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     This is a large, complex project with several developers and numerous consultants, and thus the attached Statement of 
Justification should be read in full to understand the description of the project and the design concept.  In summary, Columbia 
Realty Venture LLC ("Columbia Realty"), Wisconsin Avenue Properties LLC ("WAP-FP"), and Wisconsin Columbia Venture LLC 
(the "Joint Venture") (collectively, the "Applicants") have submitted a Sketch Plan application for: (i) 7121 Wisconsin Avenue, 
7155 Wisconsin Avenue (the "Farm Women's Cooperative Market"), 7106 46th Street ("Parking Lot 24"), and 4600 Leland Street 
("Parking Lot 10") (collectively, the "East Side Properties"); and (ii) 7126 and 7140 Wisconsin Avenue, and 4705 Miller Avenue 
(collectively, the "West Side Properties"). The Sketch Plan proposes two alternate design approaches for the redevelopment of the 
East Side Properties, one of which includes Parking Lot 24 and Parking Lot 10 ("Option A"), and one of which does not ("Option 
B"). However, both Options retain the Farm Women's Cooperative Market as the designated historic resource it is, while at the 
same time including changes to revitalize the site and recontextualize it as the centerpiece of a broader, comprehensive mixed-use 
development.  

     Under both Options, the West Side Properties are proposed for up to 260 multi-family residential units and up to 7,500 square 
feet of non-residential uses. For the East Side Properties, Option A proposes up to 325 multi-family residential units (multi-family 
units and townhouse units), up to 27,805 square feet of non-residential uses (excluding approximatley 4,195 square feet in the 
existing historic Farm Women's Cooperative Market building).  In addition, existing parking spaces on Parking Lots 24 and, 
potentially, Parking Lot 10 would be relocated into an underground garage that would span 7121 Wisconsin Avenue and Parking 
Lot 24.  The potential redevelopment of one or both of the County surface parking lots will facilitate new parks and neighborhood 
greens. Under Option B, the proposed development for the West Side Properties remains the same as with Option A, but up to 
230 multi-family residential units and up to 5,005 square feet of non-residential uses are proposed on the East Side Properties 
with no redevelopment of Parking Lots 24 and 10.  

     The project proposed for the West Side Properties is unchanged from the time of the Design Advisory Panel's ("DAP's") 
previous review of the Sketch Plan in October 2018, and continues to include revisions that were presented at that time to address 
comments received on the initial Concept Plan in May 2018.  However, the Sketch Plan now proposes notable revisions for the 
development project on the East Side Properties, including but not limited to, the following: (1) relocation of the underground 
parking garage so as to minimize encroachments into the environmental setting of the historic Farm Women's Cooperative Market 
building; (2) replacement of the previously proposed stand-alone retail pavilion with a building addition for the Farm Women's 
Cooperative Market; (3) revisions to the multi-family building on the East Side Properties to accommodate a wider park on Parking 
Lot 24 and incorporation of a penthouse level on the eastern portion of the building; and (4) replacement of the previously 
proposed townhouses on Parking Lot 10 with a potential neighborhood green. 

✔
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Schedule a Design Advisory Panel review date with the Design Advisory Panel Liaison.
Laura Shipman, Design Advisory Panel Liaison, laura.shipman@montgomeryplanning.org, 301-495-4558
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Illustrative Site Plan
3D Massing Models
Typical Floor Plans
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Elevations
Perspective Views
Precedent Images

 

     The West Side Properties and the East Side Properties are each requesting approval of 10 public benefit points in the exceptional design category 
for their respective projects, which will be subject to separate Preliminary and Site Plans as explained in the attached Statement of Justification. In 
brief, the Sketch Plan proposes two coordinated design alternatives - Option A and Option B - that both propose to revitalize the Farm Women's 
Cooperative Market and transform it into the centerpiece of a broader comprehensive mixed-use setting, creating the "civic green"-like open space 
envisioned by the Sector Plan. Under both Options, redevelopment of the West Side Properties is considered in its larger context, with direct 
acknowledgment of the revitalized Farm Women's Cooperative Market, which will be a great new urban destination for Bethesda and for the region. A 
five-story base will create a continuous street edge at a comfortable pedestrian scale along the street frontages, responding to the tree canopy 
height and maintaining the character of the neighboring small-scale retail streets. The ground floor will primarily contain retail program, 
strengthening the street activity in the area. Connection to green space will also be a key component to the building's urban integration with 
enhanced streetscape and the introduction of activating uses at grade. Moving up the building, a defined stepback above the fifth floor will 
differentiate the tower from its base, allowing the tower to respond to the scale of the larger urban context. The base of the building will be 
articulated above the fourth floor with a distinct fifth floor to further reduce the scale of this element. Horizontal and vertical reveals will be 
incorporated into the building to breakdown the overall mass and create visually pleasing proportions. The building setback at the ground floor will 
be expanded at the residential lobby along Bethesda Avenue to encourage efficient pedestrian movement at the building entry. The stepback above 
the Bethesda and Wisconsin Avenue frontages will further enhance pedestrian comfort and create a better relationship to the open space at the Farm 
Women's Cooperative Market. The massing of the tower will be approached as multiple building blocks, which allows the flexibility to vary the tower 
heights. The height of the building at the southwest corner will be lower to comply with zoning and create a better relationship to the neighboring 
context. The height will be increased as the massing extends from south to north and also from west to east, allowing appropriate relationships to be 
established between the neighboring lower scale buildings to the south and the dense urban fabric to the north. This will also create a special top at 
the northeast corner that contributes to the quality of the skyline.  

     For the East Side Properties, Option A will allow for their comprehensive redevelopment, with existing public parking spaces on Parking Lots 24 
and, potentially, Parking Lot 10 relocated into an underground garage that will span the 7121 Wisconsin Avenue and Parking Lot 24 portions of the 
site, with only a minor encroachment into the Farm Women's Cooperative Market site at the southeast corner. Option A would also provide for all of 
the following: (i) a new multi-acre public park; (ii) an expanded mixed-use building that integrates retail, the building lobby, and townhouse-scale 
units at the base; (iii) an addition to the Farm Women's Cooperative Market building; and (iv) other site features and amenities. Option A would work 
in concert with its surroundings and form an integral part of a new urban composition that includes the refreshed Farm Women's Cooperative 
Market, new parks and, potentially, neighborhood greens, and the proposed future development on the West Side Properties. Under Option B, 
Parking Lots 24 and 10 would not be included, but a new multi-family building with ground floor retail would still be provided on the 7121 Wisconsin 
Avenue site in addition to the proposed "civic green"-like open space at the Farm Women's Cooperative Market.  

     The preliminary design concepts for the new building on the East Side of Wisconsin Avenue under both Options A and B are described in detail in 
the attached Statement.  Importantly, however, both scenarios represent a continued evolution from the initial plans for the residential tower that 
were presented at the time of Concept Plan. More specifically, the tower continues to provide improved separation from the existing office building 
to the south at 7101 Wisconsin Avenue, by shifting the proposed building to abut the northern property line of the 7121 Wisconsin Avenue portion of 
the site (rather than the approximate 15 feet setback from that property line that had been proposed with the Concept Plan submission). Above the 
ground floor, a distinct base will be established, with stepbacks and terraces above the sixth floor on all sides. It is anticipated that additional 
balconies and reveals will be carved out of the building mass to further enhance the presence of a distinct base, break down the overall mass of the 
building, and acknowledge the unique context of the site. The north side of the tower will be articulated with an increased stepback at the center, so 
as to acknowledge the presence of the Farm Women's Market building. Both Options also eliminate the cantilevered corner that was proposed in the 
Concept Plan submission and incorporate additional stepbacks at the top to further break down mass and compliment the skyline. 
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NOTES:
1. All Sketch Plan Drawings and Exhibits are conceptual and 
only represent the proposed development in an illustrative interpretation.



17037.L00   |   ©2019 FXCollaborative Architects LLP | All Rights Reserved

25 SEPTEMBER  2019   |  Design Advisory Panel 
BEThESDA MARkET  320190030  EAST SiDE

sUBMIssION UPdates

•	 removed Most of the Below Grade Parking Below Farm Women’s Market site

•	 removed retail Pavillion on Lot 24

•	 reconfigured Farm Women’s Cooperative Market with addition

•	 substantially Increased Park space and reduced Building Footprint on Lot 24

•	 No development on Lot 10, Only Park space
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BETHESDA MARKET  

NE AERIAL VIEW

NOTES:
All Sketch Plan Drawings and Exhibits are conceptual and 
only represent the proposed development in an illustrative interpretation.
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noteS:
1. all Sketch Plan Drawings and exhibits are conceptual and 
only represent the proposed development in an illustrative interpretation.October 2018 sketch Plan submission september 2019 sketch Plan submission
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BeLOW Grade ParkING

•	 reconfigured Below Grade Parking 

•	 eliminated Most of the Parking Below the Farm Women’s Market site

•	 Increased efficiency
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BEthESDA MARkEt  

TYPICAL BELOW gRADE PARkINg

SCALE : 1” = 50’-0”

OptiOn A EASt SidE prOpErtiES

7121 Wisconsin, Lot 24, & Farm Women’s Market

nOtES:
1. All Sketch plan drawings and Exhibits are conceptual and 
only represent the proposed development in an illustrative interpretation.
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noteS:
1. all Sketch Plan Drawings and exhibits are conceptual and 
only represent the proposed development in an illustrative interpretation.

*builDinG maSSinG anD balconY locationS aRe SubJect to ReFinement.
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Scale : 1” = 50’-0”

October 2018 sketch Plan submission september 2019 sketch Plan submission
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retaIL at FarM WOMeN’s Market sIte

•	 removed Freestanding retail Pavillion on Lot 24 

•	 reconfigured Farm Women’s Cooperative Market Building with addition
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BETHESDA MARKET  

NW AERIAL VIEW

OPTION A EAST SIDE PROPERTIES

7121 Wisconsin, Lot 24, & Farm Women’s Market

NOTES:
All Sketch Plan Drawings and Exhibits are conceptual and 
only represent the proposed development in an illustrative interpretation.
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noteS:
1. all Sketch Plan Drawings and exhibits are conceptual and 
only represent the proposed development in an illustrative interpretation.

October 2018 sketch Plan submission september 2019 sketch Plan submission



17037.L00   |   ©2018 FXCollaborative Architects LLP | All Rights Reserved

25 SEPTEMBER  2019   |  Design Advisory Panel 
BETHESDA MARKET  320190030  EAST SIDE

SUBMISSION UPDATES

• Relocated stair / elevator to parking 
below grade

• Substantially increased park space 
and substantially reduced building 
footprint on Lot 24

• Lawn to the north of Farm Women’s 
Market substituted with exterior 
market

• Removed Retail Pavilion on Lot 24

• Reconfigured Farm Women’s 
Cooperative Market with Addition

October 2018 Sketch Plan Submission September 2019 Sketch Plan Submission
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FARM WOMEN’S COOPERATIVE MARKET
7155 WISCONSIN AVENUE  |   BETHESDA, MD

H P C  S E C O N D  P R E L I M I N A R Y  C O N S U L T A T I O N

07.03.2019   26 

DESIGN CONCEPT STUDIES FOR MASSING / ROOF FORMS/ FENESTRATIONS

VIEW FROM THE NE ALONG WILLOW LN.

CUNNINGHAM | QUILL ARCHITECTS PLLC                            EYA LLC  |  BERNSTEIN MANAGEMENT CORP.  

SKETCH 1
• FORM, MASSING & ROOF: 

REPLICATES THE EXISTING ROOF FORM 
ON A LARGER SCALE 

• FENESTRATION: 
SOLID WALLS WITH REPLICATED 
WINDOW PROPORTIONS 

• THE ROOF OF THE ADDITION DISRUPTS 
THE RIDGE LINE OF THE FWM, GIVES 
FALSE IMPRESSION OF HISTORICAL 
DEVELOPMENT

• NOT ENOUGH DISTINCTION FROM 
THE FWM IN FORM, MASSING AND 
FENESTRATION

SKETCH 2
• FORM, MASSING & ROOF: 

REPLICATES THE EXISTING ROOF FORM 
ON A LARGER SCALE; 
PROVIDES A SPACE BETWEEN THE NEW 
CONSTRUCTION AND THE FWM ROOF

• FENESTRATION: 
PRIMARILY TRANSPARENT FACADE 
W/ EXPRESSION OF STRUCTURAL 
BAYS, REVERSE OF FWM’S PUNCH 
WINDOW/ SOLID WALL SYSTEM

• SEPARATING THE NEW ROOF FROM 
THE FWM ALLOWS THE HISTORIC ROOF 
FORM TO BE UNDERSTOOD AS IT WAS 
ORIGINALLY 

• FENESTRATION CREATES MORE 
DISTINCTION BETWEEN FWM AND 
ADDITION

SKETCH 3
• FORM, MASSING & ROOF: 

RECALLS A ROOF FORM OF FARM 
MARKET HISTORIC PRECENDENTS 
UNDER A SINGLE ROOF FORM; 
PROVIDES A SPACE BETWEEN THE NEW 
CONSTRUCTION AND THE FWM

• FENESTRATION: 
PRIMARILY TRANSPARENT 
FACADE, RECALLS THE OPEN AIR/ 
FLEXIBLE CHARACTER OF THE 
FARM MARKET STRUCTURES

• SEPARATING THE NEW ROOF FROM 
THE FWM ALLOWS THE HISTORIC ROOF 
FORM TO BE UNDERSTOOD AS IT WAS 
ORIGINALLY

• FENESTRATION IS DISTINCT FROM FWM 
AND IS IN KEEPING WITH THE FARM 
MARKET VERNACULAR

SKETCH 5
• FORM, MASSING & ROOF: 

DEPARTS FROM TRADITIONAL FWM 
ROOF FORMS, IS AN ABSTRACT 
REPRESENTATION OF FARM MARKET 
STRUCTURES 

• FENESTRATION: 
A BALANCE OF SOLID AND 
TRANSPARENT MATERIALS ON THE 
FACADE; IT IS A CONTEMPORARY 
INTERPRETATION OF OPEN AIR/ 
FLEXIBLE FARM MARKET FACADES 

• SEPARATING THE NEW ROOF FROM 
THE FWM ALLOWS THE HISTORIC ROOF 
FORM TO BE UNDERSTOOD AS IT WAS 
ORIGINALLY 

• FLAT ROOF IS SUBORDINATE TO THE 
FWM 

• PITCHED ROOF AND FENESTRATION 
ARE VISUALLY DISTINCT FROM FWM 
AND ARE A CONTEMPORARY NOD 
TO THE NEW USES AND PARK SETTING 
BEYOND

SKETCH 4
• FORM, MASSING & ROOF: 

RECALLS A ROOF FORM OF FARM 
MARKET HISTORIC PRECENDENTS W/ 
TWO SYMMETRICAL ROOF FORMS; 
PROVIDES A SPACE BETWEEN THE NEW 
CONSTRUCTION AND THE FWM 

• FENESTRATION: 
PRIMARILY TRANSPARENT 
FACADE, RECALLS THE OPEN AIR/ 
FLEXIBLE CHARACTER OF THE 
FARM MARKET STRUCTURES 

• SEPARATING THE NEW ROOF FROM 
THE FWM ALLOWS THE HISTORIC ROOF 
FORM TO BE UNDERSTOOD AS IT WAS 
ORIGINALLY 

• DOUBLE ROOF FORM OF THE 
ADDITION HONORS THE CENTRALIZED 
ORGANIZATION OF FWM AND SCALES 
DOWN THE SIZE OF THE ADDITION IN 
RELATION TO THE FWM 

• FENESTRATION IS DISTINCT FROM FWM 
AND IS IN KEEPING WITH THE FARM 
MARKET VERNACULAR

retaIL at FarM WOMeN’s Market sIte
INItIaL CONCePts PreseNted tO hPC hPC’s Unanimous 

Preferred alternative
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CUNNINGHAM   QUILL ARCHITECTS

Bethesda FW Market
7155 Wisconsin Ave Bethesda, MD

EYA LLC | Bernstein Management Corp.

Transverse Section
08/20/19

Rendered Elevation

FARM WOMEN’S MARKET: RENDERED ELEVATION

NOTES:
1. All Drawings and Exhibits are conceptual and 
only represent the proposed development in an illustrative interpretation.

*BUILDING MASSING IS SUBJECT TO REFINEMENT.
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CUNNINGHAM   QUILL ARCHITECTS

Bethesda FW Market
7155 Wisconsin Ave Bethesda, MD

EYA LLC | Bernstein Management Corp.

Transverse Section
08/28/19

1/8" = 1'-0"1 Addition Transverse Section
NOTES:
1. All Drawings and Exhibits are conceptual and 
only represent the proposed development in an illustrative interpretation.

*BUILDING MASSING IS SUBJECT TO REFINEMENT.

FARM WOMEN’S MARKET: SECTION

SCALE : 1/8” = 1’-0”
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SCALE : 1/16” = 1’-0”

FARM WOMEN’S MARKET: ROOF PLAN

NOTES:
1. All Drawings and Exhibits are conceptual and 
only represent the proposed development in an illustrative interpretation.

*BUILDING MASSING IS SUBJECT TO REFINEMENT.
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FARM WOMEN’S COOPERATIVE MARKET
7155 wisconsin avenue  |   bethesda, md

JuLY 03  2019

h p c  s e c o n d  p r e L i m i n a r Y  c o n s u L t a t i o n

                            E YA  L LC   |   B E R S T E I N  M A N AG E M E N T  CO R P.  

FWB
EXPANSION

LOOKING WEST LOOKING EAST

7121 WISCONSIN BUILDING ARTICULATION DIAGRAMS

NOTE:
1. This is a conceptual diagram illustrating massing, scale, and organization of building elements.

2. The elements of the building identified here will be considered relative to the adjacent historic 
setting:

•	 Pedestrian Scale Retail and the Lobby will be designed to relate to the scale and detail of the 
Farm Women’s Market Building and its addition.

•	 The Base and Mid-Rise elements will relate to the context of the historic setting and the new 
adjacent park.

•	 The Tower element will also relate to this context and will also acknowledge the broader context 
of existing and proposed buildings of a similar scale along Wisconsin Avenue.

3. The expansion of the Farm Women’s Market Building (FWB) is diagrammatic and will vary per the 
conceptual designs presented elsewhere.

FarM WOMeN’s Market
7121 WIsCONsIN BUILdING artICULatION dIaGraM
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INCreased Park sPaCe ON LOt 24

•	 substantially reduced Building Footprint on Lot 24 with a single Loaded hallway Configuration

•	 Increased Park space on Lot 24
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BEthESDA MARkEt  

SE Aerial view

NE Aerial view

OptiOn A EAst sidE prOpErtiEs

7121 Wisconsin, Lot 24, & Farm Women’s Market

nOtEs:
1. All sketch plan drawings and Exhibits are conceptual and 
only represent the proposed development in an illustrative interpretation.
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SCALE : 1” = 50’-0”

TYPICAL LOW RISE FLOOR
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TYPICAL LOW RISE FLOOR

SE Aerial view

NE Aerial view

NOTES:
1. All Sketch Plan Drawings and Exhibits are conceptual and 
only represent the proposed development in an illustrative interpretation.

*BUILDING MASSING AND BALCONY LOCATIONS ARE SUBJECT TO REFINEMENT.

Townhouse

Parking / Service

Retail

Circulation

Residential Unit

Residential Amenity Mechanical / Loading

SCALE : 1” = 50’-0”

typical Low rise Floor Plan
October 2018 sketch Plan submission

typical Low rise Floor Plan
september 2019 sketch Plan submission
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INCreased Park sPaCe ON LOt 24

Current rendered site Plan
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reCONFIGUred LOW-rIse deVeLOPMeNt

•	 Provide Greater Visual screen of 7101 Parking Garage and structure, by Incorporating  
Penthouse structure within 90’ height area of Lot 24
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8th FLOOr

SE Aerial view

NE Aerial view

noteS:
1. all Sketch Plan Drawings and exhibits are conceptual and 
only represent the proposed development in an illustrative interpretation.
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Statement of Justification for Sketch Plan Application No. 320190030

BETHESDA MARKET

7121 WISCONSIN AVENUE, 7126 WISCONSIN AVENUE, 7140 WISCONSIN AVENUE, 4705 
MILLER AVENUE, FARM WOMEN'S COOPERATIVE MARKET & PARKING LOTS 24 & 10

Bethesda, Maryland

Revised September 4, 2019

On behalf of Columbia Realty Venture LLC ("Columbia Realty"), Wisconsin Avenue Properties LLC 
("WAP-FP"), and Wisconsin Columbia Venture LLC (the "Joint Venture") (collectively, the 
"Applicants"), we respectfully submit this Sketch Plan application (the "Sketch Plan," or "Application") 
for the proposed redevelopment of the following properties located in Bethesda, Maryland: (i) 7121 
Wisconsin Avenue, 7155 Wisconsin Avenue (i.e., the "Farm Women's Cooperative Market"), 7106 46th

Street (i.e., "Parking Lot 24"), and 4600 Leland Street (i.e., "Parking Lot 10") (collectively or in part, the 
"East Side Properties"); and (ii) 7126 Wisconsin Avenue, 7140 Wisconsin Avenue, and 4705 Miller 
Avenue (collectively, the "West Side Properties").1  The East Side Properties and the West Side 
Properties are collectively referred to in this Statement as the "Properties".

