⓒשγ֭ОкŴ่่ħ่ ԱਙŴผ₡ⓒ⇡ੂŐف ֭ਙкשħਙ่₡Ŵ֭ש ₡Aفשฌ
Ŵ่Ŵこ₡֭ٹɱɱธⓒŴऑऑผਙںธⓒں ่֭₡こ שਙƆħ֭שש่֭ ОкŴ่Ќ ਙ㈠ฎںɱฎㅡｘｘธｘשਙħ่ ㌱ผ֭ Ŵ֭שγ֭⑾кਙਙผฌ
Ŵผ֭ Ŵਙ⑾ผ֭ Ŵผ֭׀ⓒｘｘฎںŴħк֭⇡ੂש ⑾֭ γ֭Ɔ⇡㈾֭שਙ่ש֭ ㌱שऑผਙऑ֭ผੂש ⊿Ŵ่₡ฌ

Û Ġ ǲŐ ǲAƆⓒਙ่İкੂ ںｘⓒธｘںㅡⓒİԱḚ ●̔ ธｘｘÛ ħ㌱ਙ่ħ่ ⓒՁՁ ӧⓒAऑऑкħ㌱Ŵ่שⓒⓒỏ⑾ħ֭ש ₡Ŵ่ฌ
Ŵऑऑкħ㌱Ŵשħਙ่⑾ਙผŴऑऑผਙٹŴкਙ⑾Ŵ่Ŵこ ่֭₡こ γ֭ऑผ֭שਙשש่֭ ħਙкੂٹ Ŵऑऑผਙ֭ٹ₡ħ֭ש ऑкŴ่שਙこ Ŵ֭ฌ
こ ħ่ ਙผこ ਙ₡ħ⑾ħ㌱Ŵשħਙ่שਙשγ֭ħ่ ש֭ ผħਙผऑ⇡кħ㌱Ŵこ ่֭ħੂש ऑŴ㌱֭ⓒשγ֭ऑ⇡кħ㌱֭ऑŴ㌱֭Ŵкਙ่فฌ
Ա֭שγ֭₡ŴA่֭ٹ֭ⓒŴ่₡שγ֭֭ ゥ֭ש ผħਙผŴผ㌱γħ֭ש ㌱שผ֭ Ŵששγ֭Ա֭שγ֭₡ŴA่֭ٹ֭Ŵ่₡ʉ ħ㌱ਙ่ħ่ ฌ
A่֭ٹ֭⇡ħк₡ħ่ ֭ف γ֭Ɔ⇡㈾֭שผŴ่㌱֭ਙ่ש่ ㌱שОผਙऑ֭⑾ħ⊿Ŵ่₡ฌ

Û Ġ ǲŐ ǲAƆⓒAऑऑкħ㌱Ŵ่שƥŴऑऑкħ㌱Ŵשħਙ่שਙŴこ ่֭₡שγ֭ħ֭ש ऑкŴ่ʉ Ŵ₡֭ħ่فŴ֭ש ₡Ɔħ֭ש ฌ
ОкŴ่Ќ ਙ㈠ฎںɱฎㅡｘｘธAⓒ╗γ֭Aผ֭ש ผੂ Աħк₡ħ่ שӧफƆħ֭ف ОкŴ่ⓒफफAこ ่֭₡こ ħਙ่फỏ⊿ฌשफਙผⓒⓒAऑऑкħ㌱Ŵש่֭

