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 Staff Recommendation: Approval with conditions 

 The Development Plan, Preliminary Plan and Site Plan for Euro Motorcars were approved prior to 
adoption of the TMX-2 zone for the property in 2009. Therefore, in accordance with Section 59-C-
14.26(b) of the Montgomery County Zoning Ordinance, this grandfathering provision allows 
construction to proceed subject to the approvals received under the previous Town Sector zone.    

 The Adequate Public Facilities (APF) review originally approved by the Preliminary Plan for this 
property expired before building permits for all 88,000 square feet (sf.) of allowed development were 
issued.  In accordance with Section 59-A-3.1(b) of the Montgomery County Zoning Ordinance, the 
renewal of the APF for 88,000 sf. is being reviewed and updated with this Site Plan amendment.  

Summary 

 

MONTGOMERY COUNTY PLANNING DEPARTMENT 

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 
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Date: 06-21-12 

Euro Motorcars, Limited Site Plan Amendment, 82003014B  
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Limited Site Plan Amendment: 82003014B Euro 
Motorcars - Lot 1 (approximately 3.59 acres) is 
located at 19750 Germantown Road within the 
Germantown Employment Area Sector Plan, zoned 
TMX-2. This amendment will include an expansion 
of the showroom by 5,000 square feet in Building 3, 
a 2-story addition to the existing parking garage, 
relocation of entrance signage, and modifications 
to the Lighting and Landscape plans.  

Applicant:  Germantown Road, L.L.C. 

Submittal Date: November 8, 2011 

Review Basis:  Section 59-D-3, Zoning Ordinance 
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RECOMMENDATION AND CONDITIONS 
 
This Limited Site Plan Amendment requests:  1) a 5,000 square foot expansion of the showroom in  
Building 3;  2) a 2-story addition to the existing parking garage; 3) relocation of entrance signage; and 4) 
modifications to the Lighting and Landscape Plans.  These modifications pose no change to the overall 
total density originally approved for Lot 1 and do not negatively impact the efficiency, adequacy, or 
safety of the site with respect to the circulation, open space, landscaping, or lighting.  The modifications 
do not significantly alter the overall design character in relation to the previous approval and the site 
remains compatible with existing developments adjacent to the site 
 
Staff recommends approval of Site Plan No. 82003014B, Euro Motorcars for the amendments delineated 
above.  All site development elements shown on the site and landscape plans stamped “Received” by 
the M-NCPPC on May 4, 2012 are required except as modified by the following conditions: 
 
Conformance with Previous Approvals 

1. Development Plan Amendment (DPA) and Supplementary Plan Conformance 
The development must comply with the following binding elements of the DPA 02-3 and the 
Supplementary Plan Amendment for the Churchill Town Sector (adopted October 15, 2002). 

a. Lighting shall be oriented away from adjoining commercial and residential properties 
and land uses. Signage along MD 118 shall be limited to a maximum size of 66 square 
feet and a maximum height of 14 feet. These signs shall be monument design rather 
than pylon design (see Attachment B). 

b. Vehicle display and storage will be restricted from all setbacks and the public right-of-
way, with the minimum setback from MD 118 equal to that of the adjoining 
development. 

c. All truck deliveries must be made on site with no queuing in the public right-of-way. 
d. Streetscape along Century Boulevard must be coordinated with the Department of 

Transportation (DOT) to ensure the qualitative standards set by adjoining development.  
2. Preliminary Plan Conformance 

The development must comply with the conditions of approval for the Preliminary Plan No. 
120030280 as listed in the Planning Board Resolution mailed March 19, 2003, unless amended.  
This includes, but is not limited to all references to density, rights-of-way (ROW), dedications, 
and easements. 

3. Site Plan Conformance 
The development must comply with the conditions of approval for the Site Plan No. 820030140 
as listed in the Planning Board Resolution mailed, January 27, 2003.  