The Applicants are submitting this Sketch Plan under the optional method of development for the 
Commercial Residential ("CR") and Commercial Residential Town ("CRT") zones in accordance with 
Section 59-7.3.3 of Chapter 59 (the "Zoning Ordinance") of the Montgomery County Code, 2014, as 
amended (the "County Code").  Following action by the Montgomery County Planning Board (the 
"Planning Board") on the Sketch Plan, it is anticipated that separate Preliminary Plan of Subdivision 
("Preliminary Plan") and Site Plan ("Site Plan") applications will be filed for the East Side Properties and 
the West Side Properties, respectively.

The Applicants each previously submitted Concept Plan applications (collectively, the "Concept Plan") in 
the Spring of 2018, and received comments at that time from reviewing agencies, stakeholders and 
members of the community that informed the development concepts that were proposed with the initial 
Sketch Plan submittal.  The Applicants have continued discussions with such agencies, stakeholders, and 
community members in the period since the initial Sketch Plan submittal and, thus, has now also received 
feedback on the Sketch Plan from the Montgomery County Historic Preservation Commission ("HPC"), 
the Bethesda Downtown Design Advisory Panel ("DAP"), the Bethesda Downtown Implementation 
Advisory Committee ("IAC"), and the Development Review Committee ("DRC").  As a result of this 
continued dialogue, the Applicants have refined certain elements of the proposed development since the 
initial application filing, and the updated concepts are described in detail in Section II of this Statement.   

                                                          
1 Columbia Realty is the fee simple owner of 7121 Wisconsin Avenue, and WAP-FP is the fee simple owner of the 
West Side Properties.  In addition, Columbia Realty owns the Joint Venture, which has contracted for the purchase 
of the Farm Women's Cooperative Market.  The current owners of the Farm Women's Cooperative Market have 
authorized the Joint Venture to include the Farm Women's Cooperative Market site in the Sketch Plan for the 
purposes described herein relating to that portion of the overall site.
Similarly, Columbia Realty and its affiliates are pursuing the possibility of entering into a general development 
agreement ("GDA") with the Montgomery County Department of Transportation ("MCDOT"), the fee owner of 
Parking Lot 24 and Parking Lot 10.  Pursuant to the attached Memorandum of Understanding Agency Authorization 
Agreement (Exhibit A), MCDOT has authorized Columbia Realty to include Parking Lot 24 and Parking Lot 10 in 
the Sketch Plan for the purposes described herein.  WAP-FP is not a party to the proposed physical improvements 
for the Farm Women's Cooperative Market, Parking Lot 24 or Parking Lot 10.  
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The Sketch Plan proposes two alternate design approaches for the redevelopment of the East Side 
Properties, both of which have been coordinated with the redevelopment of the West Side Properties to 
transform the eastern terminus of Bethesda Avenue.  Both alternatives propose to redevelop a portion of 
the Farm Women's Cooperative Market site to resemble the "civic green" concept described in the 
recommendations of the May 2017 Approved and Adopted Bethesda Downtown Plan (the "Sector 
Plan").2  More specifically, the Joint Venture enables Columbia Realty to facilitate substantial upgrades to 
the Farm Women's Cooperative Market that are needed to further the Sector Plan's vision for the new 
civic green-like open space, which will allow Columbia Realty and WAP-FP to utilize the full extent of 
the building heights that the Sector Plan recommends for their respective properties.3  

The first coordinated design alternative ("Option A") addresses the potential redevelopment of all of the 
Properties, and would be implemented upon Columbia Realty, its affiliates, and MCDOT entering into a 
GDA for Parking Lot 24 and, potentially, for Parking Lot 10.4 Under this option, the existing commercial 
buildings at 7121 Wisconsin Avenue and on the West Side Properties would be replaced with new multi-
family residential buildings that will contain ground floor retail, below-grade parking, and related site 
amenities, as described in Section II below.  The comprehensive redevelopment of the East Side 
Properties would relocate approximately 300 existing public parking spaces on Parking Lot 24 and 
Parking Lot 10 into a new underground garage that spans 7121 Wisconsin Avenue and Parking Lot 24, 
with only a minor encroachment into the Farm Women's Cooperative Market site at its southeast corner.  
By relocating these public parking spaces below grade, Option A facilitates the development of a new 
multi-acre public park on the East Side Properties that addresses the Sector Plan's recommendations for 
an "Eastern Greenway" (including new parks and neighborhood greens) between the Bethesda Central 
Business District ("CBD") and the Town of Chevy Chase, as well as an expanded mixed-use building, an 

                                                          
2 The Sector Plan generally describes the "civic green" concept as follows, based on policy guidance in the 2012 
Park, Recreation and Open Space (PROS) Plan:

"Formally planned, flexible, programmable open space that serves as a place for informal gathering, quiet
contemplation or large special event gatherings. Depending on its size, a civic green may support open air 
markets, concerts, festivals and special events, but is not often used for programmed recreational purposes. 
A central lawn is often the main focus with adjacent spaces providing complementary uses. The green may 
include gardens, water features and shade structures. The minimum size is 0.5 acre."  (Sector Plan at p. 80.)

For the Farm Women's Cooperative Market site, the Sector Plan specifically envisions an open space next to the 
historic building that will "act as both a destination and a local gathering spot, providing a space for market 
customers to eat and relax."  (Sector Plan at p.81.)  Accordingly, the Sketch Plan proposes a variety of 
improvements that are intended to advance these objectives, while at the same time allowing for the rehabilitation of 
the Farm Women's Cooperative Market building and for preservation of the site's informal character in accordance 
with Historic Area Work Permit ("HAWP") approvals to be obtained from the HPC.  Please refer to Section II of 
this Statement and the plans submitted with this Application for more information.     
3 The Sector Plan allows the full mapped height of 175 feet for 7121 Wisconsin Avenue to be achieved for jointly 
redeveloping with the Farm Women's Cooperative Market.  Similarly, the Sector Plan allows the full mapped height 
of 225 feet for 7126 and 7140 Wisconsin Avenue to be achieved for redeveloping that property in a manner that 
benefits the Farm Women's Cooperative Market.
4 The Applicants, on behalf of MCDOT, have included Parking Lot 10 in the Sketch Plan in order to facilitate a 
coordinated design approach for the entirety of the Properties, and the portions of the Eastern Greenway that fall 
within the Sketch Plan's boundaries.  However, the Applicants and MCDOT do not currently contemplate 
redeveloping Parking Lot 10 in the near term.  Thus, this portion of the Project could potentially be deferred to a 
later phase of development, and more specific details will be provided at the time of Preliminary Plans and Site 
Plans for the Project.        
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addition to the Farm Women's Cooperative Market, and other site amenities.5  To the extent that portions 
of the Option A project are located within the boundaries of Parking Lot 24 and Parking Lot 10, MCDOT 
will be submitting an application for Mandatory Referral review in the near future (the "Mandatory 
Referral"), after the details of the potential GDA are understood and plans for the proposed 
redevelopment of the parking lots have been refined.

In the event that the relevant parties do not enter into a GDA for Parking Lot 24 and/or Parking Lot 10, 
the Sketch Plan proposes an alternative coordinated design that would apply only to 7121 Wisconsin 
Avenue, the Farm Women's Cooperative Market, and the West Side Properties ("Option B").  Option B 
proposes the same redevelopment of the West Side Properties that is proposed with Option A.  However,
a multi-family building with ground floor retail and below grade parking would be developed only on
7121 Wisconsin Avenue.  While renovations to the Farm Women's Cooperative Market building and 
improvements to the site would still proceed, it would not be possible to underground the existing surface 
parking spaces on Parking Lot 24 and Parking Lot 10, nor would it be possible to provide the new park 
spaces and Farm Women's Market building addition that are proposed with Option A.  

For convenience, the separate coordinated design alternatives proposed with Option A and Option B are 
sometimes collectively referred to herein as the "Project".  

Even though the Applicants intend to submit separate Preliminary Plans and Site Plans in the future for 
the East Side Properties and the West Side Properties, the Applicants are submitting a joint Sketch Plan 
for the Properties at this initial phase of review for a variety of reasons.  Foremost, in consultations with 
Staff of the Montgomery County Planning Department ("Planning Department"), it was determined that a 
combined Sketch Plan was preferred due to the importance of arriving at a comprehensive planned 
approach for this critical intersection of Wisconsin and Bethesda Avenues, where future development will 
frame the Farm Women's Cooperative Market.  Further, a combined Sketch Plan was recommended given 
that the Farm Women's Cooperative Market is intrinsically linked to the redevelopment of 7121 
Wisconsin Avenue and the West Side Properties in the Sector Plan (as described herein). Finally, as a 
technical matter, the Sketch Plan proposes to utilize excess, unused density on the Farm Women's 
Cooperative Market to fill up the maximum building height permitted under the zoning of the Properties.  
The Sketch Plan for the collective Properties is the zoning mechanism that allows for density averaging.
For all of these reasons, it makes both good urban planning and business sense for the Applicants to be 
united at this time for purposes of the "big picture" planning associated with Sketch Plan review.

At the same time, in order for the West Side Properties and the East Side Properties to proceed to their 
respective Preliminary Plan and Site Plan (which, as noted above, would be processed independently of 
one another), it is vital for successfully financing the West Side Project and the East Side Project that 
neither be reliant upon the other to fulfill their respective conditions of approval in order to move forward.  
The only way that the improvements associated with the comprehensive Project will happen is for each 
part on either side of Wisconsin Avenue to be able to stand alone from a financing perspective, and to be 
able to successfully move forward irrespective of the timing of the other component.  In this case, it will 
take two successful private development projects to enable the transformations that are proposed with the 
Sketch Plan, and to substantially advance the Sector Plan's vision for this area. 

                                                          
5 The Sector Plan envisions Parking Lot 24 as a new park that will be integrated with the Farm Women's 
Cooperative Market to create a prominent open space of approximately 1.6 acres, with the Farm Women's 
Cooperative Market historic building maintained as a central activating feature.  For Parking Lot 10, the Sector Plan 
envisions a neighborhood green that will serve as a green buffer to the Sector Plan area.  
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I. PROPERTY DESCRIPTION

A. Site Location and Characteristics

The Properties are, for the most part, located in the Wisconsin Avenue Corridor District of the Sector 
Plan, at a prominent location on the east and west sides of Wisconsin Avenue near the southern gateway 
into the CBD and the terminus of Bethesda Avenue.  4705 Miller Avenue, part of the West Side 
Properties, is located in the Bethesda Row District of the Sector Plan.  Parking Lot 24 and Parking Lot 10 
are located in the Eastern Greenway District.  

The Properties include the following specific components:

i. 7121 Wisconsin Avenue (also known as Parcel N706, "Bethesda Tower"
subdivision), which is a rectangular parcel that consists of approximately 20,886 
square feet of net site area (± 0.48 acres).  7121 Wisconsin Avenue is located 
directly to the south of the Farm Women's Cooperative Market and has direct 
frontage on Wisconsin Avenue to the west.

ii. The West Side Properties – 7126 Wisconsin Avenue, 7140 Wisconsin Avenue 
and 4705 Miller Avenue (also known as parts of Lots 9, 10, and 11 and Lot 24, 
"Millers Resubdivision"), which are three parcels collectively forming a roughly 
rectangular assemblage that consists of approximately 16,619 square feet of 
existing net site area (± 0.38 acres).

iii. The Farm Women's Cooperative Market (also known as Parcel P699, "Bethesda"
subdivision), which is a square-shaped parcel with approximately 29,967 square 
feet of net site area (± 0.69 acres).  The Farm Women's Cooperative Market is 
located at the intersection of Wisconsin Avenue and Willow Lane, to the north of 
7121 Wisconsin Avenue.

iv. Parking Lot 24, which is comprised of several discrete lots and parcels that 
extend along the length of 46th Street to the east of the Farm Women's 
Cooperative Market and 7121 Wisconsin Avenue sites.  More specifically, 
Parking Lot 24 includes Lots 1, 2, 3, 4, 5, 6, and parts of Lot 7 and 8,  Block 1, of 
"Warren's Addition to Chevy Chase, Section 8" subdivision.  Parking Lot 24 has 
an approximate net site area of 89,061 square feet (± 2.04 acres).

v. Parking Lot 10, which is also comprised of several lots located to the southwest 
of the intersection of 46th Street and Leland Street.  More specifically, Parking 
Lot 10 includes Lots 7, 8, 9, 10, and 20, Block A, of "Chevy Chase Section 8" 
subdivision.  Parking Lot 10 has an approximate net site area of 39,813 square 
feet (± 0.91 acres).6        

Including prior dedications for which no consideration was received, the overall gross tract area of the 
Properties (upon which density for the entire assemblage would be calculated) is 275,368 square feet (± 

                                                          
6 As previously stated, the Applicants – on behalf of MCDOT – have included Parking Lot 10 in the Sketch Plan in 
order to facilitate a coordinated design approach for the entirely of the Properties and the portions of the Eastern 
Greenway that fall within the Sketch Plan's boundaries.  Neither the Applicants nor MCDOT currently anticipate 
that Parking Lot 10 will be developed in the near term, and more detailed information about the potential phasing of 
the improvements depicted for Parking Lot 10 will be provided at the time of Preliminary Plan and Site Plan 
applications.
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6.32 acres).  However, as noted above, the Sketch Plan proposes two coordinated design alternatives for 
the redevelopment of the collective Properties, and the Applicants anticipate that separate Preliminary 
Plan and Site Plan applications will be filed for the East Side Properties and for the West Side Properties.  
Under Option A, which includes Parking Lot 24 and Parking Lot 10, the overall gross tract area of the 
Properties is approximately 275,368 square feet (± 6.32 acres), including the gross tract area of the East 
Side Properties of approximately 243,494 square feet (± 5.59 acres) and the gross tract area for the West 
Side Properties of approximately 31,874 square feet (± 0.73 acres).  Under Option B (i.e., without Parking 
Lot 24 and Parking Lot 10), the overall gross tract area of the Properties is approximately 106,212 square 
feet (± 2.44 acres), including the gross tract area for the East Side Properties of approximately 74,338
square feet (± 1.71 acres) and the gross tract area for the West Side Properties of approximately 31,874
square feet (± 0.73 acres).  All of these gross tract area calculations are shown on the "Gross Tract Area 
Exhibits" that are included with this Sketch Plan application package.

B. Zoning and Permitted Uses

The Properties are currently zoned CR, CRT, and Bethesda Overlay ("B Overlay"), and the individual 
components differ with respect to permitted heights and densities.  7121 Wisconsin Avenue is zoned CR-
3.0, C-3.0, R-2.75, H-175, allowing maximum building heights of 175 feet.7  7126 and 7140 Wisconsin 
Avenue are zoned CR-3.0, C-3.0, R-2.75, H-225, allowing maximum building heights of 225 feet,8 and 
4705 Miller Avenue is zoned CR-3.0, C-3.0, R-2.75, H-200.  The Farm Women's Cooperative Market is 
zoned CR-3.0, C-3.0, R-2.75, H-35, allowing maximum building heights of 35 feet.  The majority of 
Parking Lot 24 and Parking Lot 10 are zoned CRT-0.5, C-0.25, R-0.5, H-70, with maximum heights of 70 
feet permitted.  The southwestern portion of Parking Lot 24 (i.e., Lot 4, Block 1, "Warren's Addition to 
Chevy Chase, Section 8") is zoned CR-3.0, C-2.0, R-2.75, H-90, allowing building heights up to 90 feet.  

Pursuant to Section 59-3.1.6 of the Zoning Ordinance, the CR and CRT zones permit multi-unit living 
uses, townhouse living uses, and a variety of commercial uses including restaurants and retail/service 
establishments up to 50,000 square feet by right.

C. Existing Conditions

The 7121 Wisconsin Avenue portion of the East Side Properties and the West Side Properties are 
currently improved with one- and two-story multi-tenant commercial buildings and related site amenities 
for pedestrian circulation.  Parking Lot 24 and Parking Lot 10 are improved as surface parking lots that 
are owned and operated by MCDOT.  Parking Lot 24 provides approximately 216 public parking spaces,
and Parking Lot 10 provides approximately 99 public parking spaces.  

The Farm Women's Cooperative Market portion of the site – which is designated as a County Historic 
Site on the Montgomery County Master Plan for Historic Preservation as Resource Number 35/14-1 – is 
improved with a single-story commercial building with a 52-space surface parking lot, minimal 
landscaping, and related site improvements.  Per SDAT records, the existing one-story, framed 
rectangular building on the Farm Women's Cooperative Market site was constructed in 1936.  The 
Applicants' consultants have determined that the building provides approximately 4,195 square feet of 
building floor area, with the interior primarily comprised of one large rectangular room with a limited 
number of side rooms for bathroom, office, and utility functions.

                                                          
7As previously stated, the Sector Plan states that heights of 175 feet are permitted with joint redevelopment of the 
Farm Women's Cooperative Market parcel.  See Sector Plan, p. 102.
8 Also as previously stated, the Sector Plan states that heights of 225 feet are permitted if these properties redevelop 
in a manner that benefits the Farm Women's Cooperative Market.  See Sector Plan, p. 101.
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D. Surrounding Zoning and Land Uses

Pursuant to the Sector Plan, the lots and parcels that surround the Properties to the north, south, and west 
are primarily zoned CR or CRT and are subject to the B Overlay Zone.  The applicable mapped zoning 
classifications for these lots and parcels generally allow for more intensive future development than exists 
today, with greater densities and taller heights provided near the new downtown center and transit hub 
that is being constructed on the former Apex Building site at 7272 Wisconsin Avenue (at the southwest 
corner of the Elm Street intersection).  Elm Street Urban Park and several single-family residential lots in 
the R-60 Zone wrap the easternmost portion of the site, across Willow Lane and 46th Street from Parking 
Lot 24 and Parking Lot 10.   

The surrounding zoning and land uses include the following:

 North:  The block that confronts the Farm Women's Cooperative Market across Willow Lane to the 
north is zoned CR.  The western portion of the block that fronts on Wisconsin Avenue is currently 
improved with the Bethesda Gateway Office Building, which has been rezoned to CR-5.0, C-5.0, R-
4.75, H-250.  The eastern portion of the block is improved with smaller scale commercial buildings 
that are now zoned CR-3.0, C-2.0, R-2.75, H-70.  Elm Street Urban Park is located beyond these 
commercial buildings, across 47th Street to the northeast.  North of the West Side Properties is the 
Artery Building complex located on the north side of Bethesda Avenue, which is zoned CR-5.0, C-
5.0, R-5.0, H-250.  

 East:  Several R-60 zoned properties in the Town of Chevy Chase are located immediately across 46th

Street from Parking Lot 24 and Parking Lot 10, marking the beginning of a single-family residential 
development pattern that extends to the east.

 South:  With respect to the East Side Properties, 7101 Wisconsin Avenue, a 14-story commercial 
building, abuts the 7121 Wisconsin Avenue portion of the site immediately to the south and extends 
along the western boundary of Parking Lot 24.  7101 Wisconsin Avenue is currently zoned CR-3.0, 
C-3.0, R-2.75, H-145.  The block located further to the south across Leland Street adjacent to Parking 
Lot 10 is currently improved with small scale commercial and surface parking uses.  However, these 
properties have also been rezoned to accommodate more intensive future development, with 
applicable zoning classifications ranging from CR-3.0, C-3.0, R-2.75, H-90 to CRT-0.5. C-0.25, R-
0.5, H-70.  Across Leland Street from the Parking Lot 10 portion of the site are a mixture of 
commercial, residential, and nonprofit uses in the CR and CRT zones, ranging from CR-3.0, C-3.0, 
R-2.75, H-90 along Wisconsin Avenue to CRT 0.5, C-0.25, R-0.5, H-70 at the intersection with West 
Avenue.  These uses including mid-rise office buildings, the Writer's Center, surface parking, and a 
single-family dwelling at the eastern end of the block. 

To the south of the West Side Properties is the Solaire Bethesda, a recently constructed multi-family 
residential building with a ground floor restaurant, zoned CR-3.0, C-3.0, R-3.0, H-145.  Further south 
are a mixture of commercial and multi-family residential uses, ranging from CR-3.0, C-3.0, R-2.75, 
H-120 directly south of the Solaire, to CR-3.0, C-2.0, R-2.75, H-90 at the corner of Wisconsin 
Avenue and Bradley Boulevard.

 West:  Immediately to the west of the West Side Properties is Capital One bank, zoned CR-3.0, C-3.0, 
R-2.75, H-200, and adjacent to Capital One to the west is The Seasons apartment building, also with 
the same zoning and developed at approximately 145 feet in height.
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II. PROPOSED DEVELOPMENT

As noted above, the Properties are located at and around the eastern terminus of Bethesda Avenue, which 
is the primary retail corridor of the Bethesda Row District (i.e., the "heart of Downtown Bethesda," as 
described in the Sector Plan at p. 106).  The Farm Women's Cooperative Market portion of the Properties
serves as a visual focal point for this corridor at the intersection with Wisconsin Avenue, and is an 
important but underutilized component of Downtown Bethesda's dynamic environment.  While the Farm 
Women's Cooperative Market has formerly served as a gathering space for residents for many 
generations, the current state of the building and the grounds (which is primarily improved for surface 
parking) does not provide a space that is conducive for regular, daily use by the general public, as 
envisioned by the Sector Plan.    

