™ Montgomery County Planning Board

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

2425 Reedie Drive, Floor 14, Wheaton, MD 20902 | Phone: 301-495-4605
www.montgomeryplanningboard.org | mcp-chair@mncppc.org

DATE MAILED:
June 3, 2026
MCPB No. 26-30
Sketch Plan No. 320260020

Montgomery Pearl
Date of Hearing: April 30, 2026

RESOLUTION

WHEREAS, under Section 59-7.1.2 of the Montgomery County Zoning
Ordinance, the Montgomery County Planning Board is authorized to review sketch plan
applications; and

WHEREAS, on January 22, 2026, Promark Development, LLC (“Applicant”) filed
an application for approval of a sketch plan for up to 703,000 square feet of total density
for a mixed-use development (for up to 625,000 square feet of multi-family residential
development, with 15% MPDUs, and for up to 78,000 square feet of commercial
development), and up to 73,196 square feet of BOZ density with associated Park
Impact Payment on 3.81acres of CR-5.0, C-4.0, R-4.75, H-175’; CR-3.0, C-3.0, R-3.0,
H-145’; CR-1.5, C-1.5, R-1.5, H-145’; CR-1.5, C-1.5, R-1.5, H-120’; and the Bethesda
Overlay Zone, zoned-land, located at the southwest and southeast quadrants of the
intersection of Pearl Street and Montgomery Avenue in downtown Bethesda (“Subject
Property”) in the Bethesda CBD Policy Area and 2017 Bethesda Downtown Sector Plan
& 2025 Bethesda Downtown Plan Minor Master Plan Amendment (“Sector Plan” or
“‘Master Plan”) area; and

WHEREAS, Applicant’s sketch plan application was designated Sketch Plan No.
320260020, Montgomery Pearl (“Sketch Plan” 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 Board, dated April 17, 2026, providing its analysis and recommendation for
approval of the Application subject to certain binding elements and conditions (“Staff
Report”); and
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WHEREAS, on April 30, 2026, the Planning Board held a public hearing on the
Application and voted to approve the Application subject to conditions, on the motion of
Commissioner Hedrick, seconded by Commissioner Pedoeem, with a vote of 5-0; Chair
Harris, Vice Chair Linden, and Commissioners Bartley, Hedrick and Pedoeem_voting in
favor.

NOW, THEREFORE, BE IT RESOLVED that the Planning Board approves
Sketch Plan No. 320260020, Montgomery Pearl, for construction of up to 703,000
square feet of total density for a mixed-use development (for up to 625,000 square feet
of multi-family residential development, with 15% MPDUs, and for up to 78,000 square
feet of commercial development), and up to 73,196 square feet of BOZ density with
associated Park Impact Payment on the Subject Property, subject to the following
binding elements and conditions:’

A. Binding Elements. The following site development elements are binding under
Section 59-7.3.3.F of the Montgomery County Zoning Ordinance:

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.

RN~

All other elements are illustrative.

B. Conditions. This approval is subject to the following conditions:

1. Density
The Sketch Plan is limited to a maximum of 703,000 square feet of total density
for a mixed-use development (up to 625,000 square feet of residential
development, with a minimum of 15% MPDUs, and up to 78,000 square feet of
non-residential development), and up to 73,196 square feet of Bethesda Overlay
Zone (BOZ) density.

2. Height

a) West Building: The development is limited to a maximum height of 55 feet, as
measured from the building height measuring point to be illustrated on the
Certified Site Plan.

" For the purpose of these binding elements and 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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b) Central Building: The development is limited to a maximum height of 145 feet,
as measured from the building height measuring point to be illustrated on the
Certified Site Plan.

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

3. Incentive Density

At the time of Site Plan application, the requirements of Division 59-4.7 and the
Incentive Density Implementation Guidelines for CR and CRT Zones must be
fulfilled for each public benefit. The Applicant must demonstrate how they are
achieving incentive density by providing a combination of public benefits as listed
below, however modifications may be made under Section 59-7.3.3.1 at the time
of Site Plan application, without amending the Sketch Plan. Final categories and
tiers will be established at Site Plan approval.

a) Environmental Resilience: Energy Efficiency
b) Infrastructure for Compact Growth: Public Facilities
c) Complete Communities: Design Excellence

4. Public Open Space
The Applicant must provide a minimum of 10% of the Site Area as Public Open
Space.

5. Park Impact Payment

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

6. Green Cover

At the 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. Any credited green roof areas must
be built in and avoid the use of tray systems.

