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 Staff recommends approval with conditions. 
 The Applicant is seeking Provisional Adequate Public Facilities (PAPF) approval for transportation 

Adequate Public Facilities (APF) for a vehicle trip maximum. A Preliminary Plan and Site Plan or other 
project application can be submitted at a later time within the 85 month validity period for this 
transportation PAPF application. 

 The development proposed under this application is hypothetical but was necessary to provide a basis for 
vehicle trip generation. 
 

 

Summary 

 
MONTGOMERY COUNTY PLANNING DEPARTMENT 

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

MCPB 
Item No. 12      
Date: 12-10-15 

Symmetry at Cloverleaf LLC, Provisional Adequate Public Facilities, PAPF  

 

Michael Garcia, Planner Coordinator, Area 3 Division, Michael.Garcia@montgomeryplanning.org , 301-495-4549 

Richard Weaver, Supervisor, Area 3 Division, Richard.Weaver@montgomeryplanning.org , 301-495-4544 

Kipling Reynolds, Chief, Area 3 Division 

Symmetry at Cloverleaf LLC, Provisional Adequate 
Public Facilities, PAPF  
A request for a determination of the adequacy of 
transportation facilities associated with a roadway 
improvement completed by the applicant for a now 
expired preliminary plan (No. 119881560). 
 
To include: 
 Parcel located at the northwest quadrant of 

 I-270 and Father Hurley Boulevard 
 25.3924 acres of land, zoned CR-2.0, C-1.75, R-

1.0, H-145T, 2009 Germantown Employment 
Area Sector Plan 

 Transportation Adequate Public Facilities 
determination for the proposed development 
not to exceed 1,558 trips in the AM or 1,762 
trips in the PM. 

 Applicant: Symmetry at Cloverleaf, LLC 
 Filing Date: January 5, 2015 
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STAFF RECOMMENDATION: Staff recommends approval subject to the following conditions: 
 

1) The validity period for this Provisional Adequate Public Facilities (PAPF) test for transportation is 
85 months from the date of mailing of the Planning Board Resolution. 

2) Calculation of the number of vehicle trips generated from the Subject Property in future 
applications must use trip rates found in the January 2013 Local Area Transportation Review and 
Transportation Policy Area Review Guidelines. Internal capture and pass-by reductions must be 
calculated using the National Cooperative Highway Research Program (NCHRP) Report 684, 
Enhancing Internal Trip Capture Estimation for Mixed-Use Developments. 

3) The Applicant is limited to a development level equal to or less than 1,558 AM net peak hour 
trips or 1,762 PM net peak hour trips, whichever threshold is met first. The net total trips in the 
AM or PM peak hour includes internal trip and pass-by trip reductions. 

a. Additionally, at total buildout, AM inbound trips to the Subject Property are limited to 
no more than 70% and no less than 60% of the total AM peak hour trips. 

b. Additionally, at total buildout, PM inbound trips to the Subject Property are limited to 
no more than 45% and no less than 30% of the total PM peak hour trips. 

4) The total background vehicle traffic, which includes existing traffic and approved but unbuilt 
development, and the background improvements at the intersections analyzed in the traffic 
impact analysis, will not be changed (“frozen”) for the duration of the 85 month PAPF validity 
period for the Subject Property. 

5) At the preliminary plan stage, the Applicant must submit conceptual plans for the proposed 
improvements listed as follows: 

a. A second northbound right turn lane on Crystal Rock Drive at Father Hurley Boulevard. 
b. A striped second southbound left turn lane on Observation Drive at Ridge Road. 
c. The Dorsey Mill Road bridge over I-270. 
d. A second left turn lane on eastbound Father Hurley Boulevard at Crystal Rock Drive. 
e. At Crystal Rock Drive and Kinster Drive: one through/left lane, one through lane, and 

one right turn lane on northbound Crystal Rock Drive. On southbound Crystal Rock Drive 
the lane configuration must include one through/left lane and one through/right lane. 

f. A traffic signal and applicable improvements needed to install the signal at Crystal Rock 
Drive and Kinster Drive and Century Boulevard and Kinster Drive/proposed site 
entrance. 