The Sketch Plan application proposes two coordinated design alternatives that would each revitalize the 
Farm Women's Cooperative Market and transform it into the centerpiece of a broader comprehensive 
mixed-use setting.  In general terms, these coordinated design alternatives – Option A and Option B – are 
described as follows: 

 Option A:  Option A incorporates comments received from various local stakeholders about the 
Concept Plan and the initial Sketch Plan submission, including but not limited to comments from 
MCDOT, the Montgomery County Department of Parks ("Montgomery Parks"), the Town of 
Chevy Chase, the HPC, the DAP, and the IAC.  These stakeholders have uniformly recognized 
that the proposed redevelopment of 7121 Wisconsin Avenue, the West Side Properties, and the 
Farm Women's Cooperative Market will create a unique opportunity for a coordinated approach 
to the redevelopment of the adjacent Parking Lot 24 and Parking Lot 10.   Consequently, Option 
A applies to all of the Properties and would transform these existing County surface parking lots 
into new public parks and open spaces, as recommended by the Sector Plan.  As noted, Option A
will require Columbia Realty and MCDOT to enter into a GDA for this portion of the site, which 
will occur at a future date.    

Option A proposes to redevelop the West Side Properties with a mixed-use building consisting of 
up to 260 multi-family residential units – of which 15 percent would be MPDUs – and up to
7,500 square feet of retail uses, as well as private underground parking, and public and private 
amenities.9  

For the East Side Properties, Option A allows redevelopment to occur in a coordinated, 
comprehensive manner.  With the broader site area and additional street frontages that would be 
accessed with the addition of Parking Lot 24 and Parking Lot 10, Option A allows for the 
relocation of the existing public parking spaces into an underground garage with up to two levels
that would span the 7121 Wisconsin Avenue and Parking Lot 24 portions of the site, with only a 
minor encroachment into the Farm Women's Market property at the southeastern corner.  At the 
same time, Option A provides the new multi-acre public park spaces and neighborhood greens
that the Sector Plan envisions (i.e., the "Eastern Greenway").10  Option A also provides for an 

                                                          
9 Final unit count, unit mix, and non-residential square footage to be constructed for both the West Side Properties 
and the East Side Properties under Option A and Option B will be refined at the time of Site Plan and finalized at 
Certified Site Plan, but will not exceed these proposed maximums.
10 Columbia Realty and the Joint Venture intend to work in collaboration with Montgomery Parks Staff to ensure 
that that proposed new park spaces are designed in a coherent, unified manner with the existing Elm Street Urban 
Park, and that appropriate programming is provided for these spaces.  Columbia Realty and the Joint Venture intend 
to host a community design charrette with Montgomery Parks in the near future to discuss ideas for the design of 
these spaces in more detail.  
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expanded mixed-use building on the East Side Properties, the rehabilitation and expansion of the 
Farm Women's Cooperative Market building, and other site features and amenities.  The Sketch 
Plan anticipates that the Option A development program will allow for up to 325 multi-family 
residential units on the East Side Properties (including multi-family living units and townhouse 
units) of which 15 percent would be MPDUs, and approximately 32,000 square feet for retail uses 
(including approximately 14,000 square feet of ground-floor retail in the new multi-family 
building and approximately 12,750 square feet of ground floor retail and 5,250 square feet of 
cellar level retail in the expanded Farm Women's Cooperative Market building).11

Option A also proposes to rehabilitate and expand the Farm Women's Cooperative Market 
building, improving the site as a new civic green-like open space while preserving its informal 
character.  Pursuant to specific recommendations in the Sector Plan, the proposed improvements 
to the Farm Women's Cooperative Market site will allow 7121 Wisconsin Avenue and the West 
Side Properties to each utilize the full extent of the building heights that are mapped for their 
respective properties.  Option A will require the relocation of the Farm Women's Cooperative 
Market building to allow for the repair of significant structural deterioration at the building's 
foundation, after which the building will be returned to a slightly different location on the site, as 
described in the detailed description of the Farm Women's Cooperative Market proposal below.

The Applicants understand that this proposed work on the Farm Women's Cooperative Market 
site will require separate Historic Area Work Permit ("HAWP") approvals from the HPC prior to 
the commencement of any construction, demolition, or alteration activities at that site.  As such, 
the Applicants participated in preliminary consultation meetings with the HPC on January 9 and 
July 24, 2019, at which time the HPC provided feedback on the Sketch Plan and guidance for the 
future HPC reviews that will be required for the Project.      

Option B: The second coordinated design alternative – Option B – applies only to 7121
Wisconsin Avenue, the West Side Properties, and the Farm Women's Cooperative Market.  As 
stated previously, Option B proposes the same redevelopment of the West Side Properties that is 
proposed with Option A: a mixed-use building consisting of up to 260 multi-family residential 
units, of which 15 percent would be MPDUs, and up to 7,500 square feet of non-residential uses, 
as well as private underground parking, and public and private amenities.  However, the 7121 
Wisconsin Avenue portion of the site would be redeveloped with a different multi-family 
residential building than the building proposed with Option A, with up to 230 residential dwelling 
units, of which 15 percent would be MPDUs, up to 5,000 square feet of retail floor area at the 
ground floor, below-grade parking and related site amenities.12

Option B also proposes to rehabilitate the Farm Women's Cooperative Market to address the 
Sector Plan's vision for that portion of the site.  Thus, like Option A, Option B also requires 

                                                          
11 Please note that the gross floor area of existing historic Farm Women's Cooperative Market building –
approximately 4,195 square feet – represents less than 10 percent of the overall gross floor area that would be 
provided on the East Side Properties under Option A.  Therefore, pursuant to Section 4.5.4.B.2 of the Zoning 
Ordinance, the gross floor area associated with the historic building – approximately 4,195 square feet – is excluded 
from the calculation of FAR for the Project.  The 5,250 square feet of cellar level retail space has been included in 
the calculation of FAR for the Project with this Sketch Plan at this time, but may be excluded from FAR calculations 
at the time of Site Plan pursuant to applicable Zoning Ordinance definitions. 
12 Approximately 4,195 square feet of additional retail floor area would be provided in the historic Farm Women's 
Cooperative Market building under Option B, resulting in up to approximately 9,200 square feet of total retail space.  
Under Option B, the gross floor area of Farm Women's Cooperative Market building represents less than 10 percent 
of the overall gross floor area that would be provided on the East Side Properties with the Project and, therefore, is 
excluded from the calculation of FAR pursuant to Section 4.5.4.B.2 of the Zoning Ordinance. 



9
2965188.8                                                                                                                                                            79387.001

separate HAWP approvals from the HPC prior to commencing any construction, demolition, or 
alteration activities on the Farm Women's Cooperative Market portion of the site.  

More specific information about the development proposed on the Properties under Option A and Option 
B is provided below.  

A. Option A (i.e., 7121 Wisconsin Avenue, the West Side Properties, Farm Women's 
Cooperative Market, Parking Lot 24 and Parking Lot 10)

Option A – West Side Properties

The proposed redevelopment of the West Side Properties will be located on one new subdivision lot of 
record (consisting of approximately 16,619 square feet of net lot area).13  As noted, the Sketch Plan 
proposes to develop the West Side Properties with a multi-family residential building consisting of up to 
260 multi-family residential units (including 15 percent MPDUs) and up to 7,500 square feet of non-
residential uses14, as well as private underground parking, and public and private amenities in accordance 
with Division 4.7 of the Zoning Ordinance (the "West Side Project").  The West Side Project proposes 
one floor of non-residential uses, with 21 floors of multi-family residential units above.  The Sketch Plan
proposes to utilize the B Overlay Zone density provisions of Section 59-4.9.2.C.2 of the Zoning 
Ordinance in order to allocate gross floor area from B Overlay Zone density to the West Side Project and 
to fill out the remainder of the permitted height for the West Side Properties.  Through utilization of the B 
Overlay Zone density provisions, the effective proposed FAR of the West Side Project will be 
approximately CR-9.25, C-0.25, and R-9, with the H (height) component of 225 feet on 7126 and 7140 
Wisconsin Avenue and 200 feet on 7505 Miller Avenue.  Note, however, that because unit count and non-

                                                          
13 Subsequent to approval of the Sketch Plan, WAP-FP will submit a Preliminary Plan to combine the three existing 
lots into one new record lot, concurrent with submission of a Site Plan application.
14 See Footnote 7.
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residential square footage will only be finalized at the time of Site Plan, the Sketch Plan requests the 
flexibility to shift residential and non-residential square footage within the total maximum FAR, with 
final total FAR and "C" (commercial) and "R" (residential) components to be established at Site Plan.

Vehicular access to the West Side Project (both garage access and loading access) will be from Miller 
Avenue, allowing the frontages along Wisconsin Avenue and Bethesda Avenue to remain fully pedestrian 
in nature.  All of the parking for the West Side Project is proposed to be located underground, and the 
Sketch Plan anticipates that there will be four levels of parking (with numbers of parking spaces, bicycle 
parking spaces, and loading spaces to be further refined as the West Side Project moves forward through 
the review processes).  The main residential lobby is anticipated to be located along the Bethesda Avenue
frontage.  Entrances to the non-residential uses will be along both Wisconsin and Bethesda Avenues.  The 
location of these entrances will maintain pedestrian activity levels along the Wisconsin and Bethesda 
Avenue street frontages, while retail storefronts will visually engage that pedestrian activity.

The West Side Project's design is rooted in its unique location at the prominent intersection of Wisconsin
and Bethesda Avenues and opposite the historic Farm Women's Cooperative Market.  The West Side 
Project is considered in its larger context with direct acknowledgment of the open space that is proposed 
as a part of the Farm Women's Cooperative Market redevelopment, creating a great urban destination.  
The building takes a classic, timeless approach to design and strives to create a precedent for future 
development in the area.

The West Side Properties are located on a narrow block in the Wisconsin Avenue Corridor of the Sector 
Plan and enjoy full frontage along Wisconsin Avenue to the east, Bethesda Avenue to the north, and the 
smaller scale Miller Avenue to the south.  To the west, the site is bordered by a low-scale, mid-block 
parcel.  Due to the relatively small size of the West Side Properties, several design accommodations have 
been studied to ensure a vibrant pedestrian realm and an uncompromised presence at the skyline, while 
still providing efficient floorplates for the residential development.

A five-story base creates a continuous street edge at a comfortable pedestrian scale on the Bethesda, 
Miller, and Wisconsin Avenue frontages, responding to the tree canopy height and maintaining the 
character of the neighboring small-scale retail streets.  The ground floor primarily contains retail program, 
strengthening the street activity in the area.  Retail storefronts will be detailed to permit elements such as 
canopies and vibrant signage, and outdoor seating will create stopping points to relax, gather, and 
socialize.  Connection to green space is also a key component to the building's urban integration with 
enhanced streetscape and the introduction of activating uses at grade.

Moving up the building, a defined stepback above the fifth floor differentiates the tower from its base, 
allowing the tower to respond to the scale of the larger urban context.  Horizontal and vertical reveals are 
incorporated into the building to breakdown the overall mass and create visually pleasing proportions.  
The building setback at the ground floor is expanded at the residential lobby along Bethesda Avenue to 
encourage efficient pedestrian movement at the building entry.  The stepback above the Bethesda and 
Wisconsin Avenue frontages further enhances pedestrian comfort and creates a better relationship to the 
open space at the Farm Women's Cooperative Market.  The base of the building is articulated above the 
fourth floor with a distinct fifth floor to further reduce the scale of this element.

The massing of the tower is approached as multiple building blocks, which allows the flexibility to vary 
the tower heights.  The height of the building at the southwest corner is lower to both comply with the 
current zoning and create a better relationship to the neighboring context.  The height is increased as the 
massing extends from south to north and also from west to east, allowing appropriate relationships to be 
established between the neighboring lower scale buildings to the south and the dense urban fabric to the 
north.  This also creates a special top at the northeast corner that contributes to the quality of the skyline.
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The Farm Women's Cooperative Market represents the terminus of Bethesda Avenue and is an important 
civic site in Bethesda.  To emphasize the Farm Women's Cooperative Market's importance, the tallest 
portion of the building mass is articulated as a distinct element at this intersection to create a dramatic 
icon and frame the pedestrian view of the open space as one approaches from the west.  This was 
previously achieved with a cantilevered element but, in response to comments received as part of the 
Concept Plan review process from the DAP and at the DRC meeting as well as from Planning Department 
Staff, this is now achieved by incorporating a deeper stepback for the portion of the tower at the center of 
the Wisconsin Avenue frontage, which breaks the tower massing into three distinct elements along that 
frontage.  The tower corners are further articulated with sectional shifts as the building rises to its full 
height, breaking down the overall mass of the tower and creating a unique building form.  Building 
residents are given ample opportunities to enjoy this public amenity, both visually through large glazed 
corners and physically with balconies and terraces.  An indoor amenity space crowns this portion of the 
tower providing an opportunity to activate an expressive building top that harmonizes with the overall 
composition of the building below.

The result is a site-specific design for the building that is finely tuned to each unique aspect of its 
surrounding context and urban fabric.  It creates an integral bond with the Farm Women's Cooperative 
Market and shows that a cohesive vision of creativity and innovation leads to design excellence.

The West Side Project is comprised of two primary open spaces: the streetscape along Wisconsin Avenue, 
Bethesda Avenue, and Miller Avenue, and a private amenity rooftop terrace. The streetscape design is 
based on the County's July 2017 Approved Bethesda Downtown Plan Design Guidelines (the "Design 
Guidelines").  The West Side Project's three street frontages comply with the relevant provisions of the 
Design Guidelines, as discussed in Section III below.  The Design Guidelines identify Wisconsin Avenue 
as an Urban Boulevard street type.  A six-foot wide planting/furnishing zone is provided adjacent to 
Wisconsin Avenue with a ten-foot wide pedestrian through zone and nine-foot wide frontage zone along 
the face of building for an overall width build-to line of 25 feet.  Bethesda Avenue is identified as a 
Downtown Mixed-Use Street type.  A five-foot wide planting/furnishing zone is provided adjacent to 
Bethesda Avenue with an eight-foot wide pedestrian through zone and two-foot wide frontage zone along 
the face of building for an overall width build-to line of 15 feet.  Miller Avenue is identified as a 
Neighborhood Local Street type.  A five-foot wide planting/furnishing zone is provided adjacent to Miller 
Avenue with a six-foot wide pedestrian through zone and three-foot wide frontage zone along the face of 
building for an overall width build-to line of 14 feet.

The streetscape design prescribed in the Bethesda Streetscape Plan includes brick paver sidewalks in a 
herringbone pattern.  Special paving is proposed to accent the base of the building and key building 
features.  As noted in the Bethesda Streetscape Plan, the trees along Wisconsin Avenue are tree wells with 
granite sets and amended soil panel.  Bethesda Avenue and Miller Avenue have a continuous amended 
soil tree panel with underplantings.  The streetscape design also features site furniture per the Bethesda 
Streetscape Plan including benches, trash receptacles, and light fixtures, further blending the West Side 
Project into the existing pedestrian-oriented context of downtown Bethesda.  As mentioned, the exact 
dimensions and design of the West Side Project's three street frontages will continue to evolve through 
the development review process, and further information will be provided regarding these features at Site 
Plan.

The private amenity rooftop terrace will have green roof areas used for stormwater management purposes 
as well as amenity space. The occupied space will include a pool and surrounding deck, seating nodes, 
and grilling areas. Mechanical equipment space on the rooftop will be screened by panels, planters, and 
layered plantings.  Amenity components of the rooftop are designed as a series of outdoor rooms to 
accommodate relatively small groups of people for social interaction, grilling, and enjoyment of the views 
and open air.
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Currently, stormwater from the West Side Properties enters the public storm drain system without any 
retention or treatment.  The West Side Project will provide both quantity and quality controls through 
measures that will double as site amenities, implementing State and local mandates for Environmental 
Site Design to the Maximum Extent Practicable ("ESD to the MEP"). The West Side Project proposes to 
provide intensive green roof and micro-bioretention planter boxes on the building to treat runoff.  After 
stormwater is treated, it will be conveyed via storm drain to the existing public storm drain system.  The 
implementation of the previously mentioned facilities will provide ESD volume to the maximum extent 
practicable and minimum treatment per Montgomery County requirements.

The West Side Project also anticipates providing several public benefits from the "Protection and 
Enhancement of the Natural Environment" category as part of the "public benefits" package required in 
order to construct the full incentive density permitted under the CR Zone optional method of 
development.  Through implementation of "ESD to the MEP" and the other environmental features noted, 
the West Side Project will be a significant improvement over the existing conditions on the West Side 
Properties.

Option A – East Side Properties

As previously stated, the Sketch Plan proposes two coordinated design alternatives for the comprehensive 
redevelopment of the East Side Properties (the "East Side Project").  The first alternative – Option A –
allows for all of the following: (i) a new underground garage with up to two levels to accommodate the 
relocation of the existing public parking spaces on Parking Lot 24 and Parking Lot 10 below grade; (ii) a 
new multi-acre public park; (iii) an expanded mixed-use building that integrates retail, the building lobby, 
and townhouse scale units at the base; (iv) an expanded and rehabilitated Farm Women's Cooperative 
Market building; and (v) other site features and amenities.  The Sketch Plan anticipates that the Option A 
development program will allow for up to 325 multi-family residential units on 7121 Wisconsin Avenue 
and Parking Lot 24, of which 15 percent would be MPDUs, and approximately 32,000 square feet for 
retail uses including ground floor space in the new multi-family building and the expanded Farm
Women's Cooperative Market building.  The Sketch Plan proposes to utilize the FAR Averaging 
provisions of Section 59-4.5.2.B of the Zoning Ordinance to exceed the maximum density allowed by the 
mapped zoning for the East Side Properties.  However, if density from Parking Lot 10 is ultimately not to 
be included with Option A at the time of Preliminary Plan and Site Plan, the East Side Project would also 
utilize B Overlay Zone density under the provisions of Section 59-4.9.2.C.2 of the Zoning Ordinance in 
order to allocate gross floor area from B Overlay Zone density to the East Side Project and to fill out the 
remainder of the permitted height for the East Side Properties. 

The proposed building on the 7121 Wisconsin Avenue and Parking Lot 24 portions of the site consists of 
a mixed-use residential tower to the west (i.e., on the current 7121 Wisconsin Avenue lot) with a low-rise 
base to the southeast (i.e., on a portion of Lot 24).  As stated above, the building will have a street 
presence on Wisconsin Avenue, and significant portions of it border the adjacent historic Farm Women's 
Cooperative Market to the north and the existing high-rise office building at 7101 Wisconsin Avenue to 
the south.  The prominence of this location, its adjacency to significant civic space, and its proximity to 
the future transit hub that is being constructed at 7272 Wisconsin Avenue all combine to create the 
potential for the new multi-family building to be part of a special place in the Wisconsin Avenue Corridor 
District: a new center of activity at a "Smart Growth" location, directly adjacent to a signature open space 
amenity in Downtown.  The proposed project on the 7121 Wisconsin Avenue site under Option A –
which will provide a new multi-family residential building with MPDUs, ground-floor retail, and below-
grade parking (the "7121 Option A Project") – will leverage this potential by utilizing design
characteristics that are intended to strengthen this new activity center while also respecting and 
complementing the surrounding urban context.
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More specifically, the design of the East Side Project, including the 7121 Option A Project, will work in 
concert with its surroundings and form an integral part of a new urban composition that includes the 
rehabilitated Farm Women's Cooperative Market, new parks and neighborhood greens to the east and 
south, and the proposed future development to the west on the West Side Properties.  The preliminary 
design concept for the East Side Project proposes to establish a rehabilitated and revitalized Farm 
Women's Cooperative Market building as its center, with a new building addition that extends to the east 
into Parking Lot 24.  The majority of the ground floor in the mixed-use tower to the south is planned to 
provide retail uses facing the rehabilitated and expanded historic structure.  These active retail spaces will 
accommodate elements such as canopies, signage, and outdoor seating, all of which will contribute to the 
creation of a vibrant pedestrian realm in a new shared pedestrian street that will be located between the 
7121 Option A Project and the expanded Farm Women's Cooperative Market building.  The shared 
street's design proposes a limited vehicular drive that will facilitate pedestrian activity and allow access to 
the revitalized Farm Women's Cooperative Market to the north and to the future green spaces to the east, 
while minimizing regular vehicular activity.  (The "woonerf" component of the shared street is described 
in more detail below.)  The Applicants' consultants anticipate that the proposed vehicular drive will utilize 
an existing curb cut on Wisconsin Avenue and lead to Willow Lane on the eastern side of the Farm 
Women's Cooperative Market building addition (i.e., redirecting the vehicular access to the east side of 
the Farm Women's Cooperative Market building that is proposed under Option B).  Two-story townhouse 
style units will be incorporated into the base of the low-rise wing of the building that fronts the proposed 
Eastern Greenway to the east.  The Applicants' consultants anticipate that a total of 9 distinct units will be 
provided, and that they will have entrances directly from a public walkway that runs along the length of 
the eastern edge of the building.  Parking and loading access will be incorporated into the southern 
portion of the building along the Leland Street frontage.  A second parking garage entrance will be
located to the east of the vehicular drive on the northern edge of the site and will be accessed via Willow 
Lane.

