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The Edgemont Bethesda II project was reviewed by the Bethesda Downtown Design Advisory Panel 
on November 29, 2017. The following meeting notes summarize the Panel’s discussion, and 
recommendations regarding design excellence and the exceptional design public benefits points. The 
Panel’s recommendations should be incorporated into the Staff Report and strongly considered by 
Staff prior to the certification of the Site Plan. Should you have any additional questions and/or 
comments please feel free to contact the Design Advisory Panel Liaison. 
  
 
Attendance:  
 
Karl Du Puy (Panelist) 
George Dove (Panelist) 
Damon Orobona (Panelist) 
Rod Henderer (Panelist) 
Qiaojue Yu (Panelist) 
Paul Mortensen (Panelist, Senior Urban Designer in the Director’s Office) 
 
Laura Shipman (Design Advisory Panel Liaison) 
Stephanie Dickel (Lead Plan Reviewer) 
Gwen Wright (Planning Department Director) 
Michael Brown (Area 1 Master Plan Supervisor) 
Margaret Rifkin (Director’s Office) 
Neil Sullivan (Area 1 Planner Coordinator) 
 
Pat Harris (Attorney, Applicant Team) 
Federico Olivera-Sala (Architect, Applicant Team) 
Ben Stoll (Applicant Team) 
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Discussion Points:  
• Response to Woodmont Avenue is very strong, should be congratulated for defining curve and 

making a street people will want to walk along. 
• What is happening in the space between building and the building to north? That is also an 

important corner to see how it is articulated. 
• How are you designing the ground floor? 

o Applicant response: Not fully determined, likely amenity spaces with programming to 
support 275 units. Will likely be a resident lounge or event room with some engagement 
and activity as people walk along the street. Ground floor retail is unlikely.  

• What are the materials going to be? The elevations cause concern because there are too many 
materials and there should be restraint. Have an accent material and restraint on others 
because there is so much articulation. 

• Happy to see the project is sensitive to orientation and shadows. 
• There does not appear to be much correlation of exterior articulation to the floor plans. 
• The form of the building is very nice and contributes to the context well. 
• This building is presented as soldier building, but corners should be reinforced and calm down 

other moves. Address north of building and corners. Northeast corner is opportunity to look at 
because it is most visible to traffic on Woodmont. Should study in 3D. 

• Off-site public art is a great idea. 
• The double-height treatment on Woodmont is good. Could the double-height treatment be 

helpful on south façade to simplify the amount of moves in the design? It could get to 
“pancakey” and horizontal. Maybe the double-height treatment is currently too two-
dimensional rather than integral. Integrate moves and quiet the whole building.  

• Is the first floor above the sidewalk? Though the ground floor is likely not going to be retail, 
could the ground floor uses potentially be opened up to the street in the spring/summer, and 
have people sitting there. This could create an indoor/outdoor relationship to the sidewalk and 
potential relationship to a midblock connection if it is provided. Part of façade could be 
residential unit entries to have activated uses in addition to amenity space. 
o Applicant response: The applicant is considering opportunities for individual unit entries in 

addition to ground floor amenity space. 
• Is the sidewalk along Woodmont Avenue being increased? The streetscape design will be very 

important. 
o Applicant response: yes. 

• Any rooftop amenity? 
o Applicant response: yes, pulled to southeast corner to respect the adjacent condo building. 

• Where is the entrance? 
o Applicant response: the building’s southeast corner. 

• Any public utilities above ground? 
o Applicant response: will underground utilities. 

• Trying to do too much, may benefit the building more to just do glass as a contrast to the 
existing building rather than brick. Is it important that brick is used? The brick may not work as 
well in the new building, may instead want a horizontal connection of the brick material or less 
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materials. The building can be a building unto itself and does not need to relate to too many 
things. Let it be simplified since the building is so much taller than the existing building. 
o Applicant response: wanted to make buildings feel connected, but will explore further. 

• How close is the proposed building to the existing Edgemont building? 
o Applicant response: approx. 30 ft. 

• Adjust the proportions of the corner element at Woodmont Avenue and Edgemoor Lane and 
make it either taller or shorter.  

• How are you addressing the driveway and screening? 
o Applicant response: providing landscape treatment along western side of new building to 

help screen the loading dock. 
• North arrows on graphics should be corrected. 
• Develop the design of the surrounding landscape and public realm generally. Consider a 

through-block connection east-west to connect to ZOM Bethesda’s proposed north south 
connection.  
o Applicant response: exploring landscape design and connection options with the other 

team. 
• Have you developed the ground plane to the north? 

o Applicant response: the landscape is tapered to meet grade. 
• Where is the parking entrance? 

o Applicant response: the new parking connects underground to the existing parking 
garage. 

 
Panel Recommendations: 
The following recommendations should be incorporated into the Staff Report.  