6) When deemed necessary by the Planning Board in its approval of a future application for 
development of the Subject Property, the following improvements must be completed: 

a. Constructing a second northbound right turn lane on Crystal Rock Drive at Father Hurley 
Boulevard. 

b. Striping a second southbound left turn lane on Observation Drive at Ridge Road. 
c. Constructing the Dorsey Mill Road bridge over I-270. 
d. Constructing a second left turn lane on eastbound Father Hurley Boulevard at Crystal 

Rock Drive. 
e. Reconstructing the northbound and southbound approaches of the Crystal Rock Drive 

and Kinster Drive intersection to include one through/left lane, one through lane, and 
one right turn lane on northbound Crystal Rock Drive. On southbound Crystal Rock Drive 
the lane configuration must include one through/left lane and one through/right lane. 
Adjustments to the number of lanes or intersection configuration can be made as 
determined with future applications for the development of the Subject Property or by 
the Montgomery County Department of Transportation (MCDOT). 
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The above improvements may be constructed solely by the Applicant, by the Applicant in 
concert with public agencies or neighboring landowners, or solely by others with development 
approvals also conditioned on the construction of the improvements. 

7) The Applicant must submit a traffic signal warrant analysis with any preliminary plan for the 
Subject Property for the intersections of 1) Century Boulevard and Kinster Drive/proposed site 
entrance and 2) Crystal Rock Drive and Kinster Driver. If a traffic signal is warranted, then the 
Applicant must construct the signal and associated improvements when identified by the 
Planning Board in its approval of a future application for development of the Subject Property. 

8) The Applicant is responsible for any pedestrian or bicycle improvements identified with future 
applications for development of the Subject Property as required by the Planning Board. 

9) The Applicant must satisfy the Adequate Public Facilities – Transportation Policy Area Review 
(TPAR) test by making a TPAR payment, equal to 25% of the applicable development impact tax, 
to the Montgomery County Department of Permitting Services (MCDPS). MCDPS may determine 
the extent to which the Applicant is eligible for TPAR credit. 

10) At the preliminary plan stage the Applicant must demonstrate substantial compliance with the 
comments contained in the MCDOT letter dated November 18, 2015, except for comment #1 in 
the Summary section of the letter. 

 
 

PRIOR REGULATORY ACTIONS 
 

The prior regulatory actions are as follows: 
 

1. Cloverleaf Center Germantown (119881560): Preliminary plan approval for 2,100,000 square feet 
of office and 881 multifamily residential units.  

2. Century Technology Campus (120020950): Preliminary plan approval for 2,100,000 square feet of 
office and 881 multifamily residential units. (superseded 119881560) 

3. Century Park at Cloverleaf (820020280): A site plan was filed for 518,164 square feet of industrial 
development but was withdrawn before Planning Board action. 

 
All adequate public facility (APF) reviews for the Subject Property have expired. 
 
 

SITE AND PROJECT DESCRIPTION 
 
The 25.3924 acre property, Parcels 850, 688, and 635 on Tax Map, is zoned CR-2.0, C-1.75, R-1.0, H-145T 
(previously zoned TMX-2), and is currently unimproved. The Property is located in the northwest corner 
of Father Hurley Boulevard and Dwight D. Eisenhower Highway (I-270) as shown in Figure 1. To the west 
of the Property is the master-planned right-of-way for Century Boulevard Extension (recently 
constructed and opened to traffic) and to the north is the master-planned right-of-way for Dorsey Mill 
Road extension and future bridge over I-270. To the east of the Property is I-270 and to the south is 
Father Hurley Boulevard.  
 
The Applicant is requesting a transportation only Provisional Adequate Public Facilities (PAPF) approval 
for a vehicle trip maximum associated with a theoretical development. The Applicant is specifically 
requesting not to be conditioned to the proposed development included in the Traffic Impact Study 
(TIS), which is the basis for the resulting vehicle trips generated for the Subject Property, because the 
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development is theoretical in nature and is only meant to establish the AM and PM trip maximums. The 
hypothetical development that was analyzed in the TIS does stay within the 2.0 FAR approved density in 
District Map Amendment G-956 for the Subject Property, and all proposed land uses are acceptable in 
the applicable Master Plan. A Traffic Impact Study Concept Plan was submitted to provide a basis for 
Staff to understand the nature of any proposed development of the Subject Property and is shown in 
Figure 2. 
 