7. Bethesda Downtown Plan Design Guidelines
At the time of Site Plan, the Applicant must demonstrate the following:

a) Address comments from the Design Advisory Panel regarding site amenities,
landscaping, and architectural themes between the East, Central, and West
buildings as specified in the September 24, 2025 meeting minutes; and

b) 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.
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8.

10.

MCDOT

The Planning Board has reviewed and accepts the recommendations of the
Montgomery County Department of Transportation (“MCDOT?”) in its letter dated
April 2, 2026, and 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 if the amendment does not conflict with any other
conditions of the Sketch Plan approval.

DHCA

The Planning Board has reviewed and accepts the recommendations of the
Montgomery County Department of Housing and Community Affairs (‘“DHCA”), in
its letter dated April 6, 2026, and incorporates them as conditions of the Sketch
Plan approval. The Applicant must comply with each of the recommendations in
the letter, which DHCA may amend if the amendment does not conflict with other
conditions of the Sketch Plan approval.

Future Coordination for the Preliminary and Site Plan

In addition to any other requirements for Site Plans under Chapter 59 or
Preliminary Plans under Chapter 50, the Applicant must address the following in
the Preliminary Plan and Site Plan applications as applicable:

a) The updated NRI must be approved prior to submission of the Preliminary
Plan;

b) Submit and receive approval of a Forest Conservation Plan;

c) ldentify and address all existing/potential utility conflicts or other site
limitations with street tree design in order to realistically achieve the
streetscape plantings goals;

d) Address the Canopy Corridors guidelines (Bethesda Downtown Sector Plan
Design Guidelines 2.1.10) to among other related goals, explore providing a
double row of trees along Montgomery Avenue and Pearl Street frontages;

e) Adress the Urban Ecosystems recommendations of the Bethesda Downtown
Plan (Section 1.3.3) including but not limited to the streetscape canopy goals
and the burying overhead wires to avoid conflicts with street trees;

f) Provide details, cross sections, and specifications demonstrating appropriate
soil volumes for new plantings;

g) Obtain Stormwater Management concept approval consistent with Chapter 19
of the Montgomery County Code that also addresses the recommendations of
the Bethesda Downtown Sector Plan Water Quality (Section 2.4.2.B);

h) Address Bird-Safe Design per the Bethesda Downtown Sector Plan Design
Guidelines, with emphasis on glazing;
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i) Address the High Performance Area recommendations per the Bethesda
Downtown Sector Plan (Section 1.3.4) and submit a draft Energy
use/generation model as required by the Bethesda Implementation
Guidelines.

j) Provide a noise analysis at Preliminary Plan submission addressing the
current and 20-year projected noise levels impacting the site.
11. Validity
A Site Plan must be submitted within 36 months after the date this resolution is
sent in accordance with Section 59-7.3.3.G of the Zoning Ordinance.

BE IT FURTHER RESOLVED that having given full consideration to the
recommendations of its Staff as presented at the hearing and/or as set forth in the
Staff Report, which the Planning Board hereby adopts and incorporates by reference
(except as modified herein), and upon consideration of the entire record and all
applicable elements of the Zoning Ordinance, the Board finds that as conditioned the
necessary elements of the Sketch Plan are appropriate in concept and appropriate
for further review at site plan and that they:

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

Table 1: Montgomery Pearl Sketch Plan Data Table for CR Zone, Optional
Method, Sections 59-4.5.4 and 59-4.9.2

Development Standard Permitted / Proposed
Required

Tract Area 1 n/a 31,695 sf (0.73 ac)

Tract Area 2 n/a 22,742 sf (0.52 ac)

Tract Area 3 n/a 9,634 sf (0.22 ac)

Tract Area 4 n/a 101,781 sf (2.34 ac)

Total Tract Area n/a 165,852 sf (3.81 ac)

Tract Area - Prior Dedication n/a 33,531 sf (0.77 ac)