 
Environment 

4. Stormwater Management (SWM) 
This development is subject to the recommendations approved by the Department of Permitting 
Services within a  letter dated January 10, 2012, and is hereby incorporated as conditions of the 
Site Plan. The Applicant must comply with each recommendation, unless otherwise amended by 
DPS. 
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Adequate Public Facilities (APF) 
5. Transportation 

The APF limits Lot 1 to a maximum of 88,000 sf. of general office, retail, automobile services, 
and non-FAR auto services area. The APF validity period will remain valid for 61 months from the 
date of mailing of the Resolution for this amendment.  

 
Site Plan 

6. Site Design 
a. The areas designated as “Open Space” must be free and clear from all obstructions for 

the primary use and safe access by pedestrians. Open Space areas may not be used as 
display areas. 

b. The dimensions of the surface parking facilities must meet the standard size (8.5 feet by 
18 feet) for perpendicular parking spaces.  

7. Landscaping 
a. The surface parking facilities and automobile display areas must be consistent with the 

previously approved Landscape Plan to provide adequate buffering along the right-of-
way (ROW) and neighboring properties.  

b. The Applicant must coordinate with DOT regarding the replacement of two (2) street 
trees along Germantown Road (MD 118). 

8. Lighting 
a. The lighting distribution and photometric plan with summary report and tabulations 

must conform to Illuminating Engineer Society of North America (IESNA) standards for 
commercial development.   

b. All new onsite light fixtures must be full cut-off fixtures. 
c. Deflectors must be installed on all existing fixtures causing potential glare or excess 

illumination, specifically on the perimeter fixtures abutting the adjacent residential 
properties. 

d. Illumination levels must not exceed 0.5 footcandles (fc) at any property line abutting 
county roads and residential properties. 

e. The height of the new light poles must not exceed 23 feet including the mounting base. 
9. Surety  

Prior to issuance of first building permit, the Applicant must provide a performance bond(s) or 
other form of surety in accordance with Section 59-D-3.5(d) of the Montgomery County Zoning 
Ordinance with the following provisions: 

a. The Applicant must provide a cost estimate of the materials and facilities, which, upon 
staff approval, will establish the initial surety amount.  

b. The amount of the bond or surety shall include plant material, on-site lighting, and 
entrance signage.   

c. The Applicant must enter into a Site Plan Surety & Maintenance Agreement with the 
Planning Board in a form approved by the Office of General Counsel that outlines the 
responsibilities of the Applicant and incorporates the cost estimate.   

d. Bond/surety must be tied to the development program, and completion of plantings 
and installation of particular materials and facilities covered by the surety will be 
followed by inspection and possible reduction of the surety. 
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10. Development Program 
The Applicant must construct the development in accordance with a development program that 
will be reviewed and approved prior to the approval of the Certified Site Plan.  The development 
program must include the following items in its phasing schedule: 

a. On-site amenities including, but not limited to, sidewalks, trash receptacles, and bicycle 
facilities must be installed prior to release of any building occupancy permit. 

b. The development program must provide phasing for installation of on-site landscaping 
and lighting. 

c. Landscaping associated with the surface parking facilities, the building(s) and display 
areas must be completed as construction of each facility is renovated. 

d. Pedestrian pathways associated with each facility must be completed as construction of 
each facility is renovated. 

e. The development program must provide phasing of SWM facilities, sediment and 
erosion control, and other related features. 

11. 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. Include the SWM concept approval, development program, inspection schedule, and 
Site Plan resolution on the cover sheet. 

b. Add a note to the Site Plan stating that “No clearing or grading prior to M-NCPPC 
approval of the certified Site Plan”. 

c. Modify data table to reflect development standards enumerated in the Staff Report. 
d. Ensure consistency of all details and layout between Site, Landscape and Lighting plans. 

