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Staff Report:  Limited Site Plan Amendment 81999001F, Germantown Town 
Center – Panera Bread 
 

ITEM #:    10 
  

MCPB HEARING 
DATE: 

May 5, 2011 

  
REPORT DATE: April 25, 2011 

  
TO: Montgomery County Planning Board 

  
VIA: John Carter, Chief 

Area 3 – Site Plan Review 
  

FROM: Molline Smith, Senior Planner 
301.495.4573 
Molline. Smith@mncppc-mc.org 

  
APPLICATION 

DESCRIPTION: 
The site is located within the Germantown Town Center on Parcel D; 
approximately 0.11 acres of land originally zoned TS. The Applicant is 
requesting a reduction to the building square footage for the restaurant use 
originally approved on the certified site plan.  

  
APPLICANT: L2M, Inc.  

  
FILING DATE: January 21, 2011 

  
RECOMMENDATION: Approval with conditions 

  
EXECUTIVE 
SUMMARY: 

This application was originally accepted as an administrative amendment on 
January 21, 2011. Due to opposition regarding parking; a public hearing was 
specifically requested (Appendix D).  The opposition is from the restaurants 
within Parcel D, and it is specifically related to the shared parking for the 
existing uses. 
 
The vacant pad site was created with the 1999 plan approvals with a building 
footprint for a restaurant/retail use.  A new tenant (Panera Bread) is now 
proposing to occupy the pad site with a more defined building footprint.   
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BACKGROUND INFORMATION 

The subject property is located approximately 0.40 miles west of I-270 and bordered by Century 
Boulevard to the north, Germantown Road (MD 118) to the south, Aircraft Drive to the east, and 
Crystal Rock Drive to the west. Other neighboring properties in close proximity to the site 
include the Regal Cinemas Stadium 14 (819990010), the Germantown Police Station, the 
Department of Energy, and the Chevron gas station (819870490).     
 
The Planning Board approved the plan on November 12, 1998 for 181,900 gsf of commercial/ 
retail and 98,559 gsf of hotel on 24.74 acres of land zoned TS (Town Sector). The Parcel D area 
consists of eight commercial/retail pad sites, seven of which are occupied, a village green space 
area (open space within a 50 foot transit easement), a public plaza, shared surface parking 
facilities and Metro bus stops along Aircraft Drive (to the northeast).  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Aerial Photo 
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PROJECT DESCRIPTION 
 
Previous Approvals 
The Preliminary Plan of Subdivision included plan numbers 119783190, 119791210 and 
119791220 and record plat (Plat book 613, page 61) for this development.  
 
The Preliminary Plan 119940040 approved the Adequate Public Facilities (APF) agreement and 
the phasing scheduling of the recordation of the plats on April 30, 1998. The APF agreement 
established 1) a maximum density of 555 dwelling units; 2) 119,900 square feet of retail use; 3) 
25,000 square feet of civic use; and 4) 40,400 square feet of commercial use. The phasing 
schedule for the recordation of plats established a minimum of 65,000 square feet of commercial 
development for Phase I; a minimum of 350 dwelling units and for an additional 20,000 square 
feet of commercial development for Phase II; and the remaining residential development of 205 
dwelling units and the remaining commercial development were scheduled to occur in Phase II.  
 
Site Plan 819990010 was approved by the Planning Board on November 12, 1998 for 181,900 
gross square feet of commercial/ retail use, 98,559 gross square feet of hotel use on 24.74 acres 
of land zoned TS. The development program consisted of three phases (B/C, D and E/F); which 
included the dedication of 175 spaces for a Park & Ride facility.    
 
Site Plan 81999001A was approved by Staff on April 10, 2003 for the Fairfield Inn on an 
existing pad site within Phases E/F. The hotel is 10,763 square foot with 87-rooms. The 
commercial/retail square footage was increased to 194,906 gross square feet, and the hotel 
square footage was decreased to 60,000 square feet.  
 
Site Plan 81999001B was approved by Staff on December 12, 2004 for the Bailey’s Pub and 
Grill (currently the same operated by Green Turtle) on an existing pad site within Phase D, 
Parcel D.  
 
Site Plan 81999001C was approved by Staff on December 1, 2005 for the IHOP restaurant on an 
existing pad site within Phase E/F. 
 
Site Plan 81999001D and 81999001E was approved by the Planning Board on September 21, 
2006 for a Commerce Bank (1-story, 5,100 sf.) on an existing pad site within Phase D, Parcel D. 
The proposed building footprint reduced the original square footage by 4,600 square feet; which 
was added to the overall green space provided. 
 