1. Exceptional Design Points: The design could get to the requested 20 points at Site Plan, though 
it is not there yet and should incorporate the following recommendations. 

2. Simplify the design to quiet the whole building.  
a. Reinforce the corners and calm down other moves. Ensure moves are integral to the 

building and not two-dimensional or “stuck on”.  
b. Provide one accent material and show restraint on other materials because there is so 

much articulation.  
3. Provide more indoor/outdoor relationship from the ground floor uses to the sidewalk. Part of 

the Woodmont Avenue façade could be residential unit entries to activate the sidewalk in 
addition to the amenity spaces. 

4. Adjust the proportions of the corner element at Woodmont Avenue and Edgemoor Lane and 
make it either taller or shorter.  

5. Develop the design of the surrounding and public realm and landscape generally. 
a. Consider a through-block connection east-west to connect to ZOM Bethesda’s 

proposed north south connection.  
b. Improve the pedestrian experience along Edgemoor Lane.   

6. Continue to explore the off-site public art opportunities. 
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November 9, 2017 
 
 
Senior Planner 
Environmental Reviewer  
Planning Area I  
M‐NCPPC                    
8787 Georgia Avenue 
Silver Spring, MD 20910 
 
Re:   Forest Conservation Tree Variance Request, Rev 2 

Edgemont at Bethesda II 
4885 and 4903 Edgemoor Lane, Bethesda, Maryland 
Part of Lots 4 and 5 and Lot 15, Block 12, Edgemoor 
Preliminary Forest Conservation Plan 11984058A 
VIKA # VM1148D 

 
 
To whom it may concern, 
 
On behalf of the applicant, Equity Residential, we are submitting this Tree Variance Request to comply 
with the Natural Resources, Title 5, Section 5‐1607 of the Maryland Code that requires the Applicant to 
file for a variance to remove or impact any tree greater than 30” in diameter‐at‐breast‐height (dbh), any 
tree with a dbh equal to or greater than 75% of the current state champion, trees that are part of an 
historic site or associated with an historic structure, any tree designated as the county champion tree, 
any  tree,  shrub  or  plant  identified  on  the  rare,  threatened  or  endangered  list  of  the  U.S.  Fish  and 
Wildlife  Service  of  the  Maryland  Department  of  Natural  Resources,  if  a  project  did  not  receive 
Preliminary Forest Conservation Plan Approval prior to October 1, 2009.   
 
The subject property is in the Edgemoor Subdivision of Bethesda, Montgomery County, Maryland at the 
northwest intersection of Edgemoor Lane and Woodmont Avenue. The 1.37 acre site (1.65 gross tract) 
comprises  two  parcels;  Part  of  Lots  4  and  5  (0.37  ac.)  and  Lot  15  (1  ac.).    Related  plans  for  this  site 
include  NRI  420171190  for  4885  Edgemoor  Lane,  approved May  17,  2017,  NRI  420180230  for  4903 
Edgemoor Lane, approved September 20, 2017, and Sketch Plan 320180030 currently in the application 
process. 
 
The  lot  on  which  the  specimen  tree  is  located  (Lot  4)  is  currently  developed  with  a  single‐family 
detached residence and until recently was zoned R‐60.  This property is now zoned a high‐density CR 2.5 
zone via Sectional Map Amendment H‐122.   The proposed Sketch and Preliminary Plans will allow for 
the  redevelopment  of  the  aging  single‐family  home  with  a  new  high‐rise  residential  building  that 
complements the surrounding densities and the vision of the Master Plan for the area.  The building is 
designed to be integrated into the block with shared underground parking and loading with the existing 
high‐rise residential building on Lot 15. 
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This Tree Variance Request  is accompanying the submission of Preliminary Plan 11984058A which will 
combine the two lots into a new lot, replace the existing single‐family residence on Lot 4 with a high‐rise 
residential building while preserving the existing apartment building on Lot 15.  The only disturbance to 
the  existing  building  will  be  for  the  purpose  of  connecting  the  underground  garage  and  a  first‐floor 
pedestrian  connection  between  the  two  buildings.    In  the  ultimate  condition,  the  two  residential 
buildings will share the existing loading facilities and underground garage entrance while the expansion 
of the underground garage will connect both buildings.  This request proposes allowing removal of the 
single  specimen  tree on  the  subject  property,  a  33“ DBH  Southern Magnolia  in  the  front  yard of  the 
existing single‐family residence on Lot 4. 
 
