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RESOLUTION

WHEREAS, under Section 59-7.1 .2 of the Montgomery County Zoning

Ordinance, the Montgomery County Planning Board is authorized to review sketch plan

applications; and

WHEREAS, on October 21, 2015, JBG/Bethesda Avenue, LLC' JBG/7200

wisconsin, LLC, and JBGMoodmont ll, LLc ("Applicant") filed an application for

approval of a sketch plan for construction of up to 586,611 square feet of total floor area

cbnsisting of up to 543170 square feet of office uses and up to 43,441 square_feet of

nonresid6ntial uses (retail, resiaurant, or service) on 3.02 acres of CR-5.0 C-5.0 R-5'0

H-45 zoned-land, located in the northwest quadrant of the intersection of Wisconsin

Avenue and Bethesda Avenue ("subject Property") in the Bethesda cBD Policy Area

and Bethesda CBD Sector Plan ("Sector Plan") and the Bethesda Purple Line Station

Minor Master Plan Amendment ("Minor Master Plan Amendment") area; and

WHEREAS, Applicant's sketch plan application was designated sketch Plan No.

320150050 Artery Plaza ("Sketch Plan" or "Application"); and

WHEREAS, following review and analysis of the Application by Planning Board

staff ("Staff') and other goivernmental agencies, Staff issued a memorandum to the
planning Boird, dated Aplil 29, 2016, sefting forth its analysis and recomm.endation for

"pprou"'i 
of the Application subject to certain binding elements and conditions ("Staff

Report"); and

WHEREAS, on May 12,2016, the P|anning Board he|d a pub|ic hearing on the

Application at which it heard testimony and received evidence submitted for the record

on the Application; and

WHEREAS, at the hearing, the Planning Board voted to approve the Application

subject to certain binding elements and conditions, by the vote certified below.
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NOW, THEREFORE, BE lT RESOLVED that the Planning Board approves
Sketch Plan No. 320150050, Artery Plaza, tor up to 586,611 square feet of floor area,
consisting of up to 543,170 square feet of office uses and up to 43,441 square feet of
nonresidential uses (retail, restaurant, or service) on the Subject Property, subject to the
following binding elements and conditions.l All conditions imposed by the approval of
Project Plan No. 919810090, as amended, are superseded by the conditions contained
herein.

A. Bindinq Elements. The following site development elements are binding under

Section 59-7.3.3.F of the Montgomery County Zoning Ordinance:

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 are illustrative

B. Conditions. This approval is subject to the following conditions:

1. Densitv
The-Ieuelopment is limited to a maximum of 586,61 1 square feet of total

development,includingupto543,lT0squarefeetofofficeusesandupto43,44l
square feet of nonresidential (retail, restaurant, or service) uses'

2. Heiqht
ThJ-development is limited to the maximum height of 145 feet, as measured from

the approved building height measuring point in compliance with Section 59-

4.1.7.C.2.

3. Public Amenitv SPace
The Appilicant must operate the art gallery in the lobby of 72O0 Wsconsin

Avenue'for pub|ic viewing on weekdays from 8:00 a.m. to 6:00 p.m., ho|idays

excepted.Futurechangestothehoursofoperationmaybeapprovedbythe
Planning Director or his or her designee.

4. lncentive DensiW
rne oevetopment must be constructed with the public benefits listed below'

unless modifications are made under section 59-7.3.3.1. Total points must equal

1 For the purpose of these binding elements and conditions, the term "Applicant" shall also mean

developer, the owner or any successor(s) in interest to the terms of this approval
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at least 100 and be chosen from at least four categories as required by Section
594.5.4.2.a. The requirements of Division 594.7 and the CR Zone lncentive
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
purchaseofbuildinglotterminations,vegetatedroof,andvegetatedwall'

BE lT FURTHER RESOLVED that having given full consideration to the

recommendations and findings of its Staff as presented at the hearing and set forth in

the staff Report, which the Planning Board hereby adopts and incorporates by

reference (except as modified herein), ind upon consideration of the entire record and

all applicable elements of the Zoning Ordinance, the.Board finds that as conditioned the

n".dl."w elements of the Sketch Plan are appropriate in concept and appropriate for

further review at site plan and that:

1 . The sketch Plan meets the obiectives, general requirements, and standards

of the Zoning Ordinance.

a. DevelopmentStandards

The Subject Property includes approximately 3.02 acres zoned CR-S 0 C-

5.0 R-s.b H-145. The data table below demonstrates the Application's

conformance to the applicable development standards of the zone'
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Data Table

Development Standard

s.o/657,725
s.o/6s7,725
s.o/6s7,72s

4.46/586,6!7
o/o

4.46/586.6rt

Density
cR-5.0, c-5.0, R-5.0, H-145

Commercial FAR/GFA

Residential FAR/GFA

Building Height (feetl
c-R5.0, C-5.0, R-5.0, H-145

Minimum Setback (feet)
From R.O.W.