The dimensions of the site details shall be measured in feet. 
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SITE DESCRIPTION 

Vicinity 
The Euro Motorcars property is located in the heart of Germantown Town Center, which was rezoned to 
TMX-2 by the Germantown Employment Area Sector Plan in October 2009.  The property is 
approximately 0.56 miles west of the I-270 interchange. The Black Rock Arts Center, the Germantown 
Public Library, and residential townhouse units are located north of the property along Century Blvd. 
Towards the south, along MD 118, is the Shady Grove Adventist Medical Office Building (82002010C) 
and commercial/retail uses. The Artery residential community (819990210) is located directly adjacent 
to the eastern property boundary along Pinnacle Drive, and the Safeway Shopping Center (819980420) 
is located directly adjacent to the western property boundary.  
 
  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Vicinity Map 
 
Site Analysis 
The Euro Motorcars property is currently developed with an automobile dealership that services and 
sells new and used vehicles.  The property consists of two (2) recorded lots which total 5.34 acres of 
land bordered by Century Blvd on the north, Pinnacle Drive on the east and MD 118 on the south. Lot 2 
is approximately 1.65 acres in size and Lot 1 (subject site) is approximately 3.59 acres in size.  The 
topography of the property is such that there is a 20 foot change in elevation from the north to the 
south.  There is no forest cover, floodplains or wetlands on either lot.  

 
 



 

 

Page 6 

 

  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Aerial Photo 
 
 
Lot 2, located north of the subject property (Lot 1), is specifically designed to activate the “Main Street” 
of Germantown Town Center along Century Blvd.  There are no changes proposed on Lot 2, and the 
modifications proposed in this amendment will only affect the view from the surface parking facilities 
along the rear property line. Lot 1 is primarily used for the sales and service of automobiles. The layout 
of the property is designed to support the typical functions of a new car dealership as they relate to the 
surrounding properties. The vehicles are displayed in outdoor display areas and within the showroom in 
Building 3 with visibility to MD118, Germantown Road. The intent is to attract inward focus and market 
the automobiles to potential customers. The vehicles are serviced and maintained within Building 2 
while the storage and inventory areas are located within the surface and underground parking facilities 
toward the rear (north side) of the Lot 1. Sales offices are located within both Buildings 2 and 3.  The 
buildings are connected by an enclosed car drop-off.  There are two ingress and egress access points 
along MD 118; both of which will remain unchanged.               
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Aerial Photo Enlarged 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 

Site Plan 
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PROJECT DESCRIPTION 
 
Previous Approvals 
 

Application Type Approval Date Brief Description 

Development Plan Amendment 
(DPA 02-3) & Supplementary Plan 
Amendment for Churchill Town 
Sector 

 
Adopted October 15, 2003 

Lot 1 was approved for 88,000 
square feet of automobile 
showroom and service space.  
 
*Lot 2 was approved for a 2-story 
office (25,000 sf.) and retail 
(36,000 sf.) building.  

Preliminary Plan 120030280 Mailed March 19, 2003 Lot 1 received APF approval for 
88,000 sf. of automobile 
showroom/service.  
 
Lot 2 was approved for 25,000 sf. 
of retail space and 36,000 sf. of 
general office space. 

Site Plan 820030140 Mailed January 27, 2003 Lot 1 was approved for 88,000 sf. 
of commercial space to include: 
14,000 sf. of retail space, 27,000 
sf. of office space, 10,000 sf. of 
automobile service space, and 
37,000 sf. of non-FAR automobile 
service space. (A total of 48,217 
sf. was actually shown to be built)  
 
Lot 2 was approved for 61,000 sf. 
of commercial space to include:  
25,000 sf. of retail space and 
36,000 sf. of office space. 

Administrative Site Plan 
Amendment 82003014A 

Signed November 12, 2008 Addition of exterior sun screens, 
entrance portals, and ADA ramp 
to Building 3. 