Tract Area - Proposed Dedication n/a 5,023 sf (0.12 ac)

Site Area? (tract area minus dedications) n/a 127,298 sf (2.92 ac)

Maximum Commercial Density (GFA/ FAR)

Tract 1 - CR-5.0, C-4.0, R-4.75, H-175’ 126,780 sf (4.0)

Tract 2 - CR-3.0, C-3.0, R-3.0, H-145’ 68,226 sf (3.0)

Tract 3 - CR-1.5, C-1.5, R-1.5, H-145’ 14,451 sf (1.5)

Tract 4 - CR-1.5, C-1.5, R-1.5, H-120’ 152,671 sf (1.5)

2 Site area is determined by tract area minus any previous and proposed dedications per Section 59-
41.7.A.
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Maximum Total Commercial Density -
Mapped?

Development Standard

Maximum Residential Density (GFA/ FAR)
Tract 1 - CR-5.0, C-4.0, R-4.75, H-175’
Tract 2 - CR-3.0, C-3.0, R-3.0, H-145’

Tract 3 - CR-1.5, C-1.5, R-1.5, H-145’

Tract 4 - CR-1.5, C-1.5, R-1.5, H-120’
Maximum Total Residential Density —
Mapped?

Total Mapped Density (GFA/FAR)?
Transfer Density — Residential

BOZ Density*

Total GFA/FAR

MPDU Requirement

West Bldg. Height, max®
Central Bldg. Height, max®
East Bldg. Height, max®
Public Open Space (min sf)

362,128 sf (2.18) West Bldg.: 2,000 sf (0.01)
Central Bldg.: 76,000 sf
(0.46)
East Bldg.: 0 sf (0.00)
Total: 78,000 sf (0.47)

Permitted /
Required

Proposed

150,551 sf (4.75)
68,226 sf (3.0)
14,451 sf (1.5)
152,671 sf (1.5)
385,899 sf (2.33) West Bldg.: 85,000 sf (0.51)
Central Bldg.: 115,412 sf
(0.70)

East Bldg.: 115,411 sf (0.70)
Total: 315,823 sf (1.91)

393,823 sf (2.38) 393,823 sf (2.38)

165,038 sf West Bldg.: 0 sf (0.00)

(0.996) Central Bldg.: 82,519 sf
(0.498)
East Bldg.: 82,519 sf (0.498)
Total: 165,038 sf (0.996)

n/a West Bldg.: 0 sf (0.00)
Central Bldg.: 72,069 sf
(0.435)
East Bldg.: 72,070 sf (0.435)
Total: 144,139 sf (0.870)

n/a West Bldg.: 87,000 sf (0.53)
Central Bldg.: 351,000 sf
(2.11)
East Bldg.: 265,000 sf (1.60)
Total: 703,000 sf (4.24)

15% 15%

175 ft 55 ft

120 ft - 145 ft 120 ft - 145 ft

120 ft 120 ft

10% (12,730 10% (12,730 sf)

sf)

a) Implement the recommendations of applicable master plans (59-4.5.1.A)

3 FAR averaging across all four tracts is proposed as per Section 59-4.9.2.C.5.
4 Park Impact Payment (PIP) contribution for BOZ density to be made in accordance with Section 59-

4.9.2.C.2 and adjusted per Section 59-4.9.2.C.3.c.

5 Final building heights and number of parking spaces to be provided at the time of Site Plan.
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The Application substantially conforms to the recommendations for the
Subject Property included in the 2017 Bethesda Downtown Sector Plan
(“Sector Plan”) and 2025 Bethesda Downtown Plan Minor Master Plan
Amendment (“Master Plan”). Specifically, the Sector Plan builds 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. Environmental innovation, 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 Subject Property consists of Sites 189, 203, 204, and 205 in the Pearl
District as identified in the Sector Plan. The maximum allowable height was
increased to 175 feet on Site 189 to provide flexible development
opportunities; all previously “T” designated heights were increased by 20
percent. Site 203 was rezoned from CRN to a comparable CR zone to
accommodate flexible future development opportunities. Sites 204 and 205
were rezoned from EOF to an equivalent CR zone, with the same density, to
increase the maximum building height to 145 feet and promote mixed-use
infill redevelopment. This District is adjacent to the mixed-use Wisconsin
Avenue Corridor District and bisects the Eastern Greenway District. The
Pearl District serves as the eastern gateway for the Sector Plan area and
includes a mix of commercial and residential uses. The streets within the
Pearl District each have a distinctively different character. The buildings
within the Pearl District are equally diverse, ranging from small-scale
commercial businesses to single-unit residences to high-rise commercial and
residential buildings.

