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LOCATION/ADDRESS Ij Summary:

Staff recommends approval of the Sketch Plan

4861 Battery Lane; on the north side of e ) -
application with conditions.

Battery Lane, approximately 250 feet west of

Woodmont Avenue, Bethesda. ) o
+  The Proposal will redevelop a Property containing

one low-rise garden style apartment building with a

MASTER PLAN high-rise multifamily residential building with up to
480,000 square feet of residential uses with 15
2017 Bethesda Downtown Sector Plan percent MPDUs. The number of dwelling units will be

determined during Preliminary and Site Plan review.

ZONE

«  The Application requests to utilize 340,930 square
CR-1.5, C-0.5, R-1.5, H-120 & Bethesda Overlay feet of Bethesda Overlay Zone Density with
Zone associated PIP.

+  The Project would provide on-site a segment of a

PROPERTY SIZE larger Sector-Planned through-block connection.

2.13 acres
+  The Proposal will be subject to further review
through the Preliminary Plan and Site Plan
APPLICANT application review processes.

Investors Battery Lane LLC

ACCEPTANCE DATE

August 23,2023

REVIEW BASIS

Chapter 59
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SECTION 1: RECOMMENDATIONS AND CONDITIONS

| SKETCH PLAN 320230070

Staff recommends approval of 4861 Battery Lane Sketch Plan No. 320230070, for up to 480,000 square
feet of residential uses, including up to 340,930 square feet of Bethesda Overlay Zone (BOZ) density
with 15 percent Moderately Priced Dwelling Units (MPDUs), on 2.13 acres, zoned CR-1.5, C-0.5, R-1.5,
H-120’ and Bethesda Overlay Zone, in the 2017 Bethesda Downtown Sector Plan area. The following
site development elements shown on the latest electronic version of the Sketch Plan as of the date of
this Staff Report submitted via ePlans to the M-NCPPC are binding under Section 59-7.3.3.F:

Maximum density and height;

Approximate location of lots and public dedications;
General location and extent of public open space;
General location of vehicular access points; and
Public benefit schedule.

AR S

All other elements of the Sketch Plan are illustrative and subject to refinement at the time of Site Plan.
This approval is subject to the following conditions:

1. Density

The Sketch Plan is limited to a maximum of 480,000 square feet of total residential
development with 15 percent MPDUs. This maximum includes up to 340,930 square feet of
BOZ density. The final amount of BOZ density will be determined at Site Plan. The number of
dwelling units will be determined at Preliminary Plan and Site Plan.

2. Height

The development is limited to a maximum average building height of 120 feet, as measured
from the building height measuring point to be illustrated on the Certified Site Plan.

3. Incentive Density

The development must be constructed with the public benefits listed below unless
modifications are made under Section 59.7.3.3.1. at the time of Site Plan. Total points must
equal at least 100 and be chosen from at least four categories as required by Section
59.4.5.4.A.2. The requirements of Division 59.4.7 and the CR Zone Incentive Density
Implementation Guidelines must be fulfilled for each public benefit. Final points will be
established at Site Plan approval.

a) Connectivity and Mobility, achieved by providing fewer than the maximum parking spaces
under the Zoning Ordinance, and a through-block connection;

b) Diversity of Uses and Activities, achieved by providing units with enhanced accessibility
for the disabled;
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¢) Quality of Building and Site Design, achieved through architectural elevations, exceptional
design, public open space, structured parking, and tower step-back;

d) Protection and Enhancement of the Natural Environment achieved through the purchase
of building lot terminations, cool roof, vegetated area, and vegetated wall.

Public Open Space

The Applicant must provide a minimum of 1.8 percent of the Site Area as Public Open Space,
totaling 1,500 square feet.

Park Impact Payment

The Applicant must make a Park Impact Payment (PIP) to the M-NCPPC before the release of
the first above-grade building permit. The final amount will be determined at Site Plan.

Streetscape

The Applicant must install along the Site frontage the Bethesda Streetscape Standards or
equivalent approved by MCDOT and Planning Staff, including the undergrounding of utilities.

Through-Block Connection

The Applicant must design and construct the on-site segment of the east-west pedestrian
connection for the Battery Lane District to connect Woodmont Avenue to the Bethesda Trolley
Trail, as envisioned in the Sector Plan. The corridor provided for the through block
connection shall be a minimum of 29 feet in width, with the paved pathway to be a minimum
of 10 feet in width, with details to be finalized at Site Plan. This connection must be ADA-
accessible.

Green Cover

a) Atthe time of Site Plan, the Applicant must provide a minimum 35% of Site Area as green
cover as described in Section 2.4.1 of the Bethesda Downtown Sector Plan and Section
2.3.2 of the associated Design Guidelines; any proposed tree canopy must utilize tree
species and canopy sizes at 20-year maturity per the M-NCPPC Approved Trees Technical
Manual.

b) Green roof areas credited towards the Green Cover requirement must be built in place and
avoid the use of tray systems.

c) The green cover credit on the garage structure and rooftops must meet or exceed the
minimum of intensive green roof standards, with a depth of appropriate media thatis 6
inches or deeper.