The Applicant is requesting Planning Board approval of the transportation PAPF application due to their 
participation with the MCDOT in the funding and construction of the Century Boulevard extension under 
Father Hurley Boulevard and along their entire frontage. As part of the most recent Preliminary Plan 
(120020950) approval for this Property, the previous owner was conditioned to participate in the 
County’s future CIP project to construct the four-lane divided Century Boulevard from Father Hurley 
Boulevard to Dorsey Mill Road. The Applicant purchased the property in 2001 and assumed the 
obligation of the conditions in the Preliminary Plan, which expired at the end of 2007. The Applicant 
continued to work with MCDOT and provided funds for the construction of the road after their APF for 
the approved Preliminary Plan had expired. The Applicant is requesting approval of this transportation 
PAPF to retain vehicle trip capacity for any future application for the Subject Property because of their 
financial participation with MCDOT related to the extension of Century Boulevard. 
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Figure 1: Vicinity Map 
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Figure 2: Traffic Impact Analysis Concept Plan 

 
 
 
The only existing development that abuts the property is to the west, which are the Cloverleaf 
Townhomes and are zoned at R-30. To the north is the approved Crystal Rock development 
(120120120), which is currently in for a Project Plan amendment, Site Plan amendment, and Project Plan 
amendment and is now called Black Hills (12012012A). It is a mixed use development consisting of 
multifamily residential, assisted living, hotel, office, and supporting retail. 
 
 
ANALYSIS AND FINDINGS  
Site Access 
There are no approved vehicular access points for the Subject Property, although, there are two 
vehicular aprons that were paved when Century Boulevard was extended under Father Hurley 
Boulevard to the north. One is a potential full movement access at Kinster Drive and Century Boulevard 
and the second is a right-in/right-out to Century Boulevard between Kinster Drive and Father Hurley 
Boulevard. The vehicular points of access will be fully evaluated at the initial Preliminary Plan submittal. 
 
On-site Vehicular Parking 
Since this is a PAPF transportation application, on-site parking will be reviewed as part of any future 
application for development of the Subject Property.  
 
Conformance to the Master Plan 
The Property is within the 2009 Germantown Employment Area Sector Plan (Master Plan) and is 
specifically recommended in the Master Plan to be suitable for a mix of uses with a minimum of 60 
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percent employment and a maximum of 40 percent residential (page 63). The Master Plan calls for 1.0 
FAR of mix of uses; however, there was a District Map Amendment G-956 that approved a Commercial 
Residential zoning at a 2.0 FAR (CR-2.0). The 2.0 FAR mix of uses is consistent with the proposed density 
allowed. The land use and associated mix of uses is not part of transportation PAPF application and thus 
will be reviewed for Master Plan consistency with any application for development. 
 
Master-Planned Roadway, Bikeway, and Transit Corridor 
The 2009 Germantown Employment Area Sector Plan Approved contains the following 
recommendations for frontage roadway and bicycle facilities: 

 Century Boulevard:  
o A business district street (B-10) with four divided travel lanes (two lanes in each 

direction) and a right-of-way of 134 feet. 
o A shared use path (SP-66) 
o A 50-foot transitway for the future Corridor Cities Transitway (CCT) 

 Dorsey Mill Road extended 
o A business district street (B-14) with four travel lanes (two in each direction) and a right-

of-way of 150 feet. 
o A 50-foot shared transitway for the future CCT 

 
The 2005 Countywide Bikeways Functional Master Plan is currently being updated. It is likely, as part of 
the update of the Bikeways Master Plan, that the bicycle recommendation of a shared use path on 
Century Boulevard will be upgraded to separated bike lanes on each side of the road. 
 
The Dorsey Mill Road extended bridge Mandatory Referral (MR2016007) over I-270 is proposed to have 
separated bicycle lanes (also known as a cycle track) on both sides of the road and a shared use path on 
the south side of the road. This is consistent with the current recommendation in the Master Plan but 
also provides an enhancement with separated bicycle lanes. 
 
The CCT runs along the western and northern edge of the Subject Property as noted on the roadways 
listed above. In addition, there is a shared use path (SP-66) planned along the entire segment of the CCT 
from the Shady Grove Metrorail Station to Clarksburg Town Center. The Master Plan also has a CCT 
station (Manekin) on Century Boulevard in front of the Subject Property with a 250-space park and ride 
facility. 
 
Public Transit Service 
Ride-on Route 83 and 98 provide bus service within close proximity of the Subject Property. Route 83 
provides service every 30 minutes Monday through Sunday from the Holy Cross Germantown Hospital 
to the Germantown Transit Center. The closest Route 83 bus stop is located a little more than a quarter 
mile away at Kinster Drive and Crystal Rock Drive. Route 98 also provides service every 30 minutes 
Monday through Sunday from the Germantown Transit Center to the Kingsview Park and Ride in the 
vicinity of the Property. The route has a few different routing options during the peak commuting period 
and the weekend to provide service to the Germantown Community Center and Maryland SoccerPlex 
Championship Stadium. The closest Route 98 bus stop is located at Father Hurley Boulevard and Waters 
Landing, which is more than a half mile from the Subject Property. 
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Pedestrian and Bicycle Facilities  
The only existing pedestrian facility along the property frontage is on Century Boulevard, which consists 
of a five-foot wide sidewalk and green panel. Lead-in sidewalks from the adjacent streets and other 
Master Plan facilities will be reviewed with any development application for the Subject Property. 
 
