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DESIGN NARRATIVE

County Area Plan and Site Plan
The site is adjacent to the main East-West vehicular and pedestrian access to downtown Bethesda, 
and bisects East West Hwy and Montgomery Ave, becoming a sort of East bound urban peninsula and 
gateway to downtown. East West Highway/Montgomery and Bradley Ave are the only East-West direct 
access avenues to downtown Bethesda.

Massing
The site geometry defines a distinctive wedge-shaped massing like many other iconic urban conditions 
where diagonal streets intersect the city grid, such as Connecticut Ave in Dupont Circle or Broadway and 
the Flat Iron Building in Manhattan. The building massing will limit the apparent face of the building and 
provide a unique geometry to take advantage of the wedge shaped sculpting and stepping its edges for a 
dramatic effect. The steps are revealed in the building corner and edges, the building walls step down or 
up around an inflection line located on the midpoint of the East West Hwy façade.  These walls will create 
a modulated and articulated façade thats breaks up the building mass. If the site block is analogous to an 
urban peninsula and the streets are rivers, the building is carved like a canyon. 

Architecture
A  base distinguishes the public, residential and commercial functions, while the building articulation above 
materializes as three stepped, faceted solid planes within the build-to-line. The walls’ subtle steps will be 
accentuated at the building edges and corner, where the solid planes are exposed and an inner glass 
layer is revealed. Cast shadows will accentuate the steps along the building elevations. Vertical rhythm 
fenestration minimizes the building scale and reinforces the steps and horizontal strata through variations 
of building design.

Public Through Block Connection
The Bethesda Downtown Plan proposes a public through block connection to connect East West Hwy and 
Montgomery Ave along the west end side of the proposed site. Establishing a connection is a good
measure to improve connectivity to the Capital Crescent Trail and Purple line. However due to the 21 
feet of grade drop between East West Hwy and Montgomery Ave, and the existing garage structure 
blocking that connection, the proposed connection is redirected around the block and building corner. This 
rerouted connection will allow for a gentler pedestrian slope and will activate the building corner sidewalk, 
complementing the corner gateway condition.  At this time there is not a single owner encompassing the 
through block connection, and it is unknown if that portion of the block will ever be redeveloped. It would 
be better to provide a meaningful connection around the block for pedestrians to connect to the Capital 
Crescent Trail and the Purple Line today, rather than wait until the entire block is redeveloped. This would 
be a superior pedestrian condition rather than a stark drop off of the grade that occurs through the block.  
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Guidelines Flexibility
The Planning Board may approve alternative design 
approaches that better meet the intent of the design 
guidelines. This review flexibility will allow room for 
truly exceptional and unexpected creative solutions to 
improve the downtown. 

Certain guidelines provide a range of recommended 
dimensions to appropriately meet the intent. These 
ranges are not rigid requirements but instead provide 
more predictability for applicants as to what will be 
expected during development review, and provide staff 
and the Planning Board with a framework to guide 
the review process. Unless dimensions are specifically 
recommended in the Sector Plan, guidelines that 
include dimensions also outline opportunities for 
alternative design solutions to meet the intent of the 
guidelines. These alternatives address constrained 
sites and buildings of moderate height. 

Meeting the recommended dimensions in the 
guidelines does not ensure approval. Design proposals 
and alternative solutions will be evaluated during the 
development review process based on the surrounding 
context, site conditions, and how the project meets 
the Sector Plan goals and Design Guidelines intent. 

Design Advisory Panel
Based on direction from the County Council during its 
review of the Bethesda Downtown Sector Plan and the 
subsequent Bethesda Overlay Zone, the Montgomery 
County Planning Department is creating a Design 
Advisory Panel (DAP) to review and provide direction 
to the Planning Director and staff on Bethesda 
development applications submitted to the Planning 
Department.

The goals of the DAP are to ensure the highest quality 
design for the planned and built environment, assist 
in resolving issues that arise in the regulatory process 
where urban design principles conflict with other 
county regulations by providing review and discussion 
earlier in the process, and prioritize the allocation of 

the CR public benefit points in the CR Guidelines and 
the Bethesda Downtown Plan.

The DAP will be guided by the Bethesda Downtown 
Sector Plan, the Bethesda Downtown Design 
Guidelines, the Bethesda Overlay Zone and the 
CR Zone criteria for granting density incentives for 
exceptional design.

There are three types of projects that may be 
developed in Bethesda: Standard Method projects, 
Optional Method Projects utilizing mapped density 
only and Optional Method projects utilizing additional 
density through the Bethesda Overlay Zone. 
Though Standard Method projects under Site Plan 
review are not required to go to the DAP, it is highly 
recommended that these projects meet with the 
panel.

