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MONTGOMERY COUNTY PLANNING BOARD 
T l JI~ i\l,\RYI.,\ND -NATJON.-\L C\PIT.\I. l',\RK AN D Pl- \NNIN(, COi\ll\llSSION 

MCPB No. 20-135 
Preliminary Plan No. 12017017A 
Westwood Shopping Center 
Date of Hearing: December 17, 2020 

• 

RESOLUTION 

JAN 112021 

WHEREAS, under Montgomery County Code Chapter 50, the Montgomery 
County Planning Board is authorized to review preliminary plan applications; and 

WHEREAS, on May 6, 2019, the Planning Board, by Resolution MCPB No. 19-
032, approved Preliminary Plan No. 120170170, creating 111 lots on 23 acres of land in 
the CRT 2.0, C 0. 75, R 1.25, H 60; CRT 1.0, C 0.25, R 1.0, H 45; CRT 1.5, C 0.5, R 1.5, H 
75; CRT 2.5, C 0.5, R 2.0, H 75; and CRT 2.5, C 0.5, R 2.0, H 110 zones, located along 
Westbard Avenue and Ridgefield Road, between River Road and Massachusetts Avenue 
("Subject Property"), in the Bethesda/ Chevy Chase Policy Area and Westbard Sector 
Plan ("Sector Plan") area; and 

WHEREAS, on June 17, 2020, Regency Kensington Bethesda Owner, LLC 
("Applicant") filed an application for approval of an amendment to the previously 
approved Preliminary Plan to modify the previously approved site access concept, by 
adding a new access point on the future Westbard Avenue Realignment for loading and 
service vehicles, and modify the density to permit a residential care facility on the 
Subject Property; and 

WHEREAS, Applicant's application to amend the preliminary plan was 
designated Preliminary Plan No. 12017017A, Westwood Shopping Center ("Preliminary 
Plan," "Amendment," or "Application"); and 

WHEREAS, following review and analysis of the Application by Planning Board 
staff ("Staff') and other governmental agencies, Staff issued a memorandum to the 
Planning Boa1·d, dated December 4, 2020, setting forth its analysis and 
recommendation for approval of the Application, subject to certain conditions ("Staff 
Report"); and 

r, Wheaton, :'\ laryland 20902 Phone: 301.495.4605 
Approved as to ww\ll'i.u1Qli~"'-CJ:l!Pf ard.org E-Mail: mcp-chair@mncppc.org 
Legal Sufficiency: ___________ _ 

M-NCPPC Legal Department 
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Westwood Shopping Center 
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WHEREAS, on December 17, 2020, the Planning Board held a public hearing on 
the Application at which it heard testimony and received evidence submitted for the 
record on the Application; and 

WHEREAS, on December 17, 2020, the Planning Board voted to approve the 
Application subject to certain conditions, on motion of Commissioner Cichy, seconded 
by Commissioner Verma, with a vote of 4-1; Commissioners Anderson, Cichy, 
Patterson, and Verma voting in favor and Commissioner Fani-Gonzalez opposed. 

NOW, THEREFORE, BE IT RESOLVED that the Planning Board APPROVES 
Preliminary Plan No. 12017017A to modify the previously approved site access concept, 
by adding a new access point on the future Westbard Avenue Realignment for loading 
and service vehicles, and modify the density to permit a residential care facility on the 
Subject Property by modifying the following conditions: 1 

1. This Preliminary Plan is limited to 111 lots for a total development of up to 
852,915 square feet, including up to 647,378 square feet of residential uses (up to 
104 townhomes, up to 266 multifamily dwelling units, and a residential care 
facility of up to 106,000 square feet with up to 155 beds) and up to 205,537 
square feet of commercial uses (including the 29,305 square feet of commercial 
uses to remain on Lot 3 Block B/Bowlmor). 

4. The Planning Board has reviewed and accepts the recommendations of the 
Montgomery County Department of Transportation ("MCDOT'') in its letters 
dated March 4, 2019 and October 26, 2020, and incorporates them as conditions 
of the Preliminary Plan appl'Oval. The Applicant must comply with each of the 
recommendations as set forth in the letters, which may be amended by MCDOT 
if the amendment does not conflict with any other conditions of the Preliminary 
Plan approval. 

33. Prior to submittal of the Certified Preliminary Plan, the Applicant must make 
the following changes: 

a. Revise the Westwood Shopping Center townhouse layout to remove the 
double 90-degree turn in the proposed alley adjacent to townhouse lots 50-
56. 

b. Create a new common ownership parcel behind townhouse lots 62-70 for 
stormwater management conveyance in accordance with MCDPS 
approved Stormwater Management Concept Plan. 

c. Revise drawings to show a common ownership parcel for stormwater 
management behind townhouse lots 57-61. 