Bethesda Downtown Plan Design Guidelines

At the time of Site Plan, the Applicant must demonstrate the following:
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10.

11.

Comments have been addressed from the Design Advisory Panel as specified in their
October 25,2023 meeting minutes; and

Project conformance for street typology, parks and open space, site design, building form,
creative placemaking, and any site-specific guidelines in accordance with the Bethesda
Downtown Plan Design Guidelines.

MCDOT Letter

The Planning Board has reviewed and accepts the recommendations of the Montgomery
County Department of Transportation (“MCDOT”) inits letter dated October 25, 2023, and
hereby incorporates them as conditions of the Sketch Plan approval. The Applicant must
comply with each of the recommendations in the letter, which may be amended by MCDOT
provided that the amendments do not conflict with other conditions of the Sketch Plan
approval.

Future Coordination for Preliminary Plan and/or Site Plan

In addition to any other requirements, the following must be addressed in future Preliminary
Plan and/or Site Plan applications as applicable:

a)

b)

Provide and receive approval of a Preliminary/Final Forest Conservation Plan.

Place variance mitigation tree plantings at least five feet away from site elements such as
structures, fences, light fixtures, paving, stormwater management facilities, PIEs, PUEs,
ROWs, utility lines, and/or their associated easements.

Provide and receive approval of a stormwater management concept plan consistent with
Chapter 19 of the Montgomery County Code, which also addresses the recommendations
of the Bethesda Downtown Sector Plan Water Quality Section (2.4.2.B) and the associated
Design Guidelines on Pages 54-62 of the Sector Plan.

Incorporate Bird-Safe Design elements into the building’s architecture with emphasis on
Glass Coverage and Glazing, per pages 80-81 of Bethesda Downtown Plan Design
Guidelines.

Address the SITES & LEED recommendations of the Sector Plan.
Incorporate the Sector Plan recommendation to underground utilities.
Provide a noise analysis as part of the Preliminary Plan submission.

Include provisions for soil restoration/ soil profile rebuilding for Site areas not associated
with paving or structures.

Provide a Canopy Exhibit and supplemental tree planting along streets and public spaces
to achieve a minimum of 50 percent overall canopy cover per the Sector Plan
recommendations.

Create a small node or sitting space at the eastern terminus of the on-site through-block
connection segment. Design the space to allow for an easy connection with the through-
block connection segment to be provided with future redevelopment of the abutting
property to the east.
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12, validity

A site plan must be submitted within 36 months after the date the Sketch Plan resolution is
sent.
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SECTION 2: SITE DESCRIPTION

VICINITY

The Property (“Subject Property” or “Property” or “Site”), outlined in in Figure 1, is located on the

north side of Battery Lane, approximately 250 feet west of its intersection with Woodmont Avenue in
Bethesda.
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Figure 1 - Vicinity Map
: As illustrated in Figure 2, the Site is within the Battery Lane
X ‘ District of the 2017 Bethesda Downtown Sector Plan (“Sector

Plan”). The Site is not within the Bethesda Parking Lot
District or the Bethesda Urban District.

Wisconsin
Avenue
\ Corridor

The Subject Property is in the northeast portion of the

Battery Lane District and is bounded by the National

y Institutes of Health campus to the north, Battery Lane to the
\ * Site

south, and residential properties with garden-style
apartment buildings to the east, west and south.

Figure 2 - Site Location within the 2017 Bethesda Downtown Sector Plan Area
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Battery District Redevelopment

There are six other properties proximate to the Site that are in the process of obtaining entitlements
to redevelop. Five of those six sites (shown as Sites A-E) are part of the approved Battery District
Sketch Plan No. 320190080 as shown on Figure 3. Four of the five Battery District sites (Sites A, C, D
and E) are the subject of approved Preliminary Plan No. 120190240. Site A of the Battery District
Sketch Plan abuts the Site to the east. Site B and Site C confront the Site to the south. Site C has
received Site Plan approval (Site Plan N0.820220230). The sixth site shown in Figure 3 is 4901 Battery
Lane, which abuts the Site to the west and has received redevelopment approvals (Preliminary Plan
No. 120220100 and Site Plan No. 820220160).
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Figure 3 - Battery District Redevelopment Approvals Proximate to Site

The Property is located within the Lower Rock Creek watershed which is a Use I* watershed. The Site,
which is within Downtown Bethesda, is currently developed and not associated with any areas of
forest, or 100-year flood plains, streams, or stream buffers. Soils associated with the Property are
classified generally as urban land and are not considered highly erodible or otherwise sensitive;
additionally, there are no areas of steep slopes within the project area.

