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Description

The Proposal is for the development of a 225-foot tall, 418,332 square foot mixed-use building with a
maximum of 406,845 square feet of residential uses for up to 330 multi-family dwelling units, with 15
percent MPDUs, and up to 11,487 square feet of commercial uses including live-work units, with
280,497 square feet of Bethesda Overlay Zone (BOZ) density and associated Park Impact Payment
(PIP). Up to 130 of the 330 total units may be converted to short-term rental units.
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SECTION 1: EXECUTIVE SUMMARY

The proposed development will implement the western portion of the envisioned Bethesda Market
redevelopment. In 2019, the Planning Board approved the Bethesda Market Sketch Plan (320190030),
a multi-phase redevelopment of commercial properties on the east and west side of Wisconsin
Avenue, including updates to the historic Bethesda Farm Women’s Cooperative Market site, and a new
park on the adjoining County parking lots. This Proposal is focused on redevelopment of the smaller
portion of the Sketch Plan area on the west side of Wisconsin Avenue.
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Sketch Plan 320190030

The Sketch Plan Amendment introduces a new property into the previously approved development
area and accordingly seeks to increase the overall density of the project. The additional property
abuts the West Side portion of the Market Sketch Plan area. The Preliminary and Site Plans propose
one lot for a new 225-foot-tall mixed-use building with up to 418,332 total square feet on the
expanded West Side area of the Market Sketch Plan area only. The proposal includes up to 406,845
square feet of residential uses for up to 330 multi-family dwelling units, with 15 percent MPDUs, and at
least 11,487 square feet of commercial uses including live-work units (not included in the 330 dwelling
unit maximum), with 280,497 square feet of Bethesda Overlay Zone (BOZ) density and associated Park
Impact Payment (PIP).
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Under the proposal, up to 130 of the 330 total units may be temporarily or permanently converted to
short-term rental units at the owner’s discretion and without further approval from the Planning
Board or Planning staff. These 130 units are part of the 330 units subject to the requirement to
provide 15 percent MPDUs. DHCA will enforce this requirement, as conditioned.

The proposed building height varies from 200 feet at the western facade and up to the maximum 225
feetin height along Wisconsin Avenue. The Bethesda Downtown Sector Plan recommends the
maximum height along Wisconsin Avenue only be allowed “if the property develops in a manner that
benefits the Farm Women’s Cooperative Market to the east” (p. 101). Further, original Sketch Plan
Condition 15.n. required “At the time of Site Plan, the West Side Project must demonstrate their
contribution to the Farm Women’s Market for the additional height in conformance with the Sector
Plan.” To merit the maximum height, the Applicant has contributed $1 million to the Farm Women'’s
Market owners and is proposing to:

1 Provide avisual art piece celebrating the theme of Women'’s history and women’s
contributions to agriculture in Montgomery County, adjacent to the visually prominent
intersection of Wisconsin and Bethesda Avenues, at the Site’s northeast corner.

9 Fund a study and application for listing of the Farm Women’s Cooperative Market on the
National Register of Historic Places.

Staff reviewed the Applications for conformance with the applicable requirements of Montgomery
County Code, Chapter 50 Subdivision of Land and Chapter 59 Zoning Ordinance. The Site is in the CR
Zone and Bethesda Overlay Zone (BOZ) and within the boundaries of the 2017 Bethesda Downtown
Sector Plan. Subject to the conditions recommended herein, the Proposal conforms with the
applicable requirements of Chapter 50 and Chapter 59, and substantially conforms to the applicable
requirements of the Sector Plan. Staff recommends the Planning Board approve the three
applications with the conditions provided in this report.

Finally, the BOZ limits total existing, approved, and new development in the 2017 Bethesda Downtown
Sector Plan area to 32.4 million square feet. Upon approval of this Project, the total developmentin
the Sector Plan area will be slightly over 30.4 million square feet. The Sector Plan (page 151) states
that at this 30.4 million square-foot threshold, the County Council may choose to review the 32.4
million square-foot development limit for the BOZ and associated implementation goals. In the
coming weeks, Downcounty and Countywide Planning staff are scheduled to brief the Planning Board
on this topic in advance of discussion with the County Council.
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SECTION 2: RECOMMENDATIONS AND CONDITIONS

| SKETCH PLAN 32019003A

Staff recommends approval of 7126 Wisconsin Avenue/Bethesda Market, Sketch Plan No. 32019003A,
for up to 781,137 square feet of density on 6.64 acres, zoned CR-3.0, C-3.0, R-2.75, H-225; CR- 3.0 C- 3.0,
R-2. 75, H-200; CR-3.0 C-3.0, R-2.75, H-35; CR-3.0, C-3.0, R-2.75, H-175; CR3.0, C-2.0, R-2.75, H-90; CRT
0.5, C-0.25, R-0.5, H-70 and Bethesda Overlay Zone, in the 2017 Bethesda Downtown Sector Plan. The
following site development elements shown on the latest electronic version of Sketch Plan No.
32019003A 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.

ok~ W

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:

This Amendment modifies Condition 1 and Condition 12 of Sketch Plan No. 320190030, with all other
conditions remaining unchanged and in full force and effect.