Proposal 
This amendment will decrease the original building square footage within the vacant pad site of 
Phase D Parcel D by 3 square feet. The certified site plan specifies a 1-story building with a 2-
story appearance at a maximum of 5,100 square feet. The proposed building has been slightly 
shifted 2 feet east of the 50 foot Transit Easement for a maximum of 5,097 square feet. The 
patron area for the proposed building will consist of indoor/outdoor seating (approximately 3,250 
square feet).   
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The Applicant is proposing no modifications to the existing lighting and landscape plans; per the 
approval of the certified site plan. Wheel-stops have been added to 3 parking spaces directly 
abutting a 5-foot pedestrian sidewalk and a handicap space has been located in close proximity to 
the entrance of the building. The revised building footprint will not change the existing 
pedestrian and vehicular circulation systems.  
 
The main entrance to the proposed building will front onto Century Boulevard with outdoor 
seating in close proximity to the existing public plaza; while loading areas front onto the internal 
parking facilities.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Site Plan 
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Front Building Elevation 
 
 
 

 
 

 
 
 
 
 
 
 
 
 
 
 

Rear Building Elevation 
 
 
PARKING ANALYSIS & COMMUNITY CORRESPONDENCE 
 
The internal surface parking facilities are shared per the requirements of the Declaration of 
Restrictions Covenants and Easements (section 2.2, Appendix D). Metro access has been 
provided along Aircraft Drive (MD 120) and the dedicated Park & Ride spaces are located 
towards the center of the site. The on-street parking spaces have been removed from the site 
plan, due to comments from Fire and Rescue. However, the on-street parking spaces are not 
included in the overall shared parking agreement. The existing parking facilities meet the 
requirements of the zone, specifically noted in section 59E-3.1 related to mixed use off-street 
parking (Appendix C).          
 
A response letter was generated by one of the five restaurant owners on Parcel D in opposition to 
this project being constructed for the following reasons: 
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1- There is already a shortage of parking for the other businesses. 
 “The addition of Panera Bread will adversely affect our sales by encroaching on the 104  

spaces located immediately in front of our restaurant.”  
 
 The TS zone promotes the use of mass transit facilities and seeks to minimize the 

necessity for the automobile transportation by providing residential transit station areas, 
the retail commercial uses and professional services that contribute to the self-sufficiency 
of the community (section 59C 8.23). The existing parking facilities are intended to be 
shared with other commercial/retail uses. The Parcel D area has a total of 624 spaces; 
which includes 21 handicap spaces and 175 Park & Ride spaces. In accordance with the 
shared parking agreement; a minimum of 427 parking spaces are required.  

 
2- Concerns over the integrity of this project. 

“The developer may indicate street parking when fully aware that such parking is illegal. 
The developer may present inconceivable scenarios where supposedly restaurant patrons 
would park their car at considerable distance, behind the movie theater. The developer 
and proposed tenant plan to position the garbage, grease refuse, truck loading area 
along the entrance path to our restaurant.”  
 
Per the comments from Fire & Rescue, the 26 on-street parking spaces that were 
originally noted on the certified site plan were never constructed. The Parcel D area has 
an excess of 1197 spaces without the addition of the on-street parking.  
 
The proposed dumping and loading facilities are proposed on the eastern side of the 
building directly adjacent to the existing loading facilities for the Green Turtle restaurant. 
The dumpsters will be enclosed with 6-foot fencing and separated from the pedestrian 
sidewalk by an 8-foot wall.  
 

3- Regulation of the existing parking usage.  
“…serious concerns over whether the developer is equipped, able or interested in 
managing the troubled parking situation… “ 

  
The regulation of the Park & Ride facilities are currently enforced through the use of 
restrictive signage and pavement markings. The parking schedule is subject to change 
depending on the time of day (Appendix C). 

 
Although Staff has met with the Applicant and the restaurant owner in an effort to resolve these 
issues prior to establishing a public hearing; no resolution has been reached. Therefore based on 
the requirements of the shared parking agreement and in accordance with the certified site plan 
and the mixed-use requirements of the zone; adequate parking has been provided. 
 
Staff has received other similar correspondence related to the existing parking conditions (via 
phone calls); however no other response letters were generated.   
                                                            
1 The total number of parking spaces provided minus the total number of required shared parking spaces (624 
spaces – 427 spaces = 197 spaces). 
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Development Standards 
The subject site is zoned TS.  In accordance with section 59C 8.23 of the Montgomery County 
Zoning Ordinance, the purpose of the TS Zone is to promote the optimum use of the transit 
facilities by assuring the orderly development of land in transit station development areas and 
access, both vehicular and pedestrian to metro stations. This zone is intended to provide for the 
needs of the workers and residents of transit station development areas, and to minimize the 
necessity for automobile transportation by providing in largely residential transit station areas, 
the retail commercial uses and professional services that contribute to the self-sufficiency of the 
community. The proposed development meets the purpose and requirements of the zone. 
 
The following data table indicates the proposed development’s compliance with the Zoning 
Ordinance.  Only the standards that are affected by the proposed amendment are listed; a 
comprehensive modified data table is included on the certified site plan. 
 