Public Open Space (%/sq. ft.
Parking (spaces)

Non-residential uses

a)

The intent of the CR zone is to:

Implement the recommendations of applicable master plans.

As discussed in Finding 2 below, the Application substantially conforms to

the recommendations of the Sector Plan and the Minor Master Plan

Amendment. The Application 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.

Target opportunities for redevetopment of singte-use commercial areas and

suiace parking lots with a mix of uses.

The existing office building at 47 33 Bethesda Avenue, which has one

ground-flooi 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.

b)
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c) Encourage development that integrates a combination of housing types,
mobility options, commercial servlces, and public facilities and amenities,
where parking is prohibited between the building and the street.

The Application 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 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 buiinesses to operate within the Metro Core area of the CBD' as

defined in the sector 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'

Allows a flexible mix of uses, denslfies, and building heights appropiate to

various settings to ensure compatible relationships with adioining

neighborhoods.

The Application will provide new office and retail uses close to transit,

complementing the surrounding residential and .commercial uses' The

surrounding pioperties are largely developed with high-density, high-rise

buildings. as such, the 14_story office building will complement th-e 12-

story o-ffice building that will remain on the subject Property and will fit into

the existing character of the area.

lntegrate an appropiate balance of employment and housing oppoiunities.

Although the App|ication does not inc|ude any residentia| deve|opment, it

will or6vide a desirable mix of uses that will support the surrounding

development.Thevastmajorityofrecentdeve|opmentinBethesdahas
been residential, including the development closest to the Subject

Property.Theapprovedofficedevelopmentwil|provideadditional
opportuhities for those who live in the cBD to work in close proximity to

their residences.

Standardize optional method development by establishing minimum,

iquirements ior the provision of public benefit2 that will suppoft and

accommodate density above the standard method limit'

d)
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As discussed in Finding 6 below, the Application will provide the required
public benefits from a minimum of five categories to achieve the desired
incentive density above the standard method limit.

b. General Requirements

i. 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 approved building' Condition
No. 3 requires the building to be measured in compliance with

Section 4.1.7.C.2.

ii. Slfe Access
The existing driveways provide well-integrated access from

Bethesda Avenue to the Subject Property, and they will continue to
do so for the approved building also.

ili. Parking, Queuing, and Loading
The approved office building and the existing office building will

share a parking garage and loading spaces for adequate off-street
parking and loading.

iv. Open SPace and Recreation
The Application has a 10 percent public open space requirement,

which yields a requirement of 10,450 square feet of open space'

The Application provides 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.

u. 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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z. The Sketch Plan substantially conforms to the recommendations of the Sector
Plan and Minor Master Plan Amendment.

The Subject Property is within the boundaries of the Befhesda 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
employmenfgenerating 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 Application 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 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 conhibute 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.

The Sketch Plan satisfies, under Section 7.7.1.8.5 of the Zoning Ordinance,

the binding elements of any devetopment 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. The Sketch Plan achieves compatible internal and external relationships

between existing and pending nearby development.

The Application has been designed to ensure that it is physically compatible

with, and not detrimental to, existing and future development surrounding the

Subject Property. The building has been designed at an appropriate scale for
the iurrounding area. The Metro Core District of the Sector Plan, where the

Subject Property is located, is slated for the highest densities al-d. mo.sl

intensive employment uses in the sector Plan area. The building will be 14

stories tall, in an area that contains numerous other high-rise buildings. The
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building will be built up to the sidewalk with entrance doors that open onto it,

in conformance with Sector Plan goals.

5. The Sketch Plan provides satisfactory general vehicular, pedestrian, and
bicyclist access, circulation, parking, and loading.

The Application 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 Application's share of the cost of the on-street alignment of the Capital

Crescent Trail on the north side of Bethesda Avenue.

The Application 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 Subject Property, and access to
parking and loading is located to minimize pedestrian-vehicular conflicts.

