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Description

= Location: 4825 Montgomery Lane, Bethesda

= Size: 6,525 square feet

= Request: Rezoning from R-60 zone to TS-R zone

=  Sector Plan: Bethesda-Central Business District
(CBD)

=  Applicant: 4825 Montgomery Lane, LLC

= Planning Board: February 23, 2012

= Hearing Examiner: March 12, 2012

=  Filing Date: October 14, 2011

=  The staff recommends approval of Local Map amendment (G-908)

= The applicant is seeking a rezoning request for the subject site as recommended in the Bethesda CBD Sector
Plan. The Sector Plan recommended the site be rezoned from the R-60 to the TS-R Zone. The applicant has
submitted a local map amendment application and associated Development Plan for four multi-family
dwelling units. The proposed development is consistent with the Bethesda CBD Sector Plan.
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RECOMMENDATION: Staff recommends approval of Local Map Amendment No G 908 for the following
reasons:

1) The proposed Local Map Amendment and the Development Plan are consistent with the
purpose clause of the Transit Station Residential (TSR) Zone.
2) The rezoning conforms to the Bethesda CBD Sector Plan.
3) The requested TS-R zone is compatible with the surrounding uses.
4) Public facilities are adequate to serve this site.
PROJECT SUMMARY
Current Zone and Use: The site is zoned R-60 and developed with a single family

detached dwelling unit and detached garage.

Purposed Zone and Use: The TS-R zone is proposed for this site. The development plan
proposes a 5 story multi-family building, containing 4 residential
units. Each unit will have its own garage at the street level and
each garage will contain 2 parking spaces.

Sector Plan Consistency: The project complies with the recommendations contained in
the Approved and Adopted Bethesda CBD Sector Plan.

Open Space: Required: 30%; Proposed 33.6%

Public Use Space Required: 10%; Proposed: 10.6%

Recreational Space Required: 20%; Proposed: 23%
Building Height 65 ft. (to roof line), 69 ft. (to top of parapet wall)
Parking Required: 8 spaces; Proposed: 8 spaces

PROJECT DESCRIPTION

The applicant, 4825 Montgomery Lane LLC, has submitted an application for a Local Map Amendment to
reclassify and redevelop property located at 4825 Montgomery Lane in Bethesda. The request is to
rezone approximately 6,525 square feet of R-60 zoned land to the TS-R zone. The proposed
development would consist of a 5 story multi-family building, containing 4 residential units. The entire
building will consist of approximately 15,519 square feet with the proposed building totaling 65 feet in
height. Parking for the units is provided in garage spaces located at street level. The proposed building
will have its entrance on Montgomery Lane. Vehicular access into each for the four street level garages
that serve each unit will be provided from West Lane. Public pedestrian access will be provided via
sidewalks along both Montgomery and West Lanes. Private pedestrian access will be from a proposed
walkway that runs along the eastern portion of the site and wraps around to the rear of the site.



DESCRIPTON OF PROPERTY

The subject site is located on the north side of Montgomery Lane at its intersection with West Lane,
approximately 250 feet east of its intersection with Woodmont Avenue and approximately 300 feet
west of its intersection with Arlington Road. Presently, it is developed with a one family detached house
and detached one car garage. Both structures will be razed under this application.

The property is rectangular in shape and has approximately 95 feet of frontage on Montgomery Lane
and approximately 70 feet of frontage on West Lane. The site is recorded as Lot 23, Block 13A in the
Edgemoor Subdivision, at Plat No. 384, Book 4. The site is relatively flat with a slight increase in grade
along the front of Montgomery Lane.

SURROUNDING AREA

As part of a floating zone application the neighborhood boundary or surrounding area must be properly
identified so that compatibility can be properly evaluated. For this application, staff defines the
surrounding area by the following boundaries: Edgemoor Lane on the north, Woodmont Avenue on the
east, Elm Street on the south and Arlington Road on the west.



SURROUNDING AREA

Surrounding Area Boundary



Immediately north of the subject site and along West Lane, the property is zoned R-60 and improved
with a one family residential house that contains a commercial office use. At the end of West Lane on
its north side, the property is zoned TS-R and improved with a one family house and office use. On
Woodmont Avenue, north of the site, is property called The Chase, a 12 story multi-family building with
associated parking facilities and recreational amenities developed under the TS-R zone. The Chase’s
recreation facilities are located on the south side of Edgemoor Lane between Woodmont Avenue and
Arlington Road. The remaining properties on Edgemoor Lane and along Arlington Road are developed
with 3 story residential townhouses in the TS-R zone.

East of the site, the property is developed under the TS-R zone in accordance with Local Map
Amendment G-763, as a 10 story multi-family building known as the Edgemoor. Across West Lane and
northwest of the site, the property known as Holladay at Edgemoor has been approved under the TS-R
zone. When constructed the property will be developed in accordance with Local Map Amendment G-
843 for 48 units; the building will vary from 4 to 6 stories but not exceed a height of 65 feet. The
remaining properties along Montgomery Lane, west of the site are improved with one family houses
that contain commercial uses; these properties are zoned TS-R, but have not yet been redeveloped
under that zone.

South of the site and across the Montgomery Lane, the properties are developed as 4 story townhouses
under the TSR-Zone in accordance with several Local Map Amendments (LMA-721, G-775 and DPA-98-1
and 98-2 and 00-2) The remaining properties along the south side of Montgomery Lane going east
towards Woodmont Avenue are improved with a one family houses that contain office and apartment
uses. Both of these properties are zoned TSR- but have not been redeveloped under this zone.

Along Arlington Road between Edgemoor Lane and Hampden Lane, the properties are zoned TS-R. Some
properties have been redeveloped under this zone with 3 story residential townhouses, while the
remaining properties are improved with one family houses that contain commercial office uses.