1 For the purpose 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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d. Revise the Manor Care Category I Easement boundary on all appropriate 
sheets consistent with the Category I Easement shown on Sheet PP-5. 

e. Rectify inconsistences between plan graphics/notes/ figures/tables. 
f. Modify data table to reflect development standards, as amended, 

approved by the Planning Board. 
g. Include the Preliminary Plan resolution on the cover sheet(s). 

BE IT FURTHER RESOLVED that all other preliminary plan conditions of 
approval for this project remain valid, unchanged and in full force and effect. 

BE IT FURTHER RESOLVED that having considered the recommendations and 
findings of its Staff as presented at the hearing and as set forth in the Staff Report, 
which the Board hereby adopts and incorporates by reference (except as modified 
herein), and upon consideration of the entire record, the Planning Board FINDS, with 
the conditions of approval, that: 

Unless specifically set forth herein, this Amendment does not alter the intent, 
objectives, or requirements in the originally approved preliminary plan, and all 
findings not specifically addressed remain in effect. 

1. The Preliminary Plan substantially confirms to the Master Plan 

The Approved and Adopted 2016 Westbard Sector Plan envisions Westbard as a 
vibrant walkable village center adjacent to an enhanced Willett Branch 
Greenway (Sector Plan, p. 6). Toward that vision, the Sector Plan provided 
specific recommendations for development of the Subject Property and amenities 
for the entire Sector Plan area (e.g. the realignment of Westbard Avenue and 
establishment of the Willett Branch Greenway). Both the site-specific and Sector 
Plan area recommendations are incorporated in the Subject Application and 
discussed in more detail below. 

The Site is located within the area designated by the Sector Plan as "the 
Westbard Avenue District." Specific Sector Plan 1·ecommendations include 
transforming the existing surface parking lots into an inviting, livable, walkable 
village with stores and apartments and providing new open spaces. Site-specific 
recommendations are summarized below. 

Westwood II Shopping Center is identified as Site 3 in the Sector Plan and 
recommended for redevelopment in accordance with the CRT zone with a 
maximum building height of up to 75 feet. The Sector Plan envisioned that this 
Site would contribute to both the naturalization of the Willett Branch, which 
runs through the northern p01·tion of the Subject Property, as well as the 
realignment of Westbard Avenue. As a result of the Site's contributions, in the 

ATTACHMENT B

B - 22



MCPB No. 20-135 
Preliminary Plan No. 12017017 A 
Westwood Shopping Center 
Page 4 

form of right-of-way dedication and parkland conveyance, the Project conforms to 
the recommendations of the Sector Plan. 

2. Public facilities will be adequate to support and service the area of the approved 
subdivision. 

School Adequacy Analysis 
The development will be served by adequate public facilities, police and fire 
protection, water, sanitary sewer, public roads, storm drainage, and other public 
facilities. The Property is situated in the Walt Whitman School Cluster. 
Pursuant to both the FY18 and FY19 Annual School Test (which were in place at 
the time of the original Preliminary Plan Approval), the Walt Whitman School 
Cluster, as well as the individual school test for Wood Acres Elementary School 
and Thomas W. Pyle Middle School, are adequate under applicable capacity 
criterion. Additionally, the residential care facility use has less of an impact on 
the transportation network and school system when compared to the originally 
approved multifamily residential use. Water and sewer and other utilities are 
available to and currently serve the Property. The Property is adequately served 
by public water and sewer as well as police and fire protection. 

Transportation 
A 155-bed residential care facility is approved in place of the previously approved 
144-unit multifamily residential building. Based on trip generation guidance 
included in the 2017 Local Area Transportation Review Guidelines (LATR), the 
Project is estimated to generate fewer trips than the previously approved 
multifamily residential use; 32 fewer person trips in the morning peak hour and 
36 fewer person trips in the evening peak hour. Since the Subject Application 
results in an overall decrease from what was previously evaluated and approved, 
the LATR was satisfied with a transportation exemption statement, dated July 
27, 20202• 

TahlP I: P1·o_i<•c·t Pt•ak Hour l't>rson Trip l:1•111·1·atio11 Estin1at1· 

ITE Adjusted Peak Hour 
Vehicle Vehicle Trips Person Trips 

Trips 
AM PM AM PM AM PM 

Previously Approved 
Multifamily Units (mid-rise) 49 63 43 55 77 98 
144 units 

Approved 

2 Unused peak hom· ti·ips evaluated in the Transportation Impact Study associated with Preliminary Plan 
120170170 are reserved and may be applied to future development phases. 
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Assisted Living 29 40 25 35 45 62 
155 beds 

Net New -20 -23 -18 -20 -32 -36 

Source: Wells & Associates, LLC Tl'affic Exemption Statement, dated July 27, 2020. 