1. Density
The Sketch Plan is limited to a maximum of 656,365-781,137 square feet of total development,

excluding the 4,195 square feet of existing square footage to remain for the Farm Women’s
Cooperative Market building. The Sketch Plan includes an allocation of up to 19+,878-280,497
square feet of Bethesda Overlay Zone density for the West Side Project and up to 21,991
square feet of Bethesda Overlay Zone density for the East Side Project. The maximum number
and distribution of residential dwelling units and/or non-residential uses will be determined at
Preliminary Plan(s).

12. MCDOT letter

The Planning Board accepts the recommendations of the Montgomery County Department of
Transportation (MCDOT) in its letters dated October 10, 2019 and as updated for the West Side
development program amendment on August 7, 2023, and hereby incorporates them as
conditions of the Sketch Plan approval. The Applicant must comply with each of the
recommendations as set forth in the letter, which may be amended by MCDOT provided that
the amendments do not conflict with other conditions of the Sketch Plan approval.
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PRELIMINARY PLAN 120230020

Staff recommends approval with conditions of the Preliminary Plan to consolidate four properties into
a single lot for up to 330 multi-family dwelling units and a minimum of 11,487 square feet of
commercial uses. All site development elements shown on the latest electronic version of the
Preliminary Plan No. 120230020 as of the date of this Staff Report submitted via ePlans to the M-
NCPPC, are required except as modified by the following conditions.

GENERAL APPROVAL

1. This Preliminary Plan is limited to one (1) lot for 330 multi-family dwelling units and a
minimum of 11,487 square feet of commercial uses. Commercial uses may consist of a
combination of ground floor retail, service, and/or Live/Work units. These uses can be
changed to other non-residential uses if there is no adverse impact on the Preliminary Plan
and APF findings and it is approved by Staff.

ADEQUATE PUBLIC FACILITIES AND OUTSIDE AGENCIES

2. The Adequate Public Facilities (“APF”) review for the Preliminary Plan will remain valid for
five (5) years from the initiation date (as defined in Montgomery County Code Section
50.4.3.J.5).

PLAN VALIDITY PERIOD

3. The Preliminary Plan will remain valid for three (3) years from its initiation date (as defined
in Montgomery County Code Section 50.4.2.G), and before the expiration date of this
validity period, a final record plat for all property delineated on the approved Preliminary
Plan must be recorded in the Montgomery County Land Records or a request for an
extension filed.

OUTSIDE AGENCIES

4. The Planning Board has reviewed and accepts the recommendations of the Montgomery
County Department of Transportation (“MCDOT”) in its letter dated August 7, 2023, and
incorporates them as conditions of the Preliminary Plan approval. The Applicant must
comply with each of the recommendations in the letter, which may be amended by MCDOT
if the amendment does not conflict with any other conditions of the Preliminary Plan
approval.

5. Before recording a plat for the Subject Property, the Applicant must satisfy MCDOT’s
requirements for access and improvements.

6. The Planning Board has reviewed and accepts the recommendations of the Maryland State
Highway Administration (“SHA”) inits letter dated August 17, 2023, and incorporates them
as conditions of the Preliminary Plan approval. The Applicant must comply with each of the
recommendations in the letter, which may be amended by MDSHA if the amendment does
not conflict with any other conditions of the Preliminary Plan approval.
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7.

Before the issuance of access permits, the Applicant must satisfy the Maryland State
Highway Administration’s requirements for access and improvements.

The Planning Board has reviewed and accepts the recommendations of the Montgomery
County Department of Permitting Services (“MCDPS”) - Water Resources Section in its
stormwater management concept letter dated August 17, 2023, and incorporates them as
conditions of the Preliminary Plan approval. The Applicant must comply with each of the
recommendations in the letter, which may be amended by MCDPS - Water Resources
Section if the amendment does not conflict with any other conditions of the Preliminary
Plan approval.

The Planning Board has reviewed and accepts the recommendations of the Montgomery
County Department of Permitting Services (“MCDPS”), Fire Department Access and Water
Supply Section inits letter dated August 15, 2023, and incorporates them as conditions of
approval. The Applicant must comply with each of the recommendations in the letter,
which MCDPS may amend if the amendment does not conflict with other conditions of
Preliminary Plan approval.

OTHER APPROVALS

10.

11.