The Bethesda Downtown Plan (the “Plan”) has four overarching goals to increase parks and open spaces, 
affordable housing, environmental innovation, and economic competitiveness.  The later three of which 
are bolstered by this proposed development  in that  the project will provide upwards of 24 affordable 
units,  provide  SWM  treatment  where  none  exists  today,  will  contribute  to  improved  sidewalks  and 
bicycle  routes, and  is  located within a district  that has excellent proximity  to  transit and public opens 
spaces.  The Arlington North District (the “District”) has additional goals of improving pedestrian safety, 
promoting redevelopment of under‐utilized sites such as single‐family homes, and limiting commercial 
and retail uses to and preserve residential urban village character which can now be a reality through 
the  recommended  and  now  official  rezoning  of  this  property,  among  others,  from  R‐60  to  CR  zone 
reflective of the surrounding density. 
 
In  addition  to  the meeting  overarching  goals  of  the  “Plan”  and  the  land  use  and  zoning  goals  of  the 
“District”, this project also meets many other recommendations of the “Plan” relating to transportation 
and  urban  ecosystems.    Although  early  in  the  design  process,  the  applicant  is  willing  to  commit  to 
certain  elements  at  this  time  including  participation  in  the  master  planed  separated  bike  lanes  on 
Woodmont  Avenue  and  Edgemoor  Lane,  dedication  of  right‐of‐way  on  Edgemoor,  providing  reduced 
parking numbers as allowed by the Bethesda Overlay Zone, providing street trees on Edgemoor where 
none  exist  today,  providing  at  least  35%  green  cover,  incorporating  vegetation  into  SWM  facilities, 
placing utilities underground, and constructing a LEED rated building.   
 
As previously described, this plan proposes a multi‐story residential building informed by the goals and 
recommendations of the “Plan” and the “District”.  A result of this proposal is that a specimen tree will 
be severely  impacted to  implement  the proposal.   Table 1, below,  lists  the Variance specimen tree as 
identified on the Preliminary Forest Conservation Plan and provides the proposed impact. 

 
Table 1  

 

TREE  
NO. 

BOTANICAL NAME  COMMON NAME 
D.B.H. 
(in.) 

CONDITION 
CRZ 
(SF) 

CRZ  
IMPACT  
(SF) 

CRZ  
IMPACT

 % 
DISPOSITION 

612  Magnolia grandiflora  Southern Magnolia  33  Good  7,698  7,698  100  Remove 

              

 
The assessment of the condition of trees was performed by VIKA Maryland, LLC at the time of the field 
work  for  the  NRI  as  a  visual,  and  at‐grade‐level  inspection  with  no  invasive,  below  grade,  or  aerial 
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inspections  performed  at  the  time.  Decay  or  weakness  may  be  hidden  out  of  sight  for  large  trees.  
Impact assessments have been determined by VIKA Maryland, LLC staff with the preparation of the FCP.  

 
1. Tree # 612 
33"  Southern  Magnolia  (Magnolia  grandiflora):  Tree  612  is  located  in  the  front  east  corner  of  the 
existing single‐family residence within 15’ of the foundation of the house. 

 Field Condition: Good 

 Proposed CRZ Impact: Severe at 100 % as the tree and is also within +/‐ 25’ of the existing retaining 
wall in the right‐of‐way that will be are being removed and is located entirely inside the LOD for the 
proposed building. 

 Disposition: Tree 612 is specified to be removed. 
 
We submit the following rationale in support of the request for a Forest Conservation Tree Variance: 
 
 For approval, the Variance Request must:  

1. Describe the special conditions peculiar to the property which would cause the unwarranted 
hardship; 

2. Describe  how  enforcement  of  these  rules  will  deprive  the  landowner  of  rights  commonly 
enjoyed by others in similar areas;  

3. Verify  that  State  water  quality  standards  will  not  be  violated  or  that  a  measurable 
degradation in water quality will not occur as a result of the granting of the variance; and 

4. Provide any other information appropriate to support the request.  
 

 
1. This site is particularly narrow; 60’ at the narrowest part and just over 100’ at the widest part.  The 

typical minimum dimension  needed  for  residential  building  is  somewhere  between  60’‐75’ which 
allows a double loaded central corridor.  The applicant has developed an architectural concept for a 
building that will  fit on the site, but given the trees central  location in relation to the site and the 
narrow width of the lot, there is no opportunity to save this tree while maintaining a viable multi‐
story residential project. 
 

2. Variances  for  other  development  projects  with  similar  zoning,  densities,  land  uses  within  the 
Bethesda  downtown  area  have  been  granted  to  other  applicants.  Not  granting  the  variance 
effectively  means  that  this  property  cannot  be  redeveloped  in  a  manner  that  responds  to  the 
recommendations  of  the  “Plan”  including  affordable  housing,  environmental  innovation,  and 
economic competitiveness. 