All Optional Method projects will be presented to 
the DAP and review staff. Developers are strongly 
encouraged to go through the Concept Plan process, 
and will have an opportunity to meet with the DAP at 
Concept Plan submission. Even if there is no Concept 
Plan, the applicant will be required to meet with the 
DAP to review their project early in the process.

In order for projects to be considered for additional 
density from the Bethesda Overlay Zone, the 
development design team will have to meet with staff 
and the DAP early on to review point allocations and to 
assess urban and architectural design implications.

Projects including 25 percent or more MPDUs provide 
an important public benefit and should be expedited 
through the DAP and development review process to 
the greatest extent possible.  
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Figure 2.04: Public Through-Block Connections and Trails

* Additional public through-block connections are possible. Exact location and alignment to be determined during the development 
review process.

*
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2.1.2 Urban Boulevard
Urban Boulevards typically carry a significant 
amount of pedestrian, bus and vehicular 
traffic, and connect to major transit nodes. 
These streets are predominantly lined by high-
rise buildings with a mix of commercial and 
residential uses. Examples of Urban Boulevards 
include Wisconsin Avenue and Old Georgetown 
Road.

Intent: Building and sidewalk design along 
Urban Boulevards should ensure both 
efficient pedestrian flow and comfort 
despite the prominence of large-scale 
buildings and streets. 

Table 2.01: Urban Boulevard
Sidewalk Zones  

A.  Planting/Furnishing Zone: 6 - 10 ft.
B.  Pedestrian Through Zone: 10 - 20 ft.
C.  Frontage Zone*: 0 - 10 ft.

Building Placement   

D.  Build-to Line: 25-30 ft. from street curb

Building Form  

E.  Base Height: 3-6 stories (35-70 ft.)
F.   Step-back: 10-15 ft.**
 

Alternative Treatments
** On this street type, buildings under 120 ft. may 
consider alternative methods to reduce tower bulk 
other than step-backs. These are outlined in Section 
2.4.8 Tower: “Menu” of Methods to Reduce Bulk. 

* The Frontage Zone can be minimized or 
eliminated particularly near transit stations 
to provide a wider Pedestrian Through Zone. 

15BETHESDA DOWNTOWN PLAN DESIGN GUIDELINES    JULY 2017

Source: Hariri Pontarini ArchitectsSource: Shalom Baranes Associates Architects

Source: landscapeperformance.org
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2.1.3 Downtown Mixed-Use Street
Downtown Mixed-Use Streets typically accommodate high 
levels of pedestrian activity with frequent parking turnover, as 
well as loading and service access needs for local businesses 
and multi-unit residential buildings. These streets are 
predominantly lined by mid- to high-rise buildings with a mix 
of commercial and residential uses. Examples of Downtown 
Mixed-Use Streets include Woodmont Avenue and most 
streets in the Downtown Bethesda core and Woodmont 
Triangle District.

Intent: Building and sidewalk designs 
along Downtown Mixed-Use Streets 
should create a vibrant environment 
that accommodates the diverse needs 
of businesses, residents and visitors. 
Sidewalks should balance ease of 
walkability for continuous pedestrian flow 
with space for outdoor uses. 

Table 2.02: Downtown Mixed-Use Street
Sidewalk Zones

A.  Planting/Furnishing Zone: 5  - 8 ft.
B.  Pedestrian Through Zone: 8  - 12 ft. 
C.  Frontage Zone*: 0  - 7 ft.

Building Placement

D.  Build-to Line: 15 - 20 ft. from street curb

Building Form

E.  Base Height: 3-6 stories (35 -70 ft.)
F.   Step-back: 10-15 ft.** 

 
Alternative Treatments
** On this street type, buildings under 120 ft. may 
consider alternative methods to reduce tower bulk 
other than step-backs. These are outlined in Section 
2.4.8 Tower: “Menu” of Methods to Reduce Bulk. 

D
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* The Frontage Zone can be minimized or 
eliminated to provide a wider Pedestrian 
Through Zone in areas with heavy foot traffic. 
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A high-rise building illustrating a clearly articulated base, step-
backs and vertical elements that extend the full building height. 
Source: FXFowle

A Downtown DC mixed-use street with a Planting Zone, wide and clear Pedestrian Through Zone and Frontage Zone with 
outdoor dining.