Ŵ่₡ฌ

Aऑऑผਙ֭ٹ₡Ŵשਙฌ

Оγਙ่֭ ̶̬ ｘں㈠ㅡɱㄦ㈠ㅡ″ｘㄦEŴゥ ̶̬ ｘں㈠ㅡɱㄦ㈠̶ںธｘฌՁ֭فŴкƆ⑾⑾ħשف⑾Оǲ֭

ǲ Ҝֱ Ŵħשこ ㌱ऑ ㌱ֱγŴħผ㌀ こ ่㌱ऑऑ㌱ こֱ ㌱㈠ਙผفฌ



Ҝ  ОԱЌ ਙ㈠ںㅡ ฎֱՙฌ
Ɔħ֭ש ОкŴ่Ќ ਙ㈠ฎںɱฎㅡｘｘธㅡฌ
╗γ֭Aผ֭ש ผੂ Աħк₡ħ่ ฌف
ОŴ֭فธฌ

Û Ġ ǲŐ ǲAƆⓒ⑾ਙккਙʉ ħ่ ผ֭ف ħ֭ٹ ʉ Ŵ่₡Ŵ่Ŵкੂ ħਙ⑾שγ֭Aऑऑкħ㌱Ŵשħਙ่⇡ੂОкŴ่่ħ่ ԱਙŴผ₡ฌف
שŴ⑾⑾ӧफƆשŴ⑾⑾ƥỏŴ่₡ਙשγ֭ผفਙ֭ٹผ่ こ ㌱ħ่֭֭فŴкŴש่֭ ⓒƆשŴ⑾⑾ħ֭₡Ŵこ ֭こ ਙผŴ่₡こ שਙשγ֭ฌ
ОкŴ่่ħ่ שԱਙŴผ₡ⓒ₡Ŵ֭ف ₡Ќ ਙ֭ٹこ ⇡֭ผธㅡⓒธｘںㅡⓒ֭ששħ่ Ŵ่Ŵкੂשγħש⑾ਙผف ħਙ⑾ⓒŴ่₡ฌ
ผ֭ ㌱ਙこ こ ่֭₡Ŵשħਙ่⑾ਙผŴऑऑผਙٹŴкਙ⑾שγ֭Aऑऑкħ㌱Ŵשħਙ่ⓒ⇡㈾֭ ㌱ששਙ㌱֭ผשŴħ่ ㌱ਙ่₡ħשħਙ่ӧफƆשŴ⑾⑾ฌ
Ő ֭ऑਙผשफỏ⊿Ŵ่₡ฌ

Û Ġ ǲŐ ǲAƆⓒਙ่Ｃ ֭㌱֭こ ⇡֭ผㅡⓒธｘںㅡⓒשγ֭ОкŴ่่ħ่ ԱਙŴผ₡γ֭к₡Ŵऑ⇡кħ㌱γ֭Ŵผħ่ف ਙ่ฌف
γ֭γ֭Ŵผħ่ששħਙ่ⓒŴ่₡Ŵשγ֭Aऑऑкħ㌱Ŵש γ֭ОкŴ่่ħ่שف שԱਙŴผ₡γ֭Ŵผ₡֭ف שħこ ਙ่ੂŴ่₡ผ֭ ㌱֭ħ֭ٹ₡ฌ
ħ₡่֭㌱֭⇡こٹ֭ ħש֭ש ₡⑾ਙผשγ֭ผ֭ ㌱ਙผ₡ਙ่שγ֭Aऑऑкħ㌱Ŵשħਙ่⊿Ŵ่₡ฌ

Û Ġ ǲŐ ǲAƆⓒŴששγ֭γ֭Ŵผħ่ γ֭ОкŴ่่ħ่שⓒف שਙ֭ٹԱਙŴผ₡ف ₡שਙŴऑऑผਙ֭ٹשγ֭Aऑऑкħ㌱Ŵשħਙ่ฌ
⇡㈾֭ ㌱ששਙ㌱֭ผשŴħ่ ㌱ਙ่₡ħשħਙ่ⓒ⇡ੂשγ֭ٹਙ֭ש ㌱֭ผשħ⑾ħ֭ ₡⇡֭кਙʉ ⊿ฌ