The majority of properties along the north side of Hampden Lane are improved with one family houses
that contain commercial uses in the TS-R zone. A one family house at 4917 Hampden Lane is boarded up
and vacant. The remaining properties along this side of Hampden Lane are improved with a 3 story
apartment complex, known as the Hampden, in the R-10 zone (multi-family high density residential)

The properties along the south side of Hampden Lane are zoned C-2 (General - Commercial) and are
developed as a low rise strip shopping area with commercial and office uses. The properties along the
north side of Elm Street are also zoned C-2 and have developed with a mix of commercial and office
uses.

INTENDED USE AND APPROVAL PROCEDURES

The applicant is seeking to rezone the subject site from the R-60 Zone to the TS-R zone. The existing on-
site single family house and detached garage will be razed and the applicant will construct a 5 story
multi-family building that will contain 4 residential units on the property. Under Section 59-D-1.1 of the
Zoning Ordinance, an application for reclassification to the TS-R Zone requires that a development plan
be submitted with the rezoning application. The use of the property must be in accordance with this



development plan. The applicant’s submitted development plan lists the following information for this
property.

Proposed Zoning : TS-R Required Proposed

Minimum Lot area 18,000 sq ft 6,217 sq ft '

Building Height No height limit 65 ft to roof line
69 ft to parapet

FAR 2.5 2.5

Setback from Street R-O-W 0ft 3.5 ft (Montgomery Lane)
3.2 ft (West Lane)

Setback from other lot lines 0 feet side 5.0 feet side

0 feet rear 13.3 feet rear

Public Use Open Space 10% ( 622 sf) 10.6% (659 sf)

Recreational Space 20% (1,244 sf) 23 % (1,427 sf)

Active/Passive

Parking 8 spaces 8 spaces

MPDUs NA (< 20 total units) None

! Gross site area: 6,525 sq ft; (per record plat); proposed dedication shown on submitted development
plan 308+ sq. ft.; net tract area yields 6,217 sq ft. Parcels smaller than 18,000 sq ft are permitted to be
reclassified to the TS-R zone if recommended in the applicable master or sector plan per Section 59-C-
8.41 of the Zoning Ordinance, which is the case in this instance.

The submitted development plan states the following, “The proposed building will be classified as a
condominium/apartment building. One 3-bedroom condominium/apartment will be located on each
floor. The lowest floor will serve as the garage and the main entry to the building. Eight (8) parking
spaces will be provided within the garage level. The development timeline associated with this plan will
occur in one stage. The project is not related to any county capital improvement program (CIP).”

Binding Elements
Although the submitted development plan did not include any binding elements for this rezoning
request, staff is proposing the following binding elements be included:

1. Density: maximum number of dwelling units is 4

2. Building height will be 5 floors:

e a maximum height to the top of the roof is 65 feet
e a maximum height to the parapet wall is 69 feet

3. The primary pedestrian entrance to the proposed building shall be from Montgomery Lane.

4. A preliminary plan and record plat shall be submitted and approved by the Planning Board
showing dedication of one foot along the property frontage on Montgomery Lane and
approximately 2 % feet along the frontage of West Lane for a total dedication of approximately
308 square feet

In addition to this rezoning application, the applicant will need to submit a preliminary plan of
subdivision, a site plan and a record plat.




DEVELOPMENT PLAN G-908
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ZONING HISTORY -

1954 - Countywide Comprehensive Zoning confirmed R-60 zone

F-736 - Adopted 8/15/72 reconfirmed R-60 Zone

G-20- Bethesda CBD adopted 12/6/77 reconfirmed R-60 Zone

G-665 - Georgetown Branch Master Plan adopted 6/26/90, reconfirmed R-60 Zone

G-666 - Bethesda Chevy Chase Map Plan adopted 6/26/90, reconfirmed R-60 Zone

G-711 - Bethesda CBD Sector Plan, adopted 10/11/94 reconfirmed R-60 zone,
recommended TS-R Zone

ounkwNeE

PUBLIC FACILITIES
Water and Sewer — The subject property is located in water and sewer category W-1/5-1 and will be
served by existing sewer and water mains.

Schools —The Montgomery County Public Schools (MCPS) indicates that the subject property is located
within the service areas of Bethesda Elementary School, Westland Middle School, and Bethesda-Chevy
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Chase High School. The proposed development is expected to generate one elementary school, one
middle school and one high school student.

Bethesda Elementary School is projected to exceed capacity until August 2015 when an eight classroom
addition is scheduled to open. Westland Middle School is projected to exceed capacity until August
2017 when a new middle school is scheduled to open. Bethesda-Chevy Chase High School is projected
to exceed capacity for all six years of the forecast period. A feasibility study for an addition at the high
school is scheduled to occur this spring. A capital project for an addition will be included in a future
capital improvements program. The current FY 2012 “school test” of the Subdivision Staging Policy
indicates a school facility payment is required at the elementary, middle and high school levels to obtain
subdivision approval in the Bethesda-Chevy Chase cluster. Attachment A contains pages from the FY
2013-2018 Capital Improvements Program concerning the Bethesda-Chevy Chase cluster.

Other Public Facilities — The Bethesda Library is approximately 300 feet west of the site at the corner of
Montgomery Lane and Arlington Road. The Bethesda Police Station is located less than one half mile
east of the site at the intersection of Wisconsin and Montgomery Avenues. The Bethesda Fire Station
(Company 6) is located less than one-half mile south of the site at the intersection of Wisconsin Avenue
and Bradley Boulevard. The Bethesda Chevy Chase Rescue Station No. 1 is located at the corner of Old
Georgetown Road and Bradley Boulevard roughly over a half mile from the site.