Before approval of a record plat or any demolition, clearing or grading for the Subject
Property, the Applicant must receive Staff certification of any subsequent Site Plan(s)
associated with this Preliminary Plan. The number and location of site elements including
but not limited to buildings, dwelling units, on-site parking, site circulation, and sidewalks
is determined through site plan review and approval.

If an approved site plan amendment for the Subject Property substantially modifies the lot
or right-of-way configuration or quantities shown on this Preliminary Plan, the Applicant
must obtain approval of a Preliminary Plan amendment before certification of the site plan
amendment.

TRANSPORTATION

Existing Frontage Improvements

12.

a)

b)

The Applicant must provide the following dedications and show them on the record plat(s)
for the following existing roads:

All land necessary to accommodate thirty (30) feet from the existing pavement centerline
along the Subject Property frontage for Bethesda Avenue.

All land necessary to accommodate fifty-seven (57) feet from the existing pavement
centerline along the Subject Property frontage for Wisconsin Avenue.

All land necessary to accommodate twenty-five (25) feet from the existing pavement
centerline along the Subject Property frontage for Miller Avenue.

Before the recordation of plat(s), the Applicant must satisfy all necessary requirements of
MCDPS to ensure construction of an eight-foot-wide sidewalk along the property frontage
on Bethesda Avenue.
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e)

Before the recordation of plat(s), the Applicant must satisfy all necessary requirements of
MDOT SHA to ensure construction of a twelve-foot-wide sidewalk along the property
frontage on Wisconsin Avenue.

Before the recordation of plat(s), the Applicant must satisfy all necessary requirements of
MCDPS to ensure construction of a six-foot-wide sidewalk along the property frontage on
Miller Avenue.

RECORD PLATS

13. There shall be no clearing or grading of the site before submission to M-NCPPC of plat(s).

14. The record plat must show necessary easements.

DEVELOPMENTS WITH MPDUS

15. The final number of MPDUs required will be determined at the time of site plan approval.

CERTIFIED PRELIMINARY PLAN

16. The certified Preliminary Plan must contain the following note:

Unless specifically noted on this plan drawing or in the Planning Board conditions of
approval, the building footprints, building heights, on-site parking, site circulation, and
sidewalks shown on the Preliminary Plan are illustrative. The final locations of buildings,
structures and hardscape will be determined at the time of site plan approval. Please
refer to the zoning data table for development standards such as setbacks, building
restriction lines, building height, and lot coverage for each lot.

17. Before submittal of the Certified Preliminary Plan, the Applicant must show resolutions and

approval letters on the certified set.
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| SITE PLAN 820230020

Staff recommends approval of Site Plan No. 820230020, for the construction of a 225-foot tall, 418,332
square foot mixed-use building with a maximum of 406,845 square feet of residential uses for up to
330 units, of which up to 130 units may be converted to short-term rental units, with 15 percent
MPDUs, and minimum of 11,487 square feet of commercial uses, and 280,497 square feet of Bethesda
Overlay Zone (BOZ) density with an associated PIP payment. Preliminary/Final Forest Conservation
Plan No. 820230020 is included with the Site Plan.

The development must comply with the binding elements and conditions of approval for Sketch Plan
No. 320190030, and its amendment, and conditions of approval for Preliminary Plan No. 120230020.
All site development elements shown on the latest electronic version of the Site Plan, as of the date of
this Staff Report submitted via ePlans to the M-NCPPC, are required.

DENSITY, HEIGHT & HOUSING

1. Density
The Site Plan is limited to a maximum of 418,332 square feet of total development on the
Subject Property, including up to 406,845 square feet of residential uses, for up to 330 multi-
family dwelling units, of which up to 130 units may be converted to short-term rental units,
and a minimum of 11,487 square feet of commercial uses. Commercial uses may consist of a
combination of ground floor retail/service and Live/Work Units. These can be changed to
other commercial uses if there is no adverse impact on the Preliminary Plan and APF findings
and it is approved by Staff.

2. Height
a. Exceptas provided in Site Plan Condition 2.b., the maximum building height for the
Site Plan is 200 feet, as measured from the building height measuring point illustrated
on the Certified Site Plan.

b. Asillustrated on the Certified Site Plan, the maximum building height for the portion
of the development in the Bethesda Downtown Sector Plan “Wisconsin Avenue
Corridor” is 225 feet, as measured from the building height measuring pointillustrated
on the Certified Site Plan, if the development provides the following:

i. Publicly visible art piece - the Applicant must commission, manufacture,
install, and maintain an art piece on-site, proximate to the Site’s northeast
corner, that will recognize women'’s history and the contribution of women to
agricultural history in Montgomery County.

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.
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1. The general location for the art piece must be illustrated on the
Certified Site Plan.