As stated previously, the only change to the previously approved Preliminary 
Plan, aside from the conversion of 144 multifamily residential dwelling units to a 
residential care facility use of up to 155 beds, is the addition of a new access 
point on Westbard Avenue for loading activities only. The design of the loading 
access point emphasizes safety for all users along Westbard Avenue and within 
the Site garage. The driveway will be 28 feet in width, which is the minimum 
width that will accommodate the truck-tm·ning radii of an SU-30 vehicle. All 
ingress and egress maneuvers will occur within the site loading area (head-in, 
head-out), so as not to adversely impact the Westbard Avenue right-of-way. The 
loading area is completely separated from the parking garage and therefore 
eliminates any potential conflicts with users of the garage. As conditioned, a 
Loading Management Plan is required to address the frequency and timing of 
deliveries, as well as the travel routes delivery vehicles must use to access the 
Site safely. 

BE IT FURTHER RESOLVED that this Resolution constitutes the written 
opinij~ j\ t&zt Board in this matter, and the date of this Resolution is 
________ (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 thfrty 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 Verma, with Chair Ande1·son, Vice Chair Fani-Gonzalez, and 
Commissioners Cichy, Patterson, and Verma voting in favor, at its regular meeting held 
on Thursday, January 14, 2021, in Wheaton, Maryland. 

Casey Anderson, Chair 
Montgomery County Planning Board 
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Department of Permitting Services
Fire Department Access and Water Supply Comments

DATE: 14-Feb-19

RE: Westwood Shopping Center Phase 1
820180190

TO: Andrew Bradshaw - abradshaw@jba-inc.net

FROM: Marie LaBaw

PLAN APPROVED

��������	�
�������������������������������������������������
������������������������������	���������������������������

�����������������������������������������������������������������������������������������������������������������������

���������������������������������������������	����
�����������������������������������������������������������������������

������������
��������������������

14-Feb-19

*** 5/9/2019 Amendment: townhouse layout revisions for Buildings 1, 2, 3 ***

*** 5/9/2019 Amendment: townhouse layout revisions for Buildings 13 ***

*** 3/19/2020 Fire department access & water supply plan for temporary condition - 
Construction Phase 1A ***

*** 12/7/2021 Add construction trailer ***

*** 3/7/2023 Revised FDC & hydrant locations ***

*** 3/10/2025 82018019A Site plan amendment ***

Johnson Bernat Associates

*** 3/10/2025 82018019A Site plan amendment ***
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Licence No.: 35287

Professional Certification
I hereby certify that these documents were
prepared or approved by me, and that I am a duly
licensed professional engineer under the laws of
the State of Maryland.

Expiration Date.: 01-07-26

DPS 3/10/2025
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DPS-ROW CONDITIONS OF APPROVAL March 17, 2025 

82018019A Westwood Shopping Center  
Contact: Sam Farhadi at 240 777-6333 
 
We have reviewed site plan file:  
 
 “07-BSITE-82018019A-004.pdf V2” uploaded on/ dated “03/07/2025”. 
 
The following needs to be a condition of the certified site plan: 
 

1. Please ensure full compliance with DPS ROW permits 370887, 377019, 390021 
and 394113. 
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DPS-ROW CONDITIONS OF APPROVAL  December 12, 2018 
 

820180190 Westwood Shopping Center 
Contact: Sam Farhadi at 240 777-6333 

 

We have reviewed site and landscape plans files:  

 

“07-SITE-820180190-SP-100.pdf V8” uploaded on/ dated “12/11/2018”, 

“07-SITE-820180190-SP-101.pdf V6” uploaded on/ dated “12/11/2018”, 

“08-LL-820180190-L5-101.pdf V5” uploaded on/ dated “12/11/2018”, 

“08-LL-820180190-L5-102.pdf V4” uploaded on/ dated “12/11/2018” and 

 

The followings need to be addressed prior to the certification of site plan: 

 

1. Curb radii/ turning movements: 

a. Provide the minimum curb radii that will accommodate the site traffic. 

b. Provide truck turning movement for all access points and (especially right 

turn) movements; 

2. Provide public sidewalk: 

a. to ADA standards (minimum five feet wide) and label it accordingly (modify 

general note 13 on the cover sheet to include ROW area); 

b. when outdoor seating café is proposed, minimum 6’ clear sidewalk is needed;  

c. ensure all handicap ramps are shown, have receiving ramps and are aligned 

with them (modify general note 13 on the cover sheet and delete the part 

“where indicated”); 

d. Public and private sidewalks when adjacent each other need to have the 

physical limits of maintenance provided or PIE/ ROW for the additional 

sidewalk is needed. 

e. Do not provide lead walks into the road. 

