Bethesda Downtown Design Advisory Panel (DAP)

Submission FOrm (revised march 2020)
PROJECT INFORMATION

Project Name PLD Lot 44
File Number(s) TBD
Project Address Montgomery County Parking Lot 44
Plan Type |:| Concept Plan |i| Sketch Plan |:| Site Plan |:| Consultation w/o Plan
APPLICANT TEAM
Name Phone Email
Primary Contact Shane Crowley 240-507-1884 Scrowley@broadbranchdmv.com
Architect Jeremy Sharp, Torti Gallas Partners
Landscape Architect | Trini Rodriguez, ParkerRodiguez

PROJECT DESCRIPTION
Zone Proposed | Proposed Density| Requested BOZ Densityl MPDU %
Height (SF/FAR) (SF/FAR)
Project Data CR3.02,R 275, HTOCRT.050025 ko5 H7o | +100 feet +115,000 sq. ft. +44,125 sq. ft. 15
Proposed Land Uses | Multi-family residential, private parking and amenities, and Eastern Greenway Park

DESIGN ADVISORY PANEL SUBMISSION PROCESS & REQUIREMENTS

1. Schedule a Design Advisory Panel review date with the Design Advisory Panel Liaison.

2. At least two weeks prior to the scheduled Panel meeting, provide via email to the Design Advisory Panel
Liaison the completed Submission Form and required drawings in PDF format. Incomplete applications will
be returned for revision. Applications deemed incomplete by the Liaison may result in the loss of the
scheduled meeting date if not returned complete within the above time frame.

3. Concept Plan and Sketch Plan applications must include the following, at a minimum:

e Property location plan showing three-block context radius

e |llustrative site plan showing two-block context radius

e Perspective images of all building faces from a 3-D model that show the proposal in the built context, as well
as with nearby buildings approved by the Planning Board. (Bring the 3-D model to the Panel review.)

e 3-D building massing diagramsillustrating:
o bothstrict conformance with the design guidelines and the proposed design, indicating where the proposal

doesnotconform and howthe alternative treatments meet the intent of the guidelines

o the maximum standard method of development density on site
o the maximum mapped density on site

e Precedent images showing scale, architectural character, materiality, etc. (Concept & Sketch Plans only).

Except as noted, Site Plan applications must include all of the above, as well as, at a minimum:
e Floor plans for parking level(s), ground floor, typical floor, roof, and unique conditions

Building/site sections showing full adjacent street sections with opposite building face
Elevations for each facade
Key perspective views expressing character of the building elevations and streetscape.
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DESIGN GUIDELINES CONFORMANCE

The primary goal of the DAP is to provide advice and recommendations that will heighten design excellence and improve
the quality of architecture, urban design, and landscape architecture in Downtown Bethesda. Simple compliance with the
numerical standards in the Design Guidelines does not in itself achieve Design Excellence.

sTReet Tvpe(s)._€ighborhood Local Street (West Virginia Avenue)

Recommended Provided Alternative Compliance?
Sidewalk Zone
Planting/Furnishing Zone 5-8 feet 6 feet
Pedestrian Though Zone 6 - 10 feet 8 feet
Frontage Zone 0 - 4 feet 1.5 feet
Building Placement
Build-to Line (from street curb) 12 - 15 feet 15.5'
Building Form
Base Height 2 - 4 stories (25-50") | 4 stories/ 44" +/-
Step-Back 15-20 feet 5 feet Yes, 41 foot setback t
DOES THE PROJECT INCLUDE A THROUGH-BLOCK CONNECTION OR TRAIL? |:| Yes |i| No

e If yes, please provide sectional diagrams demonstrating conformance with Section 2.1.9 of the Guidelines

DOES THE PROJECT INCLUDE A SECTOR-PLAN RECOMMENDED PARK OR OPEN SPACE? |§| Yes |:| No
e If yes, please provide diagrams demonstrating conformance with Section 2.2 of the Guidelines

BUILDING FORM
Recommended Provided Alternative Compliance?
Tower
Separation Distance 45-60’
Step-Back Per Street Type |57 41’ Yes, large setback @
Bulk Reduction Methods Reduced apparent bulk via large setback to the west, with townhomes facing residential neighboorhood to the east.