2. Thefinal design for the art piece must be provided for Staff approval
prior to the issuance of the first above-grade building permit.

3. The Applicant must complete installation of the art piece prior to
issuance of the final use and occupancy permit for the development.

ii. National Register of Historic Places Application - the Applicant must provide
funding, not to exceed $15,000, for the preparation of an application to the
National Register of Historic Places for listing of the Farm Women'’s
Cooperative Market. The Applicant must provide evidence of payment for
staff review and approval prior to issuance of the first above-grade building
permit.

3. Previous Approvals

The development must comply with the conditions of approval for Sketch Plan No.
320190030 and Preliminary Plan 120230020, as may be amended.

4. Moderately Priced Dwelling Units (MPDUs)

a) The Planning Board has reviewed and accepts the recommendations of Montgomery
County Department of Housing and Community Affairs (DHCA) in its letter dated August 7,
2023, and incorporates them as conditions of the Site Plan approval. The Applicant must
comply with each of the recommendations in the letter, which DHCA may amend provided
that the amendments do not conflict with other conditions of the Site Plan approval.

a) The development must provide fifteen (15) percent MPDUs or MCDHCA-approved
equivalent, based on the total number of residential units (up to 330) and including any
short-term rental units (but not the live/work units), consistent with the requirements of
Chapter 25A and the 2017 Bethesda Downtown Sector Plan.

b) Before issuance of any building permit for any residential unit(s), the MPDU agreement to
build between the Applicant and the MCDHCA must be executed.

5. Live/Work Units

a) The Applicant may provide up to seven (7) units designated as Live/Work as shown on the
Certified Site Plan in accordance Section 59.3.5.14.H.

b) Prior to Record Plat:

i.  The Applicant must record a covenant among the Land Records of Montgomery
County reflecting the applicable commercial use restriction in a form approved by
the M-NCPPC Office of General Counsel; and

ii.  The Book/Page reference must be included on the Certified Site Plan.
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6. Short-Term Rental Units

a) Up to 130 multi-family units may be converted to short-term rental units, to be invoked
and revoked at the Applicant’s discretion, without further approval by Planning Staff or
the Planning Board.

b) The development must comply with the limited use standards for short-term residential
rentals per the Zoning Ordinance Section 59.3.3.3.1.2.

7. Bethesda Overlay Zone Density & Park Impact Payment

a) PerSection 59.4.9.2.D.4 of the Zoning Ordinance, the Applicant must have a building
permit application accepted by MCDPS that includes the core and shell of the principal
building within two years of the date of the Planning Board Resolution approving the Site
Plan. Within two years of MCDPS accepting the building permit application, the Applicant
must obtain the building permit. The deadlines may not be extended. If the Applicant
fails to comply with any of the deadlines in this condition, the entire Site Plan approval is
revoked.

b) The Applicant must pay to the M-NCPPC a Park Impact Payment of $2,687,020.77 prior to
release of the first above-grade building permit for the allocation of 280,497 square feet of
Bethesda Overlay Zone Density, not including 45,000 square feet of MPDU density exempt
from the PIP calculation. In the event the final allocation of density from the BOZ is less
than the approved amount, or if the amount of exempt MPDU density changes, the
Applicant may apply to reduce the allocation of density from the BOZ, and/or modify the
PIP through a minor site plan amendment.

8. Green Cover
a) The Applicant must provide a minimum of 35% (at least 9,182 square feet) of the Site as
Green Cover comprised of intensive green roof, native canopy tree plantings, and/or
bioretention planter boxes, as shown on the Certified Site Plan. Any proposed tree canopy
counted toward this requirement must utilize tree species and canopy sizes at 20-year
maturity per the M-NCPPC Approved Trees Technical Manual. Green cover must be
illustrated on the Certified Site Plan.

b) Any green roofinstalled pursuant to this condition must have a minimum soil depth of
eightinches (8”) or Staff-approved equivalent.

OPEN SPACE, FACILITIES AND AMENITIES

9. Public Open Space and Amenities

a) The Applicant must provide on-site a minimum of 3,069 square feet of public open space
(11.7% of Site area).

b) Before final Use and Occupancy certificates for the residential units:

i The Applicant must construct the streetscape improvements, including the
undergrounding of utilities, along the Site’s frontage on Bethesda Avenue,
Wisconsin Avenue, and Miller Avenue, consistent with the Bethesda Downtown
Streetscape Standards, and
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ii.  All public open space areas on the Subject Property must be completed.

10. 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 between Uses, Activities, and Mobility Options

i.  Minimum Parking - The Applicant must not provide/construct more than 261 parking
spaces.

b) Diversity of Uses and Activities

i. Enhanced Accessibility for the Disabled — The Applicant must construct and maintain
at all times at least 14 dwelling units that satisfy American National Standards
Institute A117.1 Residential Type A standards or an equivalent County standard.