The residential lobby of the new multi-family building will be located at the northeast corner, with 
frontages along the proposed plaza that will extend through the site and towards the proposed Eastern 
Greenway park and Willow Lane.  The lobby is anticipated to provide a vibrant and active use within the 
ground-level portion of the building.  Above the ground floor, a distinct base will be established for the 
building with stepbacks and terraces above the sixth floor on the low-rise wing and above the seventh
floors on the north and west tower frontages.  The Applicants' consultants anticipate that additional 
balconies and reveals will be carved out of the building mass to further enhance the presence of a distinct 
base, and to break down the overall mass of the building.  The base of the building will be complimented 
by a tower element with a massing that is carefully crafted with an eye towards the unique context of the 
site.  On the north side of the building, the tower portion of the massing has been articulated with an 
increased stepback at the center to acknowledge the presence of the Farm Women's Cooperative Market 
building.  This increased stepback also serves to break down the overall massing of the building and 
sponsors variation in the articulation of the façade.  As proposed, this tower massing also eliminates the 
cantilevered corner that was initially presented with the Concept Plan submission.  Additional stepbacks 
are incorporated at the top of the building to further break down the tower mass and to compliment the 
skyline.  The tower also will be located on the site in a manner that permits a separation of approximately 
45 feet between it and the existing office building to the south at 7101 Wisconsin Avenue.  

With respect to site design, the Sketch Plan proposes three primary open spaces (public and private)
within the 7121 Option A Project: (i) a streetscaped area along Wisconsin Avenue, which will be 
accessible to the public; (ii) a private amenity rooftop terrace above the six-story eastern wing that will 
incorporate a pool; and (iii) a second private amenity rooftop terrace above the tower.  Both of the rooftop 
terraces will be used exclusively by residents of the building.  
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The streetscape design will be based on the Design Guidelines, which identify Wisconsin Avenue as an 
Urban Boulevard street type.  Thus, the Sketch Plan anticipates that a six-foot wide planting/furnishing 
zone will be provided adjacent to Wisconsin Avenue, with a ten-foot wide pedestrian through zone and 
nine-foot wide frontage zone along the face of building to achieve an overall build-to-line of 
approximately at minimum 25 feet (within the Design Guidelines' recommended range).  In response to 
comments received from the Design Advisory Panel at the Concept Plan stage, this minimum sidewalk 
width has been reconfirmed for this submission.  

While details will be confirmed at the time of Site Plan review, the streetscaped area will conform with 
the Bethesda Streetscape Plan, which prescribes brick paver sidewalks.  The Sketch Plan anticipates that 
special paving will accent the base of the building and key building features.  Per the Bethesda 
Streetscape Plan, trees along Wisconsin Avenue will be provided in tree wells with granite sets and 
amended soil panels.  The streetscape design will also feature site furniture per the Bethesda Streetscape 
Plan including benches, trash receptacles, and light fixtures.  All of these features will further blend the 
7121 Option A Project into the existing pedestrian-oriented fabric of Downtown Bethesda.

As for the private rooftop terraces, the Sketch Plan anticipate that the building will have a partial green 
roof as well as an amenity space.  The amenity components of the rooftop will likely be designed to 
provide a series of outdoor rooms that will accommodate relatively small groups of people for social 
interaction, grilling, and enjoyment of the views and open air.  The lower roof will also include an 
outdoor pool.  Rooftop mechanical equipment will be screened by panels, planters, and layered plantings.  
As with the streetscaped area long Wisconsin Avenue, final details for the private rooftop amenity space 
will be presented and confirmed at the time of Site Plan.  

Finally, on Parking Lot 10 to the south of Leland Street, the existing surface parking spaces will be 
removed at the time of redevelopment, and the site will be developed as a neighborhood green.15  The 
Sketch Plan proposes improvements for this area that will simultaneously extend the Eastern Greenway
park and provide a counter balance to the more traditional, existing Elm Street Park and playground to the 
north.  To this end, the Project will provide the following programed open spaces in the Parking Lot 10 
portion of the site: (i) a "nature play" area that will be located near the intersection of 46th Street and 
Leland Street;16 and (ii) a small and large dog park that will be located in the approximate center of the 
Parking Lot 10 site to provide an in-demand use program for residents and visitors.  The Sketch Plan 
proposes to provide a lawn panel along 46th Street to extend the Eastern Greenway, providing an inviting 
open space and a compatible view for adjacent homes, and wide plant beds will screen the dog parks from 
adjacent residences and business located closer to Wisconsin Avenue.  

Option A – Farm Women's Cooperative Market

The recently approved Sector Plan envisions the Farm Women's Cooperative Market portion of the 
Sketch Plan as the location for a new open space that will serve as an extension of the existing Elm Street 
Urban Park, located to the north of Willow Lane.  In accordance with this vision and with other applicable 
recommendations in the Design Guidelines, the proposed rehabilitation and expansion of the Farm 
Women's Cooperative Market will provide open space that will be both a destination and a local gathering 
spot, designed to provide flexibility to accommodate a variety of potential activating uses.  The Sketch 
Plan anticipates that flexible design will be a key component of achieving the civic green-like function

                                                          
15 As previously stated, neither the Applicants nor MCDOT currently anticipate that Parking Lot 10 will be 
developed in the near term, and more detailed information about the potential phasing of the improvements depicted 
for Parking Lot 10 will be provided at the time of Preliminary Plan and Site Plan applications.
16 Nature play spaces are spaces that provide opportunities for children to play freely and develop creativity in a 
naturalized setting.
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that is contemplated in the Sector Plan, allowing for informal gathering as well as programmable, planned 
events.

The rehabilitation and expansion of the Farm Women's Cooperative Market under Option A will follow 
design principles that have been established by the Applicants' design team and discussed with County 
staff and the HPC during preliminary design meetings.  The overarching principle is, quite simply, "less is 
more."  The urban park will not be over-programmed or over-designed.  Instead, as stated above, the 
Farm Women's Cooperative Market will provide a flexible space for a variety of uses.  Additional design 
principles include the following:

 Preserve the character of the environmental setting.  The Sketch Plan proposes to achieve this 
principle by retaining ample open space around the building and addition and by removing a 
substantial portion of the existing hardscape that is currently causing significant damage to the 
building's foundation.  By installing new permeable and non-permeable hardscaping and appropriate 
planting materials, the proposed design of the environmental setting will retain its informal character 
and stormwater runoff will be mitigated.  New trees are proposed to replace the existing Sycamore 
trees that mark the entry of the site from Wisconsin Avenue.17

 Enhance the focal point along Wisconsin Avenue that terminates at Bethesda Avenue.  The Farm 
Women's Cooperative Market is a prominent location along various urban corridors, and is part of the 
downtown Bethesda arrival sequence.  Reimagining the historic site as an upgraded civic green-like 
open space with attractive landscaping and building renovations and new opportunities for gathering 
and recreation will be appropriate to enhance this focal point. At the same time, the East Side Project 
proposes to relocate the historic building 13 feet to the north of its current location in order to allow 
for the repair of significant structural deterioration at the building's foundation, and to raise the 
building above the existing grade and pavement that has been built up against the structure, causing 
drainage issues.  The historic building will not need to be moved offsite to remedy these issues.  
Rather, the historic building will be moved within the environmental setting and its location will be 
adjusted to retain the centrality of the Farm Women's Cooperative Market building on the site,
provide a scale-appropriate buffer from the neighboring building to the south, and maintain the 
building's historic relationship to Wisconsin Avenue.  All of these efforts will serve to enhance the 
Farm Women's Cooperative Market's presence as a focal point for this important Downtown Bethesda 
location. 

 Acknowledge surrounding context and integrate adjacent uses.  The surrounding uses include office, 
retail, residential, park space, and urban streetscapes.  The Farm Women's Cooperative Market will 
provide an open, inviting site design to engage with these uses, and will establish a relationship with 
the nearby Elm Street Urban Park to act as a connected park system.

These design principles will be reflected in the design of the Farm Women's Cooperative Market open 
space which, as proposed, is anticipated to include the following elements:

                                                          
17 Note that three specimen trees (i.e., Trees Number 1, 2, and 3 on the NRI) currently exist on the Farm Women's 
Market site.  These trees – two Sycamores and an Elm – are located within hardscape impervious areas consisting of 
sidewalk, parking lots and gravel pads that are used for staging and activities at the site, and the repair, replacement 
and/or removal of this area to create the new open space that is proposed with the Sketch Plan will impact 30 – 80 
percent of each tree's critical root zone.  The Applicants understand that, in accordance with the Montgomery 
County Trees Technical Manual, these three specimen trees should be removed and replaced with large shade trees 
of similar form, and that the removal of these specimen trees will require approval of a variance under Section 22A-
21 of the Montgomery County Code.  The required tree variances will be addressed via a separate application.    
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 Side Yard.  The Side Yard will be a flexible, multi-functional, gathering area that will be located to 
the north of the expanded historic building (i.e., adjacent to Willow Lane).  The Side Yard will 
provide an open setting that can potentially accommodate a variety of program opportunities (such as, 
for example, a farmer's market or temporary "pop-up" market stalls), with a gravel surface that honors 
the traditional material and function of the site.  The Side Yard will be framed by walks and benches 
and will provide informal gathering space for many users.  The streetscape along Willow Lane will 
also strengthen visual connections between Wisconsin Avenue and 46th Street, with a wide walk that 
leads to the park that will be created on Parking Lot 24.

 Building Terrace.  The Building Terrace is proposed adjacent to the existing building on the Farm 
Women's Cooperative Market site.  The Building Terrace will serve the future retail uses located 
within the building.  The Building Terrace is designed as a flexible, café style seating space with 
ambient lighting.

 Shared Street (i.e., "woonerf").  The Shared Street will border the Farm Women's Cooperative Market 
site to the south and continue past the expanded historic building to wrap around the eastern side of 
the new building addition on Parking Lot 24.  The Plaza will include a "woonerf" component, which 
will serve in part as a vehicular drive for the Farm Women's Cooperative Market building and the 
new multi-family residential building on the East Side Properties.  The flush curb woonerf will be 
used both by pedestrians and vehicles to create a flexible, dynamic space between the proposed 
buildings and the Farm Women's Cooperative Market building, so as to encourage and strengthen the 
design of both sites.  The Sketch Plan anticipates that special paving for the woonerf will be utilized 
as to visually delineate primarily pedestrian areas from vehicular circulation, while being compatible, 
complementary and cohesive.  The Shared Street will provide vehicular circulation around the Farm 
Women's Cooperative Market, and will also facilitate a pedestrian through-block connection to 46th

Street, Willow Lane, and Leland Street. 

In accordance with the Design Guidelines, a six-foot wide planting/furnishing zone will be provided 
adjacent to Wisconsin Avenue (an Urban Boulevard), with a ten-foot wide pedestrian through zone.  On 
Willow Lane (a Neighborhood Local Street), the Sketch Plan anticipates providing a five-foot wide 
planting/furnishing zone with an eight-foot wide pedestrian through zone.  All streetscape elements are 
anticipated to conform with the Bethesda Streetscape Plan, and will be consistent with the elements 
described above for the East Side Project.

The proposed redevelopment of the Farm Women's Cooperative Market also includes rehabilitation of the 
existing historic building, as outlined in the July 2019 EHT Traceries "Historic Structure Report".  
Recommendations for treatment of the character defining features of the building, for the relocation of the 
building, and for new development are addressed in detail in that document.

The proposed relocation and rehabilitation of the Farm Women's Cooperative Market building is intended 
to preserve the importance of this historic structure, allowing for greater separation from the larger-scaled 
multi-family building to the south.  As a practical matter, this increased separation also allows for an 
adequate fire lane between the buildings and permits better access and visibility through the site to the 
Eastern Greenway park.  The relocation is also intended to revitalize the existing building for potential 
use by a future tenant, and to recontextualize it within the new civic green-like open space that is 
envisioned by the Sector Plan.  As noted above, HAWPs from the HPC will be required prior to 
undertaking any construction, demolition, or alteration activities on the Farm Women's Cooperative 
Market site.  Accordingly, the Applicants have completed two preliminary consultation meetings with the 
HPC, and will continue to consult with the HPC in connection with future entitlement and permit 
applications.  
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Option A – Eastern Greenway

The Sector Plan locates Parking Lot 24 and Parking Lot 10 within the southern portion of the Eastern 
Greenway District and specifically recommends redeveloping these surface parking lots to create an
Eastern Greenway segment (i.e., parks and neighborhood greens) from the existing Elm Street Urban Park 
to Walsh Street, with Parking Lot 24 being redeveloped as a park and Parking Lot 10 being redeveloped 
as a neighborhood green.  This Eastern Greenway will function as an extension of Elm Street Urban Park 
to ensure compatibility with adjacent neighborhoods, functioning as a transition between the single-unit 
residences in the Town of Chevy Chase and the more dense commercial area of Downtown Bethesda.  
The new Eastern Greenway will also enhance environmental benefits and improve pedestrian 
connections.  As the name implies, the Eastern Greenway will provide new plant material such as tree 
canopy, vegetation, and open lawn.  The park-like setting will also contain paths, seating, and play areas 
with stormwater management integrated into the landscape.  Front doors, stoops, and balconies for the 
new multi-family building on the East Side Properties and entrances for the expanded Farm Women's 
Cooperative Market building will encourage activation along the Eastern Greenway and social 
interactions with neighbors.  

As discussed in Section III below, the Eastern Greenway has been designed to address certain Sector Plan 
recommendations that seek to ensure compatibility with adjacent neighborhoods, providing a variety of 
active, social, and contemplative open spaces that will improve connections and enhance environmental 
benefits.  More specifically, the Sector Plan envisions Parking Lot 24 as a park "to the maximum extent 
feasible" (Sector Plan at p. 18).  Thus, while final details and site elements will be confirmed at the time 
of Site Plan after consultation with Montgomery Parks and the completion of community design 
charrettes, the Applicants' consultants have planned Parking Lot 24 to be flexible and programmable for 
various events from informal gatherings to regional attractions such as markets, concerts, and festivals.  
The design of Parking Lot 24 is an extension of the Farm Women's Cooperative Market site, located 
directly to the west along Willow Lane, and of the existing Elm Street Urban Park to the north.  Elm 
Street Urban Park is an existing park with an established tree canopy designed for strolling and small 
gatherings.  Parking Lot 24 will be designed as counterpoint, with large open lawn areas that can 
accommodate activities and social gatherings of people.  

These design principles will be reflected in the following elements:

 Lawn.  The Lawn will be a large, flexible, multi-functional, gathering area that will be located 
adjacent to Willow Lane and extend south along 46th Street.  The open, traditional setting of the 
Lawn will be framed by walks and benches and provide informal gathering spaces for many 
users. 
   

 Trellis Shade Structure.  The Trellis Shade Structure will be the focal feature within the Eastern 
Greenway, as well as a focal point from Wisconsin Avenue.  The genesis of the Trellis Shade 
Structure is a band shell set into a traditional park setting, but with a contemporary design and 
orientation.  The Trellis Shade Structure will allow for flexibility of programming and appeal to 
many different user types.  It is envisioned as a stage, band shell, shade structure, and social 
gathering space to activate the large lawn area.   

 Pedestrian Connection.   The Pedestrian Connection will be an extension of the Farm Women's 
Cooperative Market shared street that is solely intended to provide pedestrian access to the park
on Parking Lot 24.  When viewed from Wisconsin Avenue, the Pedestrian Connection will lead 
the viewer to the trellis focal point beyond.  The Pedestrian Connection will bisect the Lawn and 
provide a framework for social gathering spaces, such as the trellis and play area.  In a larger 
context, pedestrian connections extend along the entire greenway and lead to the future Metrorail 
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and Purple Line station entrances that are being constructed with the 7272 Wisconsin Avenue 
redevelopment project.  

 Leland Gardens.  Adjacent to Leland Street are the Leland Gardens, which are envisioned as a 
community gateway to the residential neighborhood.  Leland Gardens will provide botanical 
interest and allow for a contemplative experience.  

In contrast, Parking Lot 10 is envisioned as a new neighborhood green that will be designed to 
accommodate programmed open space.  Parking Lot 10 is located south of Parking Lot 24 and extends 
from Leland Street to Walsh Street.  While the final design details and site elements for Parking Lot 10 
will be confirmed at the time of Site Plan after consultation with Montgomery Parks and the completion 
of community design charrettes, the Applicants' consultants anticipate that Parking Lot 10 will contribute 
to the overall Eastern Greenway with the following specific components:  

 Front Yard.  The Front Yard will be a flexible, multi-functional, gathering area that will be 
located along 46th Street.  The open, traditional setting of this lawn will be framed by walks and 
benches and provide informal gathering spaces for many users.  Pedestrian connections will be 
provided to the surrounding sidewalk network to provide visibility and encourage connections.  
The Front Yard will be encircled by shade trees that, over time, will provide partially shaded 
space for neighborhood events.  

 Nature Play Area.  The Nature Play Area will be located near the intersection of 46th Street and 
Leland Street, and will provide spaces for children to play freely and develop creativity in a 
naturalized setting.

 Dog Parks.  A small and large dog park will be located in the approximate center of the Parking 
Lot 10 site.  Wide plant beds will be provided to screen the dog parks from adjacent residences 
and business located closer to Wisconsin Avenue.  
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B. Option B (i.e., 7121 Wisconsin, the West Side Properties, and Farm Women's 
Cooperative Market)

Option B – West Side Properties  

Under Option B, the West Side Project is no different from Option A and remains as described above: a 
mixed-use building consisting of up to 260 multi-family residential units, of which 15 percent would be 
MPDUs, and up to 7,500 square feet of non-residential uses as well as private underground parking, and 
public and private amenities.  For details, please refer to Section II-A.    

Option B – 7121 Wisconsin Avenue

The 7121 Wisconsin Avenue portion of the Sketch Plan fronts on Wisconsin Avenue and is located at 
mid-block between Willow Lane and Leland Street, just south of the terminus of Bethesda Avenue as it 
intersects with Wisconsin Avenue.  7121 Wisconsin Avenue is bordered on the north by the historic Farm 
Women's Cooperative Market site and on the south by the existing high-rise office building at 7101 
Wisconsin Avenue.  The location's prominence, its adjacency to significant civic space, and its proximity 
to the future transit hub that is being constructed at 7272 Wisconsin Avenue all combine to create the 
potential for 7121 Wisconsin Avenue to be redeveloped as a special place in the Wisconsin Avenue 
Corridor District: a new center of activity at a "Smart Growth" location that will be directly adjacent to a 
signature open space amenity in the Downtown.  The proposed project on the 7121 Wisconsin Avenue 
site under Option B – which will provide a new multi-family residential building with MPDUs, ground-
floor retail, and below-grade parking (the "7121 Option B Project") – is anticipated to leverage this 
potential by utilizing design characteristics that are intended to strengthen this new activity center while 
respecting and complementing the surrounding urban context. The 7121 Option B Project also proposes
to utilize the FAR Averaging provisions of Section 59-4.5.2.B of the Zoning Ordinance to exceed the 
maximum density allowed by the mapped zoning for the East Side Properties.
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More specifically, the design of the 7121 Option B Project will work in concert with its surroundings and 
form an integral part of a new urban composition that includes the rehabilitated Farm Women's 
Cooperative Market, as well as the proposed future development to the west on the West Side Properties.  
The preliminary design concept for the new building proposes to establish a one-story datum at the base 
of the building, with retail spaces occupying the entirety of the frontage along Wisconsin Avenue and a 
midblock residential lobby fronting the Farm Women's Cooperative Market to the north.  These active 
retail spaces will accommodate elements such as canopies, signage, and outdoor seating to create a 
vibrant pedestrian realm.  The lobby will complement the retail activity along Wisconsin Avenue and 
provide a vibrant and active use within the ground-level portion of the building that will face the Farm 
Women's Cooperative Market site.  The site design along this northern edge also includes a version of the 
shared street described in Option A to encourage pedestrian activity and access to the future green space 
to the east. (The Option B version of the "shared street" is described in more detail below.)  In order to 
accommodate adequate separation between the residential tower on the site and the existing office 
building to the south at 7101 Wisconsin Avenue, the proposed building at 7121 Wisconsin Avenue has 
been shifted to abut the northern property line of the 7121 Wisconsin Avenue portion of the site, rather 
than the approximate 15 feet setback from that property line that had been proposed with the Concept 
Plan submission.  As a result of this shift, the Sketch Plan is also proposing to relocate the existing Farm 
Women's Cooperative Market building under Option B when it is rehabilitated for reasons described in 
more detail below. 

Above the ground floor, a distinct base will be established for the building with stepbacks and terraces 
above the sixth floor on all sides of the tower.  The Applicants' consultants anticipate that additional
balconies and reveals will be carved out of the building mass to further enhance the presence of a distinct 
base, and to break down the overall mass of the building.  The base of the building will be complimented 
by a tower element with a massing that has been carefully crafted to respect the unique context of the site.  
On the north side of the building, the tower portion of the massing has been articulated with an increased 
stepback at the center, so as to acknowledge the presence of the Farm Women's Market building, break 
down the overall massing of the tower, and sponsor variation in the façade articulation.  The proposed
tower massing also eliminates the cantilevered corner that was proposed in the Concept Plan submission, 
and incorporates additional stepbacks at the top of the building to further break down the tower mass and 
compliment the skyline.  The tower will be located on the site in a manner that permits a separation of
approximately 45 feet between it and the existing office building to the south at 7101 Wisconsin Avenue.    