Ќ Ḷ Û ⓒ╗Ġ ǲŐ ǲEḶ Ő ǲⓒԱǲк╗Ő ǲƆḶ ՁЋǲＣ שγŴששγ֭ОкŴ่่ħ่ ԱਙŴผ₡AООŐف Ḷ ЋǲƆฌ
Ɔħ֭ש ОкŴ่Ќ ਙ㈠ฎںɱฎㅡｘｘธA⑾ਙผこ ħ่ ਙผこ ਙ₡ħ⑾ħ㌱Ŵשħਙ่שਙשγ֭ħ่ ש֭ ผħਙผऑ⇡кħ㌱Ŵこ ่֭ħੂש ऑŴ㌱֭ⓒฌ
γ֭֭ש֭ⓒŴ่₡่֭ٹγ֭₡ŴAשԱ֭فγ֭ऑ⇡кħ㌱֭ऑŴ㌱֭Ŵкਙ่ש ゥ֭ש ผħਙผŴผ㌱γħ֭ש ㌱שผ֭ Ŵששγ֭ฌ
Ա֭שγ֭₡ŴA่֭ٹ֭Ŵ่₡Û ħ㌱ਙ่ħ่ A่֭ٹ֭⇡ħк₡ħ่ ֭ف ผŴ่㌱֭⇡ੂこש่ ਙ₡ħ⑾ੂ ħ่ γ֭⑾ਙккਙʉשف ħ่ ฌف
㌱ਙ่₡ħשħਙ่ ̬ںฌ

㈠ں ╗γ֭Aऑऑкħ㌱Ŵ่שこ שਙऑ֭ผŴ֭ש שγ֭кਙ⇡⇡ੂŴผשفŴкк֭ ผੂ ⑾ਙผऑ⇡кħ㌱ٹħ֭ ʉ ħ่ ਙ่ʉف ֭֭H₡Ŵੂฌ
⑾ผਙこ ฎ ｘ̬ｘŴ㈠こ ㈠שਙ″ ｘ̬ｘऑ㈠こ ㈠ⓒγਙкħ₡Ŵੂ֭ゥ㌱֭ऑ֭ש ₡㈠Eשผ֭ ㌱γŴ่֭فשਙשγ֭γਙผਙ⑾ฌ
ਙऑ֭ผŴשħਙ่こ Ŵੂ⇡֭Ŵऑऑผਙ֭ٹ₡⇡ੂשγ֭ОкŴ่่ħ่ Ｃف ħผ֭ ㌱שਙผਙผγħਙผγ֭ผ₡֭ħ่֭֭ف㈠╗γħฌ
㌱ਙ่₡ħשħਙ่こ ਙ₡ħ⑾ħ֭ ㌱ਙ่₡ħשħਙ่่ こ ⇡֭ผ″ਙ⑾שγ֭ОкŴ่่ħ่ ԱਙŴผ₡Őف ֭ਙкשħਙ่⑾ਙผƆħ֭ש ฌ
ОкŴ่ฎںɱฎㅡｘｘธｘⓒ₡Ŵ֭ש ₡Ɔ֭ऑ֭ש こ ⇡֭ผ̶ںⓒںɱฎㅡ㈠ฌ

ธ㈠ ╗γ֭Aऑऑкħ㌱Ŵ่שこ שऑผਙٹħ₡֭ʉ ŴккऑŴ㌱֭ħ่ שγ֭кਙ⇡⇡ੂŴผשفŴкк֭ ผੂ ⓒ⑾ผ֭ ֭ਙ⑾㌱γŴผ֭فⓒ⑾ਙผฌ
שŴ่₡ǲ่֭שγ֭₡ŴAผשγ֭Ա֭ש ผשŴħ่ こ Ｃש่֭ ħשผħ㌱שԱਙŴผ₡שਙ֭ ゥγħ⇡ħשਙ่֭ऑħ֭ ㌱֭ਙ⑾ŴผשŴשฌ
Ŵ่ੂਙ่֭שħこ ֭⇡ੂŴкਙ㌱ŴкŴผשħש㈠╗γ֭Aऑऑкħ㌱Ŵ่שʉ ħккγŴ֭ٹ⑾ħ่ ŴкŴऑऑผਙٹŴкਙ֭ٹผŴккฌ
ʉ ਙผHਙ⑾Ŵผשħ่ ㌱к₡֭₡ħ่ שγ֭кਙ⇡⇡ੂŴผשفŴкк֭ ผੂ ㈠●่ Ŵ₡₡ħשħਙ่ⓒשγ֭Aऑऑкħ㌱Ŵ่שこ שฌ
ऑผਙٹħ₡֭ŴऑкŴ׀֭שਙ⇡֭こ ਙ่֭ש ₡ਙ่שγ֭ʉ Ŵккਙ⑾שγ֭кਙ⇡⇡ੂŴผשفŴкк֭ ผੂ ่ ֭ゥששਙשγ֭ฌ
㌱ਙ่שผħ⇡֭ש ₡Ŵผשऑħ֭ ㌱֭ⓒשŴשħ่ Ŵ่₡ฌשγ֭₡ŴAผשγ֭Ա֭שħ₡֭₡⇡ੂٹħऑผਙשγ֭ŴผששγŴשف
ǲ่֭ש ผשŴħ่ こ Ｃש่֭ ħשผħ㌱ש㈠ฌ