ANALYSIS AND FINDINGS

Master Plan - The proposed development plan dated January 17, 2012 is in conformance with the
Bethesda CBD Sector Plan (1994). The subject site is located in the “Transit Station Residential District”
(page 80).The Plan recommends that all development follows not only the recommendations and
guidelines for that district, but also the general objectives and principles for the entire Sector Plan area.
These include stepping down building heights from the Metro Center to adjacent areas, clearly
identifying a building’s entrance in the fagade design and locating the entrance at street level.

This project is consistent with the land use objectives of the sector plan as this district will have a low-
rise high density “urban village” pattern through the use of the requested TS-R zone. (Pages 80 & 82).
“The Plan recommends a minimum of 45 dwelling units per acre everywhere except Arlington Road,
where there would not be a minimum density in order to allow townhouse development at lower
densities. The Plan anticipates that some projects will incorporate higher densities, and the full 2.5 FAR
densities (about 100 dwelling units per acre) would be allowed.” (Page 82).

The proposed residential building consisting of 4 dwelling units on the net 6,217 square foot lot is
equivalent to a density of 28 dwelling units per acre. This property is developing at a FAR of 2.5 which is
consistent with the Plan. This is a relatively small site, with a building height of 65 feet (and ultimately 69
feet to the parapet wall). The proposed height provides a transition between the taller TS-R
development abutting to the east and that of the lower townhouses to the west along Arlington Road
and it is consistent with “step down building heights” illustrated on page 42 of the Plan.

The Plan also proposes “a combination of private and public open space both within and outside the TS-R

district to serve new residents. Open space within the TS-R neighborhood would be developed as private

recreational areas, possibly with both housing and private outdoor areas located above structured
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parking”.(P 82) Additionally the Plan states, “one possible resource for publically oriented open space
within the TS-R-District is in the areas in front of the new apartment structures along Montgomery Lane.
Streetscape and special seating areas could be provided in the setback from the sidewalk to the face,
creating an outdoor community space.” (P82)

The submitted development plan shows private open space along the eastern and northern lot lines of
the site to serve future residents. Public open space is also shown on the development plan along the
site’s frontage on Montgomery Lane to serve new residents as envisioned by the plan.

The Sector Plan’s Urban Design guidelines applicable to this application are as follows:

1. Permit projects with a minimum lot size of 18,000 square feet to encourage smaller scale
projects. Projects should not leave isolated parcels.

This property is approximately 6,217 square feet (after roadway dedication) and smaller than the
18,000 square feet in the guidelines. This smaller size is acceptable due to the fact that the project is
consistent with the intent of the Sector Plan as it is recommended for the TS-R Zone. Moreover, the
zone permits sites smaller than 18,000 square feet if recommended in the applicable master or sector
plan. Thus, development of this site is achievable as discussed in the following paragraphs.

2.  Encourage low-rise buildings to fill out the parcel.

This project proposes a 5 story building that is significantly lower than the adjacent building to the east
and as designed fully utilizes the site’s dimensions. The Sector Plan recommends a building height of no
more than 65 feet which is equivalent to a 6 story residential building (page 39.) This proposal is
consistent with that recommendation as it proposes a five story building that will be 65 feet to the roof
line plus an additional 4 feet to the top of the parapet wall. The proposal is also consistent with the Plan
guidance to “step down building heights from the Bethesda Metro Center properties to achieve
desirable and compatible transitions to adjacent areas.” P. 40

6. Locate front unit entrances along the street when residences are provided on the first floor to
encourage street life.

Initially, the applicant submitted a development plan showing the entrance to the proposed building
along the site’s eastern property line. After discussion with staff, the plan was revised to place the front
entrance to the building on Montgomery Lane in keeping with the above cited Sector Plan
recommendation. While the residences are proposed one floor above street level, reorienting the
building’s entrance on Montgomery Lane will help increase pedestrian activity on Montgomery Lane
which is recommended as a pedestrian oriented “mixed street.” (pages 84 & 86 and pages 180-1). A
mixed street is one with slow moving traffic and enhanced features for pedestrians and bicyclists. The
idea is that such a street is designed to accommodate a true “mix” of pedestrian, bicyclists and
motorized vehicles.

Montgomery Lane can serve as a mixed street as it provides a good direct pedestrian connection
between the Bethesda Public Library on Arlington Road and the Metro Station to the east. (Page 41).
The Bethesda Library serves as a “primary focal point” for Montgomery Lane. The street’s function as a
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route for pedestrians with limited traffic is further enhanced by the presence of the proposed building
entrance located on this street as well as the absence of driveway entrances and curb cuts onto
Montgomery Lane.

7. Locate required parking either underground or in rear decks, so as not to be seen from
surrounding streets.

The development plan shows garage parking on the street level garage along West Lane. Each garage
unit is a double bay and is equipped with garage doors that close to screen views of the parked vehicles.
Additionally, the Plan’s general objective and principles states on page 40 “to achieve an infill character
for new development by dividing large projects into several buildings which will achieve an urban form
with a “fine grain” versus a coarse grain created by larger, single structures.” The submitted
development plan is consistent with the Plan’s guidance as the site is small with a relatively small
building that contributes to the “fine-grain” of the neighborhood.

Finally, at the time of site plan review, more detailed design issues such as details for providing
pedestrian enhancements along Montgomery Lane and varied rooflines for residential buildings can be
addressed to further achieve the Sector Plan’s objectives. Attachment B

Transportation -The following transportation comments are provided with respect to the subject
application. These comments are recommended to be part of the Planning Board recommendations for
the subject application, while noting that they or may not satisfy APF or other Plan requirements at the
time of subdivision.