Adequate Public Facilities Review (APF) 
As conditioned, the transportation PAPF for the theoretical development, with a maximum of 1,558 AM 
net peak hour trips or 1,762 PM net peak hour trips, will satisfy the LATR and TPAR requirements of the 
Adequate Public Facilities (APF) review. This is also contingent upon AM inbound trips, at total buildout 
of the Subject Property, being limited to no more than 70% and no less than 60% of the total AM peak 
hour trips. For PM inbound trips, the Subject Property, at total buildout, is limited to no more than 45% 
and no less than 30% of the total PM peak hour trips. 
 
Trip Generation 
The peak-hour trip generation estimated for the hypothetical development was based on trip 
generation rates in the 2013 Local Area Transportation Review and Transportation Policy Area Review 
Guidelines (LATR/TPAR). Pass-by vehicle trip reductions and internal-capture vehicle trips reductions are 
included in the trip generation estimation due to the types of uses and the mix of uses theoretically 
proposed for the Subject Property. Pass-by and internal-capture trip reductions are based on the 
National Cooperative Highway Research Program (NCHRP) Report 684, Enhancing Internal Trip Capture 
Estimation for Mixed-Use Developments. A site trip generation summary that shows the number of 
weekday peak-hour trips generated within the weekday morning peak period (6:30 to 9:30 a.m.) and the 
evening peak period (4:00 to 7:00 p.m.) is presented in Table 1. The vehicle trip generation estimates for 
the site indicate a total of 1,558 AM net peak hour trips and 1,762 PM net new peak-hour trips after the 
pass-by and internal-capture trips are taken into account. A pass-by trip reduction is assumed because 
traffic is already using the adjacent roadway and enters the site as an intermediate stop on their way 
from or to another destination. Internal-capture trips are assumed because the mix of uses that might 
be proposed on the Subject Property allow for persons to make various trips, such as visiting an on-site 
retail establishment from their home or work, without having to leave the Property. 
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Table 1: Vehicle Trip Generation 

In Out Total In Out Total

General Retail sq. ft. (M-NCPPC) 125,000 153 141 294 612 564 1,176

Internal Capture w/ Residential -4 -2 -6 -61 -147 -208

Internal Capture w/ Office -38 -37 -75 -49 -11 -60

Pass-by (34% reduction) -38 -35 -73 -171 -138 -309

Net External Retail Trips 73 67 140 331 268 599

General Office sq. ft. (M-NCPPC) 625,000 918 137 1,055 156 764 920

Internal Capture w/ Residential -7 0 -7 -7 -15 -22

Internal Capture w/ Retail -37 -38 -75 -11 -49 -60

Net External Office Trips 874 99 973 138 700 838

Residential Multifamily units (M-NCPPC) 950 77 306 383 296 152 448

Residential Townhome units (M-NCPPC) 150 13 62 75 72 35 107

Internal Capture w/ Retail -2 -4 -6 -147 -61 -208

Internal Capture w/ Office 0 -7 -7 -15 -7 -22

Net External Residential Trips 88 357 445 206 119 325

Total Net External Trips 1,035 523 1,558 675 1,087 1,762

AM Peak Hour

Development SF/Units

PM Peak Hour

 
 
The land uses presented in the trip generation table are meant to represent a future transportation 
impact on the local road system as analyzed in the Local Area Transportation Review (LATR) presented 
below. Since there is no preliminary plan submitted with the APF application, the theoretical land uses 
are not the binding element. The total AM and PM peak hour trips, along with the reductions included in 
the trip generation estimates, and trip distribution at buildout, are the binding conditions related to any 
type of development that might be proposed on the Subject Property. As long as any subsequent 
application for development does not exceed the AM or PM peak hour trips (whichever threshold is met 
first) and the distribution ratio in the AM and PM, then the transportation APF will remain valid. 
 
