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2.4.4 Base: Variation and Articulation
Intent: To ensure that facades are not 
exceedingly long, uninterrupted and rigidly 
uniform. These variations break up the mass 
of large buildings, add visual interest and 
promote human-scaled lower stories to relate to 
pedestrians.

Guidelines:

A.	 Vary base height up to the maximum height 
designated by the street type. This variation 
should respond to the street character and 
typical widths, heights and modulation of 
existing buildings to create a contextually 
sensitive building wall along the street.

B.	 Provide plane changes in the facade that create 
significant vertical and horizontal breaks, and 
shadow lines on the facade.

C.	 Consider variation in building materials or color 
to add texture to lower floors most visible to 
those at pedestrian level.

D.	 Avoid cantilevering the majority of the building 
mass over the Frontage Zone, public sidewalk 
or public open space to prevent interfering with 
street trees and blocking access to sunlight and 
sky views for pedestrians. 

A. Vary base height

C. Consider 
variation in 
materials or color 
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2.4.3 Base: Street Activation
Intent: To encourage pedestrian activity 
by providing ground-floor and base design 
elements that engage with the sidewalk 
environment.

Guidelines:

A.	 Provide frequent entries, transparency and 
operable walls where possible to encourage 
visual and physical connections between the 
ground floor and the public sidewalk. Avoid 
long blank walls along the sidewalk. 

B.	 Orient private balconies and terraces toward 
the street to encourage an interface between 
the private and public realms and to create eyes 
on the street.   

C.	 Include elements such as textured materials, 
awnings, plantings, signage and seating to 
create a visually engaging and inviting building 
edge to frame the sidewalk and create stopping 
points to relax, gather and socialize.

D.	 Place particular focus on active ground floor 
design along the portions of streets identified 
as the recommended retail nodes in the Retail 
Planning Strategy for the Downtown Bethesda 
Plan. 

A. Provide 
frequent entrie
and ground flo
transparency.

 design guidelines - base - street activation, variation, and articulation

plane changes create
breaks and shadow lines

transparent facades at
lobby, retail, and amenity
to encourage visual
connections

variation in base height
and articualtion
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2.4.5 Corner Treatments
Intent: To anchor and frame street intersections 
with a continuous building wall or unique design 
features.

Guidelines:

A.	 Provide signature design elements on 
prominent corners or intersections as focal 
points. These prominent locations include 
sites adjacent to open spaces, with the tallest 
building heights and buildings that terminate 
major view corridors such as East-West 
Highway, Norfolk Avenue, Old Georgetown 
Road and Bethesda Avenue.

B.	 The full height of tall buildings may be 
expressed at corners, as a way to provide 
variation and increased verticality on buildings 
with tower step-backs. 

C.	 Establish block corners with architectural 
articulation and activating uses. While market 
forces will dictate actual locations where retail 
operations are feasible, anchoring key block 
corners by including activating uses such as 
retail is encouraged.

This innovative design treatment articulates the building 
and creates an intersection focal point.
Source: OMA

The curved corner along this major Bethesda Row 
intersection enhances pedestrian flow and provides an 
active ground floor.

design guidelines - corner treatments

unique design element 
point when approaching
downtown on wisconsin
ave

transparent facades at
base with retail at corner
to activate space

wisconsin ave
willow ln
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2.4.6 Tower: Separation Distance
Intent: To allow access to light and air, limit 
the impact of shadows on the public realm and 
reduce the extent of large blank walls as new 
buildings develop at or near the property line.

Guidelines:

A.	 Separate tower floors at least 45 to 60 feet 
(22.5 to 30 feet from the side and rear property 
lines).

B.	 Provide a continuous building base along the 
lower floors.

C.	 Avoid building towers to the property line 
creating expansive blank party walls that are 
imposing on the pedestrian environment.

Alternative Treatments: 

Buildings below 120 feet or with limited property 
size/width/depth may reduce tower separation or 
consider party walls. If party walls are necessary, 
mitigate their visual impact with elements such as 
public art, lighting, texture and/or patterning that 
provide visual interest and are appropriate to the 
context and architecture of the building.

Where existing neighboring building towers 
are built to or close to the property line, new 
development should aim to achieve the total 
tower separation where possible. However, at a 
minimum, the new building tower levels should 
provide the separation distance indicated in 
Guideline 2.4.6 A from the side and rear property 
lines, except where building to the lot line could 
better address an existing blank wall condition.

Varied geometry in a building’s upper floors, and 
facade modulation between buildings can also be 
used as methods to increase the perception of 
tower separation and allow access to light and air.

separation from 
the side and rear 

property line
street

property line

tower

tower

tower

continuous base

tower

continuous base

base

base

tower

separation

 

45-60 ft 

design guidelines - tower separation distance

facade setback

property line
site

el
m

 s
t.

wisconsin ave.

wi
llo

w 
ln

.

22'

25'

17'

48'

2026.03.11

75'



©
2
0
2
5
 S

K
&

I 
A

rc
h
it
e
c
tu

ra
l 
D

e
s
ig

n
 G

ro
u
p
, 
L
L
C

.