IS THE PROJECT LOCATED IN A DISTRCT IDENTIFIED IN CHAPTER 3 OF THE DESIGN GUIDELINES?

|i| Yes |:| No

e Ifyes, please provide diagrams demonstrating conformance with the District-Specific Guidelines

EXCEPTIONAL DESIGN POINTS REQUESTED (MIN: 10, MAX: 30): 20
e 10 Points: Generally consistent with the Design Guidelines and meets four of the CR Guideline Criteria
e 20 Points: Superlative design that in a uniquely compelling way meets the Design Guidelines or overcomes a
significant site or similar constraint; a top example of design within Montgomery County
e 30 Points: Singular design that exemplifies the highest intent of the Design Guidelines and may be considered a
top example of design within the Mid-Atlantic region
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PLD Lot 44 Redevelopment— Sketch Plan
Design Advisory Panel Submittal

1. Brief Project Description and Conformance to Sector Plan and Design Guidelines

Lot 44 Associates LLC (the “Applicant’) is part of a joint venture that was selected to redevelop
Montgomery County Parking Lot 44 ( “Lot 44”) through a competitive Request for Development
Proposals (“RFDP”) process conducted by Montgomery County (the “County”).! The joint
venture owns the abutting property to the east, 4702 West Virginia Avenue, which will be
incorporated into redevelopment of Lot 44 to allow for a contiguous and cohesive Eastern
Greenway to the north and south. Redevelopment plans for up to 19 multi-family dwelling units
on 4702 West Virginia Avenue were previously reviewed by the Design Advisory Panel in 2019,
and the Planning Board approved Sketch Plan No. 320190060 on June 6, 2019, and Site Plan No.
820200100 on May 14, 2020. Pursuant to M-NCPPC’s speed to market designation, the Applicant
intends to submit a combined Sketch Plan amendment, Preliminary Plan of Subdivision, and Site
Plan amendment to incorporate Lot 44 (as described below) in January of 2024. The Applicant is
presenting the design of the proposed project at a Sketch Plan level on November 29, 2023, and
will come back to the Design Advisory Panel in the first quarter of 2024 to present the Site Plan
level design.

Lot 44 and 4702 West Virginia Avenue total approximately 32,375 square feet of tract area and
are bounded by West Virginia Avenue to the north, 4700 West Virginia Avenue to the east, Chase
Avenue Urban Park the south, and 10’-wide public alley that separates several retail buildings
along Wisconsin Avenue to the west (the “Property”). The Property is split zoned Commercial-
Residential (CR-3.0, C-2.0, R-2.75, H-70), Commercial Residential Town (CRT-0.5, C-0.25, R-
0.5, H-70) and Bethesda Overlay Zone (BOZ), in the northern portion of the Eastern Greenway
District of Downtown Bethesda as identified in the Bethesda Downtown Sector Plan, approved
and adopted in May of 2017 (the “Sector Plan”).

Pursuant to a General Development Agreement (the “GDA”) negotiated between the County and
joint venture, the Applicant is proposing to redevelop the Property with up to 121,000 square feet
of multi-family residential uses (including a minimum of 15% Moderately Priced Dwelling Units
—“MPDUs”), up to 99 structured private parking spaces, and a +43’-6"-wide public park integrated
into the Eastern Greenway (the “Project”). The Applicant is currently proposing a total of 51 multi-
family condominium units, including 9 MPDUs that will be deeply affordable (i.e., the sales prices
will be affordable to 50% Area Median Income) with reduced condominium assessments, that will
be in a high-rise building along the western portion of the Property. In order to create the Sector
Plan recommended compatible transition to the single-family neighborhood to the east, the
Applicant is proposing six (6) townhouse units along the eastern portion of the Property with a
maximum height of 36’-6” feet along the proposed Eastern Greenway Park dedicated and
constructed by the Applicant.

! Lot 25 Associates LLC, also part of the joint venture, will be submitting separate development
applications for redevelopment of Montgomery County Parking Lot 25 (the “Lot 25
development”). The public benefits and amenities delivered through redevelopment of Lot 25
and Lot 44 will be fully coordinated and cohesive.
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As illustrated on Figure 3.15 from the Sector Plan (copied below), absent the Applicant’s
incorporation of 4702 West Virginia Avenue (denoted by yellow highlighting) into the Eastern
Greenway, it would be infeasible to have continuous and cohesive park space that links the blocks
to the north to Chase Avenue Urban Park because of a holdout property owner at the southwest
corner of West Virginia Avenue and Tilbury Street (4700 West Virginia Avenue, outlined in red
below).

As illustrated by the Landscape Concept Design prepared for Lot 25 and 44, the Project will
provide an important connection to Chase Avenue Urban Park, thereby allowing for an
interconnected park system on four (4) adjacent blocks that enhances compatibility between the
Wisconsin Avenue Corridor to the west and the established East Bethesda residential community
to the east. The assembled block to the north, located between Highland and West Virginia
Avenue, is subject to a Preliminary Plan and Sketch Plan approval that permits up to 350 multi-
family dwelling units, up to 15,000 square feet of commercial uses, and a 70’-wide park integrated
into the Eastern Greenway (“8001 Wisconsin Avenue”). The Applicant’s joint venture partner will
redevelop Lot 25 on the block further to the north to allow for up to 230,000 square feet of multi-
family residential uses (including additional deeply affordable MPDUs), up to 145 structured
public parking spaces, and a £93’-wide public park integrated into the Eastern Greenway.