Specifically, the Project addresses the following goals as outlined in the
Sector Plan and Pearl District sections of the Sector Plan:

« Take best advantage of existing and planned transit, including Metrorail,
Purple Line light rail, bus rapid transit (BRT) and bus, and the walking and
biking options along the CCT.
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The Project proposes residential and commercial uses that will support the
multimodal vision of the Sector Plan for the existing and future
transportation infrastructure. The Subject Property is located within 900
feet of the Bethesda Metrorail Station and future Purple Line Station.
Currently there are Metrobus and Ride On routes/stops located along
Montgomery Avenue and East-West Highway that provide access to BRT
and bus options for transit. The Property is bounded on the south by the
Capital Crescent Trail, which provides access to a regional pedestrian and
bicyclist facility. The Project includes the conversion of Pearl Street into a
shared street that will connect directly with the CCT.

Promote a diversified mix of housing options in the Downtown through
mixed-use and multi-unit residential zoned development.

The Project provides a diversified mix of housing options within a three-
building mixed-use redevelopment of the Subject Property. The
Application proposes up to 590 multi-family dwelling units, including 15%
MPDUSs, to be offered in a range of sizes and layouts. The mixed-used
nature of the Project, along with the diversity of unit configurations, will
serve a wide range of household types. The commercial uses will provide
ground-floor retail and a new health and wellness club for future residents
and the surrounding neighborhood.

Create a gateway to Bethesda along East-West Highway and a gateway
to the Metro Core District at Pearl Street through public art, landscaping
and architecture. Promote a diversified mix of housing options in the
Downtown through mixed-use and multi-unit residential zoned
development.

The Project will create and define a gateway for Bethesda and the Metro
Core District at Pearl Street through the combination of architecture, public
open space design, and landscaping. The massing of the three buildings
is designed to promote a mixed-use development that expresses
contemporary architecture and fits contextually as a site-specific design.
The public open space is designed to support the mixed-use nature of the
Project, while also activating and connecting with the surrounding public
realm. The open space includes enhanced streetscapes, widened
sidewalks, new street trees, a mix of paving and hardscape materials, site
furniture, designated seating areas, a terraced monumental staircase and
urban plaza that connects to the CCT, a linear landscape park, and a
terraced pocket park that connects with a mid-block connection along
Montgomery Avenue.
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Promote more mixed use land uses to enhance 24-hour activity in the
district.

The Project will be developed with three buildings that will provide a mix of
590 residential units, a new health and wellness club, and ground-floor
retail. The different mix of uses for the Project will increase foot traffic and
activation for enhanced 24-hour activity within the Pearl District.

Promote Pearl Street as a new Main Street with local neighboring serving
retail.

Pearl Street will be developed as a shared street with wide sidewalks, new
street trees, site furniture, seating areas, a mixed palette of hardscape
materials, pedestrian scale lighting, and terminate an elevated urban plaza
replete with a terraced monumental staircase. The urban plaza will
provide a direct connection to the CCT. The shared street concept
supports the Sector Plan’s vision of Pearl Street as a new Main Street by
creating a pedestrian-scaled gateway to Downtown Bethesda and the
CCT, while also providing a public realm that is connected to the mixed-
use development and the context of the surrounding community.

Development along the Capital Crescent Trail (CCT) should enhance the
trail experience for users and minimize negative impacts. The facade of
new development along the CCT should orient towards the trail with
ground floor activating uses or provide an appropriate transition with
setback and landscape buffer.