1. The Applicant must limit future development on the site to 4 apartment/condominium units.

2. The Applicant must provide necessary frontage dedication as well as roadway and sidewalk
improvements along Montgomery Lane and West Lane as recommended by the Bethesda CBD
Sector Plan.

3. The Applicant must satisfy Local Area Transportation Review (LATR) and Policy Area Mobility

Review (PAMR) requirements of the APF test required under the regulatory requirements in
effect at the time of the filing of the subdivision application.

Available Transit Service
The site is located approximately 1,000 feet from the entrance to the Bethesda Metro Station which is

located at the northwest corner of Wisconsin Avenue (MD 355) and Montgomery Lane intersection. The
area is well served by Metrobus and Ride-On routes (with Metrobus Route J4 along Woodmont Avenue
and Ride-On Route 36 along Arlington Road), and the Bethesda Circulator shuttle (circulating along both
Arlington Road and Woodmont Avenue).

Recommended Area Roadways and Pedestrian/Bikeway Facilities

The July 1994 Approved and Adopted Bethesda CBD Sector Plan recommends the following nearby
transportation facilities:
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1. Montgomery Lane, between Arlington Road to the west and Woodmont Avenue to the east, as
a two-lane business district “mixed” street with parking on one side, and with a minimum right-
of-way width of 52 feet.

2. West Lane, between Montgomery Lane and its terminus to the north, as a two-lane business
district street with a minimum right-of-way width of 45 feet.

Adequate Public Facilities Review

Trip Generation - The peak-hour trip generation estimate for the proposed development based on trip
generation rates included in the LATR/PAMR Guidelines is shown in the following table.

TABLE 1
SUMMARY OF SITE TRIP GENERATION

PROPOSED EDGEMOOR DEVELOPMENT

Morning Peak-Hour Evening Peak-Hour
Trip
Generation
In Out Total In Out Total
Proposed Density — 4 Apartments/Condominiums 1 1 1 1 1 1
Existing Density — 1 Single-family Dwelling Unit 0 1 1 1 0 1
Net New Trips 1 0 1 0 1 1

As shown in Table 1, the proposed development would generate 1 net new peak-hour trip during the weekday morning and
evening peak periods.

Local Area Transportation Review

The proposed development will not generate 30 or more peak-hour trips during the weekday morning
and evening peak periods, therefore, a traffic study is not required for the subject application. . With
documentation of site trip generation stated in Table 1, the application satisfies the LATR requirements
of the APF test.

Policy Area Mobility Review

To satisfy the PAMR requirements of the APF test, a development located within the Bethesda CBD
Policy Area is required to mitigate 25% of “new” peak-hour trips generated by the development.
However, since the proposed development will not generate more than three peak-hour trips during the
weekday morning and evening peak periods, the subject petition is not subject to the PAMR
requirements of the APF test. Attachment C
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Environmental — The subject zoning application is not presently subject to review of a formal tree save
plan, which will be triggered at later stages in the development process. An application for a forest
conservation exemption (# 42012104E) was submitted on January 20, 2012. The exemption request was
confirmed on January 31, 2012, as qualifying under 22A-5(s) (2) of Forest Conservation Law. The
associated tree save plan will be submitted and formally reviewed at the time of subdivision. An
informal tree save plan submission shows the planting of 4” caliper trees within the right-of-way (ROW)
as mitigation for the specimen tree removal. The proposed locations for these trees may not be
acceptable due utility conflicts and other potential concerns. However, the final locations and details will
be addressed at later stages in the review process. In addition, at time of site plan submittal the
applicant will have to demonstrate how appropriate noise levels for the residential use will be attained.
Attachment D

Community Outreach — According to the applicant’s land use report several meetings with residents
from the surrounding area were held to discuss the proposed application. Reaction to the project from
the residents was positive. To date, staff has not received any communication either supporting or
opposing the application.

Compliance with the TS-R zone- A floating zone requires an evaluation of the purpose clause of the
zone. Section 59-C-8.2 of the Montgomery County Zoning Ordinance contains the requirements for the
development of property in the TS-R zone.

Sec. 59-C-8.2. Intent, purposes and general requirements.

59-C-8.21. Intent.

The TS-R and TS-M zones are intended to be used as follows:

(a)The TS-R and TS-M zones are intended to be used in a Transit Station Development Area as

defined in section 59-A-2.1. However, the TS-R zone may also be used in an area adjacent to
a Central Business District, within 1,500 feet of a metro transit station, and the TS-M zone
may be also be used within a Central Business District if the property immediately adjoins
another property outside a Central Business District that is eligible for classification in the TS-
M zone or separated only by a public right-of-way from property outside a Central Business
District that is eligible for classification in the TS-M zone.

(b)The TS-R zone is intended for locations where multiple-family residential development already
exists or where such development is recommended by an approved and adopted master plan.

(c)The TS-M zone is intended for locations where substantial commercial or office uses already
exist or where such uses are recommended by an approved and adopted master plan.

(d)In order to facilitate and encourage innovative and creative design and the development of
the most compatible and desirable pattern of land uses, some of the specific restrictions
which regulate, in some other zoning categories, the height, bulk and arrangement of
buildings and the location of the various land uses are eliminated and the requirement
substituted that all development be in accordance with a plan of development meeting the
requirements of this division

The site is located within the Bethesda CBD and is within 1,000 feet of the entrance to the Bethesda
Metrorail station. Although the subject site is below the 18,000 square foot minimum specified in
Section 59-D-8.41 of the Zoning Ordinance, the Adopted and Approved Bethesda CBD Sector plan
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recommends the TS-R zone as a way to achieve multi-family residential development on the subject
site. Properties to the east and north have been or will be developed with multi-family residential
developments per the sector plan recommendations. The submitted application further implements
the plan’s recommendation by proposing multi-family development. By using the majority of the site
and employing the flexible setback and height standards set forth in the TS-R zone, the applicant has
produced an innovative and creative building for this site that will blend well with existing and
proposed residential developments nearby in terms of height and bulk. The building’s entrance on
Montgomery Lane produces a desirable land use pattern while reinforcing the “mixed street” concept
of activity and pedestrian movements desired in the sector plan.

