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

Metro Tower Site Plan Amendment No. 82019011A

MCPB
[tem No.
Date: 6.18.20

Marco Fuster, Planner Coordinator, Area 1, marco.fuster@montgomeryplanning.org 301.495.4521

ESE Stephanie Dickel, Supervisor, Area 1, stephanie.dickel@montgomeryplanning.org, 301.495.4527

C/U Elza Hisel-McCoy, Chief, Area 1, Elza.Hisel-McCoy@montgomeryplanning.org, 301.495.2115

Description

Request to modify the design of the below-grade
parking garage to provide up to 73 additional
parking spaces within one-and-a-half additional
below-grade levels. No changes to density, height,
or exterior building design are proposed.

Located in the northwest quadrant of the
intersection of Wisconsin Avenue and EIm Street in
Bethesda

1.08 total acres zoned CR-5.0 C-4.0 R-4.75 H-175,
CR-5.0 C-5.0 R-4.75 H-250, and Bethesda Overlay
Zone, in the 2017 Bethesda Downtown Sector Plan
Applicant: 7316 Wisconsin LLC.

Acceptance date: February 19, 2020

Review Basis: Chapter 59, Section 59.7.3.4.).1.a.

Summary

Staff recommends approval of the Site Plan Amendment, with conditions.
The Amendment will modify condition of approval item 8.a.i. which will increase the number of parking spaces
from the current maximum of 160 to a proposed maximum of 233, while also revising the associated data table

and overall public benefit points.

Completed: 6.8.20

The increase of up to 73 parking spaces will inversely reduce the public benefit points for Minimum Parking,
from the 17.7 points previously approved, to 12.7 points. The overall public benefit points will decrease from
120.7 to 115.7. However, the minor reduction in overall public benefit points will result in the project
remaining well above the 100-point minimum requirement.

The increased parking will be accommodated within one-and-a-half additional below-grade levels. No changes
to density, height, or exterior building design are proposed.

To date Staff has not received any correspondences from the community concerning this application.
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SECTION 1 - RECOMMENDATION AND CONDITIONS

Staff recommends approval of Site Plan Amendment 82019011A to increase the maximum number of parking
spaces from 160 to 233, and make associated adjustments to the data table and overall public benefit points. All
site development elements shown on the latest electronic version as of the date of this Staff Report submitted via
ePlans to the M-NCPPC are required except as modified by the following conditions.! The following Condition
8.a.i. supersedes the previous Condition 8.a.i., while all other previously approved conditions remain in full force
and effect:

8. Public Benefits
The Applicant must provide the following public benefits and meet the applicable criteria and
requirements of the Zoning Ordinance and the CR Zone Incentive Density Implementation Guidelines for
each one.
a. Connectivity and Mobility
i Minimum Parking — The Applicant must not provide more than 233 parking spaces, all of which
must be unbundled from the sale or lease of the proposed dwelling units.

1 For the purposes of these conditions, the term “Applicant” shall also mean the developer, the owner or any successor (s) in

interest to the terms of this approval.
3



SECTION 2 - SITE LOCATION

Site Vicinity and Analysis

Site Location

The subject site (“Subject Property” or “Property”) is within the block bounded by Wisconsin Avenue, Elm Street,
Hampden Lane, and Woodmont Avenue. The Property is in the Wisconsin Avenue District of the 2017 Bethesda
Downtown Sector Plan (Sector Plan) as well as the Bethesda Parking Lot District (PLD).

Site Vicinity

The surrounding development is a mix of mid- to high-rise primarily single-use commercial with some residential.
Development south and east of the site is primarily commercial and includes the 7272 Wisconsin Avenue
development currently under construction for a commercial and a residential tower above a shared platform with
the Bethesda Purple Line Station and the new Metro southern entrance below, as well as the 7359 Wisconsin
Avenue redevelopment of the police station site with hotel and office uses, which is also under construction.
North of the site at the location of the vacant gas station, a Sketch Plan was recently approval for a high-rise senior
residential building with independent living, assisted living memory care, and ground-floor commercial use (7340
Wisconsin Avenue).
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Site Description
The Subject Property for the Metro Tower has a tract area of 1.08 acres zoned CR-5.0 C-5.0 R-4.75 H-250 and

Bethesda Overlay Zone and is currently developed as a five-story commercial building with structured
underground parking.

The Property is located within the Willett Branch watershed which is a tributary to Little Falls Branch Stream, a
Use |-P! watershed. Aside from the watershed the site is not associated with any environmentally sensitive
features such as forest areas, stream buffers, wetlands, 100-year floodplains, steep slopes or specimen trees.
There are street trees generally measuring less than 18” diameter at breast height (DBH) associated with the
Subject Property frontages.