*Lot 2 not subject to this application, data for informational purposes  
 
The Development Plan DPA 02-3 and Preliminary Plan 120030280 were approved with a maximum 
development on Lot 1 not to exceed 88,000 square feet (sf.) of automobile showroom and service space 
as reviewed under the Adequate Public Facilities analysis. The Site Plan 820030140 approved 88,000 sf. 
of development; however, only 47,373 sf. have been built to date.  
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Proposal 
 
The Applicant is requesting the following modifications to the Certified Site Plan: 
 

 Expansion of the showroom in Building 3  (5,000 square feet); 

 2-story addition to the existing parking garage; 

 Relocation of signage; and 

 Modifications to the lighting and landscape plans. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Rendered Landscape Plan 

 
The current density developed on the subject site is 47,373 sf.; which is substantially less that the total 
amount approved by the DPA. This application proposes to increase the showroom by 5,000 square feet 
(included under the retail and office uses). The 2-story addition to the existing parking structure will 
permit the expansion of the non-FAR auto service areas (reference the Project Data Table, page 12). The 
approved APF validity expired on April 17, 2011, because no building permits for the remaining 
development were submitted or approved.  Therefore, the Applicant has prepared a new APF review for 
88,000 square feet of development to be reviewed concurrently with this amendment.  
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FINDINGS 
 
Adequate Public Facilities (APF) 
 
The original APF validity was established under the approval of the Preliminary Plan No. 120030280 for a 
total of 88,000 sf.; however, it has since expired.  In accordance with Section 59-A-3.1(b) Building 
Permit, of the Montgomery County Zoning Ordinance, the updated APF has been reviewed and will be 
included in the Board’s action on this Site Plan amendment.  The revised APF traffic study requests 
approval of 88,000 square feet of development (including the 47,373 sf. already constructed).   

 
Local Area Transportation Review (LATR) 
Three intersections were identified as critical intersections affected by the proposed development and 
were examined in a submitted traffic study to determine whether they meet the applicable congestion 
standard.  The congestion standard for the Germantown Town Center policy areas is 1,600 Critical Lane 
Volumes (CLV).  The result of the CLV analysis is summarized in Table 1. 
 

 
Intersection Capacity Analysis with CLV 
During the Peak Hour 

 
 
Intersection 

 
Existing 

 
Background 

 
Total 

 
AM 

 
PM 

 
AM 

 
PM 

 
AM 

 
PM 

 
MD 118/Middlebrook 
Road  

 
 
872 

 
 
1366 

 
 
895 

 
 
1482 

 
 
904 

 
 
1490 

 
MD 118/Crystal Rock 
Drive 

 
 
856 

 
 
1183 

 
 
836 

 
 
1148 

 
 
843 

 
 
1164 

 
Crystal Rock 
Drive/Century Boulevard 

 
 
395 

 
 
579 

 
 
395 

 
 
579 

 
 
418 

 
 
618 

Table 1 
 

As shown in the above table, all analyzed intersections are currently operating within an acceptable 
congestion standards (below the CLV) and are expected to continue the same for the background and 
total future development conditions.  It is noted that construction of Father Hurley Boulevard 
subsequent to the collection of intersection data provides additional capacity to the area road networks 
that was not considered within the traffic study.  The results of the LATR analysis indicate that the 
requested expansion of the showroom (office and retail), and the surface and structured parking (non-
FAR auto service area) under this application meets the LATR requirements of the APF review.  

 
Policy Area Mobility Review (PAMR) 
The site is located within the Germantown Town Center Policy Area where there is no PAMR trip 
mitigation requirement according to the current Subdivision Staging Policy. 
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1. The site plan conforms to all non-illustrative elements of a development plan or diagrammatic 
plan, and all binding elements of a schematic development plan, certified by the Hearing 
Examiner under Section 59-D-1.64. 
 