7201 wisconsin ave A-23

75BETHESDA DOWNTOWN PLAN DESIGN GUIDELINES    JULY 2017

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. 

Guidelines:

A.	 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.

B.	 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.

C.	 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.

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 
methods particularly apply to buildings lower than 
90-120 feet as noted in Section 2.1 Street Types, 
or to sites with limited size or property depth from 
the street.

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.

This residential development in Rockville illustrates the 
relationship between the pedestrian and the building 
step-back.
Source: The Upton (above)

Lower floor units 
wrap parking 
structure to 
achieve step-back

With step-backs, 
pedestrians 
perceive the 
lower-scale base 
height

design guidelines - tower - step-back

wisconsin ave
willow ln
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C.  Vary Tower Heights

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

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

A.  Limit Tower Floor Plate

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

B.  Use Unique Geometry   

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

design guidelines - tower - methods to reduce bulk

varying tower heights
as the footprint
reduces in size as it
gets taller

unique geometry

wisconsin ave
willow ln
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E.  Vary Tower Placement and    
Orientation

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

F.  Limit Apparent Face

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

D.  Modulate and Articulate 
Facades

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

tower

base
vertical 
facade 
break

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

Apparent
Face

design guidelines - tower - methods to reduce bulk

balcony slots to
articulate the facade and
emphasize slenderness
of the tower

setback of lower
tower to limit
facade presence
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2.4.9 Top: Tower Top 
Intent: The building top or cap contributes to the 
skyline, adding visual interest and shaping the 
image of Bethesda from afar. Tower tops should 
be carefully considered on prominent sites, 
including those with the tallest building heights, 
locations adjacent to major public open spaces 
and those that terminate views. 

Guidelines:

A.	 Encourage unique design of tower tops 
that can enhance the image of Bethesda as 
an innovative downtown, welcoming new 
businesses, residents and visitors.

B.	 Taper tower tops where possible to reduce the 
perceived bulk of tall buildings.

C.	 Integrate energy efficiency into the design of  
tower tops, including solar panels and passive 
heating and cooling elements.

D.	 Consider the views of the rooftop composition 
from adjacent buildings when designing 
building tops. 

E.	 Not all tall buildings should have a sculptural 
top. However, mechanical penthouses and 
rooftop amenity spaces should in all cases be 
designed to harmonize with the overall building 
composition.

F.	 Enclosures for rooftop amenity spaces should 
either contribute to the creation of expressive 
tops, or otherwise be set back from the roof 
line and limited to a portion of the roof area so 
as to not be perceived from surrounding streets 
and public spaces.

The form of the tower top for this Pittsburgh office building is 
part of the energy efficient solar chimney design.
Source: Gensler

This curved and tapered top adds a unique element to the 
skyline.

design guidelines - top - tower top

rooftop amenity spaces
and mechanical
enclosure focused along
the street corner
contributing to an
expressive
tower top

articulation from tower
below expressed through
tower top

wisconsin ave
willow ln
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Balconies provide shadows and limit reflections on glass to 
deter birds.
Source: Merchant Quarter Condominiums

Patterns on this glass building reduce the likelihood of bird 
collisions.
Source: naturalimages.net

2.4.11 Bird-Safe Design
The windows, doors, and arches of buildings can be 
deadly obstacles for birds causing hundreds of millions 
of bird collisions annually. Glass is transparent to birds. 
Reflections of the sky, vegetation, clouds, water, and 
branches lure birds into the glass causing mortality and 
injury. 

Intent: To design glass buildings to protect local 
and migratory birds from deadly strikes. Integrate 
elements into the building and site design to 
warn birds before they collide. 

Guidelines:

A.	 Glass Coverage and Glazing

•	 Patterns on Glass: Ceramic dots, or frits, can 
be screened, printed, applied between layers 
of insulated glass to reduce transmission of 
light and prevent bird collisions.  These can 
be applied in different colors and patterns to 
work effectively.

•	 Angled Glass: Not as effective as other 
strategies, angled glass at 20-40 degrees has 
resulted in reduced mortality.

•	 Window Surfaces: New one-way transparent 
opaque films and window surfaces allow 
sunlight to pass through windows while 
reducing reflectivity. 

B.	 Architectural Features

•	 Awnings, Louvers and Overhangs:  When 
designed to eliminate reflections and shadow 
glass these architectural features have shown 
to reduce bird collisions. 

•	 Balconies and Balustrades: Along with 
providing outdoor spaces for humans, 
balconies and balustrades can block window 
reflection.

•	 Opaque and Translucent Glass: Frosted, 
colored, opaque, or stained glass have proven 
to be significantly successful bird deterrents. 