1 Usel: WATER CONTACT RECREATION & PROTECTION OF AQUATIC LIFE 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 and industrial water supply.
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PROPERTY DESCRIPTION

The Property is located on the north side of Battery Lane between Woodmont Avenue and Old
Georgetown Road. It is comprised of Lots 23 and 24, Block 2 as reflected on Plat No. 134 of the
Northwest Park subdivision. The Property has a total tract area of approximately 2.13 acres and is
improved with a garden style apartment building, including 84 residential units and associated
surface parking, accessed by three curb cuts from Battery Lane. It is outlined in the aerial image in
Figure 4. A photo of the Property’s existing frontage is shown in Figure 5. The majority of the Property
is developed and contains no regulated affordable housing and no known stormwater management
infrastructure.

Figure 4 - Subject Property - Existing Conditions Aerial Image
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Figure 5 - Existing Conditions - Site’s Battery Lane Frontage

SECTION 3: PROJECT DESCRIPTION

| PROPOSAL

This Sketch Plan proposes to redevelop the Site with a new 480,000 square-foot multi-family
residential building, utilizing up to 340,930 square feet of BOZ density, with structured subsurface
parking as illustrated in Figure 6. The proposal envisions up to 453 residential units with 15 percent
moderately priced dwelling units (up to 68 MPDUs), in a 120-foot-tall building with internal and
rooftop residential amenity spaces. The residential density proposed is more than five times greater
than currently exists and introduces regulated affordable housing units to a property in Downtown
Bethesda where none currently exist. External to the building, the on-site portion of a Sector-Planned
through-block connection, Battery Lane streetscape enhancements, and a landscaped courtyard area
are provided.
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Figure 6 -Sketch Plan

BUILDING/ARCHITECTURE

The proposed building occupies the western and central portions of the Site. Figure 7 is an illustrative
ground floor and landscape plan of the proposed redevelopment. It shows the building set back
approximately 26 feet from the curb line of Battery Lane to allow for the inclusion of a wide sidewalk
and planting areas. A landscaped courtyard is provided central to the Site, in between the building
and driveway. The building lobby, residential amenity space and a covered port-cochere are
envisioned for the ground-level at the southern portion of the building, fronting on Battery Lane. The
lobby and port-cochere open to the courtyard space. The openness of the port-cochere is intended, in
part, to create an interesting view from Battery Lane into the courtyard. Access to the parking garage

and loading bays are at the northeast corner of the building and accessed from a single driveway to
Battery Lane on the east side of the Site.
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Figure 7 - Conceptual Ground Floor and Landscape Plan

The architectural concept for the proposed building combines contemporary massing and
articulation that seeks to achieve compatibility with existing and proposed adjacent developments.
The building design incorporates a defined base, middle and top tower elements as shown in Figure 8.
Step-backs are included in the Battery Lane fagade to break down the perception of building mass
and help it feel more human-scaled along this frontage. The design also includes articulation and
other methods for reducing the perceived visual bulk of the building. The Bethesda Design Advisory
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Panel (DAP) reviewed the design concept at their meetings on June 28, 2023 and October 25, 2023.
The DAP supported the Sketch Plan proposal with the following key issues to be addressed at Site
Plan:

- Further refine building massing and base-level design to be responsive to the datum line along
the street to the east and west.

- Provide perspective and section drawings from Battery Lane into the site showing how the
architecture of the building meets the ground and refine the design under the canopy to
include activating elements.

- Provide eye level perspectives of the through block connections showing the Site’s
topography, proposed architecture, and landscaping, and refine the design of public and
quasi-public outdoor spaces.

The architectural design of the building will be further refined as it progresses through a future Site

Plan review process.

Battery
District

Figure 8 - Conceptual Building Massing

OPEN SPACE

The Site has a tract area of approximately 2.13 acres and frontage on one street. As such, the
Application is not required to provide onsite public open space per Section 59.4.5.4.B.1 of the Zoning
Ordinance. However, the Sketch Plan provides for a 1,500 square-foot linear strip of public open space
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on the south side of the Site, in-between the proposed building and Battery Lane. The inclusion of
public open space in this location will contribute to the enhancement of the Battery Lane streetscape.

The Sector Plan illustrates two master-planned pedestrian through-block connections impacting the
Site in Figure 2.18 Public Space Network (page 69) and Figure 3.13 Battery Lane District Public Realm
Improvements (page 132). The through-block connections are part of larger pedestrian connectivity
improvements within the Battery Lane District meant to continue the pedestrian grid from Woodmont
Triangle as shown in Figure 9. The first of these through-block connections runs east-west along the
northern edge of the Site (and across abutting properties to the east and west) and is part of a
planned pedestrian corridor to link Woodmont Avenue and the Bethesda Trolley Trail. The Sketch
Plan provides this Site’s portion of the east-west through block connection. The second through-block
connection illustrated runs north-south, to connect Battery Lane to the aforementioned Woodmont
Avenue to Trolley Trail through-block connection. This north-south through-block connection is to be
provided directly adjacent to the west of the Site, with the redevelopment of 4901 Battery Lane.
Figure 10 shows the through-block connection segments associated with the Site and neighboring
4901 Battery Lane redevelopment in greater detail. As additional properties in the area redevelop,
additional segments of the through-block connections will be provided.