59-C-8.22. Purposes of the TS-R zone.
(a)To promote the effective use of the transit station development areas and access thereto;

(b)To provide residential uses and certain compatible non-residential uses within walking distance of the
transit stations;

(c) To provide a range of densities that will afford planning choices to match the diverse characteristics
of the several transit station development areas within the county; and

(d) To provide the maximum amount of freedom possible in the design of buildings and their grouping
and layout within the areas classified in this zone; to stimulate the coordinated, harmonious and
systematic development of the area within the zone, the area surrounding the zone and the regional
district as a whole; to prevent detrimental effects to the use or development of adjacent properties or
the surrounding neighborhood; to provide housing for persons of all economic levels; and to promote the
health, safety, morals and welfare of the present and future inhabitants of the regional district and the
county as a whole.

The local map amendment application, as submitted, promotes the effective use of the Bethesda
Metrorail Station by adding new residential uses within walking distance of this station. As shown on the
Development plan, this project proposes a residential density of 28 units per acre which is well below
the sector plan’s recommendation of 45 units per acre, thereby offering choices to match the diverse
characteristics of housing found within the Bethesda CBD. The proposed building has been designed to
incorporate the flexible setbacks of the TS-R zone. With a building placed closer to the street, the
creation of new public use space along Montgomery Lane, and a proposed building height comparable
to the surrounding existing and proposed residential developments, this project provides a coordinated,
harmonious and systematic development of this area as envisioned by the sector plan.

59-C-8.24. Location.

The TS-R and TS-M zones are permitted only in a Transit Station Development Area defined in section 59-
A-2.1 and in accordance with an approved and adopted master plan or sector plan, except in areas
within and adjacent to a Central Business District in accordance with Section 59-C-8.21(a).

The subject site is recommended for reclassification to the TS-R zone in the Approved and Adopted

Bethesda CBD Sector plan.
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59-C-8.25. Public facilities and amenities.

A development must conform substantially to the facilities and amenities recommended by the approved
and adopted master or sector plan, including and granting such easements or making such dedications
to the public as may be shown thereon or are deemed necessary by the Planning Board to provide for
safe and efficient circulation, adequate public open space and recreation, and insure compatibility of the
development with the surrounding area, and assure the ability of the area to accommodate the uses
proposed by the application. The provision of MPDUs does not authorize a reduction in any public facility
and amenity or active or passive recreation space recommended in a master plan or sector plan.

The submitted development plan shows future roadway dedication of approximately 308 square feet
along the site’s frontage on Montgomery Lane and along West Lane. The sector plan recommends this
dedication to ensure safe and efficient circulation along the public sidewalks and to serve as public use
space for the development. This dedication will also align the existing public sidewalk east of the site to
the proposed sidewalk in front of the site. This action will insure the ability of the development’s
proposed public sidewalk to seamlessly connect to the surrounding areas existing sidewalks. It will also
assure the ability of the area to accommodate the residential use proposed by this application. This
dedication also reinforces the compatibility of this development with the surrounding area by providing
both sidewalks and adequate public use space. There are no MPDU’s proposed by this development
plan.

Sec. 59-C-8.4. Development standards
As noted in the table below, the submitted local map amendment application will meet the
development standards required in the TS-R zone.

Development Standard

Permitted/Required

Proposed

Applicable Zoning
Provision

Minimum Area 18,000 sq. ft. 6,217sq. ft.! Sect 59-C-8.41
FAR 2.5 2.5° Sect 59-C-8.42 (a)
Dwelling Units per Acre | 150 4 Sect 59-C-8.42(b)

Minimum Percent
Public Use Space

10% ( 622 sq. ft.)

10.6% (659 sq. ft.)

Sect 59-C-8.43 (a)

Minimum Percent
Active/Passive
Recreational Space

20% (1,244 sq. ft.)

23% (1,427 sq. ft.)

Sect 59-C-8.43 (b)

Total minimum open 30% 34%° Sect 59-C-8.43
space
Parking 8 spaces 8 spaces Sect 59-E 3.7

1According to Section 59-C-8.41 of the Zoning Ordinance, “. a smaller parcel may be approved for either the TS-R or TS-M zones
if: (1) the parcel is designated for the TS-R or TS-M zone on an approved and adopted master plan or sector plan...”

’The proposed building will consist of approximately 15,519 square feet.
*The applicant has met the public use space and active and passive recreational space requirements by
providing the required space as a percentage of the net area included within the development plan.
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59-C-8.44. Reserved.
59-C-8.45. Procedures for application and approval.

(a) Application and development plan approval shall be in accordance with the provisions of
division 59-D-1.

(b) Site plans shall be submitted and approved in accordance with the provisions of division 59-
D-3.1

(c) Partial-cost developer participation, as may be provided in an adopted annual growth policy,
is allowed in the transit station development area zone. Check cite in ZO

If approved by the District Council, the submitted local map amendment application and associated
development plan will need to be approved in accordance with provisions contained in section 59-D-3.1
of Zoning Ordinance entitled “ Development Plan”. The TS-R zone requires a site plan to be submitted
and approved by the Planning Board in accordance with the provisions of Section 59-D-3.1 of the Zoning
Ordinance. The subject site is not located in the transit station development area, therefore, partial cost
developer participation is not applicable for this rezoning application.