C.	 Facade Treatments

•	 Screens: Screens can be integrated into 
facade elements without blocking view or 
light and are highly effective in protecting 
birds.

design guidelines - bird safe design

recessed balconies

material changes

wisconsin ave
willow ln

overhangs
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building section - e-w looking south 2026.03.11
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THE MONTGOMERY COUNTY PLANNING DEPARTMENT 
THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

 

Bethesda Downtown Design Advisory Panel (DAP) 
Submission Form (Revised March 2020) 
PROJECT INFORMATION 

Project Name  
File Number(s)  
Project Address  

 
Plan Type Concept Plan Sketch Plan Site Plan Consultation w/o Plan    

  APPLICANT TEAM 
 Name Phone Email 

Primary Contact    
Architect  
Landscape Architect  

PROJECT DESCRIPTION 
 Zone Proposed 

Height 
Proposed Density 

(SF/FAR) 
Requested BOZ Density 

(SF/FAR) 
MPDU % 

Project Data      
Proposed Land Uses    

 

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: 

• Property location plan showing three-block context radius  
• Illustrative site plan showing two-block context radius 
• 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.) 
• 3-D building massing diagrams illustrating: 

o both strict conformance with the design guidelines and the proposed design, indicating where the proposal 
does not conform and how the 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 

• 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: 
• 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 façade 
• Key perspective views expressing character of the building elevations and streetscape.  



THE MONTGOMERY COUNTY PLANNING DEPARTMENT 
THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

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 TYPE(S):______________________________________________________________________________ 

Recommended Provided Alternative Compliance? 

Sidewalk Zone 

Planting/Furnishing Zone 

Pedestrian Though Zone 

Frontage Zone 

Building Placement 

Build-to Line (from street curb) 

Building Form 

Base Height 

Step-Back 

DOES THE PROJECT INCLUDE A THROUGH-BLOCK CONNECTION OR TRAIL?    Yes  No 
• 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 
• 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 

Bulk Reduction Methods 

IS THE PROJECT LOCATED IN A DISTRCT IDENTIFIED IN CHAPTER 3 OF THE DESIGN GUIDELINES? 
  Yes     No 

• If yes, please provide diagrams demonstrating conformance with the District-Specific Guidelines

EXCEPTIONAL DESIGN POINTS REQUESTED (MIN: 10, MAX: 30):_______________ 
• 10 Points: Generally consistent with the Design Guidelines and meets four of the CR Guideline Criteria
• 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
• 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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	PROJECT INFORMATION


	Project Name: 7201 Wisconsin Avenue
	File Numbers: TBD
	Project Address: 7201 Wisconsin Avenue 
	Concept Plan: On
	Sketch Plan: Off
	Site Plan: Off
	Consultation wo Plan: Off
	NamePrimary Contact: Jack Kane
	PhonePrimary Contact: 240-922-7156
	EmailPrimary Contact: jack.kane@pinkardgroup.com
	Architect: Chris Huffer, SK+I Architecture                                       240-479-7484                                  chuffer@skiarch.com
	Landscape Architect: 
	ZoneProject Data: CR-5, C-5,R-4.75, H-250'
	Proposed HeightProject Data: Up to 262'
	Proposed Density SFFARProject Data: Up to 490,000 sq. ft.
	Requested BOZ Density SFFARProject Data: 252,675
	MPDU Project Data: 17.6%
	Proposed Land Uses:  Multi-family residential and retail 
	MPDU Proposed Land Uses: 
	STREET TYPES: Urban Boulevard (Wisconsin) Neighborhood Local  (Willow)
	Sidewalk Zone:  
	PlantingFurnishing Zone: 6-10' (Wisc) 5-8' (Willow)
	Pedestrian Though Zone: 10-20' (Wisc) 6-10' (Willow)
	Frontage Zone:  0-10' (Wisc) 0-4' (Willow)
	Building Placement:  
	Buildto Line from street curb: 25-30' (Wisc) 12'-15' (Willow)
	Building Form: 
	Base Height: 3-6 stories (Wisc) 2-4 stories (Willow)
	StepBack: 10-15' (Wisc) (15-20' (Willow)
	If yes please provide sectional diagrams demonstrating conformance with Section 219 of the Guidelines: On
	Yes: Off
	Yes_2: Off
	If yes please provide diagrams demonstrating conformance with Section 22 of the Guidelines: On
	Tower: 
	Separation Distance: 
	4560: 22-25' (north) 17'-75' (east)
	StepBack_2: 
	Per Street Type: 2-6' (Wisc) 6'-9' (Willow)
	Bulk Reduction Methods: limited tower footprint, unique geometry, limit apparent face
	IS THE PROJECT LOCATED IN A DISTRCT IDENTIFIED IN CHAPTER 3 OF THE DESIGN GUIDELINES: Off
	If yes please provide diagrams demonstrating conformance with the DistrictSpecific Guidelines: On
	EXCEPTIONAL DESIGN POINTS REQUESTED MIN 10 MAX 30: 20
	Text1:  6' (Wisc) 6' (Willow)
	Text2: 10' (Wisc) 10' (Willow)
	Text3: 9'-16' (Wisc) 6-9' (Willow)
	Text4: 
	Text5:  
	Text6:  
	Text7: 25'-31' (Wisc.) 22-25' (Willow)
	Text8: 
	Text9: 56' (Wisc.) 26-46' (Willow)
	Text10: 2'-6' (Wisc.) 6'-9' (Willow)
	Text11: 
	Text12: 
	Text13: 
	Text14: 