Աǲк╗EⓈ Ő ╗Ġ ǲŐ Ő ǲƆḶ ՁЋǲＣ שγŴשŴккਙשγ֭ผƆħ֭ש ОкŴ่㌱ਙ่₡ħשħਙ่ਙ⑾ŴऑऑผਙٹŴк⑾ਙผฌ
γħऑผਙ㈾֭ש ㌱שผ֭ こ Ŵħ่ ٹŴкħ₡ⓒ่㌱γŴ่֭ف₡Ŵ่₡ħ่ ⑾кк⑾ਙผ㌱֭Ŵ่₡֭ ⑾⑾֭ ㌱ש⊿Ŵ่₡ฌ

Աǲк╗EⓈ Ő ╗Ġ ǲŐ Ő ǲƆḶ ՁЋǲＣ שγŴשŴккħ֭ש ₡֭֭ٹкਙऑこ ֭ש่֭ к֭ こ Ŵγਙʉש่֭ ่ਙ่ฌ
╗γ֭Aผ֭ש ผੂ Աħк₡ħ่ ₡ผŴʉف ħ่ ผ֭ف ㌱֭ħ֭ٹ₡⇡ੂשγ֭Ҝ Ќֱ  ОО ֭ к֭ ㌱שผਙ่ħ㌱⑾ħкħ่ שੂ֭ف こ Ŵਙ⑾ฌ
שγ֭₡Ŵ֭ש ਙ⑾שγ֭ƆשŴ⑾⑾Ő ֭ऑਙผשŴผ֭ ผ֭ ħผ֭׀ ₡ⓒ֭ ゥ㌱֭ऑשŴこ ਙ₡ħ⑾ħ֭ ₡⇡ੂשγ֭Ŵ⇡ਙ֭ٹ㌱ਙ่₡ħשħਙ่ਙ⑾ฌ
ŴऑऑผਙٹŴк⊿Ŵ่₡ฌ

שγ֭֭שħਙ่ⓒשγ֭֭㌱ਙ่₡ħשγ֭ऑผऑਙ֭ਙ⑾שEਙผں ผこ फAऑऑкħ㌱Ŵ่שफγŴккŴкਙこ ֭Ŵ่שγ֭₡֭֭ٹкਙऑ֭ผⓒשγ֭ฌ
ਙʉ ่֭ผਙผŴ่ੂ㌱㌱֭ਙผӧỏħ่ ħ่ ש֭ ผ֭ ששਙשγ֭֭ש ผこ ਙ⑾שγħŴऑऑผਙٹŴкฌ



Ҝ  ОԱЌ ਙ㈠ںㅡ ฎֱՙฌ
Ɔħ֭ש ОкŴ่Ќ ਙ㈠ฎںɱฎㅡｘｘธㅡฌ
╗γ֭Aผ֭ש ผੂ Աħк₡ħ่ ฌف
ОŴ֭ف̶ ฌ

Աǲк╗EⓈ Ő ╗Ġ ǲŐ Ő ǲƆḶ ՁЋǲＣ ⓒשγŴשγŴٹħ่ γ֭ฌשਙשħਙ่ש⑾кк㌱ਙ่ħ₡֭ผŴ่֭ٹħفف
ผ֭ ㌱ਙこ こ ่֭₡Ŵשħਙ่Ŵ่₡⑾ħ่ ₡ħ่ Ŵ⑾⑾Ŵऑผ֭שƆשਙ⑾ħف ่֭֭ש ₡Ŵששγ֭γ֭Ŵผħ่ γħ่ש⑾ਙผשŴ่₡֭ف ฌ