¢) Quality Building and Site Design

ii. Exceptional Design - The Applicant must construct the building in a manner
consistent with the architectural elevations included in the Certified Site Plan

iii. Historic Resource Protection -

a. Priorto the issuance of the final Use and Occupancy permit, the Applicant
must install the visual art piece, per Condition 2a; and

b. Before issuance of any above-grade building permit, the Applicant must
provide proof of payment for the National Register of Historic Places listing
study and application, per Condition 2b.

iv. Structured Parking - The Applicant must provide all onsite parking spaces within a
below-grade structure.

v. Tower Step-Back -The Applicant must step back the building's facade at the seventh
floor and twentieth floor by a minimum of six (6) feet behind the first-floor fagade. The
Certified Site Plan (CSP) must show the step-backs.

d) Protection and Enhancement of the Natural Environment

i. Building Lot Terminations (BLTs) -Before issuance of any building permit, the
Applicant must provide proof of purchase and/or payment of 1.75 BLTs to MCDPS and
M-NCPPC staff.

ii. Energy Conservation and Generation -The Applicant must construct the building to
exceed energy efficiency standards for the building type by 17.5%, as determined by
MCDPS through the methodology established by ASHRAE 90.1 (2013) Appendix G. The
energy model must be submitted to DPS for review and approval with the building
permit application. DPS must approve the findings of the energy model prior to
issuance of any building permit.
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11. Recreation Facilities

a) Before Certified Site Plan approval, the Applicant must meet the square footage
requirements for all of the applicable recreational elements and demonstrate to M-NCPPC
Staff that each element meets M-NCPPC Recreation Guidelines.

b) The Applicant must provide the required recreation facilities as shown on the Certified
Site Plan (CSP). The CSP must include an exhibit delineating location and detail of
recreation facilities, where appropriate, in a manner that is clear and corresponds to the
posted surety and maintenance agreement.

12. Maintenance of Public Amenities

The Applicant is responsible for maintaining all publicly accessible amenities including, but
not limited to streetscape improvements, including but not limited to those in the Site’s
public open space areas, and the art piece focused on women’s history and contributions to
agriculture in Montgomery County.

ENVIRONMENT

13. Forest Conservation & Tree Save

a) The Applicant must schedule the required site inspections by M-NCPPC Forest
Conservation Inspection Staff per Section 22A.00.01.10 of the Forest Conservation
Regulations.

b) The Applicant must comply with all tree protection and tree save measures shown on the
approved Final Forest Conservation Plan. Tree save measures not specified on the Final
Forest Conservation Plan may be required by the M-NCPPC Forest Conservation
Inspection Staff.

¢) The Limits of Disturbance (“LOD”) shown on the Final Sediment and Erosion Control Plan
must be consistent with the LOD shown on the approved Final Forest Conservation Plan.

d) Before recordation of the plat and the start of any demolition, clearing, grading, or
construction, whichever comes first, for this development Application, the Applicant must:

i. Execute a five-year Maintenance and Management Agreement (“MMA”) in a
form approved by the M-NCPPC Office of the General Counsel. The MMA is
required for all forest planting areas, mitigation tree plantings, including
variance tree mitigation plantings, and landscape plantings credited toward
meeting the requirements of the FCP. The MMA includes invasive species
management control measures as deemed necessary by the M-NCPPC Forest
Conservation Inspection Staff.

ii. Submit the forest conservation fee-in-lieu payment to the M-NCPPC Planning
Department for the 0.16 acres of afforestation/reforestation requirement.

14. Noise Attenuation

a) Before the issuance of the first above-grade building permit, the Applicant must provide
certification to M-NCPPC Staff from an engineer who specializes in acoustical treatments
that the building shell for residential dwelling units affected by exterior noise levels
projected at or above 65 dBA Ldn, will attenuate the projected exterior noise levels to an
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interior level not to exceed 45 dBA Ldn. Any noise impacted units must be identified on the
Certified Site Plan.

If any changes occur to the Site or Preliminary Plan(s) which affect the validity of the noise
analysis dated February 15, 2022, acoustical certifications, and/or noise attenuation
features, a new noise analysis will be required to reflect the changes and new noise
attenuation features may be required.

Before issuance of any Use and Occupancy Certificate or Final Inspection, whichever is
relevant, for any of the noise impacted units, a Professional Engineer must certify to the
Planning Department and Department of Permitting Services that the noise impacted
units have been constructed in accordance with the certification of an engineer that
specializes in acoustical treatments.