Sec. 59-C-8.5. Special requirements in the TS-R zone.
59-C-8.51. Building height limit.

The maximum height permitted for any building shall be determined in the process of site plan review. In
approving height limits the planning board shall take into consideration the size of the lot or parcel, the
relationship of the building or buildings to surrounding uses, the need to preserve light and air for the
residents of the development and residents of surrounding properties and any other factors relevant to
height of the building.

No findings are necessary as the maximum height will be determined at site plan review. However the
submitted development, shows a proposed a 5 story building with a height of 65 feet to the roof line
and 69 feet to the parapet wall. Staff is recommending that these heights be added as binding elements
to the subject rezoning application and submitted development plan.

59-C-8.52. Off-street parking.

Parking shall be so located as to have a minimal impact on any adjoining residential properties.

Each unit proposed by the development plan will have two off street enclosed parking spaces. There will

be minimal impact to adjoining residential properties to the south and east, or the property north and
west which is approved but not constructed for a multi-family building consisting of 48 units.
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59-C-8.53. Streets.

Interior streets may be private or public but private streets must have a minimum width of 20 feet for
two-way traffic and 10 feet for one-way traffic and must be paved and maintained in good repair.

There are no interior streets under this development plan. The property is bordered by Montgomery
Lane to the south and West Lane to the west. Both roadways are public streets.

59-C-8.54. Ancillary commercial uses.

Ancillary commercial uses, as a permitted use or by special exception as set forth in section 59-C-8.3,
may be permitted as follows:

(a) The amount of floor area devoted to commercial uses cannot exceed the amount or
substantially alter the configuration specified for the site in the applicable master or sector plan.

(b) If the master or sector plan does not make a specific reccommendation as to the amount of
floor area allowed, then commercial uses are limited to the street level only.

In addition, a restaurant may be permitted on the top or penthouse floor. All commercial uses
must be so located and constructed to protect tenants of the building from noise, traffic, odors
and interference with privacy.

This local map amendment application does not propose any ancillary commercial uses.
Development Plan Findings
59-D-1.61. Findings.

Before approving a development plan, specific findings must be made under Sect 59-D-1.61 of the
Zoning Ordinance. These findings relate to consistency with the master or sector plan, compatibility with
surrounding development circulation and access, preservation of natural features and perpetual
maintenance of common areas. The required findings are set below with analysis following:

(a) The proposed development plan substantially complies with the use and density indicated by the
master plan or sector plan, and does not conflict with the general plan, the county capital
improvements program, or other applicable county plans and policies. However:

(1) To permit the construction of all MPDUs under Chapter 25A, including any bonus density
units, on-site in zones with a maximum permitted density more than 39 dwelling units
per acre or a residential FAR more than .9, a development plan may exceed:

(A) any dwelling unit per acre or FAR limit recommended in a master plan or sector plan,
but must not exceed the maximum density of the zone; and

(B) any building height limit recommended in a master plan or sector plan, but must not
exceed the maximum height of the zone.
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The additional FAR and height allowed by this subsection is limited to the FAR and height necessary to
accommodate the number of MPDUs built on site plus the number of bonus density units.

(2) To permit the construction of workforce housing units under § 59-A-6.18 and Chapter
25B on site, the District Council may permit:

(A) any residential density or residential FAR limit of the applicable zone to be exceeded
to the extent required for the number of workforce housing units that are
constructed, but not by more than 10 percent.

(B) any residential density or residential FAR limit recommended in a master or sector
plan to be exceeded to the extent required for the number of workforce housing units
that are constructed, but not to more than the maximum density and FAR of the zone,
except as provided in paragraph (1); and

(C) any building height limit recommended in a master or sector plan to be exceeded to
the extent required for the number of workforce housing units that are constructed,
but not to more than the maximum height of the zone.

The Bethesda CBD Sector plan recommended the TS-R zone for the subject property. The submitted
development plan is in substantial compliance with the recommendations for use (residential) and a
lower density (28 du/ac versus 45 to 100 du/ac) than indicated in the Sector plan. There is no conflict
with the general plan, county capital improvements program. Moreover, development of this site in
close proximity to the Metro station supports the county’s smart growth polices of creating housing
within walking distance of Metrorail stations and offering future residents alternative transportation
modes to the private automobile. The subject application is exempt from the MPDU’s requirement as
the project proposes 4 units, significantly below the 20 unit threshold that requires MPDU'’s for all new
residential projects. The applicant is not proposing work force housing units under this submittal.

(b) That the proposed development would comply with the purposes, standards, and regulations of
the zone as set forth in article 59-C, would provide for the maximum safety, convenience, and
amenity of the residents of the development and would be compatible with adjacent development.

The proposed development will comply with the purposes standards and regulations of the TS-R Zone as
discussed under the Development Standards section of this report. The existing development to the east
contains a 10 story multi-family building; the properties across Montgomery Lane and south of the
subject site are developed with 3 story townhouse units while the property to the north and west of the
site is approved for development of a multi-family building that will vary from 4 to 6 stories. Thus, the
proposed building will be compatible with the existing and approved adjacent development in terms of
height and use. This proposal provides open space amenities to residents of the development. The site’s
location within the Bethesda CBD offers the convenience of CBD shopping choices and transportation
choices via the Bethesda Metrorail station to future residents. This proposal has been designed in a safe
and efficient manner.