3. Street trees (sheet L5-101): 
a. Provide two different approved minor species trees (due to existing OH wire 

along the site frontage) along the site frontage including trees in SWM areas. 
b. Ensure street trees do not have conflict with handicap ramps. 
c. Modify the provided pavement strips so additional street trees can be 

provided. Keep minimum of 5’ between them and street trees.  
4. MCDOT Commuter Services Section comments: 

a. Traffic Mitigation Agreement (TMAg): Commuter Services provides services 

in and outside of Transportation Management Districts.  Although not located 

within a TMD, it is critical that Commuter Services have the ability to inform 

residents, employees and visitors at the Project about options and have the 

ability to promote alternatives to single occupancy auto commuting. Prior to 

issuance of any building permit by DPS, the Applicant must execute a TMAg 

with the Department of Transportation and the Planning Board. 

 

b. Bikesharing: For the Phase I site plan, label the bikeshare station. MCDOT 

must review and approve the locations prior to site plan certification. 
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From: Bogdan, Grace
To: Benjamin Mann
Cc: Dickel, Stephanie; Nelson, Cashielle
Subject: RE: Westwood Shopping Center (82018019A)
Date: Wednesday, February 12, 2025 2:15:00 PM
Attachments: image006.png

image007.png
image008.png
image009.png
image010.png

Good afternoon Mr. Mann-

My name is Grace, and I am the planner assigned to the above referenced amendment. You are

correct, the DRC meeting on February 25th isn’t a public hearing but it is live streamed online which
you can access here. Any comments we receive before DRC we will send to the Applicant, and if
relevant, we will ask the Applicant to address in their next resubmission. These comments will also be
included in our staff report when this is considered by the Planning Board. If you or your neighbors
would like to be added to the mailing list to be notified when the project will be considered by the
Planning Board, please state that in your comments with a name and mailing address.

I’ve provided the link to view the application materials online below, and if you have any additional
questions please feel free to reach out at my number below.

DAIC: https://eplans.montgomeryplanning.org/daiclinks/pdoxlinks.aspx?
apno=82018019A&projname=Westwood%20Shopping%20Center

Sincerely,

Grace

Grace Bogdan (she/her/hers)
Planner IV, DownCounty Planning Division
Bethesda Design Advisory Panel (DAP) Coordinator

Montgomery County Planning Department
2425 Reedie Drive, 13th Floor, Wheaton, MD 20902
grace.bogdan@montgomeryplanning.org
o: 301.495.4533

From: Benjamin Mann <benjaminmann@gmail.com> 
Sent: Wednesday, February 12, 2025 11:28 AM
To: Nelson, Cashielle <Cashielle.Nelson@montgomeryplanning.org>
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Subject: Westwood Shopping Center (82018019A)

 

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Cashielle,
 
I understand that Regency/Equity1 are seeking a major site plan amendment that would
slash the retail square footage by 45%.
 
I know the development review committee meeting on Feb 25th isn't a public hearing, but
can my neighbors and I submit comments for Planning to bear in mind when it provides
feedback at the meeting? I know there was a community outreach meeting on this project
back in December, but several of our community organizers were out of town at that time.
 
----Ben
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Greystar Westbard Square – Site Plan Amendment 82018019A 

Pre-submission Civic Meeting Minutes 

Date of Meeting: December 3, 2024, 7:00 p.m. (held virtually) 

Property:  5400 Westbard Avenue, Bethesda 

Applicant:  Greystar Development Services (Greystar) 

Attendees on behalf of Applicant:  Justin Donaldson and Lily Clarkson, Greystar; Brian 

Symanski, MVA Architects; Kevin Johnson, JBA Civil Engineers; Sam Stiebel, Regency 

Centers; and Pat Harris, Lerch, Early & Brewer. 

The meeting commenced with Pat Harris introducing the Applicant’s team and explaining that 

the application is a Site Plan Amendment to the existing multi-family building and involves 

fairly minor revisions.  Sam Stiebel then provided an update on the development of the overall 

project, including EYA’s townhomes and the senior living project and Regency’s leasing efforts.  

Justin Donaldson provided an overview of Greystar and their experience in Montgomery County.  