Local Area Transportation Review (LATR) 
A traffic study dated August 17, 2015 (revised November 11, 2015), was submitted to determine the 
impact of the theoretical development on the area transportation system. Nineteen intersections were 
identified as critical intersections for analysis to determine whether they meet the applicable congestion 
standard. None of the intersections identified are a potential site access location, as access will be 
evaluated with any preliminary plan submitted for the Subject Property. The intersections are located in 
the Germantown Town Center Policy Area with a Critical Lane Volume (CLV) standard of 1,600 and in the 
Germantown West Policy Area with a CLV standard of 1,450. The applicable CLV standard is noted next 
to each intersection shown in Table 2. The hypothetical development trips were added to the existing 
and the background traffic (trips generated from approved but unbuilt developments) to determine the 
total future traffic. The total future traffic was assigned to the critical intersections to evaluate the total 
future CLVs. The result of the CLV calculation is shown in the Table 2 below. As shown in the table, two 
of the intersections will exceed the acceptable CLV standard under the total future condition with the 
hypothetical development on the Subject Property. 
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The two intersections with failing CLVs in the total future condition with the Subject Property are Crystal 
Rock Drive & Kinster Drive/Waters Landing Drive and Crystal Rock Drive & Father Hurley Boulevard. The 
Applicant has proposed the addition of a second eastbound left turn lane on Father Hurley Boulevard at 
Crystal Rock Drive in addition to the background improvement of a second northbound right turn lane 
on Crystal Rock. In order to address the failing CLV condition at Crystal Rock Drive & Kinster 
Driver/Waters Landing Drive, the Applicant has proposed modifications to the northbound and 
southbound approaches on Crystal Rock Drive, in addition to the installation of a traffic signal. The 
proposed lane modifications on Crystal Rock Drive, at buildout, include one through/left lane, one 
through lane, and one right turn lane on the northbound approach to the intersection. On the 
southbound approach, the Applicant has proposed one through/left lane and one through/right lane. 
 
The Applicant has assumed the striping of a second left turn lane on Observation Drive at Ridge Road 
(MD 27) and the Dorsey Mill Road bridge extension across I-270 in the background traffic condition in 
addition to the second northbound right turn lane on Crystal Rock Drive at Father Hurley Boulevard as 
noted above. The Applicant will be conditioned to assist in the implementation of these improvements 
with any preliminary plan submitted for the Subject Property. 
 
Due to the nature of this application, the total background vehicle traffic, which includes existing traffic 
and approved but unbuilt development, and the background improvements at the intersections 
analyzed in the traffic impact analysis, will not be changed (“frozen”) for the duration of the 85 month 
PAPF validity period for the Subject Property. The total background traffic is included in the TIS 
submitted in support of this transportation PAPF and is included as Attachment 1. The total background 
vehicle traffic is “frozen” for the purposes of determining the mitigation measures needed due to the 
maximum number of vehicle trips that are recommended for approval for the Subject Property in order 
to satisfy the roadway capacity needed for APF. The “frozen” total background traffic is not to be used 
to determine the need for traffic signals that have been identified in the conditions associated with this 
PAPF Application or other safety improvements that could arise as the result of subsequent applications. 
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Table 2: Critical Lane Volume (CLV) 

AM PM AM PM AM PM AM PM

CLV Standard 1,425 297 249 1,098 1,297 1,859 1,962 1,010 1,164

Exceed CLV  no  no  no  no  yes  yes  no  no

CLV Standard 1,425 --- --- 1,067 1,004 1,307 1,190

Exceed CLV --- ---  no  no  no  no

CLV Standard 1,425 758 729 1,227 1,203 1,454 1,576 1,291 1,388

Exceed CLV  no  no  no  no  yes  yes  no  no

CLV Standard 1,425 583 593 763 874 811 895

Exceed CLV  no  no  no  no  no  no

CLV Standard 1,425 635 719 875 864 934 825

Exceed CLV  no  no  no  no  no  no

CLV Standard 1,425 1,001 1,087 1,141 1,293 1,159 1,358

Exceed CLV  no  no  no  no  no  no

CLV Standard 1,425 798 893 891 1,037 929 1,148

Exceed CLV  no  no  no  no  no  no

CLV Standard 1,425 771 756 861 896 904 1,032

Exceed CLV  no  no  no  no  no  no

CLV Standard 1,425 871 954 1,025 1,067 1,096 1,158

Exceed CLV  no  no  no  no  no  no

CLV Standard 1,425 812 761 932 850 995 926

Exceed CLV  no  no  no  no  no  no

CLV Standard 1,600 419 589 718 1,014 920 1,220
Exceed CLV  no  no  no  no  no  no

