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Bethesda Today
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Rich with unique history, 
community character and  
established residential 
neighborhoods



Home to more than 
10,000 residents within 
the Plan boundary and 
adjacent to two major 
federal employers



A County arts, 
entertainment and 
nightlife destination



Pedestrian-oriented 
with good access to 
transit



Lacking central 
green spaces and 
continuous tree 
canopy 



High in impervious 
cover within watersheds 
with poor to fair water 
quality



An area with the 
highest average rents 
in the County and a 
need to increase 
affordable housing 
options
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Bethesda Tomorrow



A greener and 
more connected 
Downtown



A place with grass and trees and 
benches  A place to run, walk or 

bike 

A place to gather 
with friends 

A place for big events like concerts or 
movies 

What we heard from the Community



A place to skateboard 

A place to bounce, kick, or 
throw a ball 

A play place for all ages: children, 
adults, and seniors 

A place where I can run my dog 

What we heard from the Community

A place where I 
can meditate 
and/or connect 
with nature  
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Urban Parks and Open Space Hierarchy



Roadway Recommendations
• New Streets
• Two‐Way 
Reconfiguration

• Capacity Analysis



Pedestrian and Bicycle Recommendations
Specific Roadways:

• Woodmont 
Avenue

• Norfolk Avenue
• Arlington Road



A more affordable 
Downtown with a mix 
of housing options



Affordable Housing

• Add more units to the 
marketplace by requiring 
15% MPDUs within the 
Downtown.

• Provide 15% MPDUs on‐site 
as a first priority.

• Preserve existing market‐rate 
affordable housing through 
density averaging and priority 
sending sites. 



Affordable Housing
• Prioritize 2 and 3 bedroom units 

through increased public benefit 
points and DHCA evaluation of 
area needs and through 
negotiations with developer 
(potentially off‐site).

• Reach deeper levels of 
affordability (below 65% AIM) by 
providing 10% of MPDU units 
below 65% AMI. 

• Off‐site MPDUs on a case‐by‐
case basis through negotiations 
with DHCA (must remain in 
Downtown Bethesda).
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A competitive 
Downtown that 
fosters innovation



Urban Ecosystem
• Provide a minimum of 
35 percent green 
cover, which may 
include:
a) Intensive green 

roof (6 inches or 
deeper) on 35 
percent of rooftop

b) Tree canopy cover 
on 35 percent of 
landscape

c) Combination of 
the two

a)

b)

c)



High Performance Area
Public benefits category for 
Energy Conservation and 
Generation:

• Any building located in 
whole or in part within the 
High Performance Area 
should exceed ASHRAE 
90.1 (Appendix G) 
standard by 15%. 

• Should the County 
approve the International 
Green Construction Code 
(IgCC), building energy 
performance must be 
2 points more efficient. 



Expanded and 
Emerging Centers
Height Based 
on Character

low to
high-rise

low to
high-rise

high-rise high-rise

high-rise

low to
mid-rise



Symbolic Center and 
Civic Gathering Spaces
Up to 290 ft



Edges as Transitions
Up to 70 ft



Blank ground floor walls 
with poor relationship to 
the sidewalk

Imposing building 
massing and bulk



Building Form Recommendations

+ Innovation:
Encourage 
innovative building 
form and allow 
flexibility for design 
that meets the 
intent of the 
recommendations

+ Variation: Vary tower 
heights, setbacks, 
orientation, and 
building materials



Building Form Recommendations
+ Innovation: Encourage 
innovative building form and 
allow flexibility for design that 
meets the intent of the 
recommendations

+ Variation: Vary 
tower heights, upper 
floor setbacks 
orientation and 
building materials
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Balancing Density and Infrastructure

32

Plan Analysis

Existing on the 
Ground

Land Use 
Vision

Realized
Development

Realistic 
Development 
Potential

1976 Plan 9.2M SF 20.9M SF 7.1M SF

1994 Plan 16.3M SF 27.8M SF 7.3M SF

2015 Plan 23.6M SF 32.4M SF TBD 8.8M SF



Bethesda Overlay Zone

Requirements: • Park Impact Payment
• 15% MPDU Requirement
• Design Review Panel

Affordable 
Housing 
(MPDUs):  

• MPDU square footage does not count against the FAR 
(same as CR zone today)

• No additional height given with MPDUs outside of the HPA 
boundary

Process: • Board may approve a project that exceeds the mapped CR 
density

• For the Board to approve a project with additional density 
it must find that no more than a total of 32.4 million SF has 
been approved

• Project receiving additional density must go to permit 
within 24 months of receiving site plan approval



How Buildings are Approved in Bethesda

Yards Park, Washington, D.C.

Banjo Park, Alexandria, VA

Banjo Park, Alexandria, VA

Campus Martius Park, Detroit



Priority Sending Sites

Working Draft Incentives:
• Lift the 0.25‐mile restriction 

• Eliminate the requirement for a 
common sketch plan or site plan

Staff Recommendation for 
additional incentives:
• Remove the BLT requirement for 

priority sending site density

• Eliminate the 15 percent MPDU 
requirement for priority sending 
site density, and leave it at the 
mandatory 12.5 percent

• Remove Park Amenity Payment
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