SECTION 2 - AMENDMENT DESCRIPTION

Previous Approvals

The Planning Board approved Sketch Plan No. 320190050 for the Metro Tower development (Resolution dated
May 6, 2019) for a mixed-use project of up to 400,000 square feet, including up to 389,000 square feet of
residential development and up to 11,000 square feet of commercial retail, including an allocation of Bethesda
Overlay Zone density of up to 188,491 square feet, subject to binding elements and conditions.

The Planning Board approved Metro Tower/One Bethesda Center Preliminary Plan No. 120190190 (Resolution
dated October 1, 2019) for a combined Preliminary Plan limited to two lots (for up to 180,396 square feet of
existing development to remain on one lot associated with the One Bethesda Center, and) up to 366 multi-family
dwelling units and up to 11,000 square feet of ancillary retail development on the second lot associated with the
Metro Tower Project.

The Planning Board approved the Metro Tower Site Plan 820190110 (Resolution dated October 1, 2019) for a 250-
foot-tall mixed-use building totaling up to 400,000 square feet, including up to 389,000 square feet of residential
development with up to 366 dwelling units and 11,000 square feet of commercial retail. The Project includes 15%
Moderately Priced Dwelling Units (MPDUs) and an allocation of density from the Bethesda Overlay Zone (BOZ) of
up to 188,506 square feet. The associated density to be purchased from the BOZ requires a Park Impact Payment
(PIP) of $1,301,560.

L use I-P:

WATER CONTACT RECREATION & PROTECTION OF AQUATIC LIFE, AND PUBLIC WATER SUPPLY

Waters that are suitable for: water contact sports: play and leisure time activities where the human body may come in direct
contact with the surface water; fishing; the growth and propagation of fish (other than trout); other aquatic life, and wildlife;
agricultural water supply, industrial water supply, and use as a public water supply.
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Proposed Site Plan Amendment

The Applicant requests to increase the number of parking spaces from an approved maximum of 160 to 233,
modify the Minimum Parking public benefit category in Condition 8.a.i. to reflect the increase in parking spaces
and update the data table and public benefit points accordingly.

The increase of up to 73 parking spaces will inversely reduce the public benefit points for Minimum Parking from
17.7 points to 12.7 points. The overall public benefit points will decrease from 120.7 to 115.7. However, the
project will still be above the 100-point minimum requirement. The increased parking will be accommodated
within one-and-a-half additional below-grade levels. No changes to density, height, or exterior building design are
proposed.
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Figure 3 — Metro Tower Site Plan Amendment
SECTION 3 — ANALYSIS AND FINDINGS

FINDINGS

This Amendment complies with the general requirements and development standards of the Zoning Ordinance,
Subdivision Regulations and substantially conforms with the goals and recommendations of the 2017 Bethesda
Downtown Sector Plan. The proposed modifications to Site Plan No. 820190110 will not alter the overall character
or impact of the development with respect to the original findings of approval, except as follows:

a. satisfies applicable use standards, development standards, and general requirements under this Chapter;
i. Division 4.5. Commercial/Residential Zones
Development Standards

The Metro Tower tract area is approximately 1.08 acres, zoned CR 5.0 C5.0 R4.75 H 250, and is within
the Bethesda Overlay Zone. The following Data Table shows the Application’s conformance to the
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development standards of the zone. Note the unit mix has since changed slightly from the figures
appearing on page 10 of the attached resolution for 820190110. The changes are allowable under
Planning Board condition of approval item 6, and are memorialized in a February 19, 2020 letter from
DHCA (Attachment B).

Table 1: Project Data Table

Section
59.6

Parking

Spaces Required

Spaces Proposed

Vehicle Parking Residential®
Studio- 37 market rate units: 7 MPDUs
1 Bedroom-158 market rate units; 28 MPDUs
2 Bedroom-110 market rate units; 19 MPDUs
3 Bedroom-6 market rate units; 1 MPDUs
311 market rate units; 55 MPDUs

Retail/Service establishment (11,000 sf)

40.5 min/40.5 max
172 min/215 max
119.5 min/179.25 max
6.5 min/13 max
338.5 min/447.75 max

44 min/132 max?