Figure 3.13: Battery Lane District Public Realm Improvements

Create public through-
block connections to A
: continue pedestrian
Expand and Enhance Battery Lane ‘ \ gr.id fr:)m Woodmont
Urban Park to connect from Norfolk  [Trail : | Triangle.
| Ave to NIH public use space. Consider vEA — S
continuing daylighting of stream.

.......

R "

Connect Norfolk
Avenue to Battery .
Lane with an enhanced
trail, and increase park
visibility from Rugby
Avenue and Norfolk
Avenue

Figure 9- Sector Plan Figure 3.13 with approximate Site location

TRANSPORTATION
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All vehicular access to the Site will be provided by a single, consolidated driveway on Battery Lane.
The driveway is located on the eastern side of the Site and includes a turnaround and drop-off area

adjacent to the building’s southeast corner. The driveway extends to the building’s northeast corner

where the loading bay and entrance to the subsurface parking garage are located. The Sketch Plan
provides 453 vehicular parking spaces and two designated bicycle storage rooms in the parking

garage. The parking design and total number of vehicular and bicycle parking spaces will be finalized

at the time of Site Plan.
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Figure 10 - Proposed Access and Circulation

The Site’s frontage will be improved by a new buffered sidewalk that will extend the improved

streetscape to be provided by 4901 Battery Lane. The Bethesda Downtown Streetscapes Guidelines
identify Battery Lane as a canopy corridor, which encourages wider sidewalks and a double row of

4861 Battery Lane Sketch Plan No. 320230070
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trees. The Sketch Plan shows a continuation of the six-foot (6 ft.) tree panel buffering the seven-foot (7
ft) sidewalk from traffic proposed for the Site’s Battery Lane frontage. Trees will be planted on either
side of the new sidewalk, in-line with canopy corridor recommendations, which will help create a
more pleasant pedestrian environment along the right-of-way.

PROP. R/W

PROPOSED
PROJECT

[ 25.0" EXISTING

e———————————— 35.0' PROPOSED
= 6'S/W ’L 6.5' 8.0" 10.0' 11.0' 11.0' 6.0' I 7.D'J
PLANTING,

WM/
FURNISHING | TWO WAY BIKE LANE BUS STOP MEDIAN TRAVEL LANE TRAVEL LANE TREE PANEL SIDEWALK

Figure 11: Battery Lane Cross Section - westbound view

As noted above, the Sketch Plan also provides a segment of the pedestrian through-block connection
on-site, as envisioned by the Sector Plan, to connect Woodmont Avenue with the Bethesda Trolley
Trail. The segment will run along the north (rear) side of the lot connecting to the approved trail
connection to be constructed on the 4901 Battery Lane property to the west. The Applicant will also
construct a trail node in the northeast corner of the Site to allow for future connection in the event
that the property on the eastern side redevelops.

As approved in the Battery District Preliminary Plan (No. 120190240) the existing one-way striped
bicycle lanes along both sides of Battery Lane will be replaced with a two-way separated bicycle lane
on the south side of the street. This Proposal is not required to participate in the installation of the
envisioned bicycle facilities, but they are reflected in the proposed cross section for Battery Lane.

Additional right-of-way dedication along the north side of Battery Lane is reflected in the proposed
cross section and will be required at the time of Preliminary Plan.

ENVIRONMENT

A Natural Resources Inventory/ Forest Stand Delineation (NRI/FSD) #420231870 was approved for the
subject property on August 14, 2023. There is no forest onsite, however the Site is immediately
adjacent to offsite forest on the neighboring NIH property, that contains numerous significant and
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specimen trees. There are no streams, wetlands, 100-year flood plains, or their associated buffers
located onsite. There is an offsite stream with a buffer extending near but not onto the northwest
portion of the Site. Minor strips of steep slopes (greater than or equal to 25%) are located along
portions of the Property edges. There are a few significant and specimen trees on the Property. The
soils associated with the Property are classified as urban land and silt loam, neither of which are
highly erodible nor otherwise sensitive. There are no known rare, threatened, or endangered species
on the Property. There are no known historic properties on or near the Site.