This mixed-use building combines commercial lower floors 
and residential upper floors, which are stepped back.
Source: Gensler
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DESIGN GUIDELINES -  GREEN COVER & SITE PLAN

6'-8"
10'-0"

12'-9"

29'-6"

19'-10"

montgomery ave

63BETHESDA DOWNTOWN PLAN DESIGN GUIDELINES    JULY 2017

2.3.2 Green Cover
Intent: The green cover guidelines are intended 
to increase overall tree canopy cover, expand 
green corridors, reduce heat island effect, 
improve air quality and carbon sequestration 
capacity and improve ecological biodiversity. See 
the Sector Plan Section 2.4.1 Urban Green.

Guidelines: 

On private property, provide a minimum of 35 
percent* green cover, which may include singularly 
or a combination of the following:

A. Intensive green roof (6 inches or deeper) on 35 
percent of rooftop.

B. Tree canopy cover on 35 percent of landscape.

C. A combination of tree canopy and intensive 
green roof for a total green cover of 35 percent 
or greater.

* If on-site energy generation requires the use of 
the roof or open space, accommodations for these 
features may alter the 35 percent minimum green 
cover requirement.

35%

OR

OR

35% Intensive Green Roof 

35% Tree Canopy 

35% Tree Canopy and 
Intensive Green Roof

35%
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DESIGN GUIDELINES -  UNIQUE GEOMETRY
ALTERNATE COMPLIANCE 
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C.  Vary Tower Heights

Whether creating a large 
development with several towers, 
or an infill development between 
multiple existing towers, variation 
in building height can reduce the 
imposing massing of several large 
structures built adjacent to each 
other. 

2.4.8 Tower: “Menu” of Methods to Reduce Bulk
Intent: Downtown Bethesda is an important location in Montgomery County for increased building 
heights to accommodate future growth. However, collectively, buildings at taller heights can be an 
imposing presence on the public realm by casting large shadows, limiting sky views and creating an 
uncomfortable scale for pedestrians. 

A.  Limit Tower Floor Plate

Reduced tower floor plates limit 
shadows on the public realm and 
allow access to sky view while also 
improving the quality of the building’s 
indoor environment.

B.  Use Unique Geometry   

Varied geometry adds visual interest 
and helps to reduce the perceived 
bulk of a building’s upper floors. 
Angled and curved facades allow a 
building to be viewed dynamically 
from different vantage points. They 
can enhance privacy between towers 
in close proximity by directing views 
away from nearby windows.
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E.  Vary Tower Placement and    
Orientation

Similar to variation in tower height, 
variation in tower placement and 
orientation can increase perceived 
separation between towers, reduce 
the perceived imposing massing 
of several adjacent towers and 
increase privacy by orienting views 
in different directions.

F.  Limit Apparent Face

The apparent face is the length of 
a facade plane that is unbroken by 
vertical changes in depth. Limiting 
this length reduces the perceived 
bulk of a long building facade. 

D.  Modulate and Articulate 
Facades

Techniques to break up large 
facades and reduce perceived 
building bulk include shifts in 
massing to allow for upper floor 
terraces, green roofs and balconies; 
changes in facade planes; and varied 
fins, frames and mullions to add 
depth to glass facades. 

tower

base
vertical 
facade 
break

There are several ways to reduce the actual bulk of a building’s upper floors or to creatively reduce the 
perceived bulk of the building. Below is a menu of design techniques that can be used to sculpt building 
towers and achieve a varied skyline responsive to human scale. Every project is not required to apply 
every method; however, several should be used in combination to best meet the guideline intent.

Apparent
Face
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orientation can increase perceived 
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the perceived imposing massing 
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F.  Limit Apparent Face

The apparent face is the length of 
a facade plane that is unbroken by 
vertical changes in depth. Limiting 
this length reduces the perceived 
bulk of a long building facade. 

D.  Modulate and Articulate 
Facades
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There are several ways to reduce the actual bulk of a building’s upper floors or to creatively reduce the 
perceived bulk of the building. Below is a menu of design techniques that can be used to sculpt building 
towers and achieve a varied skyline responsive to human scale. Every project is not required to apply 
every method; however, several should be used in combination to best meet the guideline intent.
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BUILDING SUMMARY
0 100’ 200’ 400’

GROUND FLOOR F2-F4

F5-F8 F9-F12

Floor B3 B2 B1 F1 F2 F3 F4 F5 F6 F7 F8 F9 F10 F11 F12 PH Total
Gross Area (Inc Blacs) 0 0 2463 6480 18660 18660 18660 18660 18660 18660 18660 18770 18770 18770 18770 0 214,643 SF
Gross Area (Not Inc Balcs) 0 0 2390 6300 18140 18140 18140 18140 18140 18140 18140 18250 18250 18250 18250 0 208,660 SF
Ratio of Units with Balconies 50.0%
Average Balcony Size 70 SF
Net Area Efficiency 82% 0 0 1960 5170 14870 14870 14870 14870 14870 14870 14870 14970 14970 14970 14970 0 171,100 SF
Units GSF/Unit 0