Total Base Parking 383 min/
580 max?
Total Minimum Parking with BOZ Reduction 307 min3 233 max
(unbundled)?
Bicycle Parking (Long Term/ Short Term)
Residential (366 units)
Retail/Service establishment 95/5 95/5
TOTAL 1/1 1/1
96/6 96/6
Loading Spaces 1 1

ji. Division 4.7. Optional Method Public Benefits
In accordance with the Zoning Ordinance, Section 59-4.7.1, the Site Plan proposes the following public
benefits to satisfy the requirements: Connectivity and Mobility; Diversity of Uses and Activities;
Quality Building and Site Design; and Protection and Enhancement of the Natural Environment.

IFinal number of vehicle and bicycle parking spaces to be determined at building permit based on final number of dwelling units.
2 Condition 20.a of the Site Plan approval requires that no commercial parking is to be provided on this project.
3 per Section 59.4.9.2.6. The minimum number of vehicle parking spaces required is 80% of the minimum number of spaces
required by Section 59.6.2.4.
4 per Section 59.6.2.3.H.1.a of the Zoning Ordinance, in a Parking Lot District, an applicant may provide fewer parking
spaces than required, after all adjustments are made. The Project is located within the Bethesda Parking Lot District and
will be subject to the parking district tax regulations in lieu of providing the full minimum parking, per compliance with
Section 6.2.3.H.1.a of the Zoning Ordinance.
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Table 2: Public Benefits

Public Benefits Calculations

Public Benefit Incentive Density Points
Max Allowed Approved  Proposed
820190110 82019011A

59.4.7.3C: Connectivity and Mobility

Minimum Parking! 20 17.7 12.7

Through Block Connections 20 15 15
59.4.7.3D: Diversity of Uses and Activities

Small Business Opportunities 20 10 10
59.4.7.3E: Quality of Building and Site Design

Exceptional Design? 30 30 30

Structured Parking 20 20 20

Tower Step-Back 20 5 5
59.4.7.3F: Protection and Enhancement of the Natural Environment

Building Lot Termination (BLT) 30 8 8

Energy conservation and generation? 25 15 15

TOTAL 120.7 115.7

1Denotes Sector Plan priority

Connectivity and Mobility

Minimum Parking: The Applicant requests 12.7 points for providing fewer than the maximum allowed
number of parking spaces. Points for this incentive are granted on a sliding scale from no points for
providing maximum allowable number of on-site spaces to 20 points for providing no more than the
minimum number of spaces on-site. Staff supports 12.7 points for this category based on the Bethesda
Downtown Implementation Guidelines.

[(Maximum Allowed — Proposed) / (Maximum Allowed — Minimum Required)] * 10
[(580-233) /(580 -307) * 10 = 12.7 points

SECTION 4 - COMMUNITY OUTREACH

The Applicant has complied with all submittal and noticing requirements. Sign postings regarding the Site Plan
Amendment were installed on the site frontages, and written notice letters for the application and hearing were
sent, however a community meeting for the Amendment was not required. As of the writing of this report, Staff
has not received any correspondence from the community concerning this application.

SECTION 5 - RECOMMENDATION AND CONCLUSION

The proposed modifications to the Site Plan will not alter the overall character or impact of the development with
respect to the original findings of approvals. Further, the modification will not affect the compatibility of the
development with respect to the surrounding neighborhood. Staff recommends approval of Site Plan Amendment
82019011A with conditions specified at the beginning of the staff report.



ATTACHMENTS

A. Site Plan 820190110 Resolution
B. Revised DHCA letter
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ATTACHMENT A









MCPB No. 19-086
Site Plan No. 8201901 10
Metro Tower

Page 4

8. Public Benefits

The Applicant must provide the following public benefits and meet the applical?le
criteria and requirements of the Zoning Ordinance and the CR Zone Incentive
Density Implementation Guidelines for each one.

a.

1.

11.

b.

C.

1.

1.

1.

d.

1.