CLV Standard 1,600 351 384 1,220 978 1,561 1,233

Exceed CLV  no  no  no  no  no  no

CLV Standard 1,600 832 1,043 1,321 1,444 1,523 1,597

Exceed CLV  no  no  no  no  no  no

CLV Standard 1,600 815 1,005 1,305 1,472 1,559 1,590

Exceed CLV  no  no  no  no  no  no

CLV Standard 1,425 711 977 1,200 1,244 1,334 1,307

Exceed CLV  no  no  no  no  no  no

CLV Standard 1,425 603 632 813 1,039 853 1,102

Exceed CLV  no  no  no  no  no  no

CLV Standard 1,425 645 962 987 1,257 1,092 1,299

Exceed CLV  no  no  no  no  no  no

CLV Standard 1,425 642 890 1,028 1,313 1,101 1,343

Exceed CLV  no  no  no  no  no  no

CLV Standard 1,600 875 1,120 992 1,338 1,008 1,375

Exceed CLV  no  no  no  no  no  no

Germantown Rd (MD 118) 

& Middlebrook Rd

Middlebrook Rd & Father 

Hurley Blvd

Germantown Rd (MD 118) 

& Aircraft Dr

Germantown Rd (MD 118) 

& I-270 SB off-ramp

Germantown Rd (MD 118) 

& I-270 NB off-ramp

Germantown Rd (MD 118) 

& I-270 NB on-ramp

Germantown Rd (MD 118) 

& Goldenrod Lane

Father Hurley Blvd & 

Wynnfield Dr

Father Hurley Blvd & 

Wisteria Dr

Crystal Rock Dr & Century 

Blvd

Aircraft Dr & Century Blvd

Germantown Rd (MD 118) 

& Crystal Rock Dr

Intersection

Critical Lane Volume 

(CLV) Standard

Existing Traffic Background Traffic Total Future Traffic

Crystal Rock Dr & Kinster 

Dr/Waters Landing DrCentury Blvd/Crystal Rock 

Dr & Dorsey Mill Rd 

extended

Father Hurley Blvd & I-270 

SB off-ramp

Crystal Rock Dr & Father 

Hurley Blvd

Total Future Traffic 

with Improvement

Ridge Rd (MD 27) & I-270 

NB off-ramp

Ridge Rd (MD 27) & 

Observation Dr

Father Hurley Blvd & 

Waters Landing Dr

 
 
MCDOT and the Maryland State Highway Administration (SHA) have reviewed the traffic study and 
provided letters. The MCDOT letter dated November 18, 2015 is included as Attachment 2 and the SHA 
letter dated October 20, 2015 is included as Attachment 3. A comment and response letter from the 
Applicant to the SHA letter is included as Attachment 4.  With no access permits required, the 
comments as set forth in the letters are advisory for future redevelopment.  
 
Transportation Policy Area Review 
Per the Transportation Policy Area Review (TPAR) test, the proposed development will require a TPAR 
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payment to the MCDPS at building permit of 25% of the transportation impact tax because the site is 
located within the Germantown West Policy Area with an inadequate transit capacity. There is a 
Restated Road Participation Agreement between Montgomery County, MD and the Applicant for the 
Subject Property dated July 6, 2012 that indicates the Applicant is eligible for TPAR credit, and it is 
included as Attachment 5. This agreement indicates that the Applicant is eligible for TPAR credit due to 
their participation with MCDOT in the extension of Century Boulevard from approximately the property 
located at 20441 Century Boulevard under Father Hurley along their property to roughly 500 feet north 
of the intersection of Kinster Drive and Century Boulevard.  
 
Validity Period 
Staff is recommending to the Planning Board that the validity period for this APF approval not exceed 85 
months pursuant with Section 50-20(3)(A)(iii) of the Montgomery County code. The code gives the 
Applicant a range of 7 to 12 years; however, in order for the maximum period of 12 years to be given, 
the Applicant would need to submit a development schedule or phasing plan alongside this PAPF 
application for the Planning Board’s approval. Since the APF approval is provisional only, submitting a 
development schedule or phasing plan for land uses, which the Applicant is asking not to be conditioned 
to, is not feasible. Furthermore, the Applicant is requesting approval for vehicle trips that equate to 
nearly two million square feet of development. This development will need to be accounted for in the 
background conditions for any subsequent Traffic Impact Study submitted as part of a Preliminary Plan 
application in the Germantown area, which can have implications on decisions about future 
development applications. Since it is unknown when a development application will be filed for the 
Subject Property, no phasing plan has submitted, and in order to not hold onto capacity for a lengthy 
period of time that could impact future development applications, Staff is recommending to the 
Planning Board an 85 month validity period.  
 
Under the County Code, the Planning Board may extend the validity period beyond 85 months, if 
requested with a future application; however, staff believes that the Planning Board should not accept 
any extension beyond 12 years, as background conditions could change significantly after the approval 
of this transportation PAPF. 
 