SECTION 4: SKETCH PLAN 320230070 FINDINGS AND ANALYSIS

The purpose of a Sketch Plan is to identify general land uses, development intensity, and public
benefits for the optional method of development in the CR, CRT, EOF or LSC zones. The Sketch Plan is
intended to be conceptual in nature with an emphasis on building densities, massing, heights and
anticipated uses, the locations of open and public use spaces, the general circulation patterns for all
modes of transportation, an estimated range of peak hour trips and relationships between existing or
proposed adjacent buildings and rights-of-way. Details of the proposed development are determined
during Preliminary and Site Plan review. Section 59.7.3.3.E of the Zoning Ordinance states: “To
approve a Sketch Plan the Planning Board must find that the following elements are appropriate in
concept and appropriate for further detailed review at Site Plan.” The Sketch Plan must:

1. Meet the objectives, general requirements, and standards of this Chapter;

Table 1: 4861 Battery Lane Sketch Plan Data Table for CR Zone, Optional Method, Section 59.4.5.4

Development Standard Permitted/ Required Proposed

Tract Area n/a 92,713 sf (2.13 acres)
Prior Dedication n/a 5,592 sf (0.13 acres)
Proposed Dedication n/a 2,237 sf (0.05 acres)

Site Area n/a 84,884 sf (1.95 acres)

Mapped Density
CR-1.5 C-0.5 R-1.5 H-120

Residential (GFA/ FAR) 139,070 sf (1.5) 139,070 sf (1.5)
Commercial (GFA/FAR) 46,357 sf (0.5) 0sf(0.0)

Total Mapped Density 139,070 sf (1.5) 139,070 sf (1.5)
(GFA/FAR)

MPDU requirement 15 percent 15 percent

BOZ Density n/a 340,930 sf
Total GFA/FAR 139,070 sf (1.5) 480,000 sf (5.18)
Residential 139,070 sf (1.5) 480,000 sf (5.18)
Commercial 46,357 sf (0.5) 0 sf(0.0)
Building Height, max 120 ft 120 ft

average

Public Open Space (mins.f.) 0 1,500 sf (1.8 percent)
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a) Implement the recommendations of applicable master plans (59.4.5.1.A)

The Project substantially conforms to the recommendations for the Property included in
the 2017 Bethesda Downtown Sector Plan. Specifically, this Sector Plan builds on the past
successes of Downtown Bethesda to create a truly sustainable downtown by focusing on
components that will bolster the elements most in need of enhancement. The
recommendations include:

1. Parks and open spaces, including new civic greens at Veteran's Park, Bethesda
Farm Women's Cooperative Market, Capital Crescent Trail and new urban parks,
pathways, and gateways.

2. Affordable housing, including the preservation of existing market-rate affordable
housing, providing a mix of housing options and the provision of Moderately Priced
Dwelling Units in exchange for development incentives.

3. Environmentalinnovation, including more energy-efficient buildings, better
stormwater management, improved sidewalks and bicycle routes, and other
measures to enhance community health and quality of life.

4. Economic competitiveness, based on new development, public amenities and
proximity to public transit to attract businesses and visitors from throughout the
region, and foster entrepreneurship and innovation.

The Property is located within the Battery Lane District and is designated as part of Site 6
on page 129 of the Sector Plan, which recommends rezoning the Site to CR to promote
enhanced redevelopment opportunities to foster a quality mix of housing options. The
existing Battery Lane District includes of a range of housing types including garden style
apartments along Battery Lane as well as single unit homes and low-to high-rise buildings.
Within this District are over 1,000 residential units in 16 building complexes that provide
one of the major sources of market-rate affordable housing in Bethesda. These buildings
were mostly built in the 1950s and 1960s and lack amenities found in newer residential
development. Battery Lane Park and the North Bethesda Trail are located in the center of
the District and are heavily utilized. Wider, buffered sidewalks and connections through
long blocks are needed to make this neighborhood a truly walkable area.

Specifically, the Project addresses the following applicable goals as outlined in the Sector
Plan:

Battery District - Land Use and Zoning
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« Preserve existing market-rate affordable housing.

The current garden style apartment building on the Property includes 84 units, none of
which are regulated affordable housing units. The Application proposes to replace the
existing 84-unit building with a new 453 multifamily-unit building, to include 15 percent
MPDUs, resulting in 68 regulated affordable units to be provided. The Application notes
the existing building is at the end of its useful life and the Applicant explained it is not
practical to maintain or attempt upgrade it. The ability to increase the overall number of
residential units on this Site in Downtown Bethesda by five-fold and to have 15 percent of
those units be dedicated as MPDUs for 99 years, where there are no current controls, is a
positive change.

« Promote enhanced redevelopment opportunities to foster a quality mix of housing
options.

The Proposal will increase the quantity of housing units on the Property by over fivefold
(from 84 existing units to 453 units proposed) provide a variety of unit types ranging from
studios to two-bedroom with den units. Additionally, ten Type A enhanced accessible
units are included in the mix of units.

« Improve pedestrian and bike connectivity though the district and along the park.

The Project proposes to improve the Site’s frontage with new streetscape elements
consistent with the Bethesda Design Guidelines and the enhanced framework established
by the Battery Lane District Project zoning and subdivision approvals. Additionally, the
Project will provide a segment of the Sector -Planned east/west pedestrian through block
connection that will ultimately provide access from Woodmont Avenue to the east to the
Bethesda Trolley Trail to the west.