{00588489;1 }
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The Project substantially conforms with the Sector Plan vision for Lot 44 and the surrounding area,
which specifically provides that:

e “Parking Lot District (PLD) lots ... 44 should be converted to parks to the maximum
extent feasible.”

e “The parking needs of neighborhood businesses that rely on these lots should be addressed
and parking replaced where necessary.”

e “Provide a compatible transition between higher density development along Wisconsin
Avenue and the East Bethesda and Town of Chevy Chase neighborhoods.”

e “Provide a green connector and a transition along the eastern edge of the Sector Plan area.”
(Sector Plan, p. 133)

The Project includes housing (including for-sale affordable units) and parkland to the maximum
extent possible while accommodating the “parking needs of neighborhood businesses that rely [on
Lot 25 and 44]” through replacement public parking spaces in a new, consolidated structured
parking facility delivered as part of the Lot 25 redevelopment. To further the Sector Plan vision
for delivery of the Eastern Greenway Park (a major public facility?), the Applicant is requesting
approval for three (3) levels of above-grade parking to be excluded from the Project’s height as

2 Section 59-4.7.3.A.1 of the Zoning Ordinance defines major public facilities to “include, but
are not limited to, such facilities as a school, library, recreation center, park, County service
center, bike share station, public transportation or utility upgrade, or other resource delineated in
an applicable master plan.”
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permitted under Section 59-4.5.2.A.2.¢ of the Zoning Ordinance. The Project’s addition of +£99
private structured parking spaces will ensure that there is sufficient public parking in the
replacement public parking facility delivered on Lot 25 and at other nearby County parking lots to
support surrounding business and resident demands. The inclusion of the Eastern Greenway Park
diminishes the Applicant’s ability to provide parking at or below grade. More specifically, the
construction of a sufficient number of structured parking spaces to support this Project, without
encroaching under the future Eastern Greenway Park, diminishes the Applicant’s ability to provide
the required parking at or below grade. As a result, the Project includes approximately 102 feet of
building height with the height of floors mostly used for above grade parking excluded from the
mapped height of 70 feet, on the western portion of the Property.

The Applicant is proposing to incorporate approximately 70,875 square feet of mapped gross floor
area and all allocation of approximately 50,125 square feet of BOZ density. Any applicable Park
Impact Payment (“PIP”), after excluding the gross floor area associated with MPDUs pursuant to
Section 59-4.9.2.C.3.c.i of the Zoning Ordinance, is expected to be reduced to $0.00 since the
Applicant will be dedicating the Sector Planned public park, which consists 43’-6"'-wide Eastern
Greenway along the length of Tilbury Street. The full extent of area comprising the public park
(as measured from edge of curb on Tilbury Street to building face) is approximately 7,000 square
feet.

As described below, the Project is designed to advance each of the Eastern Greenway District
recommendations from the Bethesda Downtown Plan Design Guidelines (the “Design
Guidelines™):

o These parks are envisioned as destinations and pockets of larger green space along the
edge of the downtown. Height limits and greenways will ensure compatibility, provide

public open space, enhance connectivity and improve environmental quality. (Design
Guidelines, p. 100).

The Project includes a 43°-6-wide public park that will be integrated into the Eastern Greenway
and building form that ensures a compatible transition from Wisconsin Avenue to the established
single-family neighborhood to the east. As highlighted above, due to a holdout owner on the
adjacent property to the east (fronting Tilbury Street), the Project is necessary to delivering a
contiguous link between Chase Avenue Urban Park to the south and the 8001 Wisconsin Avenue
project to the north. This public park is envisioned to incorporate seating, activity nodes, flexible
lawn space, and a hardscape plaza. The Project furthers the Sector Plan goal for a compatible
transition by reducing the building height along the Eastern Greenway Park to a maximum of 36’-
6” feet and shifting building height and density further to the west.

o A. As recommended in the Sector Plan, provide a greenway width that is equal to or
greater than the amount of building height proposed. The minimum greenway width is 35

feet.