With respect to site design, the Sketch Plan anticipates that two primary open spaces will be provided 
within the 7121 Wisconsin Avenue portion of the 7121 Option B Project: (i) a streetscaped area along 
Wisconsin Avenue, which will be accessible to the public; and (ii) a private amenity rooftop terrace, 
which will be used exclusively by residents of the building.  The streetscape design will be based on the 
Design Guidelines.  The Design Guidelines identify Wisconsin Avenue as an Urban Boulevard street 
type.  Thus, the Sketch Plan anticipates that a six-foot wide planting/furnishing zone will be provided 
adjacent to Wisconsin Avenue, with a ten-foot wide pedestrian through zone and nine-foot wide frontage 
zone along the face of building to achieve an overall build-to-line of at minimum 25 feet (within the 
Design Guidelines' recommended range).  In response to comments from the Design Advisory Panel at 
Concept Plan review, this minimum sidewalk width has been reconfirmed for this submission.

The streetscaped area will also conform with the Bethesda Streetscape Plan, which prescribes brick paver 
sidewalks.  The Sketch Plan anticipates that special paving will accent the base of the building and key 
building features.  Per the Bethesda Streetscape Plan, trees along Wisconsin Avenue will be provided in 
tree wells with granite sets and amended soil panels.  The streetscape design will also feature site 
furniture per the Bethesda Streetscape Plan including benches, trash receptacles, and light fixtures.  All of 
these features will further blend the 7121 Option B Project into the existing pedestrian-oriented fabric of 
Downtown Bethesda.
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As for the private rooftop terrace, the Sketch Plan anticipates that the building will have a partial green 
roof as well as amenity space and an outdoor swimming pool.  The amenity components of the rooftop 
will likely be designed to provide a series of outdoor rooms that will accommodate relatively small 
groups of people for social interaction, grilling, and enjoyment of the views and open air.  Rooftop 
mechanical equipment will be screened by panels, planters, and layered plantings.  As with the 
streetscaped area long Wisconsin Avenue, final details for the private rooftop amenity space will be 
presented and confirmed during the course of Site Plan review.  

Option B – Farm Women's Cooperative Market  

Like the Option A coordinated design alternative, Option B also proposes to redesign and relocate the 
Farm Women's Collaborative Market to achieve the recommendations of the Sector Plan for new open 
space at this location, with areas to accommodate activating uses.  However, unlike Option A, Option B
places the shared street woonerf that directs vehicular traffic onto Willow Lane adjacent to the eastern 
façade of the Farm Women's Cooperative Market building to define the edge of the site and the adjacent 
surface parking on Parking Lot 24.  Option B also contemplates a potential small (i.e., approximately 555
square foot) building addition to provide new restrooms and additional storage, with details to be 
confirmed at the time of Site Plan.  

The proposed relocation and rehabilitation of the Farm Women's Cooperative Market building is intended 
to preserve the importance of this historic structure, allowing for greater separation between it and the 
larger-scaled new development to the south.  From a practical standpoint, this increased separation also 
allows for an adequate fire lane to be provided between the buildings and permits better access through 
the site. The relocation is also intended to revitalize the existing building for potential use by a future 
tenant, and to recontextualize it within the new open space that is envisioned by the Sector Plan.  

As noted above, the July 2019 EHT Traceries "Historic Structure Report" outlines approaches for the 
rehabilitation of the existing historic Farm Women's Cooperative Market building, including 
recommendations for treatment of the character defining features of the building, for the relocation of the 
building, and for new development are addressed in detail in that document.  In addition, the Applicants 
have completed two preliminary consultation meetings with the HPC to discuss the revisions that are 
proposed for the Farm Women's Cooperative Market site with the East Side Project, and will continue to 
consult with the HPC in connection with future entitlement and permit applications.    

III. SECTOR PLAN & DESIGN GUIDELINES CONFORMANCE

As noted, the Properties lie primarily within the area identified in the Sector Plan as the Wisconsin 
Avenue Corridor District, with 4705 Miller Avenue located in the Bethesda Row District and Parking Lot 
24 and Parking Lot 10 located in the Eastern Greenway District.  The Sector Plan provides specific 
recommendations for development in these Districts, in addition to numerous general goals and objectives 
for development within the Sector Plan area.  Both Option A and Option B conform to the general and 
specific goals, recommendations, and design guidelines provided by the Sector Plan for the Properties as 
follows:

A. Sector Plan – General Goals and Objectives

 Foster community enrichment by encouraging public and private gathering spaces. (Sector Plan at p. 
8).
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 Re-imagine under-performing public spaces to revitalize them as community assets. (Sector Plan at p. 
8).

 Enhance specific aspects of the public realm that support retail and office development where 
applicable. (Sector Plan at p. 8).

 Take best advantage of existing and planned transit, including Metrorail, Purple Line light rail, bus 
rapid transit (BRT) and bus. (Sector Plan at p. 8).

 Promote a diversified mix of housing options in the Downtown through mixed-use and multi-unit 
residential zoned development. (Sector Plan at p. 8).

 Provide a sufficient supply of housing to serve Bethesda's existing and future job growth. (Sector 
Plan at p. 8).

 Support a consolidated, long-term retail solution for districts with unmet retail demand.  These 
districts include Arlington South, Bethesda Row, Wisconsin Avenue North and Pearl District. (Sector 
Plan at p. 8).

 Encourage mixed-use development to allow development to adapt to market conditions. (Sector Plan 
at p. 14)

 Create new civic gathering spaces in the expanded centers of activity. (Sector Plan at p. 14)

As noted, the Sector Plan envisions the Farm Women's Cooperative Market as the location for a new civic 
green-like open space that will serve as an extension of the existing Elm Street Urban Park, located to the 
north of Willow Lane.  In accordance with this vision and with other applicable recommendations in the 
Design Guidelines, the proposed redesign of the Farm Women's Cooperative Market will provide open 
space that will be both a destination and a local gathering spot – a respite in an otherwise urbanized 
corridor.  To the extent that Option A is implemented, the Project will also provide the Eastern Greenway, 
with an expanded park on Parking Lot 24 and a new neighborhood green on Parking Lot 10.

The Project will locate up to 585 new residential units on the Properties in the form of both multi-family 
living units and townhouse units, and up to 39,500 square feet of retail floor area within two blocks of the 
future entrances to the Bethesda Metro Station and the Purple Line that are being constructed at 
Wisconsin Avenue and Elm Street with the 7272 Wisconsin Avenue project.  The Project will provide 15 
percent of its dwelling units as MPDUs, so that new affordable housing units will also be placed to take 
best advantage of existing and planned transit resources and infrastructure.  There will be a variety of unit 
types and sizes (i.e., multi-family living units and townhouse living units with a range of bedroom 
counts).  This diversified mix of housing will help meet the Sector Plan goal of significantly increasing 
housing stock in an area zoned for multi-unit development near the primary transit hub of downtown 
Bethesda.

Ground floor retail of up to 7,500 square feet is proposed in the West Side Project.  For the East Side 
Project, up to 32,000 square feet of floor area for retail use is proposed.  One of the primary purposes of 
the retail is to draw pedestrians up Bethesda Avenue from the Bethesda Row District, toward the eastern 
terminus of Bethesda Avenue at Wisconsin Avenue and the Farm Women's Cooperative Market.

 On private property, provide a minimum of 35 percent green cover, which may include either 
singularly or a combination of the following: intensive green roof (6 inches or deeper) on 35 percent 
of rooftop; tree canopy cover on 35 percent of landscape; a combination of tree canopy and intensive 
green roof for a total green cover of 35 percent or greater. (Sector Plan at p. 15).

 Provide soil volumes for canopy trees of no less than 600 cubic feet. (Sector Plan at p. 16).
 When practical, incorporate vegetation into stormwater management facilities. (Sector Plan at p.16).
 Prioritize street tree planting along existing and proposed bicycle networks, creating green corridors. 

(Sector Plan at p. 16)
 Bury overhead wires to avoid conflicts with street trees. (Sector Plan at p. 16).
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 Reduce impervious cover to maximize infiltration and /or green space. (Sector Plan at p. 16).
 Utilize environmental site design for parks and open space where it can be interpreted for community 

education. (Sector Plan at p. 16).
 In the High Performance Area, buildings must meet the public benefits category for CR Energy 

Conservation and Generation 59-4.7.3.F.3.  An optional method building over 4 stories must exceed 
the current ASHRAE 90.1 requirements by at least 15 percent.  Should the County approve 
alternative or additional standards, similar improvements in efficiency should be required. (Sector 
Plan at p. 17).

The assembled Properties are predominantly covered with impervious surfaces and lack contemporary
stormwater management features.  However, the Project proposes a variety of techniques that will vastly 
improve the environmental condition of the Properties.  Micro-bioretention planter boxes and green roofs 
will be utilized to treat stormwater for the Project.  After stormwater is treated, it will be conveyed to the 
existing public storm drain system via on-site storm drains.  Implementation of these facilities will 
provide "ESD to the MEP" and effectuate a significant reduction in impervious surface.  Both the West 
Side Project and the East Side Project will meet the minimum 35 percent green cover requirement.  Street 
trees will be planted and utilities will be relocated underground along all Project frontages.  It is 
anticipated that soil volumes of at least 600 cubic feet will be provided for canopy trees.  Both the West 
Side Project and the East Side Project will achieve 15 public benefit points in the "energy conservation
and generation" category (as described below in Section IV).

 Provide each center with a gathering space appropriate to the character of the area. (Sector Plan at 
p. 17).

 Link streets, through-block connections, greenways and trails to create a well-connected network. 
(Sector Plan at p. 17).

 Transition to surrounding neighborhoods with green open space amenities and civic buffers. (Sector 
Plan at p. 17).

 Connect the proposed Capital Crescent Central Civic Green along Bethesda Avenue to the 
reimagined Farm Women's Cooperative Market. (Sector Plan at p. 17).

 Transition to surrounding neighborhoods with green open space amenities and civic buffers. (Sector 
Plan at p. 17).

 Design signature buildings that integrate design and sustainability innovation to occupy the symbolic 
center and surround civic gathering spaces. (Sector Plan at p. 17).

 Establish a green connector along the eastern edge of the Plan area to provide open space, pathways, 
environmental benefits and a transition to adjacent neighborhoods.  Allow a range of building 
heights dependent on the amount of green space dedicated. (Sector Plan at p. 17).

 Balance development with transitions to single-unit residential neighborhoods surrounding the Sector 
Plan area in residential and edge districts, such as Battery Lane, Arlington North, South Bethesda 
and Eastern Greenway. (Sector Plan at p. 17).

 Support each of the three centers (Woodmont Triangle, Bethesda Row and Wisconsin Avenue 
corridor) with civic gathering spaces by providing civic greens in each center. (Sector Plan at p. 18).

 Create livable communities and appropriate transitions by greening and buffering the edges. (Sector 
Plan at p. 18).

 Create green neighborhood parks. (p. 18)
 Convert county owned surface parking lots to parkland/neighborhood greens to the maximum extent 

feasible. (p. 18)

In accordance with this vision and with other applicable recommendations in the Design Guidelines, the 
proposed redesign of the Farm Women's Cooperative Market will provide open space that will be both a 
destination and a local gathering spot – a respite in an otherwise urbanized corridor.  To the extent that the 
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Option A alternative is able to be implemented, the redevelopment of Parking Lot 24 and Parking Lot 10 
will result in the creation of the Eastern Greenway, which will provide an even more expansive gathering 
space for this area of Downtown Bethesda by converting existing County-owned surface parking lots to 
park uses. 

The Project will improve the streetscape along the entirety of the assembled frontage of the Properties, 
representing a vast improvement from the sidewalks present today (which are narrow and, in most cases, 
still comprised of concrete that abuts directly against the curb).  In addition, the revitalization of the Farm 
Women's Cooperative Market will create a new through connection and the Option A alternative, if 
implemented, will provide important new linkages through and around the new Eastern Greenway.

The West Side Project will improve the streetscape along the West Side Properties' frontage on Bethesda 
Avenue to provide a wider sidewalk complete with brick pavers and street trees.  Those improvements, 
along with the improvements occurring elsewhere along Bethesda Avenue, will provide a better 
pedestrian connection from the Capital Crescent Central Civic Green, up Bethesda Avenue, to Wisconsin 
Avenue and the Farm Women's Cooperative Market.

The Sketch Plan is proposing signature tall buildings at the key intersection of Bethesda Avenue and 
Wisconsin Avenue directly across from the proposed civic gathering space at the Farm Women's 
Cooperative Market, and directly adjacent to the Farm Women's Cooperative Market at 7121 Wisconsin 
Avenue.  The buildings will incorporate design and sustainable innovation with distinctive architecture 
and stormwater controls integrated into, and doubling as, site amenities.

B. Sector Plan – Wisconsin Avenue Corridor District

 Encourage infill and reinvestment on underutilized commercial sites and surface parking lots. (Sector 
Plan at p. 97).

Substantial portions of the Properties located on the west and east sides of Wisconsin Avenue that are the 
subject of this Sketch Plan Application are comprised of significantly underutilized commercial sites with 
surface parking and large impervious spaces.  The Project proposes mixed-use high-rise development on 
the West Side Properties and the East Side Properties, which will allow the Sketch Plan to provide the 
open space envisioned on the Farm Women's Cooperative Market site and, potentially, the Eastern 
Greenway.

 Encourage mixed-income/affordable housing near transit stations. (Sector Plan at p. 97).

Consistent with the Sector Plan's vision of providing housing opportunities for all income levels through 
greater building heights, the Project takes full advantage of the recommended heights to provide housing 
in close proximity to the new southern entrance to the Bethesda Metro Station and future entrance to the 
Purple Line.  A variety of unit types and sizes are proposed across the Project, along with 15 percent 
MPDUs.

 Provide zoning recommendations that allow signature tall buildings at major civic spaces in the 
established centers. (Sector Plan at p. 93).

The Project takes advantage of the additional height designated by the Sector Plan, particularly if the 
West Side Properties develop in a manner that benefits the Farm Women's Cooperative Market and if the 
7121 Wisconsin Avenue site develops with the Farm Women's Cooperative Market, to provide two 
mixed-use (i.e., ground floor retail and multi-family above) towers that will frame and highlight the new 
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open space at the Farm Women's Cooperative Market, which is an important junction at Wisconsin and 
Bethesda Avenues.

 Develop compact nodes that place the highest intensity in those centers, provide distinctive infill 
buildings and step down to lower densities and heights near the edges. (Sector Plan at p. 97).

 Design tall buildings along Wisconsin Avenue to have a human-scaled presence on the street, 
reduced uniformity and compatibility with edge neighborhoods. (Sector Plan at p. 104)

 Provide building articulation such as step backs, glazing and material changes. (Sector Plan at p. 
104).

The Project will provide "distinctive infill building[s]" located at the critical intersection of Wisconsin 
and Bethesda Avenues.  The buildings in the immediate vicinity of the Properties are mostly high- and 
mid-rise, but for years the Properties have remained under-utilized as one- and two-story retail buildings
with surface parking. At the West Side Properties, the West Side Project will replace these low-scale 
buildings with a distinctive high-rise infill building that will decrease in height from its northeast corner 
to its southwest corner to blend with the lower scale buildings to the south and west.  On the East Side 
Properties, both Option A and Option B will facilitate the creation of buildings that have been designed to 
architecturally complement the Farm Women's Cooperative Market and to provide appropriate transitions 
in mass and height as one moves from the more vibrant Wisconsin Avenue corridor to the single family 
residences in the Town of Chevy Chase to the east.   

 Improve and enhance underutilized private owned public use spaces.  (Sector Plan at p. 93)

As discussed, the Project proposes to improve the Farm Women's Cooperative Market into the civic 
green-like open space envisioned by the Sector Plan.  This space is significantly underutilized today, with 
the market open only three days/week.  Through improvements both to the building and site area, this 
space will become a more open, usable space, even more important given its location at the terminus of 
Bethesda Avenue into Wisconsin Avenue. 

 Provide new civic gathering spaces. (Sector Plan at p. 97).

As described above, the Joint Venture proposes improvements to the Farm Women's Cooperative Market 
to help achieve the Sector Plan's desired open space. To the extent that Columbia Realty and its affiliates 
are able to agree to a general development agreement with MCDOT, a more expansive park will be 
provided on Parking Lot 24 and, potentially, a new neighborhood green will be provided on Parking Lot 
10 to facilitate the creation of the Eastern Greenway.  

 Improve the pedestrian environment with upgraded streetscapes. (Sector Plan at p. 97).

The Project will improve the pedestrian environment with upgraded streetscapes along the frontages of 
the Properties on both sides of Wisconsin Avenue, Bethesda Avenue, Miller Avenue, Willow Lane and, 
potentially, along 46th Street and Walsh Street. The streetscape will provide Bethesda streetscape with a 
clear sidewalk zone of 10 feet along all frontages, plus an additional six-foot planting area for street trees 
located within open tree boxes with understory planting.  There will be benches, trash receptacles, and 
light fixtures, vastly improving the pedestrian experience along the frontages of Properties.

 Create . . . new civic gathering spaces in the form of civic green space/parks at the Farm Women's 
Cooperative Market site . . . (Sector Plan at p. 97).

As noted, the Sector Plan envisions the Farm Women's Cooperative Market as the location for a new civic 
green-like open space that will serve as an extension of the existing Elm Street Urban Park, located to the 
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north of Willow Lane.  In accordance with this vision and with other applicable recommendations in the 
Design Guidelines, the proposed redesign of the Farm Women's Cooperative Market will provide open 
space that will be both a destination and a local gathering spot – a respite in an otherwise urbanized 
corridor.  Should Option A be implemented, the creation of the Eastern Greenway will result in an even 
more expansive civic gathering space.  

 Emphasize mixed land uses focused on employment and high density residential. (Sector Plan at p. 
97).

The Project proposes two mixed-use, ground floor retail with residential above, buildings, one on each 
side of Wisconsin Avenue.  This fulfills the vision for high density residential while also providing 
employment at the retail stores and other non-residential spaces that may be present in the Project.

 Allow an increase in the maximum allowable building height to 225 feet if the property 
redevelopments in a manner that benefits the Farm Women's Cooperative Market to the east. (Sector 
Plan at p. 101).

The West Side Project proposes a maximum building height of 225 feet, which steps down to 200 feet at 
the southwest corner on the current 4705 Miller Avenue property.  As described in Section II-A of this 
Statement, the West Side Project will utilize a site-specific design approach that is anticipated to include
such elements as stepbacks, corner articulations, and glazing to ensure a maximum of compatibility with 
the rehabilitated and expanded Farm Women's Cooperative Market site (which the Project will transform 
into a great urban destination).  Specifically, in order to emphasize the Farm Women's Cooperative 
Market's importance, the tallest portion of the building mass is articulated as a distinct element at the 
intersection of Wisconsin and Bethesda Avenues to create a dramatic icon and frame the pedestrian view 
of the open space as one approaches from the west along Bethesda Avenue.  Thus, the West Side Project
has been designed in a manner that benefits the Farm Women's Cooperative Market. 

 Allow an increase in the maximum allowable building height to 175 feet if the property redevelops as 
a joint development with the Farm Women's Cooperative Market to the north. (Sector Plan at p. 102).

Both Option A and Option B involve the joint redevelopment of the 7121 Wisconsin Avenue site with the 
Farm Women's Market Cooperative, justifying a maximum height of 175 feet for the new building on the 
7121 Wisconsin Avenue portion of the site.  

 Create green, active and walkable sidewalks that are designed to balance pedestrian and retail 
activity with vehicular and BRT traffic along this major corridor. (Sector Plan at p. 103).

Ground-floor retail is proposed throughout the Project, activating both the east and west sides of 
Wisconsin Avenue and Bethesda Avenue.  At the West Side Project, wide sidewalks (10 feet on 
Wisconsin, eight feet on Bethesda, and six feet on Miller) will vastly improve the pedestrian experience 
along all three of the West Side Properties' right-of-way frontages.  At the East Side Project, wide 
sidewalks (i.e., 10 feet) are also anticipated along Wisconsin Avenue.  On Willow Lane, a pedestrian zone 
of eight feet is anticipated for the sidewalk.  On 46th Street, Leland Street, and Walsh Street, pedestrian 
zones of approximately six feet are anticipated.

 Provide a planting and furnishing buffer between sidewalks and street traffic. (Sector Plan at p. 103).

The Project proposes a planting and furnishing buffer along right-of-way frontages per the Bethesda 
streetscape standard and Design Guidelines, as described above. 
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 Ensure a clear pedestrian pathway. (Sector Plan at p. 103).

As described above, the existing sidewalks along the Project's frontages are generally still narrow, 
concrete walkways directly adjacent to vehicular traffic.  The Project proposes to significantly widen the 
sidewalks, improving them with Bethesda brick pavers, street trees, lighting, and seating to vastly 
improve the pedestrian experience.  

 Allow space for various activities, such as outdoor dining in retail focus areas, and provide planting 
and seating along remaining sections of the street. (Sector Plan at p. 103).

All of the Project's right-of-way frontages will be improved with Bethesda standard streetscape, including 
street trees and seating.  Ground-floor retail is proposed throughout the Project as well, which will
activate the streetscape and further the pedestrian experience.  