Other Public Facilities and Services 
All other public facilities and services including schools, water and sewer service, electric, 
telecommunication, police, fire, and health services available to serve the Subject Property will be 
reviewed with any preliminary plan at such time as development plans are submitted for review. 
 
Citizen Notification  
The subject APF determination is being reviewed by the Planning Board under the relevant section of 
Chapter 8.  Specifically, nothing in Section 8-32 requires notice and signage related to the APF review.   It 
only requires a hearing, which directs Planning Staff to the Planning Board’s Rules of Procedure with 
regard to hearings.  The Board’s APF determination under Chapter 8 is an Application as defined by the 
Rules.  Rule 4.3 states:  
 

“Notice of Public Hearings. Except for Project Plans, notice for which is governed by § 59-D-2.22, 
the Planning Staff must provide written notice to the Applicant and all Persons previously 
notified at least 10 days before the public hearing on an Application, and post notice on the 
Board web site, of the hearing date, time, and location. The notice and web posting must specify 
where and how Persons may examine the Application file.”   
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Therefore, no signage is required on the property frontage.  With regard to “all Persons previously 
notified,” staff determines that it refers to the notice of Application submittal, so anyone the Applicant 
was required to notify would need to be directly notified in addition to the standard Planning Board 
agenda posting.  Since there was no noticing requirement for the original application submittal, there is 
no noticing required for this application; Staff can rely solely on the Planning Board’s agenda posting as 
notice.  
 
CONCLUSION 
 
The roadway transportation facilities will be adequate to accommodate the vehicle trips associated with 
the proposed development.  Therefore, staff recommends approval of the transportation PAPF 
determination with the conditions specified at the beginning of this report.   
 
 
 
ATTACHMENTS 
Attachment 1 – Traffic Impact Analysis - Symmetry at Cloverleaf, November 11, 2015 (no appendix) 
Attachment 2 – MCDOT letter dated November 18, 2015  
Attachment 3 – SHA Letter dated October 20, 2015 
Attachment 4 – Applicant Response Letter to SHA Letter dated October 20, 2015 
Attachment 5 – Restated Road Participation Agreement dated July 6, 2012 
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INTRODUCTION AND CONCLUSION 

This report presents the results of a traffic impact study for Provisional Adequate Public Facilities 

(PAPF) approval for the Symmetry at Cloverleaf mixed-use development in the Germantown area 

of Montgomery County, Maryland.  The property is located along the north side of Father Hurley 

Boulevard, east of Crystal Rock Drive, and west of I-270 in the Germantown West Policy Area 

(see Figure 1).   

 

The property consists of 25.3924 acres, measured prior to all dedications for Century Boulevard. 

The property is zoned CR-2, C-1.75, R-1.0, H-145T. This allows for a total maximum FAR (floor 

area ratio) of 2, with a maximum residential component of 1 FAR and a maximum non-residential 

component of 1.75 FAR. Symmetry at Cloverleaf, LLC, (Symmetry) has developed a preliminary 

mix of uses for the property based on the maximum residential FAR (1), with the remainder up to 

a 2 FAR composed of non-residential uses. The development level that is included in this study 

consists of 950 mid-rise residential units, 150 townhouse units, 125,000 square feet of retail with 

a grocery store, and 625,000 square feet of office. 

 

This site is located within the larger Cloverleaf Center assemblage (Preliminary Plan Nos. 1-

88156 and 1-02095) previously owned by Creamore Germantown Associates.  Symmetry 

purchased the site from Creamore and agreed to major transportation infrastructure 

improvements, including extending Century Boulevard under Father Hurley Boulevard to the 

future Dorsey Mill Road.  The preliminary plan approvals have since expired and a new approval 

is needed for any future redevelopment. 

 

The County has completed the extension of Century Boulevard to further the Corridor Cities 

Transitway (CCT) project and improve general connectivity. Symmetry significantly voluntarily 

contributed to the cost of construction of the Century Boulevard Extension. Since Symmetry 

plans to develop the property, but has not progressed to the point of filing new applications for 

preliminary plan approval, Symmetry has requested a limited review in the nature of a PAPF 

approval, to establish a trip cap and corresponding infrastructure improvements for its future 

redevelopment.  In this way, Symmetry can obtain PAPF approval, vesting impact tax credits for 

its monetary contribution to the Century Boulevard Extension, and vesting its APF approval for 

any development mix of uses that generates traffic up to and including the trip cap.  