(c) That the proposed internal vehicular and pedestrian circulation systems and points of external
access are safe, adequate, and efficient.
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The submitted development plan proposes pedestrian circulation along the site’s perimeters. Public
sidewalks along the Montgomery Lane and West Lane will provide access that is efficient and adequate
for internal and external pedestrian movement patterns of future residents. Internal access is provided
by a walkway along the site’s eastern and northern property lines. This walkway will offer future
residents safe adequate and efficient means to move around the property. The existing public sidewalk
along Montgomery Lane will be upgraded to align with the existing sidewalk in front of the 10-story
multi-family building to the east. Currently, there is no sidewalk along West Lane. The development
plan proposes a sidewalk in this location to supply a missing link in the existing pedestrian circulation
system and increase pedestrian safety in this location.

The vehicular access points along West Lane have been designed to minimize pedestrian and vehicular
conflicts by clearly delineating each unit’s driveway (access point) from the proposed sidewalk. This
delineation will include a different paving material for the sidewalk to highlight pedestrian movements
in this location. As proposed, the internal vehicular and pedestrian circulation systems are adequate and
promote safe and efficient movements for pedestrians and vehicles using this site.

(d) That by its design, by minimizing grading and by other means, the proposed development
would tend to prevent erosion of the soil and to preserve natural vegetation and other
natural features of the site. Any applicable requirements for forest conservation under
Chapter 22A and for water resource protection under Chapter 19 also must be satisfied. The
district council may require more detailed findings on these matters by the planning board at
the time of site plan approval as provided in division 59-D-3.

The property is exempt from the forest conservation requirements due to its small size. However at the
time of subdivision a tree save plan will need to be submitted to specify mitigation measures for the
removal of the onsite 32.5” Silver Maple tree and to address any construction impacts to nearby offsite
trees. A concept stormwater management plan (#239915) has been approved by the Department of
Permitting Services for this site. AttachmentE

(e) That any documents showing the ownership and method of assuring perpetual maintenance of
any areas intended to be used for recreational or other common or quasi-public purposes are
adequate and sufficient

The applicant will be required to provide testimony or submit draft documentation at the Hearing
Examiner’s proceedings that sufficiently ensure ownership and perpetual maintenance of common
areas.

CONCLUSION

The proposed Local Map Amendment and its associated Development Plan dated January 17, 2012 is
consistent with the purpose clause and all applicable standards for the TS-R Zone and will be in accord
with the land use recommendations contained in the 1994 Bethesda CBD Plan. Therefore, staff
recommends approval of the TS-R zone and the proposed Development Plan.
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Attachment A —MCPS email

Attachment B — Interoffice memo master plan comments
Attachment C — Interoffice memo transportation comments
Attachment D — Interoffice memo environment comments
Attachment E - Memo from DPS
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ATTACHMENT C

MEMORANDUM

January 31, 2012
TO: Kathy Reilly
FROM: Cherian Eapen, Planner/Coordinator

SUBJECT:  Rezoning Application No. G-908
4825 Montgomery Lane
4825 Montgomery Lane, LLC (“Applicant”)
Northeast quadrant of Montgomery Lane and West Lane
Bethesda CBD Policy Area

This memorandum presents the Adequate Public Facilities (APF) and Plan review for the subject
rezoning application G-908 for a 5-story, 4-unit apartment/condominium building replacing an
existing single-family dwelling unit on the site. The 0.15 acre site is located to the northeast
corner of Montgomery Lane and West Lane at 4825 Montgomery Lane in Bethesda.

RECOMMENDATIONS
The following transportation planning comments are recommended to be part of the Planning

Board recommendations for the subject application, while noting that these comments may or
may not satisfy APF or other Plan requirements at the time of subdivision.

1. The Applicant must limit future development on the site to 4 apartment/condominium
units.
2. The Applicant must provide necessary frontage dedication as well as roadway and

sidewalk improvements along Montgomery Lane and West Lane as recommended by the
Bethesda CBD Sector Plan.

3. The Applicant must satisfy Local Area Transportation Review (LATR) and Policy Area
Mobility Review (PAMR) requirements of the APF test required under the regulatory
requirements in effect at the time of the filing of the subdivision application.

DISCUSSION

Recommended Area Roadways and Pedestrian/Bikeway Facilities

The July 1994 Approved and Adopted Bethesda CBD Sector Plan recommends the following
nearby transportation facilities:

1. Montgomery Lane, between Arlington Road to the west and Woodmont Avenue to the
east, as a two-lane business district “mixed” street with parking on one side, and with a
minimum right-of-way width of 52 feet.


Kathy.Reilly
Text Box
ATTACHMENT C


2. West Lane, between Montgomery Lane and its terminus to the north, as a two-lane
business district street with a minimum right-of-way width of 45 feet.

Adequate Public Facilities Review

o Trip Generation

The peak-hour trip generation estimate for the proposed development based on trip generation
rates included in the LATR/PAMR Guidelines is shown in Table 1.

TABLE 1
SUMMARY OF SITE TRIP GENERATION
PROPOSED EDGEMOOR DEVELOPMENT

Trip Morning Peak-Hour Evening Peak-Hour

Generation In Out Total In Out Total
Proposed Density — 4 Apartments/Condominiums 1 1 1 1 1 1
Existing Density — 1 Single-family Dwelling Unit 0 1 1 1 0 1
Net New Trips 1 0 1 0 1 1

As shown in Table 1, the proposed development would generate 1 net new peak-hour trip during
the weekday morning and evening peak periods.

o Local Area Transportation Review

Since the proposed development will not generate 30 or more peak-hour trips during the
weekday morning and evening peak periods, a traffic study is not required for the subject
petition. With documentation of site trip generation as above, the application satisfies the LATR
requirements of the APF test.