For all noise impacted residential dwelling units, the Applicant/developer/builder must
disclose in writing to all prospective purchasers that those homes are impacted by
transportation noise. Such notification may be accomplished by inclusion of this
information and any measures to reduce the impacts in brochures and promotional
documents and must be included in any noise impacted sales contracts, any illustrative
site plan(s) on display within any sales related offices(s); in Homeowner Association
documents; with all Deeds of Conveyance of noise impacted units; and by inclusion on all
signature subdivision and site plans.

15. Stormwater Management

The Planning Board has reviewed and accepts the recommendations of the Montgomery
County Department of Permitting Service (MCDPS) Water Resources Section in its stormwater
management concept letter dated August 17, 2023 and incorporates them as conditions of
approval. The Applicant must comply with each of the recommendations in the letter, which
the MCDPS Water Resources Section may amend if the amendments do not conflict with
other conditions of Site Plan approval. The MCDPS Water Resources Section will review,
approve, and inspect all landscaping within the Storm Water Management easements and
facilities.

TRANSPORTATION & CIRCULATION

16. Transportation

a)

The Planning Board has reviewed and accepts the recommendations of the Montgomery
County Department of Permitting Services Right-of-Way Section (DPS-ROW) in its memo
dated April 7, 2023 and incorporates them as conditions of approval. The Applicant must
comply with each of the recommendations in their memo, which DPS-ROW may amend if
the amendments do not conflict with other conditions of Site Plan approval.

Before the issuance of any building permit, the Applicant must obtain approval of a
Project-based Transportation Demand Management Plan (TDM) from the Montgomery
County Department of Transportation (MCDOT).

17. Pedestrian & Bicycle Circulation

a)

The Applicant must provide 95 long-term and 11 short-term bicycle parking spaces.
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b)

The long-term bicycle parking spaces must be in secure, well-lit bicycle rooms; one on the
ground floor and a second on level P1 of the parking garage. The short-term bicycle
parking spaces must be inverted-U racks (or approved equal) installed along the building’s
retail frontage (weather protected preferred). The specific location(s) of the short-term
bicycle rack(s) must be identified on the Certified Site Plan.

The applicant must provide one bicycle repair station.

The Applicant must provide the following master planned pedestrian and bicycle facilities,
the exact location, design, and construction of which must comply with requirements of
the Montgomery County Department of Transportation, Division of Traffic Engineering and
Operations, before right-of-way permit.

i. Bethesda Avenue: eight-foot-wide (8 ft) sidewalk with six-foot-wide (6 ft) buffer from
traffic.

ii. Wisconsin Avenue: twelve-foot-wide (12 ft) sidewalk with six-foot-wide (6 ft) buffer
from traffic.

iii. Miller Avenue: six-foot-wide (6 ft) sidewalk with six-foot-wide (6 ft) buffer from traffic.

18. Fire and Rescue

The Planning Board has reviewed and accepts the recommendations of the Montgomery
County Department of Permitting Services (MCDPS), Fire Department Access and Water
Supply Section in its letter dated August 15, 2023, and hereby incorporates them as conditions
of approval. The Applicant must comply with each of the recommendations in the letter,
which MCDPS may amend if the amendments do not conflict with other conditions of Site Plan
approval.

SITE PLAN

19. Site Design
The exterior architectural character, proportion, materials, and articulation must be
substantially similar to the schematic elevations shown on the Certified Site Plan, as
determined by M-NCPPC Staff.

20. Lighting
a) Before certified Site Plan, the Applicant must provide certification to Staff from a qualified

b)
c)
d)

professional that the exterior lighting in this Site Plan conforms to the latest llluminating
Engineering Society of North America (IESNA) recommendations (Model Lighting
Ordinance-MLO: June 15, 2011, or as superseded) for a development of this type. All
onsite exterior area lighting must be in accordance with the latest IESNA outdoor lighting
recommendations (Model Lighting Ordinance-MLO: June 15, 2011, or as superseded).

All onsite down-lights must have full cut-off or BUG-equivalent fixtures.
Deflectors will be installed on all fixtures to prevent excess illumination and glare.

Streetlights and other pole-mounted lights must not exceed the heightillustrated on the
Certified Site Plan.
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e) On the rooftop of the building, the light pole height must not exceed the heightillustrated
on the Certified Site Plan.

21. Site Plan Surety and Maintenance Agreement

Before issuance of any building permit, sediment control permit, or Use and Occupancy
Certificate, whichever comes first, the Applicant must enter into a Site Plan Surety and
Maintenance Agreement with the Planning Board in a form approved by the M-NCPPC Office of
General Counsel that outlines the responsibilities of the Applicant. The Agreement must
include a performance bond(s) or other form of surety in accordance with Section 59.7.3.4.K.4
of the Montgomery County Zoning Ordinance, with the following provisions:

a) Acostestimate of the materials and facilities, which, upon Staff approval, will establish
the surety amount.

b) The cost estimate must include applicable Site Plan elements, including, but not limited
to plant materials, on-site lighting, indoor and outdoor recreational facilities, site
furniture, railings, sidewalks, private utilities, visual art piece and National Register of
Historic Places listing study (per Condition 2b) and associated improvements of
development, including storm drainage facilities, street trees and streetlights. The surety
must be posted before issuance of any building permit of development and will be tied to
the development program.