The Project is designed with a maximum building height of approximately 36’-6” along the
Eastern Greenway, and then steps up to accommodate additional building height closer to
Wisconsin Avenue. The proposed 43°-6” greenway width exceeds the proposed building height
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along this public park, and while the building height increases as it steps up to the west, the height
is appropriately setback from Tilbury Street to enhance compatibility with the single-family
neighborhood to the east.

e B. Orient ground floor uses, entries, balconies, and terraces to the greenway.

As illustrated on the plan submittal, the Applicant is proposing to line the Eastern Greenway Park
with townhouse units that include active elements, such as entries, balconies and a landscaped
pathway.

o (. Design greenways as primarily landscaped spaces with limited hardscape. Provide
adequate lighting continuous pathways, seating and activity areas.

The Project incorporates a conceptual design for the Eastern Greenway that advances this
recommendation and is in accord with the Parks Department’s Eastern Greenway Framework
Concept. The conceptual design for the Eastern Greenway includes primarily landscaped spaces
with a continuous pathway and opportunities for seating and activity areas.

e D. Coordinate greenway design and transitions with adjoining properties.

The Applicant’s design of the Eastern Greenway on this block has been extensively coordinated
with the planned park improvements on the adjacent blocks to the north and south. Lot 44 is being
redeveloped pursuant to a GDA that also includes Lot 25. Significantly, the design of the Eastern
Greenway on both Lot 25 and Lot 44 has been evaluated to ensure a cohesive and interconnected
design. As noted above, the inclusion of 4702 West Virginia is critical to ensuring a direct
connection from Chase Avenue Urban Park to the Eastern Greenway blocks to the north.

o FE. Avoid cutting driveways across the greenway where possible. If needed, consolidate
vehicular access points and provide the minimum width driveway.

No driveways are proposed to interrupt the Eastern Greenway on this block. A driveway and
loading bay are proposed to the west of the Eastern Greenway along West Virginia, which will
allow for safe and efficient vehicular access to the Project without impacting pedestrian
movements along the Eastern Greenway.

II. Exceptional Design Public Benefit Points Requested and Brief Description

The Applicant is seeking 20 public benefit points for design excellence on the basis that the Project
satisfies and achieves the six identified criteria in the CR Zone Incentive Density Implementation
Guidelines. The Applicant’s justification for 20 public benefit points is as follows:

Providing innovative solutions in response to the immediate context
Because the Eastern Greenway acts as a transition to the residential neighborhood and the presence

of the holdout landowner that abuts Tilbury Street, the Applicant, in consultation with M-NCPPC
staff, has shifted the Eastern Greenway to the west and provided a connection to the Chase Avenue
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Urban Park. In order to provide context sensitive design that is compatible with a 43°-6” Eastern
Greenway, the Project includes six (6) low-rise townhomes facing the public park, and steps back
the larger mass of the building away from the Eastern Greenway, reducing the apparent bulk on
both the parkland and the single-family neighborhood to the east.

Creating a sense of place and serves as a landmark

Lot 44 will enhance the connectivity of the Eastern Greenway to the north and south and provide
a residential scale along this future park, activating it with townhome entrances and balconies, and
a landscaped connection with Chase Avenue Urban Park. The design of the Project shifts the bulk
and height of residential uses further to the west, which will help to establish the Eastern Greenway
Park system as a landmark that separates the urban Wisconsin Avenue Corridor from the single-
family neighborhood to the east.

Enhancing the public realm in a distinct and original manner

Consistent with the Sector Plan vision to increase the number of parks and public open spaces in
this portion of Downtown Bethesda, the Eastern Greenway will become an important gathering
space for the community. It will also serve as a transition from the more developed western edge
along Wisconsin Avenue to the residential neighborhood to the east. The proposed design is
being conceived as an integrated approach with a central spine that invites the user to move
through and interact with the various recreational offerings along the way. This spine will
meander its way linking all of the various parks and nodes. Inspiration for this design is being
drawn from the meandering nature of a braided stream signaling and encouraging flow and
connectivity. The addition of townhomes fronting the Eastern Greenway will activate this
public space in a way that makes it more than solely a connector. The public parkland will be
located just steps away from where people live, out their front door. This design will enhance
the care and respect of the place by homeowners who carry a part of the Eastern Greenway’s
success as a place.

Introducing materials, forms or building methods unique to the immediate vicinity or applied
in a unique way.

There is a very limited amount of townhouse units in Downtown Bethesda, and this unique housing
type will be different than many of the high-rise flats being delivered in the Bethesda CBD and
allow for varied lifestyle choices in the market. The multi-family units contemplated in the main
portion of the Project will also be unique, offering larger, family-friendly unit sizes that will
provide for-sale housing, which have been scarce in recent years.

Designing compact, infill development so living, working and shopping environments are more
pleasurable and desirable on a site.