6. The sketch Plan proposes an outline of public benefits that supports the

requested incentive density and is appropriate for the specific community'

UnderSectionSg.4.T.l.B,inapprovinganyincentiveFARbasedonthe
provision of public benefits, the Planning Board must consider:

1. the recommendations of the applicable master plan'

2. CR Zone lncentive Density Implementation Guidelines;
3. any design guidelines adopted for the applicable master plan area;

4. the size and configuration of the site;
5. the relationship of the site to adjacent properties;

6. the presence or lack of similar public benefits nearby; and

7. enhancements beyond the elements listed in an individual public benefit

that increase public access to, or enjoyment of, the benefit'

The Planning Board finds that the public benefits proposed by the Applicant

as set forth in the following table are appropriate in concept and appropriate

for further detailed review. Final determination of public benefit point values

will be determined at Site Plan(s).
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Public Benefit Incentive Density Points

Total Points
Possible

Requested Approved in
Concept

4.7.3.A: Major Public Faclllties 70 7.6 7.6

4.7.3.8: Transit Proximity 50 4,0 &
4.7.3.C: Connectivity and Mobility

Minimum Parking 10 10 10

4.7.3.E: QuallW of Buildlng 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 Natuial Envitonment

Building Lot Termination (BLT) 30 2.5 2.5

Vegetated Wall 10 ) 5

Vegetated Roof 1S 10 10

TOTAT 10O (Minimum
Required)

tL6.7 1t6.7

Maior Public Facilities
ln accordance with the Minor Master Plan Amendment' the Application 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 Planning Board

approves 7.6 points in concePt.

Transit Proximitv
rtre suopct property is located within % 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. The Planning Board approves 40 points

in concept.

Connectivitv and Mobilitv
Mintmum Park:ng:fhe Application provides fewer than the maximum number

of allowed parking spaces. The maximum number of allowed spaces is
1,928, but ihe Rpptication will provide 959 spaces. The Planning Board

approves ten points in concePt.

Qualitv of Buildinq and Site Desiqn
Arch'ttecturat Elevations. The building is designed to provide ground-floor

transparency. The ground-floor fagade is primarily glass, readily allowing
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a

a

a

a

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 Planning Board approves 20 points in concept.

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

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

The 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 subject Property 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 fagade systems, like curtain wall and decorative rain screen panel

systems, to ensure lasting performance and aesthetic appeal.

A major goal of the Application is to create high quality retail space with a
generous floor to ceiling height that will appeal to many different businesses.

ihe base will be pedestrian-oriented, with entrances at grade with the
sidewalk.
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The Planning Board approves 7.5 points in concept.

Structured Pafuing: The Application earned 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 Planning Board approves 14.1 points
in conceot.

Protection and Enhancement of the Natural Environment
Buitding Lot Termination: The Applicant must purchase BLT easements in an

amount equal to 7.5o/o 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. The Planning Board

approves 2.5 points in concePt.

vegetated Roof The Application earned 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. The Planning Board

approves ten points in concept.

vegetated watL A vegetated wall will be placed on the exterior wall of the

exilting above-grade parking garage that is part of the existing office building

at 72OO Wisconsin Avenue. The vegetated wall will screen the parking

garage from the approved office building. The green screen is located on a
6lanli garag" fagade. The green screen will cover 30% of the blank wall. The
green lcreen will be comprised of a three-dimensional welded wire trellis

iystem 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 lvy is an

evergreen climbing vine. The Planning Board approves five points in
conceot.

7. The sketch Ptan establishes a feasible and appropiate phasing plan for
all structures, uses, nghfs-of-way, sidewalks, dedications, public benefits, and

future preliminary and site plan applications

The new development included in the Application will be built in one phase.

BE lT FURTHER RESOLVED that the Board's approval of a sketch plan is in

concept only and subject to further review at site plan, when, based on detailed review

the Board riray moOid the Sketch Plan's binding elements or conditions based on the

Montgomery County bode, the Sector Plan and Minor Master Plan Amendment, or

other requirements; and
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BE lT FURTHER RESOLVED that this Resolution incorporates by reference all

evidence of record, including maps, drawings, memoranda, correspondence, and other
information; and

BE lT FURTHER RESOLVED that all binding site development elements shown
on the latestversion of Artery Plaza sketch Plan 320150050, received by M-NCPPC as

of the date of the Staff Report, are required, except as modified by the above conditions

of approval; and

BE lT FURTHER RESOLVED that this Resolution constitutes the written opinion

of the Board in this matter, and the date of this Resolution is - ^^.^ (which is the

date that this Resolution is mailed to all parties ot rucoiJ); a;il-tr7t?Ul6- '

. MAY,23 2q6

CERTIFICATION

This is to certify that the foregoing is a true and correct copy of a resolution adopted by

the Montgomery county Planning Board of the Maryland-National capital Park and

Planning 
- 

commission on motion of commissioner Dreyfuss, seconded by

commissioner Fani-Gonz6lez, with chair Anderson, Vice chair wells-Harley, and

Commissioners Dreyfuss, Presley, and Fani-Gonz6lez voting in favor at its regular

Casey Andersd-n, thair
Montgomery County Planning Board