 Create major civic gathering spaces as the hinge between Wisconsin Avenue, Norfolk Avenue and 
Bethesda Avenue. (Sector Plan at p. 103).

As detailed above, the Project proposes improvements to the Farm Women's Cooperative Market to 
provide the open space envisioned by the Sector Plan. 

 Enhance the Farm Women's Cooperative Market as both a market and a public space connected to 
Bethesda Avenue and the Bethesda Row district. (Sector Plan at p. 103).

As discussed, the improved Farm Women's Cooperative Market will provide an open, inviting site design 
to engage with the surrounding office, retail, residential, park space and urban streetscapes. This space is 
significantly underutilized today, with the market open only three days per week.  Through improvements 
both to the building and site area, this space will become a more open, usable space, helping to activate 
the Farm Women's Cooperative Market and weave it into the fabric of the Wisconsin Avenue Corridor
and Bethesda Row Districts.

 Provide building separation to ensure the design allows for light and air, and reduces shadows cast 
onto public spaces. (Sector Plan at p. 104).

As previously stated, both the East Side Project and the West Side Project have been designed to achieve 
compatibility with the Farm Women's Cooperative Market site and other surrounding buildings and open 
spaces.  Under both Option A and Option B, the Sketch Plan proposes to relocate the Farm Women's 
Cooperative Market building on the site to showcase this historic structure in relation to the larger-scaled 
new development to the south and to create an improved open space experience. 

 Provide visual interest along the corridor by highlighting significant points with increased height. 
(Sector Plan at p. 104).

The Sketch Plan proposes a building with a maximum height of 225 feet at the corner of Wisconsin and 
Bethesda Avenue highlighting this intersection as a significant point in the Wisconsin Avenue Corridor.  
Together with the redevelopment of 7121 Wisconsin Avenue, the buildings will highlight and frame the 
re-envisioned Farm Women's Cooperative Market and open space.
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 Provide increased height at the transit gateways to the Metrorail and Purple Line stations. (Sector 
Plan at p. 104).

Consistent with the Sector Plan's vision of providing housing opportunities for all income levels through 
greater building heights, the Project takes full advantage of the recommended heights to provide housing 
in close proximity to the new southern entrance to the Bethesda Metro Station and future entrance to the 
Purple Line.

 Incentivize the provision of green space and affordable housing through increased height along 
Wisconsin Avenue. (Sector Plan at p. 104).

Both the West Side Project and East Side Project (under both Options A and B) will provide 15 percent 
MPDUs across a variety of unit types and sizes.  It is only by virtue of the additional height permitted by 
the Sector Plan (for redeveloping in a manner that benefits the Farm Women's Cooperative Market for the 
West Side Properties, and for redeveloping with the Farm Women's Cooperative Market for 7121 
Wisconsin Avenue) that the Joint Venture will be able to improve the Farm Women's Cooperative Market
to resemble the civic green-like open space that is envisioned by the Sector Plan.  

C. Sector Plan – Bethesda Row District:

 Preserve the human-scale and mixed-use character of the neighborhood. (Sector Plan at p. 106).
 Continue the main street shopping character along Bethesda Avenue consistent with recent 

development. (Sector Plan at p.106).
 Maintain the district's human-scaled design and character in new developments. (Sector Plan at p. 

108).
 Design new buildings to reflect the successful approaches to building articulation, material and street 

frontage seen throughout Bethesda Row. (Sector Plan at p. 108)

The West Side Project preserves the human-scale and mixed-use character of the existing Bethesda Row 
neighborhood, within which the West Side Project is located.  The Sector Plan describes the Bethesda 
Row District as the "heart of Downtown Bethesda" and a "regional destination and model for 
placemaking . . . [featuring] thriving retail [and] human-scaled design" in an "active" environment.  See
Sector Plan at p. 106.  For this area, the Sketch Plan proposes a mixed-use residential/retail building with 
21 floors of multi-family living above ground floor retail. A 5-story base and tower stepback will give 
the West Side Project a human-scale feel in spite of its height.  The West Side Project will follow in the 
footsteps of recently constructed buildings in the Bethesda Row District such as The Darcy and The Flats, 
which respond to their location spanning and bridging the Bethesda Row and Wisconsin Avenue Corridor
districts. 

The West Side Project also includes ground floor retail along the Bethesda Avenue and Wisconsin 
Avenue frontages, extending the main street shopping character along Bethesda Avenue. The ground 
floor primarily will consist of retail establishments with canopies and signage as well as outdoor seating.

Additionally, as all vehicular access for this portion of the Project is proposed to be from Miller Avenue, 
Bethesda Avenue and Wisconsin Avenue frontages will be wholly pedestrian allowing for an 
uninterrupted pedestrian retail experience along the block.
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 Improve bike facilities and connectivity throughout the district. (Sector Plan at p. 106).

Both the Sector Plan and the Bicycle Master Plan (approved by the Montgomery County Council, sitting 
as the District Council, on November 27, 2018) recommend separated bike lanes along Bethesda Avenue, 
currently proposed to be on the north side of Bethesda Avenue between Woodmont and Wisconsin 
Avenues.  The West Side Project accommodates future provision of these bike lanes.

D. Sector Plan – Eastern Greenway District:

 Make the best use of land near the Bethesda Metrorail Station and future Purple Line station by 
promoting redevelopment of underutilized properties and private surface parking lots.  Parking 
Lot District (PLD) lots 10, 24, 25 and 44 should be converted to parks to the maximum extent 
feasible.  The parking needs of neighborhood businesses that rely on these lots should be 
addressed and parking replaced where necessary.  (Sector Plan at p. 133).

 Provide a compatible transition between higher density development along Wisconsin Avenue 
and the East Bethesda and Town of Chevy Chase neighborhoods.  (Sector Plan at p. 133).

 Provide a green connector and a transition along the eastern edge of the Sector Plan area.  
(Sector Plan at p. 133)

 The greenway should be designed to accommodate elements such as tree canopy and vegetation; 
wide pathways; seating; stormwater management; and activity space, such as small play area, 
exercise stations and community gardens. (Sector Plan at p. 136).

 Activate ground floors of buildings facing onto the greenway, provide entries, articulate/step 
back upper floors and encourage balconies to ensure that the greenway facing façade is 
compatible with adjacent neighborhoods and is not designed as the back of the building. (Sector 
Plan at p. 136).

 Encourage a larger destination park adjacent to the Farm Women's Cooperative Market on 
Parking Lot 24 to provide green space and programming within a short walk of the future 
Metrorail station entrance and Purple Line station. (Sector Plan at p. 136).

 Allow structural parking to be building underneath the greenway or neighborhood green with 
sufficient soil depth for tree planting. (Sector Plan at p. 136).

Parking Lot 24 and Parking Lot 10 are located within the Eastern Greenway District, and are subject to a 
variety of specific recommendations that are intended to guide the conversion of these existing County 
surface parking lots into parks and neighborhood greens.  Option A, which includes these County 
properties, has been designed to create these new parks and neighborhood greens to the maximum extent 
feasible while also providing a development program that is capable of creating the economic returns that 
are necessary to support constructing a major underground parking garage, and that addresses other 
Sector Plan objectives and County priorities.  Under Option A, the East Side Project would relocate 
existing public parking spaces underground, beneath 7121 Wisconsin Avenue and Parking Lot 24, with
only a limited encroachment into the Farm Women's Cooperative Market site at the southeast corner.  
Parking Lot 24 would be converted into an active park setting with walks and paths that promote 
connectivity through and around the site, with additional activation provided by entries for the new multi-
family residential building, its associated townhouse units, the expanded Farm Women's Cooperative 
Market building, and the parking garage that will be provided with the East Side Project.  Like the Farm 
Women's Cooperative Market, the park on Parking Lot 24 will have the ability to accommodate 
programmed events, resulting in an expanded open space.  Parking Lot 10, when redeveloped, will be a 
more passive neighborhood green space that can be used for small scale gathering and recreation, with 
dedicated areas for programmed activities (e.g., for child nature play and for pet exercise).  Both park 
spaces would feature a variety of trees, plantings and seating features, as well as other amenities, as 
recommended by the Sector Plan.     
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E. Design Guidelines

The proposed Sketch Plan has also been designed to achieve general consistency with the Design 
Guidelines, which track the recommendations of the Sector Plan.  The Project will provide architecture 
that responds to the Design Guidelines, as described above.  Similarly, with respect to site design, the 
Project will provide new open spaces, landscaping and streetscaping that is consistent with the Design 
Guidelines in new open spaces, parks, neighborhood greens, and sidewalk areas. 

IV. ZONING ORDINANCE CONFORMANCE

A. Purposes

Section 59-4.5.1 of the Zoning Ordinance provides that the Commercial/Residential zones (including the 
CR and the CRT zones) are intended to permit a mixture of residential and nonresidential uses at varying 
densities and heights, in order to promote economically, environmentally, and socially sustainable 
development patterns where people can live, work, recreate, and access services and amenities.  More 
specifically, Section 59-4.5.1.A lists the following intents and purposes:

(1) Implement the recommendations of applicable master plans;
(2) Target opportunities for redevelopment of single-use commercial areas and surface parking 

lots with a mix of uses;
(3) 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;

(4) Allow a flexible mix of uses, densities, and building heights appropriate to various settings to 
ensure compatible relationships with adjoining neighborhoods;

(5) Integrate an appropriate balance of employment and housing opportunities; and
(6) 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.

For the CRT Zone, Section 59-4.5.1.C provides the following additional intent:

The CRT Zone is intended for small downtown, mixed-use, pedestrian-oriented centers and edges 
of larger, more intensive downtowns.  Retail tenant ground floor footprints are limited to 
preserve the town center scale.  Transit options may include light rail, Metro, and bus.   

For the B Overlay Zone, Section 4.9.2.A states as follows:

The purpose of the B Overlay Zone is to implement the recommendations of the Bethesda 
Downtown Plan as it relates to density, building heights, affordable housing, parks, and design. 

As discussed in Section III above, the Project furthers the applicable general and specific goals, 
recommendations, and objectives of the Sector Plan and the Design Guidelines for the Properties.  The 
Project also satisfies the Zoning Ordinance requirements for development in the CR, CRT, and B Overlay 
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Zones, as discussed below.  The Properties are predominantly improved with a collection of outdated 
commercial buildings and surface parking lots that are ripe for redevelopment.  Furthermore, the Sector 
Plan has created a new vision for this important node at Wisconsin Avenue and Bethesda Avenue and 
includes specific recommendations for transforming the Farm Women's Cooperative Market and, if 
possible, the existing County parking lots into a more vibrant open spaces, potentially including new 
parks and open spaces in the Eastern Greenway District.  The Sketch Plan embraces the objectives of the 
CR, CRT, and B Overlay Zones by providing two coordinated design alternatives that will allow for the 
comprehensive redevelopment of this area of Downtown Bethesda in accordance with the Sector Plan.  
Both options allow for the following zoning objectives to be achieved: (i) the integration of a combination 
of housing types (i.e., multi-family, townhouse, and affordable units) with commercial services, public 
facilities and amenities in proximity to existing and future transit infrastructure; (ii) the prohibition of 
parking between buildings and streets, with new buildings placed at the required build-to lines and 
parking provided in underground garages; (iii) a balance between new residential and commercial uses; 
and (iv) the provision of public benefits to support density above the standard method.  As outlined in the 
Public Benefit Points Analysis included with the Application and further described below, the Project will 
provide more than the minimum 100 required public benefit points.

The Project, as noted, will provide market-rate residential units with a variety of unit types (one-, two-, 
and three-bedrooms), as well as 15 percent MPDUs, offering housing opportunities for a range of 
demographics and incomes proximate to the numerous transit options, employment opportunities, and 
attractions in Bethesda. The proposed retail uses on the ground floor of the multi-family buildings and, 
potentially, additional retail space in the expanded Farm Women's Cooperative Market under Option A
will provide an opportunity to enliven the area surrounding the entire Project, with building entrances 
placed to activate street frontages and new open spaces.  The Project facilitates improved pedestrian and 
vehicular circulation, and will provide streetscape improvements along the Property frontages on 
Bethesda, Wisconsin and Miller Avenues, Willow Lane and, potentially under Option A, 46th and Leland 
Streets.  Underground vehicular parking will be provided to meet market demands and, under Option A, 
to relocate existing surface parking spaces on Parking Lot 24 and Parking Lot 10 below grade.  The 
Project does not propose any parking between the building and the street frontages.

With respect to maximum building heights, in accordance with the Sector Plan objectives described 
above, the Project proposes two tall, signature multi-family residential buildings with mixed-use space
(i.e., ground floor retail). The proposed building heights allow for architecture and densities that adhere
to the Sector Plan's vision for the physical form of development in Downtown Bethesda. Taller buildings 
and greater densities on Wisconsin Avenue, particularly near the future Metrorail station and Purple Line 
entrances, will allow lower densities to be placed elsewhere in Bethesda, including at transition areas 
along the eastern side of the Project. The Project is designed to complement existing buildings in the 
Wisconsin Avenue Corridor and Bethesda Row Districts, providing taller building masses along 
Wisconsin Avenue amidst other high- and mid-rise buildings in the area that are facilitated in part by the 
plans for the renovation of the Farm Women's Cooperative Market. The Project utilizes the FAR 
averaging and B Overlay Zone density provisions in order to provide more density along Wisconsin 
Avenue in accordance with the Sector Plan recommendations and, overall, will result in a vibrant mixed-
use development that significantly improves the streetscape and pedestrian environments.

In addition to helping to meet the need for housing in Downtown Bethesda, the Project will also provide 
new employment opportunities and, potentially, a destination retail experience within in the rehabilitated 
and expanded Farm Women's Cooperative Market building and site.  New retail and commercial uses will 
be drawn to the transit-oriented housing and significant open spaces that are proposed with the Project.  
With respect to new employment opportunities, the Project will provide up to 39,500 square feet of retail
space at the ground level of the new multi-family buildings and in the rehabilitated and expanded Farm 
Women's Cooperative Market building under Option A, with the final amount determined by the market 
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and specified at the time of Certified Site Plan. The mixed-use development will also help strengthen the 
lower part of the Wisconsin Avenue Corridor and Bethesda Row by attracting new residents and 
employees to patronize local businesses.

B. Optional Method Development – General Requirements

Section 59-4.5.4.A of the Zoning Ordinance lists the general requirements for development under the 
optional method in the CR and CRT zones.  The Sketch Plan meets all the general requirements, as 
follows:

i. Procedure for Approval.

The submittal of this Application and accompanying materials satisfies this requirement.  Following 
Sketch Plan review and approval, the Applicants will file Preliminary Plan and Site Plan applications, 
with each side of Wisconsin Avenue proceeding separately for those subsequent applications, in order to 
implement the approved Sketch Plan.

ii. Public Benefit Points and Categories.

The Sketch Plan application includes a preliminary Public Benefit Points Analysis that outlines how both 
of the coordinated design alternatives for the optional method redevelopment of the Properties will 
achieve public benefits points in order to realize the maximum permitted density on the West Side 
Properties and the East Side Properties, respectively.  The Project is anticipated to provide in excess of 
the minimum 100 public benefit points required from at least four benefit categories, as outlined in the 
Public Benefit Points Analysis included with the Application.  All public benefits will comply with the 
specifications prescribed by the CR Zone Incentive Density Implementation Guidelines, and will be 
further detailed and refined at the time of Site Plans.18

The anticipated preliminary public benefits points that will be achieved include the following: 

                                                          
18The Public Benefit Points Analysis is conceptual at this time, and the points will be further updated and refined at 
the time of Site Plans.
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Narrative descriptions of the anticipated public benefit points and calculations, where applicable, are 
contained in Appendices to this Statement of Justification.  The West Side Project's anticipated public 
benefit points are addressed in Appendix A, and the East Side Project's anticipated public benefit points 
are addressed in Appendix B.

iii. Building Type.  

The Project proposes multi-use and general building types, as defined in Section 59-4.1.6 of the Zoning 
Ordinance.  Section 59-4.5.4.A.3 notes that all building types allowed in the Zoning Ordinance are 
allowed in the CR and CRT zones under the optional method of development.



34
2965188.8                                                                                                                                                            79387.001

iv. Compatibility Standards.

Section 59-4.1.8.A contains setback compatibility standards, and Section 59-4.1.8.B contains height 
compatibility standards.  However, Section 59-4.1.8.A only applies to CR- and CRT-zoned properties that 
abut land in an Agricultural, Rural Residential, or Residential zone that is vacant or improved with an 
agricultural or residential use, and that proposes development of an apartment, multi-use, or general 
building type.  None of the Properties abut land of this type.  Section 59-4.1.8.B applies to CR- and CRT-
zoned properties that abut or confront land that is vacant or improved with an agricultural or residential 
use, and that propose development of any building type.  Here, under Option A, the portions of the East 
Side Project located on Parking Lot 24 and Parking Lot 10 will confront land in the R-60 residential zone
across 46th Street and Willow Lane.  As such, the building heights for any development on Parking Lot 24 
and Parking Lot 10 would be subject to a 45 degree angular plane that would be measured from 35 feet 
(i.e., the height allowed for a detached house in the confronting R-60 zone) at the front or side street 
setback line.  The development standards tables for the Sketch Plan confirm that the East Side Project 
under Option A has been designed to comply with this angular plane requirement, as applicable.

C. Optional Method Development – Development Standards

Section 59-4.5.4.B of the Zoning Ordinance lists the standards applicable to development under the 
optional method in the CR and CRT zones.  The Sketch Plan complies with these development standards, 
as described and delineated below and in the referenced development standards tables.

i. Open Space.

The net site area of the Properties is approximately 196,346 square feet and the Properties front on four or 
more rights-of-way.  Therefore, 10 percent of the net lot area is required to be provided as public open 
space.  The Public Open Space Exhibit submitted with the Applications demonstrates that at least 10 
percent public open space will be provided for the Properties, with final open space to be provided to be 
determined at the time of each applicable Site Plan.

ii. Lot, Density, and Height.

The Project utilizes the optional method of development and proposes to develop the Properties with up 
to approximately 2.37 FAR overall under Option A, with up to approximately 2.24 FAR (i.e., 585
dwelling units) in overall residential use and up to approximately 0.13 FAR in overall non-residential
use.19  Under Option B, up to approximately 5.02 FAR overall would be provided on the entire site
(excluding Parking Lot 24 and Parking Lot 10), with up to approximately 4.90 FAR (i.e., 230 dwelling 
units) in overall residential use and up to approximately 0.12 FAR in overall non-residential use
(excluding 4,195 square feet of retail uses in the historic Farm Women's Cooperative building).  

As shown in the referenced development standards tables below, the West Side Project proposes to utilize 
density from the B Overlay Zone to exceed the maximum density allowed by the mapped zoning for the 
West Side Properties under either Option A or Option B.  The East Side Project proposes to utilize FAR 
Averaging under either Option A or Option B to exceed the maximum density allowed by the mapped 
zoning for the East Side Properties.  If density from Parking Lot 10 is ultimately not included under
Option A at the time of Preliminary Plan and Site Plan, the East Side Project would also utilize B Overlay 

                                                          
19 As previously stated, the gross floor area of Farm Women's Cooperative Market building – approximately 4,195 
square feet – represents less than 10 percent of the overall gross floor area that would be provided on the East Side 
Properties under either Option A or Option B and, therefore, is excluded from the calculation of FAR for both 
alternatives pursuant to Section 4.5.4.B.2 of the Zoning Ordinance.
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Zone density. Both Option A and Option B will comply with the maximum heights permitted for the 
Properties under the mapped zoning and the Sector Plan, and the utilization of B Overlay Zone density 
will require the provision of Park Impact Payments for non-MPDU floor area.

iii. Placement.

Section 59-4.5.4.B.3 provides that setbacks for principal buildings, accessory structures, and parking are 
to be established by the site plan approval process.  As noted, the Project proposes generous sidewalks 
along Wisconsin, Bethesda, and Miller Avenues, Willow Lane and, potentially, along 46th Street and 
Leland Street, but these and other relevant features will be detailed at the time of Site Plans.

iv. Form.

Section 59-4.5.4.B.4 provides that form standards are established by the Site Plan approval process and 
must address, at a minimum, transparency, blank walls, and active entrances.  While the Project proposes 
significant glass features at the ground-floor level for transparency as well as activating features on the 
ground-floor level, all of these features will be detailed at the time of Site Plans.
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V. FINDINGS FOR APPROVAL

Section 59-7.3.3.E of the Zoning Ordinance sets forth the findings that the Planning Board must make to 
approve a Sketch Plan application.  As described herein below, the proposed Project – under either Option 
A or Option B – will satisfy each applicable requirement listed in Section 59-7.3.3.E.  

(1) [The Sketch Plan must] meet the objectives, general requirements, and standards of this 
Chapter;

The Project complies with all specific requirements applicable to optional method development in the CR
and CRT zones, and with the specific requirements for development in the B Overlay Zone.  The specific 
requirements – and the Project's conformance thereto – have been described in Section IV herein.  
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(2) [The Sketch Plan must]substantially conform with the recommendations of the applicable 
master plan;

As discussed in detail above in Section III, the Sketch Plan fulfills the Sector Plan's recommendations for 
the Properties and for the surrounding areas.