The Project will enhance the trail experience for users of the CCT by the
establishment of both a physical and visible connection between the trail
and Pearl Street. These connections will create and define the Project as
a gateway between the CCT and Downtown Bethesda within the Pearl
District. The visible building fagades along the CCT will be terraced,
stepped back based on compatibility requirements and generous setbacks
for the Subject Property, and a landscaped green buffer along the edge of
the trail. This will minimize visual and functional impacts on the CCT,
while fostering and preserving the trail's recreational character, as well as
providing areas of respite that will also enhance the overall experience for
those walking and bicycling on the CCT.

Enhance pedestrian connectivity throughout the district.
This Project is a mixed-use development that will improve pedestrian and

bicycle infrastructure and will redevelop Pearl Street as a shared street.
This shared street will prioritize pedestrians while accommodating only
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limited vehicular access. There will be multiple pedestrian connections
from the Site to the Capital Crescent Trail. Overall, the Project will provide
safe and attractive pedestrian routes that link retail, residential, and transit
areas.

Enhance Street activity on the emerging retail block along Pearl Street.

Pearl Street will be redeveloped as a shared street which will encourage
its use as a public gathering space and gateway for the Pearl District,
thereby enhancing street activity. The shared street will promote
continuity for the streetscapes based on new street trees, pedestrian
scaled lighting, varied hardscape materials, site furniture, and defined
outdoor seating.

Improve connectivity throughout the district.

The Project improves connectivity within the Pearl District and greater
Downtown Bethesda by reducing curb cuts, simplifying circulation,
providing sidewalk improvements, and increasing the overall safety for
pedestrians and bicyclists. Additionally, the Project is within close
proximity to the Metro, future Purple Line, and bus routes, which will also
increase connectivity.

Encourage infill and reinvestment on underutilized commercial sites and
surface parking lots.

The Project is mixed-use and focuses on the redevelopment of the
underutilized commercial sites and surface parking lots that are currently
located on the Subject Property and is a reinvestment. The nature and
typology of the approach is a mixed-use infill development that will provide
housing and commercial uses within the Pearl District.

Environmental Recommendations

Bethesda Downtown Sector Plan and the associated Design Guidelines
have numerous environmental recommendations addressing a wide
variety of topics such as green cover, canopy corridors, high performance
buildings and bird friendly architecture. As conditioned, the
recommendations will continue to be explored as part of the upcoming
Preliminary and Site Plan submissions.
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The Master Plan recommends 35% green cover to be met onsite by either
tree canopy, green roof or a combination of both. As conditioned, the
Applicant will meet the requirements as part of a future application.

The Master Plan recommends 50% right of way canopy cover and also
recommends a double row of trees along Montgomery Avenue and Pearl
Street frontages (per the Canopy Corridors Design Guidelines 2.1.10).
Although the Applicant has expressed concern on meeting the double
rows of trees due to competing interest within the limited ROW, they will
continue to explore options to maximize tree canopy as feasible. As
conditioned, the Applicant will address performance standards such as
providing appropriate soil volumes and identifying and addressing all
existing/potential utility conflicts or other site limitations with street tree
design in order to realistically achieve the ultimately proposed streetscape
plantings goals.

The Bethesda Downtown Sector Plan includes recommendations for High
Performance Buildings (Section 1.3.4) and the associated Bethesda
Implementation Guidelines (page 28) specify how the requirements, which
include an energy use/generation model, are met. As conditioned, the
Applicant will address the requirements as part of a future application.

The windows, doors and other building complements can be deadly
obstacles for birds. The Master Plan has several bird safe design
recommendations with the intent to integrate elements into the building
and site design to warn birds before they collide. As conditioned, the
Applicant must demonstrate how the ultimate design features meet the
bird safe design recommendations with an emphasis on glazing.

b) Target opportunities for redevelopment of single-use commercial areas

and surface parking lots with a mix of uses.

The Property is currently developed with commercial uses and surface
parking. The Application proposes redeveloping the Site with a three-building
transit-oriented mixed-use development that includes new multi-family
residential units, recreational amenities, and ground-floor retail. The Project
is located within the Pearl District in walking and bicycling distance of transit
and the CCT.