J Policy Area Mobility Review

To satisfy the PAMR requirements of the APF test, a development located within the Bethesda
CBD Policy Area is required to mitigate 25% of “new” peak-hour trips generated by the
development. However, since the proposed development will not generate more than three peak-
hour trips during the weekday morning and evening peak periods, the subject petition is not
subject to the PAMR requirements of the APF test.

CE/-
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ATTACHMENT D

I MONTGOMERY COUNTY PLANNING DEPARTMENT
THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

TO: Kathy Reilly, Area 1

FROM: Marco Fuster, Senior Planner, Area 1 'M’:,-»

SUBJECT:  Environmental Review
Plan # G-908
Plan Name: 4825 Montgomery Lane

DATE: February 1, 2012

The zoning application G-908 is not presently subject to a formal tree save plan review,
which will be triggered at later stages in the development process. As stated in a January
13, 2011 e-mail from Mark Pfefferle of M-NCPPC, the proposed work would qualify for
an exemption under 22A-5(s)(2) and be subject to a tree save plan. The required tree save
plan would address mitigation for removal of the onsite 32.5” Silver Maple and address
construction impacts to nearby offsite trees. Despite the previous written guidance from
staff, an application #42011170E was filed on April 13, 2011 under exemption 22A-
5(s)(1) rather than the s-2 exemption recommended by staff. The forest conservation
exemption application was denied on April 29, 2011 since the exemption requested did
not qualify due to the presence of a specimen tree which was proposed for removal.

A new forest conservation exemption application # 42012104E was submitted on January
20, 2012. The exemption request was confirmed as qualifying under 22A-5(s)(2) of
Forest Conservation Law, on January 31, 2012. The associated tree save plan component
of the plan will be submitted and formally reviewed at the time of Preliminary Plan of
subdivision or at site plan, as applicable). An informal tree save plan submission shows
planting of 4” caliper trees within the right-of-way (ROW) as mitigation for the specimen
tree removal. The proposed locations may not be acceptable due utility conflicts and
other potential concerns. However, the final locations and details will be addressed at
later stages in the review process.

Ultimately, at time of the site plan the applicant will also have to demonstrate how
appropriate noise levels for the residential use will be attained.

8787 Georgia Avenue, Silver Spring, Maryland 20910 Environmental Planning: 301.495.4540 Fax: 301.495.1310
www.MongtomeryPlanning.org
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ATTACHMENT E

DEPARTMENT OF PERMITTING SERVICES
Diane R, Schwartz Jones

Isiah Legpett
Director

County Executive
February 3, 2012

Jeffery A. Robertson
CAS Engineering
108 W. Ridgeville Boulsvard, Suite 101

Mount Airy, MD 21771
Re: Stormwater Management CONCEPT Request

for Edgemoor

Preliminary Plan #: Pending
SM File #: 239915

Tract Size/Zone: 0.15 Ac./TS-R
Total Concept Area: 0.21 Ac.
Lots/Block: 23/13A

Watershed: Little Falls Branch

Dear Mr. Robertson;

Based on a review by the Department of Permitting Services Review Staff, the stormwater
managernent concept for the above mentioned site is acceptable. The stormwater management concept
proposes to meet required stormwater management goals via ESD to the MEP by the use of green roof.
A waiver of quantity is granted with the condition that a flow based filter be provided for additional

treatment.

The following items will need to be addressed during the detailed sediment control/stormwater
management plan stage:

1. Prior to permanent vegetative stabilization, all disturbed areas must be topsoiled per the latest
Montgomery County Standards and Specifications for Topsoiling.

2. A detailed review of the stormwater management computations will oceur at the time of detailed
plan review.

3. An engineered sediment control plan must be submitted for this development.

4. Allfiltration media for manufactured best management practices, whether for new development or
redevelopment, must consist of MDE approved material.

5. Provide easements and covenanis for the proprietary filter and the green roof,
6. The green roof to be designed by a professional with green roof design experience.

7. The green roof must be 8 inches thick. Justification must be provided by a professional engineer
ar architect if this is not possible.

Thig list may not be all-inclusive and may change based on available information at the time.

Payment of a stormwater management contribution in accordance with Section 2 of the
Stormwater Management Regulation 4-90 is required.

255 Rockville Pike, 2nd Floor *+ Rockville, Maryland 20850 « 240-777-6300 « 240-777-6256 TTY
www.montgomerycountymd. gov

240-773-3556 TTY

montgomerycountymd.gov/311

€B/¢B 39vd INIWNGOT3IN3A ANV Sdd B6EETLLLBYC 98:5T ¢182/808/26


Kathy.Reilly
Text Box
ATTACHMENT E


This letter must appear on tha sedimant control/stormwater management plan at its initial
submittal. The concept approval is based on all stormwatar management structures being located
outside of the Public Utility Easement, the Public Improvement Easement, and the Public Right of Way
unless specifically approved on the concept plan. Any divergence from the information provided to this
office: or additional information received during the development process; or a change in an applicable

secutive Regulation may constitute grounds o rescind or 2mend any approval actions taken, and to
reevaluate the site for additional or amended stormwater minagement requirements. [f there are
subsequent additions or modifications 1o the development, a separate concept request shall be required.

f you have any questions regarding these actions, please feel free to contact David Kuykandall at
240-777-8332.

Sincerely,
Y - .
i S / - /'.’-";I )
/ .*'; ,v/ "‘:"‘\ (
/ l‘,./:""_l_/l_ﬂ__ /;/(/{ C"}//—‘-. .)M‘ "/.

Richard R, Brush,“t\ﬂanager
Water Resources Section
Division of Land Development Services

RRB: tla CN239218 Edgemonr

e C. Conlon

S File # 239915
ESD Acres: 0.06
STRUCTURAL Acras: 0.0
WAIVER Acras: 0.21
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