¢) The bond or surety must be tied to the development program, and completion of all
improvements covered by the surety for each phase of development will be followed by a
site plan completion inspection. The surety may be reduced based upon inspector
recommendation and provided that the remaining surety is sufficient to cover completion
of the remaining work.

22. Development Program

The Applicant must construct the development in accordance with a development program
table that will be reviewed and approved before the approval of the Certified Site Plan.

23. Certified Site Plan

Before approval of the Certified Site Plan the following revisions must be made and/or
information provided subject to Staff review and approval:

a) Include all applicable agency approval letters, development program, and Site Plan
resolution, Preliminary Plan resolution, and Sketch Plan resolution(s) as amended, on the
approval or cover sheet(s).

b) Include the Loading Management Plan as reviewed with the following adjustments:

i.  Change all references to loading on Bethesda Avenue to indicate that loading will
occur on Miller Avenue.

ii.  Allscheduled loading activities will occur outside weekday peak travel hours.
ii.  Theloading bays will be closed with a roll-top door when not in use.
c) Add the following notes:

i. “M-NCPPC Staff mustinspect all tree-save areas and protection devices before
clearing and grading.”
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ii. “Minor modifications to the limits of disturbance shown on the site plan within the
public right-of-way for utility connections may be done during the review of the right-
of-way permit drawings by the Department of Permitting Services.”

iii. “The Applicant must schedule a preconstruction meeting (pre-con), preferably on-site,
with staff from the Department of Permitting Services (DPS) responsible for Certified
Site Plan conformance and compliance, upon approval of the Certified Site Plan (CSP).
The pre-con must occur before any site development work commencement and
before any work that is covered by the site plan surety and maintenance agreement.
The Applicant, along with their representatives, must attend the pre-con with DPS CSP
Staff. A copy of the approved Certified Site Plan along with any subsequent
amendments is required to be on-site at all times.”

iv. “The sidewalk grade, material, and treatment will continue across all Site driveways to
improve visibility of and accessibility for pedestrians.”

v. “Entry/exit doors to the two long-term bicycle parking rooms will include push-button
access.”

vi. “Atleast 14 dwelling units that satisfy American National Standards Institute A117.1
Residential Type A standards or an equivalent County standard must be provided and
maintained at all times.”

d) Include the Fire and Rescue Access plan in the Certified Site Plan.

e) Modify data table to reflect development standards approved by the Planning Board.
f)  Show the location of Live/Work Units on applicable architectural plan sheets.

g) Ensure consistency of all details and layout between Site and Landscape plans.

h) Correct the minimum and maximum vehicle parking quantities shown on the Site Plan
parking data table.

i) Correct the bicycle parking quantities shown on architectural plan sheets to match the
parking data table.

i) Revise Green Cover exhibit to show the correct lot area and base green cover requirement.

k) Identify all residential units impacted by noise levels above 65 dBA Ldn that require
further analysis to determine necessary mitigation measures to maintain noise levels in
interior living spaces below 45 dBA Ldn.

) Update the Public Benefits table to be consistent with that approved by the Planning
Board.

m) Identify the location for the bicycle repair station.
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SECTION 3: SITE DESCRIPTION

VICINITY

The Property (“Subject Property” or “Property” or “Site”), shown in Figure 1, is located in downtown
Bethesda, on the west side of Wisconsin Avenue on the block in between Bethesda Avenue to the
north and Miller Avenue to the south. This is a prominent location in downtown Bethesda where the
2017 Bethesda Downtown Sector Plan’s Bethesda Row District and Wisconsin Avenue Corridor meet.
The confronting property to the north is developed with an 11-floor commercial building (Artery
Plaza). The abutting property to the west is developed with a 15-floor residential building (Seasons
Apartments) with ground-floor retail uses. The confronting property to the south is developed with a
12-story residential building (Solaire) with ground floor commercial uses. To the east, across
Wisconsin Avenue are the historic Bethesda Farm Women’s Cooperative Market and a single-story
commercial building. The new southern entrance to the Bethesda Metro Station and Purple Line
station are under construction one block north of the Property, at the intersection of Wisconsin
Avenue and Elm Street. The Site is within the Bethesda Urban District and Parking Lot District.
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Figure 1 - Vicinity Map
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PROPERTY DESCRIPTION