This Limited Site Plan amendment is consistent with the approved DPA 02-3 including the 
amended Supplementary Plan for the Churchill Town Sector (reference Appendix A for further 
details regarding the pervious approvals). The modifications do not exceed the limitations 
established by the DPA (88,000 sf. for Lot 1); however, this amendment proposes to increase the 
existing density currently constructed to 66,979 sf. Upon approval of this amendment, the total 
remaining density is 21,021 sf.  

 
2. The site plan meets all of the requirements of the zone in which it is located, and where 

applicable conforms to an urban renewal plan approved under Chapter 56.   
 
The Applicant is not requesting any additional density above the limitations established by the 
DPA and the updated APF; therefore this amendment shall reference the intent and 
requirements of the TS Zone which is allowed under the grandfathering provisions in Section 59-
C-14.26(b) of the Montgomery County Zoning Ordinance.  The intent of the TS Zone is to achieve 
greater flexibility of design, integration of mutually compatible uses and optimum land planning 
with greater efficiency, convenience and amenities than the standards permitted by right and 
required in conventional zoning categories. In addition, it is the purpose of this zone to preserve 
possible aesthetic advantage of trees; and in order to do so, minimize the amount of grading 
necessary for construction of a development. 
 
The subject site is located within walking distance of residential and transit uses.  The office and 
retail spaces will be renovated to provide additional office and showroom space; thereby 
increasing the number of jobs by 10-15 jobs. The type of programmed activities and use will 
remain the same; however, the activation and traffic flow will be increased. The existing 
landscaping will be supplemented to replace missing plant materials and provide additional 
plant buffers for the surface parking facilities.  
 
The following project data table indicates that this Site Plan amendment continues to meet all of 
the requirements established by the previous approvals. The maximum density permitted onsite 
will remain the same.  With respect to the open space requirement in Section 59-C- 7.244, no 
less than 10 percent of the total Town Sector Zone shall be devoted to open space.  This 
application continues to meet this requirement.   
 
There is no urban renewal plan associated with this property. 
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Project Data Table for Lot 1 
 

Development 
Standard  

Permitted/Required 
by the DPA 02-3, 

Preliminary Plan, & 
TS Zone 

Approved by 
Site Plan 

820030140 
Resolution 

Shown on 
the  

Certified 
Site Plan 

820030140 

Existing 
Conditions 
(As Built) 

To be 
Constructed 

w/ this 
Amendment 

Building Height (feet)  

Building 2 2 stories 24 feet 24 feet 24 feet 24 feet 

Building 3 2 stories 37 feet 37 feet 37 feet 37 feet 

 

Open Space (% of 
lot size) 

10% 21.4% 22.2% 21.4% 12.9% 

 

Floor Area Ratio 
(FAR) 

0.317 0.317 0.169 0.164 0.195 

Lot 1 Building Area (sf.) 

General Office  27,000 sf. 27,000 sf. 11,300 sf. 13,423 sf. 
 

15,054 sf. 
(showroom) 

General Retail  14,000 sf.  14,000 sf. 9,300 sf. 7,418 sf. 10,718 sf. 
(showroom) 

Automobile 
Services  

10,000 sf. 10,000 sf. 6,650 sf. 5,565 sf. 5,565 sf. 

Non-FAR Auto 
Services Area  

37,000 sf. 37,000 sf.  20,967 sf. 20,967 sf. 35,642 sf. 
 

Total 
Development 

88,000 sf. 88,000 sf. 48,217 sf. 47,373 sf. 66,979 sf. 

 

Parking Facility 
Internal 
Landscaping (%) 

N/A N/A 5% 5% 6% 

Parking Spaces 

Surface Parking  N/A 120 spaces 120 spaces 120 spaces 42 spaces 

Structured Parking N/A 41 spaces 41 spaces 41 spaces 128 spaces 

Motorcycle Spaces N/A None None None 4 spaces 

Total Parking  N/A 161 spaces 161 spaces 161 spaces 174 spaces1 

Bicycle Spaces N/A None None None 12 spaces 

 
3. The locations of buildings and structures, open spaces, landscaping, and pedestrian and 

vehicular circulation systems are adequate, safe, and efficient. 
 