Battery District - Urban Design

« Improve and activate connections throughout the district to enhance neighborhood
livability.

The Sketch Plan provides the on-site portion of the Sector-Planned through-block
connection to link between Woodmont Avenue and the Bethesda Trolley Trail. This will be
located on the northern portion of the Site. The Sketch Plan is also responsive to the
north-south through-block connection to be provided adjacent to the Site’s western
property line. The north-south connection is to be provided with the neighboring
redevelopment of 4901 Battery Lane.

General
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b)

« On private property, provide a minimum of 35 percent green cover, which may include
singularly or a combination of intensive green roof and tree canopy.

As conditioned, the Sketch Plan achieves the Sector Planned goal of 35% green cover
through a combination of green roof and tree canopy.

Environmental Recommendations

Battery Lane is identified in the Sector Plan as a Canopy Corridor. Canopy Corridor
designations are intended to create green corridors that connect parks, trails, stream
buffers, and denser forest networks beyond the Bethesda boundaries. The corridors also
align with recommended bike and pedestrian priority streets where tree canopy becomes
a crucial element to enhance shade and comfort while also providing an ecological
benefit. In aligning the proposed development with these goals, the Applicant proposes
improvements to the Battery Lane streetscape as well as a segment of the planned east-
west through block connection that will eventually provide a landscaped pedestrian
corridor from Woodmont Avenue to the Bethesda Trolley Trail and Battery Lane Urban
Park. Both the streetscape and the through block connection will improve the pedestrian
realm for the benefit of the greater Battery Lane District neighborhood. Along the Site
frontage, the proposed building is setback 26 feet from the curb of Battery Lane, providing
space for a 7-foot-wide sidewalk buffered on both sides by trees. The Property also has
access to the existing bike lanes along Battery Lane and the proposed cycle track to be re-
built to the south side of Battery Lane.

Conditions of approval are recommended by to Staff to address other Environmental
Recommendations of the Sector Plan relating to stormwater management, green cover,
undergrounding of utilities, and canopy cover.

Target opportunities for redevelopment of single-use commercial areas and surface
parking lots with a mix of uses.

The existing Site includes one garden style apartment building with 84 units that is wrapped by
associated surface parking with three separate access points to Battery Lane. The Proposal
redevelops the Site in its entirety and provides a new 453-unit multifamily building with structured
parking and site access consolidated to a single point.

<)

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

The Proposal will provide a range of unit types from studios to two-bedroom units. The unit mix
includes ten Type A enhanced accessible units, and 15 percent MPDUs. The consolidation of the three
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existing vehicular access points to a single point at Battery Lane, inclusion of an on-site portion of a
Sector-Planed through-block connection, and improvement of the streetscape will enhance walkable,
bikeable routes in direct support of the Sector Plan’s goal of improving nonvehicular mobility options
in the Battery Lane District. All parking and loading is to be internal to the Site and the Proposal also
provides an off-street, short-term pick-up and drop-off area adjacent to the building’s lobby.

d) Allows a flexible mix of uses, densities, and building heights appropriate to various
settings to ensure compatible relationships with adjoining neighborhoods.

The Proposal will increase the density and mix of multifamily unit types on the Site within a single
building with a height and massing that is compatible with the desired character of infill
redevelopment within the Battery Lane District. The existing development along Battery Lane is
generally a mix of low-height garden style apartments and taller condominium buildings reaching
approximately 100+ feet in height. The proposed building will have a maximum height of 120 feet,
which is similar in height with the existing condominium buildings and the same as the recently
approved Site Plan building height for the abutting property to the west, 4901 Battery Lane, and
confronting property to the south, Battery District Site C.

e) Integrate an appropriate balance of employment and housing opportunities.

The Proposal provides a new high-density residential building with a variety of unity types in
proximity to existing commercial and employment opportunities, including NIH and businesses of
Downtown Bethesda.

f) Standardize optional method development by establishing minimum requirements for
the provision of public benefits that will support and accommodate density above the
standard method limit.

The Project will provide the required 100 public benefit points from a minimum of four categories to
achieve the desired incentive density above the standard method limit. Final determination of public
benefit points will be determined at the time of Site Plan.

2. Substantially conforms to the recommendations of the applicable master plan;

As discussed in Finding 1.a above, the Proposal substantially conforms to the recommendations of the
2017 Bethesda Downtown Sector Plan. The Proposal will replace a garden apartment building and
associated surface parking with a larger multifamily building with 15 percent MPDUs and the on-site
segment of a Sector-Planned through block connection.

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

The Sketch Plan is not subject to a development plan or schematic development plan.
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4. Achieve compatible internal and external relationships between existing and pending
nearby development;

The Project will achieve compatible relationships with existing and pending nearby development. The
proposed building height is a maximum of 120 feet, which is consistent with the heights of the
recently approved Site Plans for the redevelopment of the properties abutting the Site to the west
(4901 Battery Lane) and confronting the Site to the south (Battery Lane District Site C). Additionally,
Battery Lane District Sketch Plan (No. 320190080) includes a permissible building height of 120 feet for
Site A of that proposal, which abuts the Subject Site to the east.