Project Data Table for the TS Zone 
 
Development Standard  Permitted/Required Proposed for Approval 

 
Building Height (feet)  N/A 28 feet 

 
Building Setbacks (feet) 
Front (Century Boulevard)  N/A 80.26 feet 
Side (Crystal Rock Drive) N/A 328.09 feet 
Site (Aircraft Drive)  N/A 135.88 feet 
Rear (Germantown Road)  N/A 511.53 feet 

 
Min. Green Area (% of lot) 10% (37,026 sf.) 22% (82,272 sf.) 

 
Floor Area Ratio (FAR) 20.5 max. 0.14 
Max. Building Area (square feet) 35,100 5,097 

 
Parcel D Min. Parking Spaces 4427 spaces 624 spaces 
 
RECOMMENDATION AND CONDITIONS 
 
The proposed modifications to the site plan do not alter the overall design character of the 
development in relation to the original approval and the site remains compatible with existing 
and proposed development adjacent to the site. These modifications do not impact the efficiency, 
adequacy, or safety of the site with respect to vehicular and pedestrian circulation, open space, 
landscaping, or lighting. 
                                                            
2 The total floor area of the center 51,850 sf. 

3 Original building footprint approved with the certified site plan 819990010. 
4 The maximum number of spaces needed per the shared parking requirements (see Appendix B).  
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Staff recommends approval of site plan 81999001F, Germantown Town Center – Panera Bread, 
for the amendments delineated above.  All site development elements shown on the site plan 
stamped “Received” by the M-NCPPC on March 28, 2011 are required except as modified by the 
following conditions. 
 
Conformance with Previous Approvals 
 

1. Site Plan Conformance 
The proposed development must comply with the conditions of approval for site plan 
819990010 as listed in the Planning Board Resolution dated March 15, 1999, as 
amended.  

2. Certified Site Plan 
Prior to approval of the Certified Site Plan the following revisions must be made and/or 
information provided subject to Staff review and approval: 

a. Modify data table and parking calculations to reflect development and mixed use 
standards enumerated in the staff report and in Appendix C. 

b. Ensure consistency of the proposed building location and parking layout between 
all sheets of the site plan set. 

 
 
APPENDICES 

 
A. Submitted Site Plans & Building Elevations 
B. Letter of Justification (dated March 24, 2011) 
C. Shared Parking Calculations for Phase D, Parcel D 
D. Parking Agreement (signed May 2, 2000, effective Mary 4, 2000) 
E. Community Correspondence (dated April 7, 2011) 
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APPENDIX A (Submitted Site Plan & Building Elevations) 
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APPENDIX B (Letter of Justification) 
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APPENDIX C (Parcel D Shared Parking Requirements) 
 

Land Use Building Square 
Footage 

Patron Area Required 
Parking 

Required 
Shared Parking 

Mixed Use Bank/ 
Office 

    

BB&T Bank 3,350 sf. N/A 10 spaces 1 spaces 
Commerce Bank 5,100 sf. N/A 15 spaces 2 space 
Totals 8,450 sf. N/A 25 spaces 3 spaces 
     
Mixed Use Retail     
Rite Aid 11,180 sf. N/A 56 spaces 56 spaces 
     
Restaurants     
Green Turtle 10,400 sf. 6,200 sf. 143 spaces 143 spaces 
Panera Bread 5,097 sf. 3,250 sf. 73 spaces 73 spaces 
Carrabbas 6,720 sf. 3,400 sf. 81 spaces 81 spaces 
Chick-Fil-A 3,822 sf. 1,600 sf. 40 spaces 40 spaces 
Taco Bell 2,522 sf. 1,250 sf. 31 spaces 31 spaces 
Totals  28,561 sf. 15,700 sf. 368 spaces 368 spaces 
     
Park & Ride  N/A N/A 175 spaces N/A 
Site Totals 48,191 sf. 15,700 sf. 624 spaces 427 spaces 
 

 
Parcel D Shared Parking Requirements (section 59E-3.1 Mixed Uses) 
 
Land Use Total No. 

of Spaces 
Day 

6am-6pm 
Evening 

6pm-12am 
WKD 
Days 

6am-6pm 

WKD 
Nights 

6pm-12am 

Nights 
12am-6am 

Restaurant 368 50% (184) 100% (368) 100% 
(368) 

100% (368) 10% (37) 

Mixed Use 
Retail 

56 60% (34) 90% (50) 100% (56) 70% (40) 5% (3) 

Office 
(Banks) 

25 100% (25) 10% (3) 10% (3) 5% (1) 5% (1) 

Park & 
Ride 

175 100% (175) 0% 0% 0% 0% 

Total 
Spaces 

624 spaces 418 spaces 421 spaces 427 spaces 409 spaces 41 spaces 
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APPENDIX D (Shared Parking Agreement) 
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APPENDIX E (Community Correspondence) 
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