This amendment intends to simplify the site design and circulation systems, while maintaining 
the efficiency of the programmed uses. The location of the existing buildings will remain the 
same; however, the building footprint of Building 3 will be increased.  This expansion will 

                                                           
1
 In accordance with the off-street parking standards and based on the additional building square footage.  
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enhance the interior glass showroom area and accommodate more office and retail spaces 
along the front façade of the existing building. 
 
The height of the existing parking garage (along the rear yards of Lots 1 and 2) will be increased 
by 2-stories in order to accommodate more onsite parking (above grade), and storage facilities 
(below grade). Motorcycle spaces (4) will be located within the parking garage, and bicycle 
spaces (12) will be located behind Building 3. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

Existing Building Elevation 
(View from MD 118) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Proposed Building Elevation 
(View from MD 118) 

 
The primary access point is located along Pinnacle Drive.  A secondary access point is available 
via a right-in/right-out driveway off of MD 118, which also serves the adjacent Safeway 
Shopping Center along the western property boundary. These access points will remain 
unchanged. The internal circulation is proposed to be modified in conjunction with the building 
expansion. The building shell of the proposed showroom will encroach into an area currently 
used as exterior display area; therefore, the octagonal design of the exterior display area will be 
eliminated and replaced with a straight connection from Pinnacle Drive to the shared driveway 
directly adjacent to the Safeway property. 
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Existing Circulation Diagram 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Proposed Circulation Diagram 
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The location and amount of open space previously approved will be changed to accurately 
comply with the current definition and standards permitted in the Town Sector zone. The open 
space currently provided on the site will be reduced by 0.26 acres (8.5 percent); however, the 
remaining open space will be 0.46 acres (12.9%) which exceeds the 10 % requirement for the 
overall Town Sector Plan. The proposed landscaping provides a screen for the surface parking 
and SWM facilities. The existing lighting and streetscape currently provided along MD 118 will 
continue to enhance the pedestrian environment.  Lighting within the subject property will 
create enough visibility to provide safety, but not so much as to cause glare on the adjacent 
roads or properties.  The open spaces, landscaping, and site details adequately and efficiently 
address the needs of the proposed use, while providing a safe, comfortable and aesthetically 
pleasing environment. 

 
4. Each structure and use is compatible with other uses and other Site Plans and with existing and 

proposed adjacent development. 
 
In accordance with the previous approvals and the Sector Plan recommendations, the existing 
uses will remain the same. The modifications are compatible with the confronting commercial 
retails uses, and are in scale with the neighboring properties. The building heights are consistent 
with the limitations established by the original Site Plan. The building expansions will be 
constructed over and/or connected to the existing structures; therefore, the modifications pose 
no negative impacts to the existing uses.  

 
5. The site plan meets all applicable requirements of Chapter 22A regarding forest conservation, 

Chapter 19 regarding water resource protection, and any other applicable law. 
 
The modifications to the subject site are exempt from the Forest Conservation Law, per 
Exemption No. 42002303E, approved April 22, 2002. 
 
The SWM concept has been approved by DPS. The quality control measures will be provided by 
structural micro-bio filters; while quantity control measures will be provided by a structural 
vault.   

 
COMMUNITY OUTREACH 
 
The Applicant has met all proper signage, noticing, and submission meeting requirements.  Notice of the 
subject amendment was sent to all parties of record on November 15, 2011 giving 15 days for 
comments.  Staff has not received correspondence on this matter.   
 
 

APPENDIX 
 

A. Previous Approvals 
B. Agency Approval Letters 
C. Correspondence & Submitted Plans  
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APPENDIX A: Previous Approvals 
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APPENDIX B: Agency Approval Letters 
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APPENDIX C: Correspondence & Submitted Plans 
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