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.
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d)

The redevelopment will provide a high density of multi-family residential
housing with County-regulated affordable housing, commercial services
featuring retail and a health and wellness club, public facilities and amenities
with the design and configuration of the public open space, and mobility
options by providing a transit-oriented and multimodal mixed-use
development. The dwelling units will be offered in a diverse range of different
units and sizes. The health and wellness club and ground-floor retail will be
available to the neighborhood and community. The public open space will
incorporate Pearl Street as a shared street, an urban plaza with a terraced
monumental stair, a linear landscape park along the CCT, and a mid-block
connection to a terraced pocket park; all of which offer opportunities for
community gathering and social interactions. The Planning Board discussed
their preference that the end of Pearl Street be more than just a pass-through
and that it be a comfortable meeting place as well. The mobility options are
accommodated by the Project’s location along the CCT and close proximity to
connections for the Purple and Red lines. Additionally, the Project includes a
new bus stop and bike lane along the frontage of Montgomery Avenue, along
with the creation of direct connections and trailheads for the Capital Crescent
Trail. No parking will be provided between Montgomery Avenue or Pearl
Street and the buildings. All parking will be provided as structured parking
within underground garages in the three buildings, with the number of access
points and curb cuts limited in order to minimize pedestrian and bicyclist
interactions with automobiles.

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

The Project will conform to the maximum building heights for each of the
three buildings. The West Building will be a maximum height of 55 feet, well
below the base zone maximum height of 175 feet, to respect the adjacent
existing Air Rights office building to the west. The Central Building will range
in height from a maximum height of 145 feet along the west side to 120 feet
along the east side in accordance with the base zone’s maximum height. The
East Building will continue with the same maximum height of 120 feet in
accordance with the base zone. When moving north-to-south on the Central
and East Buildings, both step down as terraces to a maximum height of 35
feet in response to the adjacent existing residential community in the Town of
Chevy Chase on the other side of the CCT. The overall massing and heights
of the buildings provide a comfortable and compatible approach in integrating
a mixed-use community within a Site that is effectively within a gradient of
transition from urban to residential. Additionally, the Project provides
enhanced streetscapes along Montgomery Avenue, a shared street approach
for Pearl Street, an elevated urban plaza that connects with the CCT, a linear
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landscape park along the CCT, and a mid-block connection and terraced
pocket park that will also interface and connect with the CCT.

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

The Application will provide for an increased residential density with 15%
MPDUs in downtown Bethesda with available transit and employment
opportunities.

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 public benefit points in accordance with
Sections 59-4.5.4.A.2 and 59-4.7 in order to achieve greater incentive density
and height than what is available when applying the Standard Method of
Development. The Application proposes to use the new public benefit points
system and is further detailed in Section 7 below. Final determination of
public benefit points will be determined at the time of Site Plan and final
adoption of the new benefit points system.

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

As discussed in Finding 1.a above, the Application substantially conforms to the
applicable Master Plan and Sector Plan.

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.

4. Under Section 7.7.1.B.5, for a property where the zoning classification on
October 29, 2014 was the result of a Local Map Amendment, satisfy any
green area requirement in effect on October 29, 2014; any green area under
this provision includes and is not in addition to any open space
requirement of the property’s zoning on October 30, 2014;
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The zoning on October 29, 2014 was not the result of a Local Map Amendment.

5. Achieve compatible internal and external relationships between existing
and pending nearby development;

The Project will achieve compatible internal and external relationships with
development nearby. The redevelopment will serve as a gateway for the Pearl
District and downtown Bethesda and will provide new connections and access for
the CTC and future Purple Line. The Project will enhance the streetscape along
Montgomery Avenue and convert Pearl Street into a shared street. Additionally,
the Project will include a linear landscape park, a terraced pocket park, an
elevated urban plaza with a monumental staircase, and a range of seating area
and gathering areas around the Property and streetscape. The Application also
introduces additional housing opportunities within downtown Bethesda, which is
compatible with existing uses.

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

Vehicular access and loading is safe and adequate. Access to parking for the
East Building will be provided via a curb cut from Montgomery Avenue. A mid-
block connection from Montgomery Avenue between the Central and East
buildings will provide access to the parking and loading for the Central Building
and to the East Building’s loading. Additionally, the Central Building will have a
second exit point from Pearl Street. Parking and loading for the West Building
will be accessed from an existing driveway at the end of Pearl Street.