Ŵ⑾⑾Őשγ֭Ɔש ֭ऑਙผשⓒʉ γħ㌱γשγ֭ОкŴ่่ħ่ ԱਙŴผ₡γ֭ผ֭ف ⇡ੂŴ₡ਙऑשŴ่₡ħ่ ㌱ਙผऑਙผŴ֭ש ⇡ੂฌ
ผ֭ ⑾֭ ผ֭ ่㌱֭ӧ֭ ゥ㌱֭ऑשŴこ ਙ₡ħ⑾ħ֭ ₡γ֭ผ֭ ħ่ ỏⓒŴ่₡ऑਙ่㌱ਙ่ħ₡֭ผŴשħਙ่ਙ⑾שγ֭֭ ħผ֭ש่ ผ֭ ㌱ਙผ₡ⓒשγ֭ฌ
ОкŴ่่ħ่ ԱਙŴผ₡E●Ќف Ｃ Ɔⓒʉ ħשγשγ֭㌱ਙ่₡ħשħਙ่ਙ⑾ŴऑऑผਙٹŴкⓒשγŴ̬שฌ

㈠Ⓢں ่к֭ ऑ֭㌱ħ⑾ħ㌱Ŵккੂ ֭ש⑾ਙผשγγ֭ผ֭ ħ่ ⓒשγħAこ ่֭₡こ ₡ਙ֭่ש่֭ ਙשŴк֭ש ผשγ֭ħ่ ש֭ ⓒฌש่

ਙ⇡㈾֭ ㌱שħ֭ٹⓒਙผผ֭ ħผ֭׀ こ ħ่ש่֭ שγ֭ਙħفħ่ Ŵккੂ Ŵऑऑผਙ֭ٹ₡ħ֭ש ऑкŴ่Ŵผ֭ ħ֭₡⇡ੂฌٹ
ऑผ֭ ħਙŴこٹ ่֭₡こ ⓒŴ่₡Ŵкк⑾ħ่ש่֭ ₡ħ่ ऑ֭㌱ħ⑾ħ㌱Ŵккੂש่ਙف Ŵ₡₡ผ֭ ֭₡ผ֭ こ Ŵħ่ ħ่ ฌ
֭⑾⑾֭ ㌱ש㈠ฌ

Աǲк╗EⓈ Ő ╗Ġ ǲŐ Ő ǲƆḶ ՁЋǲＣ שγŴששγħŐ ֭ਙкשħਙ่ħ่ ㌱ਙผऑਙผŴ֭ש ⇡ੂผ֭ ⑾֭ ผ֭ ่㌱֭Ŵккฌ
ħ₡่֭㌱֭ਙ⑾ผ֭ٹ֭ ㌱ਙผ₡ⓒħ่ ㌱к₡ħ่ こف Ŵऑⓒ₡ผŴʉ ħ่ ⓒこف ֭こ ਙผŴ่₡Ŵⓒ㌱ਙผผ֭ ऑਙ่₡่֭㌱֭ⓒŴ่₡ਙשγ֭ผฌ
ħ่ ⑾ਙผこ Ŵשħਙ่⊿Ŵ่₡ฌ

Աǲк╗EⓈ Ő ╗Ġ ǲŐ Ő ǲƆḶ ՁЋǲＣ שγŴששγħƆħ֭ש ОкŴ่γŴккผ֭ こ Ŵħ่ ٹŴкħ₡Ŵऑผਙٹħ₡֭₡ฌ
ħ่ Ҝ ਙ่فשਙこ ֭ผੂ  ਙ่ੂש  ਙ₡֭॥ㄦɱ Ｃֱ ̶ֱ ㈠ฎ⊿Ŵ่₡ฌ