 
3. There  is  currently  no  stormwater  management  provided  on  Lot  4.    The  concept  stormwater 

management plan incorporates environmental site design (ESD) to the maximum extent practicable 
by using bioretention planter(s) on  the ground plane and green  roof on  the building.    In  fact,  the 
current plan is that green roof will be at least 8” thick.  If the variance is approved, the applicant is 
prepared  to  provide  mitigation  tree  plantings  to  replace  the  form  and  function  of  the  lost  tree 
southern magnolia.    Using  the  approved  replacement  ratio,  a  total  9  caliper  inches  of  new  tree 
plantings is offered as mitigation.  The preliminary forest conse4rvation plan includes a proposal of 
3‐3” caliper trees in locations that are unencumbered by utilities, easements, are not over structure, 
and have sufficient soil volumes.  These locations are preliminary and may change to other locations 
on‐site.    The  applicant  will  coordination  with  MNCPPC  staff  during  the  site  plan  process  when 
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determining final locations.  It should be noted that the specimen tree to be removed is not within a 
special  protection  area  (SPA)  or watershed  primary management  area  (PMA).   With  tree  canopy 
mitigation provided for and the overall benefit of SWM treatment where none exists today, granting 
the variance to remove the specimen tree to allow for the redevelopment of this site will not result 
in any violation of State water quality standards or degradation of water quality.  

 
Thank  you  for  your  consideration  of  this  Tree  Variance  Request.  We  believe  that  the  supporting 
information provided with this letter justifies the variance to remove the specimen tree.  If you have any 
questions or need more information, please do not hesitate to contact us so that we may discuss this 
matter further. 
 
Sincerely, 
   
 
 
James Buchheister 
Associate 
VIKA Maryland, LLC 
 
 
 
 
z:\1000‐9999\1148\_documents\1148d\planning\environmental\fcp\1148d tree variance request rev2.doc 
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I hereby certify that the information shown by this plan is complete and
accurate in accordance with existing surveys, visual obersvations and
available records.

Signature Date

Printed Name
David F. Unger II

Expiration Date
January 16, 2019

MD No.21236
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EXISTING SIGN POST
EXISTING WOOD POST
EXISTING INLETS
EXISTING CURB INLET

EXISTING CABLE TELEVISION CONDUIT
EXISTING ELECTRICAL CONDUIT
EXISTING EDGE OF PAVEMENT
EXISTING FENCE LINE
EXISTING NATURAL GAS CONDUIT
EXISTING OVERHEAD WIRES
EXISTING TELEPHONE CONDUIT
EXISTING PUBLIC UTILITIES EASEMENTS
EXISTING SANITARY SEWER CONDUIT
EXISTING STORM DRAIN CONDUIT
EXISTING WATER CONDUIT

EXISTING SANITARY CLEANOUT
EXISTING STORM DRAIN MANHOLE
EXISTING ELECTRICAL JUNCTION BOX
EXISTING ELECTRICAL MANHOLE
EXISTING FIRE DEPARTMENT CONNECTION
EXISTING FIRE HYDRANT
EXISTING GAS MANHOLE

EXISTING GUY POLE
EXISTING GAS VALVE
EXISTING LIGHT POLE
EXISTING PHONE PEDESTAL
EXISTING PHONE MANHOLE
EXISTING UTILITY POLE
EXISTING SANITARY MANHOLE
EXISTING TRAFFIC CONTROL BOX
EXISTING TRAFFIC SIGNAL POLE
EXISTING TREE

EXISTING UNKNOWN UTILITY MANHOLE
EXISTING WATER METER
EXISTING WATER MANHOLE
EXISTING WATER VALVE

EXISTING BOLLARD

EXISTING CABLE TELEVISION PEDESTAL

EXISTING CONCRETE
EXISTING CURB AND GUTTER
EXISTING BUILDING
EXISTING STORY
EXISTING ELECTRICAL TRANSFORMER
EXISTING ASPHALT
EXISTING EASEMENT
EXISTING REINFORCED CONCRETE PIPE
EXISTING CORRUGATED METAL PIPE
EXISTING BUILDING RESTRICTION LINE
EXISTING RIGHT-OF-WAY

PLAN LEGEND

PROPOSED 2' CONTOUR

PROPOSED 10' CONTOUR

WITH STRUCTURE
PROPOSED SANITARY SEWER

PROPOSED WATER LINE

PROPOSED STORM DRAIN/INLET

EXISTING PARKING LABEL

PROPERTY LINES

PROPOSED STORM WATER EASEMENT

PROPOSED LIMITS OF DISTURBANCE

BUILDING HEIGHT MEASURING POINT
PROPOSED FIRE HYDRANT

EXISTING ZONE LIMITS

DOOR LOCATION

PROPOSED GREEN ROOF

PRELIMINARY LOTTING PLAN & DEDICATIONS
1"=60'
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PROPOSED LOT 17

PROPOSED BIORETENTION

stephanie.dickel
Text Box
Attachment E



stephanie.dickel
Text Box
Attachment F






