Vehicular parking will be primarily below grade and fully screened. There will be
short-term bicycle parking dispersed at the ground level throughout the site and
long-term bicycle parking will be located in the garage, details of which will be
determined with subsequent applications.

There is also adequate bicycle and pedestrian access. Pearl Street will become
a shared street per the vision of the Bethesda Downtown Plan which will be a
street that prioritizes pedestrians and limits vehicular access. This will be done
through special pavers, street furniture, street trees, and pedestrian-scale
lighting.

During the public hearing, the Applicant requested a change to one of the
conditions reflecting their disagreement with MCDOT's letter, dated April 2, 2026,
which includes a comment that the Master Plan of Highways classifies Pearl
Street as a Downtown Street with a 60-foot right-of-way, and the Curbless and
Shared Street Design Guide does not recommend vehicular driveway access
onto Pearl Steet. The Planning Board did not modify any conditions, because it
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found that MCDOT can amend their letter at any time and the letter does not
expressly require the 60-foot right-of-way or deny access onto Pearl Street.
However, the Planning Board is stating its preference for a reduced 50-foot right-
of-way width and full access onto Pearl Street, subject to further review by
MCDOT and Transportation staff and amendment of the April 2, 2026 letter, if
appropriate.

Additionally, Montgomery Avenue will have separated bike lanes and sidewalk
for pedestrians. There will also be multiple pedestrian connections from the site
to the adjacent CCT. Details and technical evaluation of frontage and roadway
designs, including pedestrian and bike facilities, will be provided as part of
subsequent Preliminary Plan review.

7. 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 Public Benefit 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 Applicant’s request for incentive density and height is appropriate
for the community. Per Section 59-4.7.1.D, the Applicant requests to be
reviewed under the updated Public Benefit Points system. The final
determination of categories and tiers will be established at the time of Site Plan
approval.

For the proposed development, the Applicant proposes to invest more than one
million dollars to underground the utilities within the 680 linear feet of the
Property’s frontage along Montgomery Avenue. The undergrounding of utilities is
classified as a Tier 4 Public Facilities investment based on Section 59-
4.7.3.B.1.b.iv.(b), which states “underground all existing overhead utilities along a
site frontage, or another location offsite within the master plan area, with an
estimated cost greater than $1,000,000”. Per Section 59-4.7.1.B.3.d., any Tier 4
public benefit will satisfy all requested incentive density. The Project meets this
requirement, while also satisfying the Bethesda Overlay Zone public benefit
requirements in generating 10 points for exceptional design and meeting the
sustainability requirements of the High Performance Area.

8. 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.

At this time, the Applicant anticipates the Project to be built in one phase.
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BE IT FURTHER RESOLVED that the Board’s approval of a sketch plan is in
concept only and subject to further review at the site plan, when, based on detailed
review the Board may modify the Sketch Plan’s binding elements or conditions based
on the Montgomery County Code, the Master Plan, the Sector Plan, or other
requirements; and

BE IT FURTHER RESOLVED that this Resolution incorporates by reference all
evidence of record, including maps, drawings, memoranda, correspondence, and other
information; and

BE IT FURTHER RESOLVED that all binding site development elements shown
on the latest version of Sketch Plan No. 320260020, Montgomery Pearl, received by M-
NCPPC as of the date of the Staff Report, are required, except as modified by the
above conditions of approval; and

BE IT FURTHER RESOLVED that this Resolution constitutes the written opinion
of the Board in this matter, and the date of this Resolution is

June 3, 2026
(which is the date that this Resolution is mailed to all parties of record).

* * * * * * * * * * * * *

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 the motion of Commissioner Hedrick, seconded by
Commissioner Pedoeem, with a vote of 5-0; Chair Harris, Vice Chair Linden, and
Commissioners Bartley, Hedrick, and Pedoeem, voting in favor of the motion, at its
regular meeting held on Thursday, May 28, 2026, in Wheaton, Maryland and via video

conference. @J\/

Artie L. Harris, Chair
Montgomery County Planning Board

Approved as to
Legal Sufficiency: /s/ Emily Vaias
M-NCPPC Legal Department




	Montgomery Pearl
	RESOLUTION
	CERTIFICATION