The proposed design provides for the on-site portion of a larger east-west through-block connection
and embraces a second through-block connection to be provided directly adjacent to the Property’s
western boundary shared with 4901 Battery Lane. Streetscape improvements and enhancement of
the pedestrian realm on Battery Lane is also provided, to the same general standards established with
the redevelopment approvals for the Battery District and 4901 Battery Lane.

5. Provides satisfactory general vehicular, pedestrian, and bicyclist access, circulation,
parking, and loading;

The Sketch plan’s modifications to the Site’s access and circulation will improve safety for all travel
modes. As shown on the plans, the two existing curb cuts will be consolidated to a single 22-foot
driveway. All vehicular activities will be contained within the Site including loading, off-street parking,
and pick-up/drop-off at the front lobby.

The existing unbuffered, substandard sidewalk along the Site frontage on Battery Lane will be
replaced with a six-foot landscaped street buffer and a seven-foot sidewalk. Behind the sidewalk will
be a second row of trees. The Sketch Plan shows construction of an east-west trail connection across
the rear of the Property that will connect with 4901 Battery Lane to the west and will allow for
connections eastward in the event of redevelopment.

All vehicular and bicycle parking will be provided on-site in the subsurface parking garage. The final
number of spaces will be determined at the time of Site Plan.

The revised access and circulation for the Site reflect best practices for urban infill development.

6. Propose an outline of public benefits that supports the requested incentive density and is
appropriate for the specific community;

Taking into account the considerations in Section 59.4.7.1.B, including the recommendations and
objectives of the Sector Plan and any applicable design guidelines, the Incentive Density
Implementation Guidelines, the size and configuration of the site and its relationship to adjacent
properties, similar public benefits nearby, and additional enhancements related to the individual
public benefits, the following outline of public benefits supports the Applicant’s request for incentive
density and is appropriate for the community surrounding the site, as described below.
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For the proposed development, the Zoning Ordinance requires 100 points in four categories. The
Applicant proposes to exceed the 100-point requirement utilizing four categories. Although at the
time of Sketch Plan review only an outline of public benefits needs to be approved, the following table
shows both the categories and points for the public benefits requested at Sketch Plan to demonstrate
the project’s ability to meet the requirement to provide sufficient benefit points in concept.

Table 2: Public Benefit Calculations- Division 59-4.7

Public Benefit Maximum Points | Requested in
Allowed Concept

Connectivity and Mobility

Minimum Parking 20 4

Through-Block Connections 30 15

Diversity of Uses and Activities
Enhanced Accessibility 20 6

Quality Building and Site Design

Architectural Elevations 30 15
Exceptional Design 30 15
Public Open Space 30 2

Structured Parking 20 20
Tower Step-Back 20 10

Protection and Enhancement of the Natural Environment

Building Lot Terminations (BLT) 30 9

Cool Roof 15 1

Vegetated Area 15 9

Vegetative Wall 10 5

Total Points Minimum of 100 | 111
required

Per Section 59.4.9.2.C.4.g of the Zoning Ordinance, the Bethesda Overlay Zone increases the
maximum amount of public benefit points available in certain categories. Applicable to this Sketch
Plan are the Overlay Zone’s increase in maximum points available for Minimum Parking (from 10 to 20
maximum points), Through Block Connection (from 20 to 30 maximum points), Architectural
Elevations (from 20 to 30 maximum points), Exceptional Design (from 10 to 30 maximum points),
Public Open Space (from 20 to 30 maximum points), Tower Step-Back (from 10 to 20 maximum
points), Cool Roof (from 10 to 15 maximum points), and Vegetated Area (from 10 to 15 maximum
points).

CONNECTIVITY AND MOBILITY

Minimum Parking

4861 Battery Lane Sketch Plan No. 320230070 23



The Applicant requests four (4) 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
numbers of spaces on-site. Staff supports the subcategory at this time, with final points determined at
the time of Site Plan.

Through Block Connection

The Applicant requests 15 points for providing the on-site segment of a Sector-Planed through block
connection. This through block connection will create a new east-west, pedestrian and bicycle-
friendly link across the northern edge of properties located in between Woodmont Avenue and the
Bethesda Trolley Trail. Staff supports the subcategory at this time with final points determined at the
time of Site Plan.

DIVERSITY OF USES AND ACTIVITIES

Enhanced Accessibility

The Applicant requests six (6) points for exceeding the requirements of the Americans with Disabilities
Act (ADA) by proposing to construct ten (10) residential units that satisfy the American National
Standards Institute A117.1 Residential Type A standards, or County equivalent. Staff supports the
subcategory at this time with final points determined at the time of Site Plan.