NSF/Unit 1000 171
Amenity Area 0 0 0 6480 0 0 0 0 0 0 0 0 0 0 0 0 6,480 SF
Office Area 0 0 0 10000 0 0 0 0 0 0 0 0 0 0 0 0 10,000 SF
Residential Parking Required 0.5 86
Office Parking Required 2.5 25
Total Parking Required 111
Garage Parking Provided 46 34 30 0 0 0 0 0 0 0 0 0 0 0 0 0 110
Surface Parking 7
Total Parking Provided 117

Site Summary
Site Area (Acres) 0.55 Acres
Site Area (SF) 23,829 SF
Current Zoning CR
Maximum Height 120'
Proposed Height 120'
Proposed FAR 9.18

Building Summary
12 story concrete residential building
3 story basement parking garage

Gross Residential Area per Floor (Typical) 18,700 SF
Gross Residential Area 214,700 SF
Net Residential Area 171,100 SF
Units (1000 NSF/Unit) 171

Amenity Area 6,500 SF
Retail Area 10,000 SF

Parking Summary
Parking Required
Residential 86
Office 25
Total Parking Required 111

Parking Provided
Garage Parking Provided 110
Surface Parking Provided 7
Total Parking Provided 117

<-- Delete if using NSF

/unit (Including 50%  transit reduction)
/1000 sf

<-- Delete if using GSF

PROPERTY LINE

R.O.W
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	DAP Application - Bethesda Gateway
	DAP Submission - Bethesda Gateway

	Project Name: Bethesda Gateway 
	File Numbers: N/A
	Project Address: 4300, 4302, 4304 East-West Highway, Bethesda, Maryland
	Concept Plan: Off
	Sketch Plan: On
	Site Plan: Off
	NamePrimary Contact: Alisa Rosenberg
	PhonePrimary Contact: 301-683-7648
	EmailPrimary Contact: alisa.rosenberg@bozzuto.com
	Architect: Federico Soifer, KTGY Architecture + Planning, 703-992-6116, fsoifer@ktgy.com
	Landscape Architect: TBD
	ZoneProject Data: CR 1.5, C-1.5, R-1.5, H-120'
	Proposed HeightProject Data: 120'
	Proposed DensityProject Data: 9.18
	Proposed Land Uses: Multi-family living and Commercial
	Brief Project Description and Design Concept If the project was previously presented to the Design Advisory Panel describe how the latest design incorporates the Panels comments: This is a pre-concept submission to get input from the Design Advisory Panel.

The Property is located at the intersection of East-West Highway and Montgomery Avenue and is currently developed with former single-family homes that have been converted to office use and associated surface parking.  Consistent with the goals and recommendations of the 2017 Approved and Adopted Bethesda Downtown Plan (the "Sector Plan"), the Applicant is proposing to redevelop the Property with a mixed-use, predominately residential development, that is more reflective of the Property's location at a gateway entrance to the Bethesda Central Business District ("CBD").  The Property will include ground floor commercial use, directly at the corner of the intersection. 
 
The project is proposed to achieve an overall height of 120', and unique geometry of the site, in conformance with the Property's zoning and the recommendations of the Sector Plan. The building architecture has been designed to specifically respond to the intent of the July 2017 Approved Bethesda Downtown Plan Design Guidelines.  Given the building height (i.e. 120'), the project employs several alternative "menu" options to break up the mass of the building, including using: unique geometry, modulated and articulated facades, variations in building materials and colors, and limiting the apparent face of the building.  The Project will provide an iconic building at this prominent location, to mark this entrance to the CBD.  

The existing buildings on the Property are currently set back, with parking located between the buildings and the street.  As such, the Project will significantly improve and enhance the pedestrian environment.  The building has been pulled closer to the street to define the pedestrian environment and create a continuous building line along both East-West Highway and Montgomery Avenue.  Additionally, the building will provide ground floor commercial use, to further activate the street.  

The Project will provide stormwater management and seeks to provide 35% of the net lot area as green cover. 
 
	Exceptional Design Public Benefit Points Requested and Brief Justification: The project intends to maximize the exceptional design points.  The project is:

• Providing innovative solutions in response to the immediate context;
• Creating a sense of place, that serves as a landmark;
• Enhancing the public realm in a distinct and original manner; 
• Introducing materials, forms, or building methods unique to the immediate vicinity or applied in a unique way;
• Designing compact, infill development so living, working and shopping environments are more pleasurable and desirable on a problematic site; and    
• Striving to integrate low-impact development methods into the overall design of the site and building, beyond green building or site requirements.