(3) [The Sketch Plan must] satisfy under Section 7.7.1.B.5 the binding elements of any 
development plan or schematic development plan in effect on October 29, 2014;

There is no approved development plan or schematic development plan for the Properties, and therefore 
this requirement is inapplicable.

(4) [F]or a property where the zoning classification on October 29, 2014 was the result of a 
Local Map Amendment, the Sketch Plan [must 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;

The zoning on the Properties on October 29, 2014 was not the result of a Local Map Amendment, and 
therefore this requirement is inapplicable.

(5) [The Sketch Plan must] achieve compatible internal and external relationships between 
existing and pending nearby development;

The Project proposes two separate coordinated design alternatives, both of which have been designed to 
achieve compatible internal and external relationships with existing and future development on- and off-
site.  Both options propose the development of signature, high-rise, mixed-use buildings (i.e., multi-
family residential over ground floor retail) that will provide significant housing amenities in close 
proximity to the future entrances to the Bethesda Metrorail and Purple Line stations, in furtherance of the 
Sector Plan's vision for the Wisconsin Avenue Corridor District.  These buildings will complement the 
character of nearby buildings in the Wisconsin Avenue Corridor District, Bethesda Row District, and 
Eastern Greenway Districts, providing high quality architecture that conforms with the applicable height 
limitations of the various zones that apply to the Properties and that includes features that will achieve the 
minimum public benefit points that are required in the B Overlay Zone for exceptional design.  In 
addition, the Project proposes to rehabilitate and expand the Farm Women's Cooperative Market, provide 
improved streetscape along all frontages and, under Option A, create new public park and open spaces, an 
addition for the Farm Women's Cooperative Market building that is anticipated to be a major community 
attraction, and townhomes.  All of these features will result in a vibrant, coordinated mixed-use 
development that provides vital sidewalk and pedestrian improvements to facilitate meaningful 
connections within the overall Project and with the surrounding areas, while also creating appropriate 
transitions to areas outside of the Wisconsin Avenue Corridor.  The landscaping, streetscaping, parking, 
and loading/service areas have been appropriately selected for this prominent intersection of two of 
Downtown Bethesda's main arteries/thoroughfares, which is also in very close proximity to single-family 
residences in the Town of Chevy Chase.  

(6) [The Sketch Plan must] provide satisfactory general vehicular, pedestrian, and bicyclist 
access, circulation, parking, and loading;

The Applicants' consultants have carefully studied the site circulation, parking, and loading aspects of the 
overall Project and have determined that these elements of the Sketch Plan will be satisfactory.  All of the 
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parking for the Project is proposed to be located underground, under both design alternatives.20  The
vehicular access for the West Side Project, including the entrance to the underground structured parking 
garage and the immediately adjacent loading and service access, will be from Miller Avenue, allowing the 
public frontage along Wisconsin Avenue and Bethesda Avenue to remain pedestrian in nature.  With 
Option A, the garage and loading functions for the East Side Project would be accommodated via 
vehicular entrances on Leland Street and Willow Lane. Under the Option B design alternative, vehicular 
access (i.e., ingress and egress) for the 7121 Option B Project and for the Farm Women's Cooperative 
Market building will be provided at the existing curb cut on Wisconsin Avenue via the shared woonerf
feature connecting to Willow Lane.  Parking and loading for the 7121 Option B Project will be 
accommodated in the underground garage, and loading functions for the Farm Women's Cooperative 
Market building will be facilitated via the woonerf.  

With respect to pedestrian and bicycle access and circulation, the Project will provide streetscaping along 
all of the frontages of the Properties to improve the public realm and will create new internal connections 
through the Farm Women's Cooperative Market (including the shared-use woonerf) and, potentially, 
through the Eastern Greenway to dramatically enhance the experiences of pedestrians and bicyclists at 
this prominent location in Downtown Bethesda.  Entrances for the proposed buildings will be placed to 
engage with these upgraded frontages and open spaces and bicycle parking will be provided in 
accordance with Zoning Ordinance requirements to facilitate pedestrian and cyclist activities.  

(7) [The Sketch Plan must] propose an outline of public benefits that supports the requested 
incentive density and is appropriate for the specific community; and

As noted, the Project is anticipated to provide at least the minimum 100 public benefit points required, as 
outlined in the Public Benefit Points Analysis included with the Application and described in detail above
and in the Appendices attached to this Statement of Justification. The public benefits for both the West 
Side Project and the East Side Project will be updated and refined at the time of Site Plan for each 
respective project.

(8) [The Sketch Plan must] establish a feasible and appropriate phasing plan for all structures, 
uses, rights-of-way, sidewalks, dedications, public benefits, and future preliminary and site 
plan applications.

The Sketch Plan proposes two alternate, coordinated design approaches for the redevelopment of the 
Properties, both of which involve the revitalization of the Farm Women's Cooperative Market and one of 
which – Option A – requires MCDOT, Columbia Realty, and its affiliates to enter into a GDA for the 
redevelopment of Parking Lot 24 and, potentially, Parking Lot 10.  As stated above, a joint Sketch Plan 
has been proposed for this initial phase of review in order to: (i) facilitate a comprehensive planned 
approach for the redevelopment of this critical intersection of Wisconsin and Bethesda Avenues, where 
future development will frame the Farm Women's Cooperative Market; and (ii) allow the Sketch Plan to 
utilize excess, unused density on the Farm Women's Cooperative Market to fill up the maximum building 
height permitted for the remainder of the Properties. However, because of the complexities involved with 
the redevelopment of the Farm Women's Cooperative Site and, potentially, also on the County parking 
lots, there is a need for each component of the overall Project on either side of Wisconsin Avenue to be 
independently viable from a financing perspective, and to be able to proceed irrespective of the timing of 

                                                          
20 Final determinations concerning the number of parking spaces, bike storage spaces, and loading spaces for the 
development on the East Side Properties and the West Side Properties will be confirmed at the time of the 
Preliminary Plans and Site Plans for those respective portions of the Project, with the final count to be established at 
the time of Certified Site Plans.  
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the other component. Thus, the Applicants intend to implement the Project via separate Preliminary Plan 
and Site Plan applications for the East Side Properties and the West Side Properties.  

This separation of the Properties via future Preliminary Plans and Site Plans provides useful flexibility for 
the Project to be developed incrementally, should the overall development be unable to proceed all at 
once.  Additionally, this separation allows the Planning Board to establish separate conditions of approval 
for the West Side Project and for the East Side Project, to the extent particular conditions for each 
component of the Project are warranted.  At the same time, with respect to phasing, it is anticipated that 
the West Side Project will be developed in a single phase.  Should development of the East Side Project 
need to occur in phases due to logistical complexities associated with the proposed work on the Farm 
Women's Cooperative Market site and on the County surface parking lots (which are in active use), 
details for any phasing of the East Side Project would be presented at the time of Preliminary Plan and 
Site Plan review for that component of the Project.  

V. MANDATORY REFERRAL

As noted above, portions of the East Side Project under Option A includes Parking Lot 24 and Parking 
Lot 10, which are County-owned properties.  Therefore, MCDOT intends to submit an application for 
Mandatory Referral review in the near future, after MCDOT, Columbia Realty, and its affiliates have 
entered into a GDA for the redevelopment of the parking lots and specific development plans for the 
surface parking lots have been sufficiently detailed.  

When the Mandatory Referral application is actually submitted, the 2008 Montgomery County 
Department of Park and Planning Uniform Standards for Mandatory Referral Review (the "Uniform 
Standards") will provide guidance for the Planning Board's review.  The Uniform Standards specifically 
recommend consideration of the land use and planning aspects identified in this Section (which, to a 
significant degree, overlap with the criteria that are reviewed with Sketch Plan applications).  

At this preliminary juncture, the Applicants believe that the Project will conform with the land use and 
planning aspects of the Uniform Standards at the time of Mandatory Referral review, to the extent that 
such aspects are applicable or relevant to the Project.  The applicable land use and planning aspects of the 
Uniform Standards include the following: 

A. Master Plan Conformance 

The Project has been designed to achieve consistency with the Sector Plan and other applicable plans, as 
discussed in Section III above.

B. Zoning Ordinance Conformance

The Project is consistent with the intent and the requirements of the zones in which it is located as 
described in Section IV above, including applicable development standards. 

C. Neighborhood Compatibility

The various elements of the proposed Project have been designed to achieve compatibility with 
surrounding neighborhoods and properties with respect to size, shape, scale, height, arrangement and 
design of structures as described throughout Sections II, III, and IV above. 



40
2965188.8                                                                                                                                                            79387.001

D. Adequacy, Safety and Efficiency of Site Design

The locations of all buildings and structures, open spaces, landscaping, recreation facilities, and 
pedestrian and vehicular circulation systems will be adequate, safe, and efficient, as described in Section 
II and throughout this Statement.  The adequacy, safety, and efficiency of the final site designs for the 
separate components of the Project will be verified at the time of Site Plans.    

E. Compliance with County Code Chapters 22A and 19

With respect to the forest conservation requirements of Chapter 22A, NRI/FSD applications (MNCPPC 
Plan Numbers 420190570 and 420190620) have been filed in support of the referenced Sketch Plan, as 
required.  With respect to compliance with the erosion, sediment control, and stormwater management 
requirements of Chapter 19, "ESD to the MEP" is proposed to be achieved through several treatment 
methods for the redevelopment project.  The proposed development will utilize green roof and micro-
bioretention planter boxes to treat runoff from the proposed buildings and surrounding improvements.  
The treated water will then be conveyed via onsite storm drains to the public storm drain system.  There 
will also be significant reduction of existing impervious area proposed with the creation of new open 
spaces, parks, neighborhood greenways, and other landscaping elements.  Alternative stormwater 
management measures, such as storm filters or other acceptable practices, will be utilized to capture and 
treat the remaining ESD volume.  

F. Water Quality Plan Compliance

The Properties are not located within a Special Protection Area, and no Preliminary or Final Water 
Quality Plans are required for evaluation.  

G. Necessity for Park Use 

This aspect of the Uniform Standards pertains to proposals for dispositions of school sites and, therefore, 
is not applicable to the subject Mandatory Referral for the Project.  However, as noted above, the Sketch 
Plan has specifically proposed the Option A alternative to convert the existing surface parking lots on 
Parking Lot 24 and Parking Lot 10 into new parks and neighborhood greens in accordance with the 
recommendations of the approved Sector Plan.  

VI. COMMUNITY OUTREACH

To date, the Applicants have made substantial efforts to engage the local community in the Project.  The 
Applicants held the required pre-submission meeting for the Project at Bethesda-Chevy Chase High 
School on Thursday, October 4, 2018.  This meeting was preceded by informal meetings with Staff of the 
Planning Department and other County agencies, the DAP, the IAC, and others early in the planning 
process at the time of Concept Plan review.  The Applicants also participated in several informal meetings 
with representatives of the Town of Chevy Chase, MCDOT, Montgomery Parks, the Planning 
Department and other stakeholders prior to the submission of this Sketch Plan.  The Applicants have 
continued discussions with all of these stakeholders since the initial Application submission and, 
subsequently, completed two preliminary consultation meetings with the HPC.  The Applicants anticipate 
that additional meetings with stakeholders will be arranged to continue discussions about the Project over 
the coming months as specific details continue to be refined.    



41
2965188.8                                                                                                                                                            79387.001

VII. CONCLUSION

In summary, this Sketch Plan provides two coordinated design alternatives for transforming the subject 
Properties – i.e., 7121 Wisconsin Avenue, the West Side Properties, the Farm Women's Cooperative 
Market and, potentially, Parking Lot 24 and Parking Lot 10 – in a manner that fulfills the vision and 
recommendations of the Sector Plan for this prominent location in the Wisconsin Avenue Corridor, 
Bethesda Row and, potentially, the Eastern Greenway districts.  Under both alternatives, the proposed 
Project will provide new multi-family residential buildings with ground floor retail, below-grade parking, 
and related site amenities that will provide desirable new transit-accessible housing options in the CBD.  
At the same time, for the Farm Women's Cooperative Market, the Sketch Plan will facilitate the
rehabilitation of the historic resource and the creation of a new open space that will become a new activity 
center for all of Bethesda.  Finally, in the event that it becomes possible to implement Option A, the 
Project will also allow the existing County surface parking lots to be converted into the Eastern 
Greenway.  For all of these reasons, the Project presents a rare and exciting opportunity to simultaneously 
advance multiple Sector Plan objectives for multiple sites and Districts in a coordinated manner, and the 
Applicants look forward to working with the Planning Department and related agencies to refine the 
details of the Project over the coming months.
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APPENDIX A

Incentive Density Justification
BETHESDA MARKET – WEST SIDE PROPERTIES

September 3, 2019

Connectivity and mobility:  Minimum parking.  The West Side Project will provide fewer than the 
maximum number of parking spaces permitted under the Zoning Ordinance, and at this time WAP-FP 
anticipates achieving 10 points in this public benefit category.

Diversity of uses and activities:  Enhanced accessibility for seniors or the disabled.  The West Side 
Project proposes to provide approximately 7% of units with interiors that satisfy American National 
Standards Institute A117.1 Residential Type A standards.  As a result, at this time WAP-FP anticipates 
achieving 20 points in this public benefit category.

Quality building and site design:  Architectural elevations.  Located at an important intersection in the 
Bethesda urban core, the West Side Project intends to contribute significantly to the richness and vitality 
of its place.  The goal is to create a site-specific and timeless design that speaks to its location at the 
terminus of the Bethesda Avenue shopping corridor, and acknowledges the importance of the neighboring 
Farm Women’s Cooperative Market as a key destination for pedestrian activity in this part of the 
downtown.  A critical part of realizing these lofty aspirations is designing building elevations that are 
well-proportioned and varied, allowing the building to contribute at both the pedestrian scale as well as at 
the urban skyline scale.

The mass of the building is broken down into clearly defined proportions, recognizing that the base, 
middle, and top each contribute differently to the urban realm.  The base is designed as a 5-story plinth, 
above which the tower sets back and rises.  The ground floor is filled completely with activating uses 
along both Bethesda and Wisconsin Avenues, and clad primarily in glass to encourage visual connectivity 
between the inside and out.  A large portion of the ground floor is retail with full frontage along 
Wisconsin Avenue, wrapping around to both Bethesda and Miller Avenues.  This retail is envisioned to 
have unique awnings and signage which create variation and visual interest at grade.  Multiple front doors 
will be located to serve both the retail and residential uses, further creating porosity along the sidewalk.  
Solid vertical piers will help break down the large expanses of storefront glazing, and serve to visually 
support the floors that complete the base above the ground floor.  The design team envisions a palette of 
rich masonry textures and color that relates directly to the masonry context throughout Bethesda. Metal 
ornamentation will also be used to enhance the pedestrian experience.
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Above the base, the tower is set back and broken down into a series of volumes that introduce both 
symmetry and asymmetry as a way to create hierarchy and order.  Certain volumes float above the base, 
while others meet the ground and anchor the building to its site.  Fronting Wisconsin Avenue, the tower is 
broken down into two vertical massings, using both horizontal and vertical reveals to lighten their 
proportions and add elegance to the overall form.  Perhaps the most unique articulation of the tower 
occurs at the key north and south corners of Wisconsin Avenue, where the tower form tapers as it rises, 
creating the effect of a curtain being pulled back.  This subtle, gestural move up the façade serves to both 
lighten the tower as it meets the base and provides a unique icon on the skyline.  Although impactful, the 
unique form remains deferential to its place and does not overpower the adjacent Farm Women’s 
Cooperative Market.  Along Bethesda and Miller Avenues, asymmetrical forms help to break down the 
overall mass, and reveals are used to highlight entrances and differentiate volumes that are floating versus 
volumes that meet the ground.  Again, the material palette is envisioned as a rich tapestry of masonry and 
glass, in some places dissolving as it moves from base to top.  Texture is created through plane changes 
between the materials, emphasizing a solid and void relationship that creates depth and shadow.  At no 
point is this building envisioned as a glass box, but rather an interplay of solidity and lightness that 
creates a balance with the surrounding Bethesda context.

The top of the building is envisioned as a formal continuation of the tower, lending a skyline identity that 
is coherent and recognizable from the building below.  A series of steps in the building massing allow the 
top to respond directly to its surrounding context, stepping up from the lower scale buildings to the south 
and west towards the taller buildings planned to the north.  Amenity functions are planned at the roof, 
creating activity and visual interest at the top of the building.  Mechanical requirements are screened and 
integrated with the overall building form, creating a unified and purposeful building top, rather than a 
resultant mechanical penthouse.  Lighting strategies will also be implemented to enhance the architectural 
character at the top of the building and create a beautiful addition to the Bethesda skyline.  At this time, 
WAP-FP anticipates achieving 20 points in this public benefit category.

Quality building and site design: Exceptional design.  The West Side Project provides the following 
exceptional design features.  As a result, at this time WAP-FP anticipates achieving 10 public benefit 
points in this public benefit category.

1. Providing innovative solutions in response to the immediate context:  The massing of the 
tower is approached as multiple building blocks, which allows the flexibility to vary the 
tower heights.  The height of the building at the southwest corner is lower to comply with 
zoning and create a better relationship to the neighboring context.  The height is increased as 
the massing extends from south to north and also from west to east, allowing appropriate 
relationships to be established between the neighboring lower scale buildings to the south and 
the dense urban fabric to the north.  Moving up the building, a defined step back above the 
fifth floor differentiates the tower from its base, allowing the base to respond to the 
pedestrian scale and the tower to respond to the scale of the larger urban context.  Horizontal 
and vertical reveals are incorporated into the building to breakdown the overall mass and 
create visually pleasing proportions.  Vertical “bookends” are introduced along the northwest 
and southwest property lines that run from base to top in order to anchor the building to its 
site and create further asymmetry along the Bethesda and Miller Avenue frontages.  All of 
these innovative solutions result in a building that has been designed specifically for this site 
within its larger context.

2. Creating a sense of place and serves as a landmark:  Redevelopment of the West Side 
Properties has been considered with direct acknowledgement of the open space that is 
proposed as a part of the Farm Women’s Cooperative Market redevelopment, creating a great 
urban destination.  A consistent landscape design is executed on both the west and east sides 
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of the street, creating a cohesive “place” at the intersection of Bethesda and Wisconsin 
Avenues.  The massing of the tower also lends itself to the creation of a landmark at this 
important corner.  By stepping the mass of the building up towards the northeast corner, this 
creates a special top that contributes to the quality of the skyline and signifies the importance 
of this intersection in Bethesda.

3. Enhancing the public realm in a distinct and original manner:  A five-story base creates a 
continuous street edge at a comfortable pedestrian scale along all three street frontages.  This 
responds to the tree canopy height and the importance of the canopy corridor along Bethesda, 
and maintains the character of the neighboring small-scale retail streets.  The ground floor 
primarily contains retail program, strengthening the street activity in the area.  Connection to 
green space is also a key component to the building’s urban integration with enhanced 
streetscape and the introduction of activating uses at grade.  These uses further reinforce the 
intent to make the Farm Women’s Cooperative Market a civic destination in Bethesda.

4. Introducing materials, forms or building methods unique to the immediate vicinity or applied 
in a unique way:  One of the most interesting aspects of the West Side Project is the unique 
articulation of the corners of the building at both the northeast and southeast.  The building 
gently tapers and steps from the base of the tower at the stepback to the top, creating a soft 
sweep that recalls an abstracted idea of a curtain being pulled away to reveal something 
special.  In this instance, the building acknowledges the importance of the corner, but remains 
deferential to the Farm Women’s Cooperative Market and does not try to overpower it.  
Further, WAP-FP intends to introduce a façade composed of rich, warm materials, expertly 
detailed at all levels of the building, including the base, tower, and top.

5. Designing compact, infill development so living, working and shopping environments are 
more pleasurable and desirable on a site: The West Side Project is located on a tight, very 
constrained site.  The only way to approach such a site is to design a compact building that 
maximizes efficiency and useable space while minimizing excess and waste. The ground 
floor is composed exclusively of retail and active residential uses along Bethesda and 
Wisconsin Avenues, while back of house loading and parking are minimized and located 
along Miller Avenue, which already serves as an alley for neighboring buildings.  The 
building is also set back at the ground floor residential lobby along Bethesda Avenue to 
encourage efficient pedestrian movement at the building entry and relieve congestion along 
this highly trafficked pedestrian corridor. The stepback above the Bethesda and Wisconsin 
Avenue frontages further enhances pedestrian comfort and creates a better relationship to the 
open space at the Farm Women’s Cooperative Market.  The result is an inviting and 
welcoming pedestrian and tenant environment.

6. Integrating low-impact development methods into the overall design of the site and building:  
We are currently exploring techniques to reduce energy consumption beyond the standard 
baseline requirements, as well as construction techniques to minimize waste and maximize 
the use of healthy materials.  Advancements in building enclosure technology will also allow 
us to further reduce mechanical requirements.

Quality building and site design:  Structured parking.  The West Side Project will provide structured 
parking, with all of the West Side Project’s parking spaces to be provided in a below-ground parking 
garage. As a result, at this time WAP-FP anticipates achieving 20 points in this public benefit category.
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Quality building and site design:  Tower step-back.  The West Side Project proposes to step back the 
upper floors of the building by a minimum of six (6) feet behind the first floor façade.  The setback will 
begin at a height no greater than 72 feet, and is anticipated to be retained across at least 70 percent of the 
Wisconsin Avenue frontage.  As a result, at this time WAP-FP anticipates achieving 10 points in this 
public benefit category.