Connectivity and Mobility ,
Minimum Parking — The Applicant must not provide more than 160
parking spaces, all of which must be unbundled from the sale or lease of
the proposed dwelling units.
Through-Block Connection — The Applicant must provide the enhanced
pedestrian connection between Hampden Lane and Elm street within the
open space plaza containing a water feature, raised planter(s) with seat
wall, lighting and artwork(s). The pedestrian connection/plaza amenities
must be shown on the Certified Site Plan.
Diversity of Uses and Activities
Small Business Opportunities — Prior to the issuance of any building permit,
the Applicant must record a covenant among the County Land Records that
reflects all commercial square feet specifically reserved for small,
neighborhood-oriented businesses. The six-year time period is binding upon
future owners and successors in title. Prior to issuance of any Use and
Occupancy Certificate for the commercial portion of the project, the Applicant
must provide as-built floor plans to M-NCPPC and a copy of the approved
layout to Department of Permitting Services Zoning & Site Plan
Enforcement. These restrictions must remain in effect for a minimum of six
years after the issuance of the initial Use and Occupancy Certificates.
Quality Building and Site Design
Exceptional Design — The Applicant must construct the building in a
manner consistent with the architectural elevations included in the
Certified Site Plan, as determined by Staff.
Structured Parking — The Applicant must provide all parking spaces
within the below-grade structure on the Subject Property.
Tower step-back — With the exception of the Wisconsin Avenue fagade and
the Elm Street and Hampden Lane building corners, the Applicant must
step back the building's upper floors, at a height no greater than 72 feet,
to achieve the approximate average step back of 10 feet for the building as
shown on the architectural plans submitted with this application, and as
presented to MNCPPC Staff, the Design Advisory Panel, and the
Planning Board. The Certified Site Plan must also show this approximate
average step-back.
Protection and Enhancement of the Natural Environment
Building Lot Terminations (BLTs) — Prior to the issuance of any building
permit, the Applicant must provide proof of purchase and/or payment
equivalent to 0.8964 BLTs to MCDPS.
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The BOZ was adopted July 18, 2017, specifically to implement the recommendations of
the Bethesda Downtown Sector Plan as it relates to density, building heights,
affordable housing, parks, and design. The BOZ set a cap of overall development (32.4
million square feet) whereby the zoning approved for most properties retains the base
density but increases the heights on respective sites. An Applicant can request an
allocation of density over the base density to build to the maximum height permitted by
the Zone, as needed. An allocation of density from the BOZ requires a park impact
payment of $10/square foot based upon the density requested and facilitates acquisition
of parkland in the downtown Bethesda area. This Application is requesting an
allocation of up to 188,606 square feet from the BOZ resulting in a Park Impact
Payment of $1,301,560 to be paid at the time of building permit. Up to 58,350 square
feet of MPDU density is exempt from PIP calculation. The amount of density allocated
from the BOZ for Application is deducted from the 32.4 million cap.

i Division 4.7. Optional Method Public Benefits

In accordance with the Zoning Ordinance, Section 59-4.7.1, the Site Plan
proposes the following public benefits to satisfy the requirements:
Connectivity and Mobility; Diversity of Uses and Activities; Quality Building
and Site Design; and Protection and Enhancement of the Natural
Environment.

Public Benefits Calculations

Public Benefit Incentive Density Points

Max Allowed Requested Approved

Minimum Parking
Through Block Connections

Small Business Opportunities

Exceptional Design*
Structured Parking
Tower Step-Back 20 5

g CReTE s e T = e

Building Lot Termination (BLT) 30 ‘ 8 8
rvation and generation*

1Denotes Sector Plan priority
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the Applicant’s request for 30 exceptional design points, as discussed below
and in the Applicant’s Statement of Justification:

Metro Tower's design has been directly formulated in response to two
primary factors: location and geometry. With respect to location, the
Applicant anticipates that Metro Tower will stand at what will become a
future "main and main" pedestrian corner of the Bethesda CBD. The
intersection of Wisconsin Avenue and Elm Street will be substantially active,
with entrances to the Bethesda Metro Station and the Purple Line Station
being constructed immediately to the south on the Apex Building
redevelopment site, as well as a new civic plaza and new towers that will be
among the tallest buildings in Bethesda. With respect to geometry, Metro
Tower will be located on a long and narrow block that is bounded by three
streets (i.e., Wisconsin, Elm, and Hampden) and the existing Plaza. As a
result, Metro Tower will effectively have four fronts and no rear. These
characteristics — location and geometry — provide an opportunity for
significant visibility to residents, employees, and visitors from multiple
vantage points in the CBD.

In response to these characteristics, the Applicant has designed an Art Deco-
inspired building that will sit prominently on Wisconsin Avenue to provide a
strong marker for this prominent pedestrian corner, completing the north
side of the new transit plaza at the Apex Building redevelopment site and
making major contributions to Downtown Bethesda place-making.
Significantly, the Metro Tower development will refresh and enlarge the
existing plaza to the west of the Properties to provide an important enhanced
passage and experience for pedestrians headed to the transit stations and
other local destinations. The expanded and revitalized plaza is envisioned as
an area where a wide range of activities can occur for all to enjoy. With
prominent retail space also provided at the street level, the Applicant
anticipates that Metro Tower will become a center of pedestrian activity and
an integral part of Downtown Bethesda's urban fabric. '

Metro Tower will utilize traditional architecture that will be both enduring
and consistent with the massing guidelines of the Sector Plan. As shown in
the materials submitted with the applications, the Applicant's architects
have preliminarily designed the building to include elements that recall both
the recent and the more historic architecture in and around Bethesda,
referencing such precedents as Bethesda Naval Hospital, the Watkins
Johnson Auto Service, the Robert Llewellyn Wright House, the Bethesda
Theatre, and Bethesda Row.
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The Board finds that as conditioned the Forest Conservation Plan
complies with the requirements of the Forest Conservation Law.