The majority of the Applicant’s presentation was devoted to Brian Symanski explaining the 

proposed revisions including the 20,000 square foot reduction in retail space, the relocation of 

the residential lobby to Westbard Avenue, the relocation of one level of below grade parking to 

above grade and the change in the location and orientation of the private outdoor space.   Brian 

noted that the number of residential units remains unchanged at 200.   Brian then ran through a 

sheet by sheet comparison of the approved and proposed exterior of the project.  He noted that 

the height remains 60 feet and that the approved parking provided a range of 332 minimum and 

511 maximum and the applicant is proposing 393 parking spaces.   Pat Harris then concluded the 

Applicant’s presentation by explaining the Site Plan Amendment process and that a hearing is 

anticipated in mid-Spring, 2025.     

The attendees had the following questions and comments:  

Q. How much parking was previously approved and what is being proposed now?   There is

concern that there is not a sufficient amount of parking.

A. The number of parking spaces for the residential is not changing.  The decrease in

parking is a result of the reduction in the retail space.  There will be 261 spaces for the

residential, 102 for the retail and 30 additional spaces for the office condominium unit.  The

project meets the Zoning Ordinance requirements and the Applicant is confident that the parking

will meet the parking demand.

Comment:  I do not support reducing the retail space.  

Response:  We tried to preserve the retail in the locations where it is most important and 

moved other activating uses to Westbard Avenue.   Vacant retail will not activate the street. 

Comment: I have issue with the design of the existing constructed garage. 
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Response:  The point of the meeting is to focus on the multi-family that is the subject of the 

application.  

 

Q. How many fewer retailers will there be?  

A. 20,000 square feet.  The space was intended for a junior box retailer, but there is no 

longer interest in that space.   At the most it would have been one or two retailers.  

 

Q. When will construction start?  

A. Goal is the end of 2025.  

 

Comment: It is dangerous to have the loading located across the street from a park.  I would 

like to see the location changed:  

Response:  Given the change in the retail space, only smaller trucks are anticipated now and 

loading is preferred on a secondary road, instead of along Westbard.  Moreover, the park will be 

fenced.  

 

Q. Have you had difficulty finding retailers?  

A. Regency is happy with the mix of retailers that they have secured.  The plan was 

designed eight years ago and the market has changed.  The proposed change “right sizes” the 

retail in the project.  

 

Q. What are you doing to break up the massing of the building?  I like the first building.  

The proposed building needs more colors.  

A. MV+A was also architect of the first building as well and we will be employing a number 

of methods to break up the massing.  The façade now twists and turns and the adding of the 

courtyard also helps to break up the mass in the back.  We are working on the colors.   Our goal 

is that the building is compatible with the first building.  

 

Q. Will dogs be allowed? This project has little space for dogs. 

A. Greystar does allow dogs in their buildings.  

 

Q. When will the parks be completed?  

A. Spring of 2025 is the goal.  

 

Q. How is the height measured?  

A. To the flat part of the roof.  Note that the Zoning Ordinance does allow architectural 

embellishments to exceed the height measurement.  

 

Q. Is stormwater provided on the roof?  

A. No. The stormwater has not changed from the prior approval.  

 

Q. Do the revisions revise the construction agreement with the Kenwood Condominium?  

A. No.  

 

Note:  There were a number of questions and comments dealing with the relocation of the 

entrance to the garage and how that would affect the convenience of the customers to the 
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Kenwood Condominium.  Regency Centers had a scheduled meeting with the Kenwood 

Condominium owners for December 4th to discuss this issue.  

  

Q. Is the courtyard accessible to the public or only for the residents?  

A. It is exclusively for the residents. 

 

Q. The parking garage was supposed to provide overflow parking for the townhouses.  Is 

that still the case? 

A. The parking garage is public so individuals using any of the Center may park in the 

garage.   

 

Comment:  We are concerned about the overall lack of parking in the entire project.  

Response:  The goal of the developers is not to under park the project but also not to provide an 

excess of spaces that are not needed.   The number of spaces falls within the range permitted by 

the Zoning Ordinance and the developer believes that the number is adequate.  

 

Q. Would you consider lowering the rental rate for the retail and attracting additional 

tenants?  

A. Regency has paid careful attention to the retail mix and amount and thinks they have the 

right amount.  The junior box retailer ultimately did not make sense in this location.  Moving the 

residential lobby to Westbard will activate the street.  

 

Q. Where are the employees of the retailers going to park?  

A. The employees can park in the garage.  The employees are taken into account in the 

parking metric required by the Zoning Ordinance.  

 

 

The meeting adjourned at approximately 8:00 p.m.  
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