Lot 44 is converting a little used urban surface parking lot into a walkable community, enhancing
and defining the Eastern Greenway, and providing a western edge to the low-rise residential
neighborhood east of Tilbury Street. By defining this edge, it reduces the view of the urban,
commercial district from the residential district and enhances the landscape buffer between these
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two districts. This allows the building residents access to a mix of uses (employment, retail, and
civic) surrounding the Property.

Integrating low-impact development methods into the overall design of the site and building
beyond green building or site requirements

The Project includes a diverse range of for-sale housing types that allow for a low-impact
development. The Project will provide residents with access to all of the amenities in Downtown
Bethesda, while enhancing pedestrian connections between this block and the adjacent blocks. The
inclusion of a 43’-6” Eastern Greenway will further many environmental goals in the Sector Plan,
and also provide for the envisioned transition between Wisconsin Avenue and the single-family
neighborhood to the east.

III.  Conclusion
This Sketch Plan submission demonstrates how the massing and overall site design of the Project

meets the intent and goals of the Sector Plan and Design Guidelines, while also delivering a major
public facility through a public park integrated into the Eastern Greenway.
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MONTGOMERY COUNTY PLANNING DOCUMENTS
DOWNTOWN PLAN | NEIGHBORHOOD GREEN STREETSCAPE STANDARDS | BIKEWAYS + TRAILS
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3.4.1 Eastern Greenway

These parks are envisioned as destinations and pockets of
larger green space along the edge of the downtown. Height
limits and greenways will ensure compatibility, provide
public open space, enhance connectivity and improve

environmental quality.

Maximum
 Building
Height

w

il e Greenway Width

Right-of-Way

1. CARVE GREENWAY

LOT 44 - BETHESDA, MD
Broad Branch ‘_ﬁﬁ; MOSAIC NOVEMBER1(§9TH, 2023 BUILDING FORM- EASTERN GREENWAY
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2.4.1 Compatibility

Intent: Most new projects in Bethesda will be
infill development, therefore design should
respect the existing character and scale of the
downtown'’s diverse districts, neighborhoods
and public spaces.

C. Vary Tower Heights

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

Partners
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“Transitions from
Wisconsin Avenue
to surrounding
neighborhoods
require stepping
down of buildings
to mediate between
high-rise and low-
rise scales of the two
areas.” Source: The
Vine Condos
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\/43‘ 6"
INCREASE HEIGHT

DUE TO PUBLIC PARKING

2. RELATE TO CONTEXT
BUILDING FORM- EASTERN GREENWAY



2.4.2 Base: Building Placement

Intent: To create a continuous street wall

to frame the sidewalk and create a more
comfortable outdoor room for pedestrians to
encourage walking throughout the downtown.

4. ESTABLISH STREET WALL
NE &N 1oRT] ‘ NOVENBER sath aooD BUILDING FORM- EASTERN GREENWAY
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2.4.7 Tower: Step-Back

Intent: To provide a human-scaled building
edge along the street that enhances pedestrian

comfort and access to sky views. In districts with

mostly low to mid-rise buildings, the step-back
enables new tall buildings to better relate to
existing context and maintain a similar street
character.

. Retain a tower step-back across the majority of
the building frontage. The building’s full height
may be expressed to the ground on important
corners, to mark primary entryways or to
balance the massing composition with vertical
elements.

. Encourage undulating, curved or angled tower
step-backs if the average step-back meets the
guidelines for the street type. This expressive
geometry can increase visual interest on
prominent sites near major open spaces and
corners.

. Allow balconies to encroach in the step-back if
they do not significantly add to the perceived
bulk and mass of the building’s upper floors.

Partners
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2.4.8 Tower: “Menu” of Methods to Reduce Bulk

Intent: Downtown Bethesda is an important location in Montgomery County for increased building
heights to accommodate future growth. However, collectively, buildings at taller heights can be an

imposing presence on the public realm by casting large shadows, limiting sky views and creating an
uncomfortable scale for pedestrians.

Alternative Treatments:

Though step-backs are one of the preferred
methods to reduce tower bulk, especially on small
neighborhood street types, alternative methods
are outlined in Section 2.4.8 Tower: “Menu”

of Methods to Reduce Bulk. These alternative
metheods particularly apply to buildings lower than

50-120 feetfas noted in Section 2.1 Street Types,
or to sites with limited size or property depth from
the strest.

In cases where a step-back is not provided,
another method to relate to the context of
adjacent building heights and base conditions is
with a change of materials or clear regulating lines.

F. Limit Apparent Face

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

6. LIMIT APPARENT FACE

LOT 44 - BETHESDA, MD
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