QUALITY BUILDING AND SITE DESIGN

Architectural Elevations

The Application requests 15 points for providing architectural elevations that will be attractive, well-
proportioned faces to the public realm, and agrees to be bound to include particular elements of the
facade design on a future Certified Site Plan. The architectural concept and narrative included with
the Sketch Plan speak to the creation of a modern and contemporary building that is respectful and
responsive to the existing and changing architectural character of the neighborhood. Staff supports
the subcategory at this time, with further details and refinement to be provided at the time of Site
Plan.

Exceptional Design

The Application requests 15 points for exceptional design. At their October 25, 2023 meeting, the
Bethesda Design Advisory Panel (DAP) voted in support that the Project was on track to receive the
minimum 10 points required for exceptional design in the Bethesda Overlay Zone. The DAP requested
the Applicant to further refine architectural massing and base-level design of the building, advance
the design of public and quasi-public outdoor space, and provide additional drawings to illustrate
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specific viewpoints and design features. Staff supports the subcategory at this time, with final review
at the time of Site Plan.

Public Open Space

The Application requests 2 points for providing approximately 1,500 square feet of public open space
along the Site’s Battery Lane frontage. Points for this incentive are granted on a sliding scale, based
on the percentage of Site area to be dedicated for public open space purposes above the minimum
public open space otherwise required by the CR Zone. Staff supports the subcategory at this time,
with final points determined at the time of Site Plan.

Structured Parking

The Application requests 20 points for providing all on-site parking in a subsurface parking structure.
Points for this incentive are granted on a sliding scale, based on the percentage of total on-site spaces
provided in a below-grade parking structure multiplied by 20 points. Staff supports the subcategory at
this time, with final points determined at the time of Site Plan.

Tower Step-Back

The Application requests 10 points for providing a tower step-back that is a minimum of six feet behind
the first-floor fagade, beginning at a building height of 60 feet (7" floor). Staff supports the subcategory
at this time, with final points determined at the time of Site Plan.

PROTECTION AND ENHANCEMENT OF THE NATURAL ENVIRONMENT

Building Lot Terminations (BLTSs)

The Application requests nine (9) points for the purchase of BLT easements of equivalent payment
made for every 31,500 square feet of gross floor area comprising the 7.5 percent incentive density
floor area. Points are granted by the calculation of BLTs as provided in Section 59.4.7.3.F of the Zoning
Ordinance. Staff supports the subcategory and associated points request at this time, with final points
determined at the time of Site Plan.

Cool Roof

The Application requests one (1) point for proposing to provide a cool roof over a portion of the
building that will meet or exceed a solar reflective index (SRI) of 75. Staff supports the subcategory at
this time with final review of the size and location of cool roof at the time of Site Plan to determine the
final number of points.

Vegetated Area

The Application requests nine (9) points for the provision of plantings in a minimum soil depth of 12
inches covering at least 5,000 square feet, and further seeks to replace existing impervious area with
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this vegetated area. Staff supports the subcategory at this time with final details, layout, planting
design and number of points to be reviewed and determined at the time of Site Plan.

Vegetated Wall

The Application requests five (5) points for the provision of vegetated wall covering at least 300 square
feet of the building fagade on the southside of the building’s loading and service bay. The vegetated
wall will face into the at-grade courtyard on the east side of the building. Staff supports the
subcategory at this time, with final design details to be reviewed at the time of Site Plan to determine
the number of points.

7. Establish a feasible and appropriate provisional phasing plan for all structures, uses,
rights-of-way, sidewalks, dedications, public benefits, and future preliminary and site plan
applications.

The Project is proposed to be built in one phase.

SECTION 7: COMMUNITY OUTREACH

The Applicant held a pre-submittal public meeting on June 14, 2023 related to the Sketch Plan. The
meeting was conducted virtually and has complied with all submittal and noticing requirements. In
addition to the required public meeting, the Applicant completed the required sign posting on-site
and mailing of written notice of the application.

As of date of this Staff Report, no correspondence from the community has been received about this
Proposal.

SECTION 8: CONCLUSION

As conditioned, Sketch Plan No. 320230070 satisfies the requirements and findings under Sections
59.4.5.4 and 59.7.3.3 and the applicable standards of the Zoning Ordinance, substantially conform to
the recommendations of the 2017 Bethesda Downtown Sector Plan. Therefore, Staff recommends
approval of the Sketch Plan with the conditions specified at the beginning of this report.

ATTACHMENTS
| Attachment A: Sketch Plan
Attachment B: Fire Access Concept Approval
Attachment C: MCDOT Approval Letter
Attachment D: DHCA Agency Letter
Attachment E: Applicant Letter Re: Affordable Housing/MPDUs
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Attachment F: Bethesda DAP Meeting Notes June 28, 2023
Attachment G: Bethesda DAP Meeting Notes October 25, 2023
Attachment H: Pre-Submission Community Meeting Materials
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