The Property includes an assemblage of three lots known as 7126 Wisconsin Avenue, 7140 Wisconsin
Avenue, 4705 Miller Avenue, and one parcel known as 4708 Bethesda Avenue. The total tract area is
approximately 1.05 acres (45,945 square feet). Prior and proposed dedication of public right-of-way
resultin a smaller site area of 0.602 acres (26,234 square feet).
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“Market *, -
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Figure 2 - Subject Property

Asillustrated in Figure 2, existing development on the Property includes low-rise commercial
buildings and surface parking. Existing uses on-site include a bank with drive-through service, shops,
and restaurants. There are multiple existing curb cuts on Bethesda Avenue and Miller Avenue allowing
vehicular access into the Property and through the bank portion of it. The Site also includes
perpendicular parking spaces with direct access onto Miller Avenue within close proximity to its
intersection with Wisconsin Avenue. An existing conditions image of the Site, as viewed from the Farm
Women’s Market, is below in Figure 3.
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Figure 3 - Existing Conditions Images

The Property is in the Little Falls Branch watershed, which is a Use I-P?> watershed. The Site is not
associated with any areas of forest, 100-year flood plains, or steep slopes. Street trees are found
bordering the Site, most of which measure below 24” in diameter-at-breast-height (DBH); three street
trees, two Willow Oaks and one American Elm, are considered significant trees as they measure above
24” but below 30” in DBH. Additionally, one specimen tree, a 45” White Mulberry tree, is located on the
Subject Property, as shown in Figure 4. The soils associated with the Property are classified as urban
land and are not considered highly erodible nor otherwise sensitive. There are no known rare,
threatened, or endangered species on the Property.

Figure 4 - Specimen Tree Location

2Use I-P: 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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The Bethesda Farm Women’s Cooperative Market, shown in Figure 5, is located across Wisconsin
Avenue to the east of the Property and is identified as Historic Resource No. 35/014-001A in the
Montgomery County Master Plan for Historic Preservation. As is discussed in the Project Description
and Required Findings Sections of this report, this Proposal provides contributions toward the
preservation and enhancement of the Market as envisioned by the Sector Plan.

Figure 5 - Farm Women’s Collaborative Market, 1935 (Montgomery County Historical Society)
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SECTION 4: PROJECT DESCRIPTION

PREVIOUS APPROVALS

On December 16, 2019, the Planning Board approved Sketch Plan No. 320190030 for Bethesda Market
(MCPB No. 19-123), a mixed-use project of up to 650,305 total square feet on 6.32 acres encompassing
the Bethesda Farm Women’s Market and multiple adjacent properties on the east and west side of
Wisconsin Avenue, including the subject Site. Figure 6 shows an illustrative image of the Bethesda
Market Sketch Plan. The subject Site encompasses the west side of the sketch plan area. The Sketch
Plan anticipated the development program for the east and west sides of Wisconsin Avenue would be
pursued under separate Preliminary and Site Plans.

7126 Wisconsin

Farm Women'’s
Market

Figure 6 -Bethesda Market Sketch Plan lllustrative looking southwest

| PROPOSAL

Cumulatively, the applications propose the redevelopment of the Property with a mixed-use building
with a maximum height of 225 feet along Wisconsin Avenue, stepping down to 200 feet towards
Woodmont Avenue. The proposal includes 330 multifamily residential units, of which up to 130 units
may be converted to short-term rental units, with 15 percent of the total units (50 units) to be
Moderately Priced Dwelling Units (MPDUs) for up to 406,845 square feet of residential density. A
minimum commercial area of 11,487 square feet is also provided, for a total Project density of 418,332
square feet. This Project expands and implements the West Side portion of the Bethesda Market
Sketch Plan (320190030).

7126 Wisconsin Avenue - Sketch Plan No. 32019003A, Preliminary Plan No. 120230020, & Site Plan No. 820230020 22



































http://www.amlegal.com/nxt/gateway.dll/Maryland/montzon2014/chapter59montgomerycountyzoningordinance/article59-4developmentstandardsforeuclid?f=templates$fn=default.htm$3.0$vid=amlegal:montgomeryco_md_mc$anc=JD_Division4.5
http://www.amlegal.com/nxt/gateway.dll/Maryland/montzon2014/chapter59montgomerycountyzoningordinance/article59-4developmentstandardsforeuclid?f=templates$fn=default.htm$3.0$vid=amlegal:montgomeryco_md_mc$anc=JD_Division4.5
http://www.amlegal.com/nxt/gateway.dll/Maryland/montzon2014/chapter59montgomerycountyzoningordinance/article59-4developmentstandardsforeuclid?f=templates$fn=default.htm$3.0$vid=amlegal:montgomeryco_md_mc$anc=JD_Division4.5

































































