This Application is subject to the Chapter 22A, Montgomery County
Forest Conservation Law. Staff approved a Forest Conservation
Exemption for the Metro Tower site on June 20, 2018, through Section
29A-5(s)(1) of the Forest Conservation Law under application #
42018248E. The project qualifies for the small property exemption
because the net tract area is less than 1.5 acres (0.48) with no existing
forest or existing specimen or champion trees, and the afforestation
requirements would not exceed 10,000 square feet.

For the One Bethesda Center Condominium property, Staff approved
exemption 42019169E under Chapter 22A-5(s)(1) on April 5, 2019.

6. The development provides safe, well-integrated parking, circulation patterns,
building massing and, where required, open spaces and site amenities.

The Project provides safe, well-integrated parking, circulation patterns, building
massing and, where required, open spaces and site amenities. The Project’s
massing is internally and externally compatible with existing and pending
development in the vicinity. The Subject Property is located near the future
Bethesda Metro Station entrance, the Purple Line station entrance, and the
upgraded CCT in addition to the existing Bethesda Metro Station and WMATA
and Ride-On bus stops. All of the parking for the Application will be located
underground. To ensure compatibility between pedestrians and vehicles coming
to the site and maximize the continuity of the streetscape along Wisconsin
Avenue, vehicular access to Metro Tower's underground parking garage will be
provided from a single access point on Elm Street. The Site Plan has efficient
and safe circulation.

The Applicant will provide streetscaping along the frontages of the Properties to
improve the public realm and an upgraded through-block connection between
Hampden Lane and Elm Street. The Applicant plans to activate the Plaza with a
uses that could include informal dining, informal and organized events, strolling,
gathering, and shopping. All of this will add to the open space and amenities.

7 The development substantially conforms to the recommendations of the applicable
master plan and any guidelines approved by the Planning Board that implement
the applicable plan.
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BE IT FURTHER RESOLVED that this Resolution constitutes the written
opinion of the Board in this matter, and the date of this Resolution 1is

ge; 0-1-2019 (which is the date that this resolution is mailed to all parties of
record); and

BE IT FURTHER RESOLVED that any party authorized by law to take an
administrative appeal must initiate such an appeal within thirty days of the date of
this Resolution, consistent with the procedural rules for the judicial review of
administrative agency decisions in Circuit Court (Rule 7-203, Maryland Rules).

* * * * * * * * * * *

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 Vice Chair Fani-Gonzalez, seconded by
Commissioner Cichy, with Chair Anderson, Vice Chair Fani-Gonzalez, and
Commissioners Cichy and Verma voting in favor, and Commissioner Patterson absent
at its regular meeting held on Thursday, September 19, 2019, in Silver Spring,

Maryland.

Casey Anderson, Chair
Montgomery County Planning Board




ATTACHMENT B

lan P. Duke

Subject: FW: Metro Tower Preliminary Plan No. 120190190 & Site Plan No. 820190110 --
Adjustment to Unit Mix

From: Schwartz, Lisa [mailto:Lisa.Schwartz@montgomerycountymd.gov]

Sent: Wednesday, February 19, 2020 3:35 PM

To: Ruhlen, Christopher M,

Subject: RE: Metro Tower Preliminary Plan No. 120190190 & Site Plan No. 820190110 -- Adjustment to Unit Mix

Chris,

| came up with the same conclusion (see below):

Metro Tower
Bedroom Calculations
2/19/2020
Total units 366
Market Rate 3
MPDUs 55 15.0%
Bedroom
Sizes MPDUs MPDUs
Market % Required* Provided otal
0 37 12% 7 7 44
1 158 51% 28 28 186
2 110 35% 19 19 129
3 6 2% 1 1 7
Totals 311 100% 55 55 366

*Efficiencies and one-bedroom MPDUs are maximums;
two-bedroom MPDUs are minimums

On the MPDUs Required line, please use whole numbers.
Lisa

Lisa S. Schwartz

Manager, Affordable Housing Programs Section
Montgomery County DHCA

1401 Rockville Pike, 4% Floor

Rockville, MD 20852

Work: 240-777-3786

Fax: 240-777-3691
lisa.schwartz@montgomerycountymd.gov

www.montgomerycountymd.gov/mpdu
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