फผ
﹒फשγफԱㄦफผ㈠㈠кħफƥ∵╗২E㈠ƥ̬㈠㈠̬ħש फ̬फ̶ש ħ̬﹒ ƥ̬べħ⑾ผ̬╗̬̬ħ╗ⓒƥ⑾㈠फש〈֭ש ฌ

ㅡٹγ֭ש ผਙऑħ่שששֱ ħਙ่ฌ

ӧʉ γħ㌱γħשγ֭₡Ŵ֭ש שγŴששγħผ֭ ਙкשħਙ่ħこ Ŵħк֭ ₡שਙŴккऑŴผשħ֭ ਙ⑾ผ֭ ㌱ਙผ₡ỏ⊿Ŵ่₡ฌ

Աǲк╗EⓈ Ő ╗Ġ ǲŐ Ő ǲƆḶ ՁЋǲＣ שγŴשŴ่ੂऑŴผੂש Ŵשγਙผħ▷֭₡⇡ੂкŴʉ שਙשŴH֭Ŵ่ฌ
Ŵ₡こ ħ่ ħשผŴשħ֭ٹŴऑऑ֭Ŵкこ שħ่ ħשħŴ֭ש ㌱γŴ่Ŵऑऑ֭Ŵкʉ ħשγħ่ שγħผੂש ₡Ŵੂਙ⑾שγ֭₡Ŵ֭ש ਙ⑾שγħฌ
Ő ֭ਙкשħਙ่ⓒ㌱ਙ่ħ֭ש ʉש่ ħשγשγ֭ऑผਙ㌱֭₡ผŴкผк֭ ⑾ਙผשγ֭㈾₡ħ㌱ħŴкผ֭ ħ֭ٹ ʉ ਙ⑾Ŵ₡こ ħ่ ħשผŴשħ֭ٹฌ
Ŵ่֭ف㌱ੂ₡֭㌱ħħਙ่ħ่  ħผ㌱ħש ਙผשӧŐ к֭ ̔ ธֱｘ̶ⓒҜ Ŵผੂ кŴ่₡Ő к֭ ỏ㈠ฌ

 ǲŐ ╗●E● A╗●Ḷ Ќ ฌ

╗γħħשਙ㌱֭ผשħ⑾ੂ שγŴששγ֭⑾ਙผ֭ ਙħ่ف ผ֭Ŵ่₡㌱ਙผผ֭שħŴف ㌱ש㌱ਙऑੂਙ⑾Ŵผ֭ ਙкשħਙ่Ŵ₡ਙऑ֭ש ₡⇡ੂฌ
γ֭Ҝש ਙ่فשਙこ ֭ผੂ  ਙ่ੂש ОкŴ่่ħ่ γ֭ҜשԱਙŴผ₡ਙ⑾ف Ŵผੂ кŴ่₡ Ќֱ Ŵשħਙ่Ŵк ŴऑħשŴкОŴผHŴ่₡ฌ
ОкŴ่่ħ่ ف ਙこ こ ħħਙ่ਙ่こ ਙשħਙ่ਙ⑾ ਙこ こ ħħਙ่֭ผEŴ่ħֱḚ ਙ่▷Ŵк֭ ▷ⓒ֭㌱ਙ่₡֭₡⇡ੂЋħ㌱֭ฌ
 γŴħผÛ ֭кк Ġֱ Ŵผк֭ ੂⓒʉ ħשγ γŴħผA่₡֭ผਙ่ⓒЋħ㌱֭ γŴħผÛ ֭кк Ġֱ Ŵผк֭ ੂⓒŴ่₡ ਙこ こ ħħਙ่֭ผฌ
О ผ֭ к֭ ੂŴ่₡EŴ่ħֱḚ ਙ่▷Ŵк֭ ▷ٹਙשħ่ ħ่ف ⑾ŴٹਙผⓒŴ่₡ ਙこ こ ħħਙ่֭ผＣ ผ֭ ੂ⑾Ŵ⇡่֭שⓒŴשħשฌ
ผ֭ кŴผこف ħ่ש֭֭ γ֭к₡ਙ่╗γผ₡ŴੂⓒＣف ֭㌱֭こ ⇡֭ผㅡⓒธｘںㅡⓒħ่ Ɔħк֭ٹผƆऑผħ่ ⓒҜف Ŵผੂ кŴ่₡㈠ฌ

Ҝ ਙ่فשਙこ ֭ผੂ  ਙ่ੂש ОкŴ่่ħ่ ԱਙŴผ₡ฌف
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