Protection and enhancement of the natural environment:  Building lot termination.  At this time the West 
Side Project proposes purchase of Building Lot Termination (BLT) easements for 5.8 public benefit 
points.

Protection and enhancement of the natural environment:  Cool roof.  The West Side Project will provide a 
cool roof (on area not covered by vegetated roof) with a minimum solar reflectance index (SRI) of 75 for 
roofs with a slope at or below a ratio of 2:12, and a minimum SRI of 25 for slopes above 2:12.  The CR 
Zone Incentive Density Implementation Guidelines note that on sites larger than one acre five points is 
appropriate, but on sites of one acre or less 10 points is appropriate.  The existing lot area of the West 
Side Properties is only 16,619 square feet, well under even one-half acre.  At this time WAP-FP proposes 
to provide cool roof on all areas of the roof that are not vegetated through the use of innovative materials 
and furniture, and as a result anticipates achieving 10 points in this public benefit category.

Protection and enhancement of the natural environment:  Energy conservation and generation.  The West 
Side Project is being designed to exceed the energy efficiency standards for new buildings by 17.5%, 
through such features as a highly efficient mechanical system, energy efficient lighting, and low-flow 
plumbing fixtures (with further details and refinement to be provided at the time of site plan).  At this 
time, WAP-FP anticipates achieving 15 points in this public benefit category.
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APPENDIX B

Incentive Density Justification
BETHESDA MARKET – EAST SIDE PROPERTIES

September 4, 2019

   
The East Side Project proposes two coordinated design alternatives that each provide substantial public 

benefits – Option A and Option B.  As discussed in the Statement of Justification for the Sketch Plan, the 

East Side Project will individually satisfy its public benefit requirements by providing a minimum of 100 

public benefit points from four categories under either design alternative.  The final public benefit points 

will be determined at the time of Site Plan approval.

I. Option A 

Please see below for detailed narratives and calculations to support the above-referenced public benefit 

point calculations.

A. Major Public Facilities

Major public facilities include, among other things, public resources delineated in an applicable Master 
Plan (Section 4.7.3.A).  The Zoning Ordinance recognizes that the provision of Major Public Facilities is 
especially important in more densely developed areas of the County, where higher densities create a 
greater need for civic uses.
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Option A provides two important community resources recommended in the Bethesda Downtown Plan.  

First, Option A will provide for the rehabilitation and expansion of the Farm Women’s Cooperative 

Market.  Secondly, Option A will replace the existing surface parking located on County Parking Lots 

No. 24 and 10 with a park and neighborhood green, respectively.  

(1) Farm Women’s Market Cooperative Site                                                                       70 points

The Sketch Plan facilitates the rehabilitation of the interior and exterior of the existing Farm Women’s 

Cooperative Market building.  The building will be slightly relocated to allow repair of structural damage 

and to provide a scale-appropriate buffer from the surrounding building that retains its centrality on the 

site.  

The Farm Women’s Cooperative Market portion of the East Side Properties is recommended in the Sector 

Plan as a location for a new "civic green" park space that will serve as an extension of the existing Elm 

Street Urban Park, located to the north of Willow Lane.  In accordance with the Sector Plan’s vision and 

with other applicable recommendations in the Design Guidelines, the proposed redesign of the Farm 

Women's Cooperative Market will provide substantial open space along both Wisconsin Avenue and 

Willow Lane.  A key feature of this “civic green”-like open space will be a large, central lawn, with a 

flexible design, that will allow for both informal gathering and programmable, planned events 

  

Formula: {[(L+F)/N)*2]+[(C/N)*4]}*100
      N (net lot area): 29,967 sf 
      L (land area conveyed): 0 sf 
      F (floor area conveyed): 0 sf

                  C (constructed area of facility): 8,640 sf  

{[(0+ 0)/ 29,967 *2] + [(8,640/29,967)*4]} * 100 = 115

(2) Park_________________________________________________________________40 points

The recently approved Sector Plan also recommends County Parking Lots No. 24 and 10 for enhanced 

open space (page 69).  Specifically, the Sector Plan recommends redeveloping these surface parking lots 

to create an Eastern Greenway segment (i.e., parks and neighborhood greens) from the existing Elm Street 

Urban Park to Walsh Street, with Parking Lot 24 being redeveloped as a park and Parking Lot 10 being 

redeveloped as a neighborhood green.  For the purpose of determining public benefit points, Lot 10 has 

been excluded from the calculations.  In furtherance of this recommendation, the East Side Project will 

facilitate the transformation of these surface parking lots into community gathering areas that will provide 

a compatible transition to the adjacent neighborhoods.  The green, park-like setting proposed will provide 

new plant material such as tree canopy, vegetation, and open lawn, and will also contain paths, seating, 

and play areas with stormwater management integrated into the landscape.    

{[(L+F)/N)*2]+[(C/N)*4]}*100

N (net lot area): 89,061 sf 
L (land area conveyed): 0 sf 
F (floor area conveyed): 0 sf
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C (constructed area of facility): 38,000 sf 

{[0+0)/ 89,061 )*2] + [(38,000/89,061 )*4]}*100 = 170.66 points

Given the importance of these two facilities as expressed through the goals and recommendations of the 

Downtown Plan, the Sketch Plan is seeking the maximum points allowed under this category in the CR 

and CRT Zones.  

B. Connectivity and Mobility

1. Through-Block Connections                          15 points

As recommended by the Sector Plan, the East Side Project will provide an important through-block 

connection between Wisconsin Avenue and the Eastern Greenway.  The East Side Project proposes to 

create this connection through a shared street, located just south of the Farm Women’s Cooperative 

Market site and, in Option A, through new pathways and connections that will be created in the new park 

and neighborhood green on Parking Lots No. 24 and 10.  The shared street is intended to be an open air, 

flush curb "woonerf" that will be used both by pedestrians and vehicles to create a flexible, dynamic 

space between the proposed buildings and the Farm Women's Cooperative Market building.  The shared 

street will provide limited vehicular circulation around the Farm Women's Cooperative Market, and will 

facilitate a pedestrian through-block connection to Willow Lane and the pathways that lead to 46th Street 

and Leland Street.  The Applicants' consultants anticipate that special paving for the shared street will be 

utilized to visually delineate primarily pedestrian areas from vehicular circulation.  The design of the 

shared street will be finalized at the time of Site Plan.  

The shared street will be a minimum of 15 feet wide and open to the public at least between 8 a.m. and 9 

p.m.  Accordingly, as allowed by the BOZ, the Sketch Plan is seeking a total of 15 points for this Sector 

Planned recommended through bock connection. 

2. Trip Mitigation 10 points

Columbia Realty and/or the Joint Venture will enter into a binding traffic mitigation agreement 

(“TMAg”) to reduce the number of weekday morning and evening peak hour trips.  The TMAg will result 

in a Non-Auto Driver Mode Share reduction of at least 50 percent.  Given the Property’s proximity to 

multiple transit facilities including Ride-on and Metro Bus routes, the future Bethesda Purple Line 

Station, and southern entrance to the Bethesda Metro Station, the Applicants' consultants anticipate that a 

majority of its residents and visitors will utilize transit to access the East Side Properties.  The TMAG 

will outline the mitigation strategies and will be accepted by M-NCPPC and MCDOT prior to 

certification of the Site Plan.  Accordingly, 10 points are requested for this category. 

3. Public Parking 10 points

The comprehensive redevelopment of the East Side Properties, under Option A, includes the 

transformation of existing County Surface Parking Lots No. 10 and 24 into “neighborhood” and “civic” 

greens, respectively.  In connection with this redevelopment, Option A proposes to relocate 

approximately ±300 existing surface level, public parking spaces (currently provided on Parking Lots No. 
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10 and 24) with new underground parking that spans the majority of the East Site Properties (with the 

exception that below-grade parking is not proposed under the Farm Women's Cooperative Market portion 

of the site, except for a small encroachment in the southeast corner). By relocating these public parking 

spaces below grade, Option A facilitates the development of the “Eastern Greenway” recommended in the 

Sector Plan, providing a physical and visual buffer between the Bethesda Central Business District 

("CBD") and the Town of Chevy Chase.  Accordingly, the Sketch Plan is seeking _10__ points for public 

parking. 

Formula:  [P/(T-R)]*25
      P (public spaces provided) = ±300 spaces
      T (total spaces provided) = ±300 spaces
      R (minimum required spaces) = TBD at Site Plan spaces

[±300/±300-(TBD at Site Plan)]* 25 =  10  points

4. Way Finding 10 points

Given the breadth of new development currently under construction in Downtown Bethesda, successful 

wayfinding is important to facilitate safe and efficient access to transit facilities and public amenities. 

Given the East Side Project’s location as a transitional site between the Central Business District and the 

single-family residential neighborhoods located just outside of the CBD boundary, wayfinding will be 

used to help tie the CBD and adjacent neighborhoods together.  Furthermore, these wayfinding elements 

(e.g. maps and directional signs) will be tailored to pedestrians and focused in and around the new 

pedestrian connections and parks created by Option A (e.g. shared street, neighborhood green, park and 

open space) to further promote pedestrian activity and walkability.  A wayfinding plan will be submitted 

in connection with the subsequent Site Plan Amendment, illustrating the design and location of the 

proposed wayfinding elements. The Sketch Plan is seeking 10 points for wayfinding.  

C. Quality Building and Site Design

1. Exceptional Design 10 points

The Sketch Plan is seeking 10 points for Exceptional Design.  The Project satisfies a minimum of four of 

the Exceptional Design criteria, as specified in the Zoning Ordinance and Commercial/Residential and 

Employment Zones Incentive Density Implementation Guidelines.  As confirmed by the DAP in its 

minutes dated October 24, 2018, the Project is on track to achieve at least the minimum 10 Exceptional 

Design points required by the BOZ.    

A. Providing innovative solutions in response to immediate context;

The East Side Project provides a context sensitive design that responds to the transit-oriented nature of its 

location and transitional location on the edge of the CBD.  The East Side Project proposes to redevelop 

the existing 7121 Wisconsin Avenue office building with a signature, high-rise, mixed-use building that 

will provide significant housing amenities in close proximity to the future entrances of the Bethesda 

Metrorail and Purple Line stations.  The tallest building component will be strategically located along 

Wisconsin Avenue and will tapper down as the building approaches the Town of Chevy Chase.  
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An important component of Option A is the redevelopment of the existing County-owned surface Parking 

Lots No. 24 and 10 into a park and neighborhood green, which will make up the Eastern Greenway 

recommended in the Sector Plan.  The Easter Greenway will serves as both a visual and physical buffer 

between the Town of Chevy Chase and the taller building heights and densities located in the CBD.

B. Creating a sense of place that serves as a landmark;

An important component of the East Side Project is the restoration, rehabilitation and expansion of the 

Farm Women’s Cooperative Market – a historic and symbolic building in Downtown Bethesda. The Farm 

Women’s Cooperative Market building is prominently located along various urban corridors, and is part 

of the Downtown Bethesda arrival sequence.  The East Side Project proposes substantial improvements to 

the Farm Women’s Cooperative Market that include an upgraded “civic green”-like open space with 

attractive landscaping and building renovations, that will create new opportunities for gathering and 

recreation.  The Applicants' consultants have taken care to ensure the open space is not over-programmed 

or over-designed, to ensure that the historical integrity of the existing building and environmental setting 

is maintained.  Collectively, these improvements will enhance this focal point in Downtown Bethesda.    

C. Enhancing the public realm in a distinct and original manner; and

The proposed mixed-use building has been designed to help activate and enliven the public spaces.  The 

preliminary design concept for the building proposes to establish a one-story datum at the base of the 

building, with retail spaces occupying the entirety of the frontage along Wisconsin Avenue.  These active 

retail spaces will accommodate elements such as canopies, signage, and outdoor seating to create a 

vibrant pedestrian realm.  

Furthermore, the East Side Project will provide substantial streetscape improvements along Wisconsin 

Avenue. The streetscape design will be based on the Design Guidelines, which identify Wisconsin 

Avenue as an Urban Boulevard street type.  Thus, the Sketch Plan anticipates that a six-foot wide 

planting/furnishing zone will be provided adjacent to Wisconsin Avenue, with a ten-foot wide pedestrian 

through zone and nine-foot wide frontage zone along the face of building to achieve an overall build-to-

line of approximately at minimum 25 feet (within the Design Guidelines' recommended range).  The 

streetscape design will incorporate various design features that will further blend the East Side Project 

into the existing pedestrian-oriented fabric of Downtown Bethesda.

The East Side Project also provides a through-block connection between Wisconsin Avenue and Willow 

Lane and, under Option A, to 46th street and Leland Street via the new pathways that will be provided in 

the park and neighborhood green on Parking Lots No. 24 and 10.  The residential lobby of the Project’s 

multi-family residential building has been strategically located on the northern façade, fronting on this 

shared street and facing the Farm Women’s Cooperative Market.  The lobby will complement the retail 

activity along Wisconsin Avenue and help to activate the through-block connection, to encourage 

pedestrian activity and access to the future green space to the east.   

Option A will also establish the Eastern Greenway, with park on Parking Lot 24 and a new neighborhood 

green on Parking Lot 10.  The Eastern Greenway will provide a unique “green connector” on the eastern 

edge of the CBD and will serve as a buffer to the adjacent single-family neighborhoods. 
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D. Designing compact, infill development so living, working and shopping environments 
are more pleasurable and desirable on a site.

The Project will redevelop the existing, aging commercial office building on the East Side Properties with 

a new mixed-use, predominately residential development. As such, the Project will provide new 

residential development in close proximity to the future Bethesda Purple Line and Metrorail stations, and 

other transit services.  The Project will also renovate and revitalize the Farm Women’s Cooperative 

Market and will provide significant new public parks and open space. 

2. Historic Resource Protection 20 points

The existing one-story, Farm Women's Cooperative Market, constructed in 1936, was designated as an 

individual site in the Montgomery County Master Plan for Historic Preservation and the Maryland 

Inventory for Historic Places in September 1979 (Resource Number 35/14-1).   It is located at the 

intersection of Wisconsin Avenue and Willow Lane, on an approximately 29,975 square foot lot.  The 

Farm Women's Cooperative Market building contains approximately 4,195 square feet of building floor 

area, with the interior primarily comprised of one large rectangular room with a limited number of side 

rooms for bathroom, office, and utility functions.  The remainder of the site is improved with a 52-space 

surface parking lot, minimal landscaping, and related site improvements.    

The East Side Project proposes to rehabilitate and example the historic Farm Women's Cooperative 

Market, transforming the building and its environmental setting into the centerpiece of a broader 

comprehensive mixed-use setting. The revitalized Farm Women’s Cooperative Market will retain its 

physical and cultural prominence along the Wisconsin Avenue corridor.  Ample open public space will be 

preserved around the Farm Women’s Cooperative Market, allowing for views of the site and building to 

be preserved.  The proposed work on the Farm Women's Cooperative Market site will require separate 

Historic Area Work Permit ("HAWP") approvals from the Historic Preservation Commission ("HPC") 

prior to the commencement of any construction, demolition, or alteration activities at that site.  For 

additional details, please refer to the Applicant’s Preliminary Consultation submission to the HPC.   

3. Public Open Space 12  points

Under the Optional Method of Development in the CR Zone (given the lot area attributable to the 

Property and number of frontages), the East Side Project is required to provide 10 percent of the net lot 

area as on-site public use space. The East Side Project will exceed this requirement. The public open 

space will be concentrated around the Farm Women’s Market Cooperative building, directly accessible 

from both Wisconsin Avenue and Willow Lane, and the proposed shared street.  The “civic green”-like 

open space will be a minimum of 35 feet wide.  The design of this space will be finalized at the time of 

Site Plan approval but is intended to incorporate flexible design elements that will allow for both informal 

gathering and programmable events. These open spaces will be further activated by active ground floor 

uses, with ample transparency into these spaces.  

Although not counted toward the on-site public open space, the redevelopment of Parking Lots No. 24 

will provide an additional 38,000 square feet of public open space. All public open space provided by the 

East Side Project will be open to the public between sunrise and sunset.  
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Formula: (P/N)*100
        P (public open space) = 19,928 square feet 

     N (net lot area) = 139,914 square feet 

(19,928 sf /139,914 sf) * 100 = 14 points

4. Public Art 7.5 points

Public art will be incorporated into the East Side Project. The Applicants' consultants are in the process of 

refining the public art concept and will submit details of the public art, once finalized, for review and 

recommendation by the Art Review Panel in connection with the future Site Plan application.   

1. Structured Parking 20 points

An important component of the East Side Project is the creation of the Eastern Greenway.  To accomplish 

this, the existing surface parking lots on County Lots No. 24 and 10 will be removed and these sites will 

be developed with a park and neighborhood green, respectively. The surface parking will be replaced with 

underground public parking. Similarly, the existing surface parking lot that surrounds the Farm Women’s 

Cooperative Market will be underground and replaced with open space that resembles a civic green.  All 

new parking provided on-site, for the proposed mixed-use project will be located in a below-grade 

structured parking garage.  As such, the Sketch Plan is requesting 20 points from this category. 

Formula:  [(A/T)*10]+[(B/T)*20]

A (above-grade spaces) =  0  spaces
B (below-grade spaces) = 500-525 spaces
T (total spaces) = 500-525 spaces

[(0/500-525)*10]+[(500-525/500-525)*20] = 20 points

D. Protection and Enhancement of the Natural Environment

1. Building Lot Termination (BLT) 4.4 points

Building Lot Termination easements  will be purchased, or equivalent payments will be made to the 

Agricultural Land Preservation Fund, in an amount equal to 7.5 percent of the incentive density floor 

area.  Based on the density proposed for the East Side Properties under this Sketch Plan (up to 301,350 

square feet, excluding MPDUs). Since one BLT is equivalent to nine public benefit points, the Sketch 

Plan is seeking approximately 4.4 points for this category. 

2. Energy Conservation and Generation: 15 points

The Sketch Plan is seeking a minimum of 15 Energy Conservation and Generation points.  The proposed 

7121 Wisconsin Avenue building will exceed the applicable energy-efficiency standards, based on its 

building type, by 17.5%. 
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3. Vegetated Area 5 points

The East Side Project will include plantings installed in a minimum soil depth of 12 inches, and covering 

at least 5,000 square feet.  These plantings will primarily be located in the park on former Parking Lot No. 

24 and will replace existing impervious area.  As such, the Sketch Plan is seeking 5 points for this 

category.  

4. Vegetated Roof 20 points

The East Side Project will provide approximately 33 percent of the buildings’ roof area, excluding space 

for mechanical equipment, as a vegetated roof with a soil depth of 8 inches, or equivalent capacity.

E. Building Reuse

1. Retained Buildings 2.3 points

As discussed in detail in the Statement, the Sketch Plan facilitates the rehabilitation and expansion of the 

Farm Women’s Cooperative Market.  100% of the structure system of the Farm Women’s Cooperative 

Market building will be retained. Accordingly, the Sketch Plan is seeking 2.3 points for this category. 

II. Option B

For Option B, the majority of the public benefit categories and points remain the same. The following 

provides a summary of where the public benefit points requested for Option B differ from Option A:
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1. Major Public Facilities. Option B does not include the redevelopment of Parking Lots No. 
24 and 10. Therefore, the public benefit points are calculated only on the rehabilitation of the 
Farm Women’s Cooperative Market, which includes and construction of a “civic green”-like 
space, as recommended in the Sector Plan.  Therefore, under Option B, the Sketch Plan is 
seeking 70 points.

Formula: {[(L+F)/N)*2]+[(C/N)*4]}*100
      N (net lot area): 29,967 sf 
      L (land area conveyed): 0 sf 
      F (floor area conveyed): 0 sf

                  C (constructed area of facility): 8,640 sf  

{[(0+ 0)/29,967*2] + [(8,640/29,967)*4]} * 100 = 115 points 

The Sketch Plan is seeking 70 points, the maximum allowed under this category in the CR 
Zone. 

2. Public Parking.  No public parking will be provided in Option B. Therefore, these points are 
eliminated. 

3. Wayfinding.  For the reasons discussed above, wayfinding is an important component of the 
Project.  Under Option B, wayfinding will be provided through informational signage for the 
Farm Women’s Market and directional signage for nearby transit facilities (e.g. Capital 
Crescent Trail and new Bethesda Purple Line and Metrorail stations).

4. Public Open Space
Formula: (P/N)*100

           P (public open space): 8,640 square feet
           N (net lot area): 29,967 square feet

(8,640 sf /29,967 sf) * 100 = 28 points

5. Vegetated Area.  Points for Vegetated Area will not be provided in Option B. 

6. BLT’s. Given the constrained building footprint in Option B (as compared to Option A), the 
Sketch Plan requests 2.6 points for BLTs, based on the following calculation:

331,000 square feet development proposed (excluding MPDUs) – (43,880  square feet CR 
Zone base density + 155,734 square feet CRT base density) = 125,614 square feet of 
incentive density

125,614 square feet x 0.075 = 9,421/31,500 = 0.299 BLTs

Since one BLT is equivalent to nine public benefit points, the Sketch Plan is seeking 
approximately 2.2 points for this category. 
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