 

In accordance with discussion with M-NCPPC staff, a traffic study was prepared to obtain PAPF 

approval for the Symmetry at Cloverleaf mixed-use development. This study was prepared based 

on the Scoping Intake Form developed for this study. This study is in accordance with the Local 

Area Transportation Review and Transportation Policy Area Review (LATR and TPAR) 
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Guidelines established by the Montgomery County Planning Board (MCPB). This site is located 

within the Germantown West Policy Area.  

 

The following sections of this report describe the existing and future area transportation system, 

existing traffic volumes, the calculation of traffic generated by approved and unbuilt developments, 

and the additional trips that would be generated by the full build out of the preliminary mix of uses 

for Symmetry at Cloverleaf. Based on the results of this analysis, the traffic generated by the build 

out of the proposed Symmetry at Cloverleaf property will be accommodated on the surrounding 

area roadways with the implementation of intersection modifications identified in this study. Area 

intersections will operate within the congestion standard for this policy area.  

 

This report is an update to the August 17, 2015 report and incorporates revisions resulting from 

review agency comments. 



Site Location Map
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AREA TRANSPORTATION SYSTEM 

Existing Area Roadways 

Key roadways in the study area include the following: 

 Crystal Rock Drive 

 Kinster Drive 

 Waters Landing Drive 

 Century Boulevard 

 Dorsey Mill Road 

 Father Hurley Boulevard / Ridge Road 

 Wynnfield Drive 

 Middlebrook Road 

 Wisteria Drive 

 Aircraft Drive 

 MD 118 

 

The following is a description of these roadways. The classifications of these roadways were 

obtained from Montgomery County’s roadway classification definitions.  

 

Crystal Rock Drive – This is generally a four-lane divided roadway and is the major north-south 

roadway through the study area. North of Father Hurley Boulevard, this roadway has sufficient 

pavement width for four lanes. It is currently striped for three lanes, with the center lane being a 

bi-directional turn lane.  The striping can be modified to create four travel lanes.  Crystal Rock 

Drive begins north of Kinster Drive and extends to Wisteria Drive to the south. It is classified as a 

minor road (neighborhood road or city street). Within the study area, its intersection with Kinster 

Drive/Waters Landing Drive is unsignalized while its intersections with Father Hurley Boulevard 

and with Century Boulevard are signalized.  

 

Kinster Drive – This is a two-lane divided local roadway that travels east-west in the immediate 

study area. Kinster Drive provides access to the proposed development. The road extends from 

Crystal Rock Drive to the west where it becomes Waters Landing Drive to its terminus with the 

newly-built Century Boulevard. It is classified as a minor road (neighborhood road or city street). 
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Within the study area, its intersections with Crystal Rock Drive and Century Boulevard are both 

unsignalized.  

 

Waters Landing Drive – This is a two-lane undivided roadway that travels in a partial loop 

through the study area.  This roadway extends from Crystal Rock Drive on the north opposite 

Kinster Drive to the west before intersecting Crystal Rock Drive again on the south opposite 

Cloverleaf Center Drive.  It is classified as a minor road (neighborhood road or city street). 

Within the study area, the intersection of Waters Landing Drive with Father Hurley Boulevard is 

signalized.  Both the northern and southern intersections of Waters Landing Drive with Crystal 

Rock Drive are unsignalized. 

 

Century Boulevard – This is a four-lane roadway with both divided and undivided segments.  It 

extends from Middlebrook Road in the west to its previous terminus within an office park to the 

north of Cloverleaf Center Drive.  The extension of Century Boulevard to its connection with the 

future Dorsey Mill Road has been completed; its current terminus is just north of Kinster Drive. It 

is classified as a minor road (neighborhood road or city street). Within the study area, the 

intersections of Century Boulevard with Crystal Rock Drive and Aircraft Drive are signalized.   

 

Dorsey Mill Road – This is a proposed two lane undivided roadway between Century Boulevard 

to the west and Observation Drive to the east. This future roadway, which is in the Montgomery 

County 10 Year Plan adopted in 2009 and the Germantown Master Plan, will include a new 

bridge over Interstate 270 and will provide a parallel route to the north of Father Hurley 

Boulevard. Within the study area, its intersection with Century Boulevard will be unsignalized.    

 

Father Hurley Boulevard – This is a six-lane divided roadway that becomes a four-lane divided 

highway west of Crystal Rock Drive.  It generally travels east-west through the study area.  It 

extends between Germantown Road to the south and west, and Interstate 270 to the east, where it 

becomes Ridge Road (MD 27) and continues north toward Damascus.  It is a major east-west 

roadway through the study area, and provides access to Interstate 270 and MD 355.  It is 

classified as a major county road. Within the study area, the intersections of Father Hurley 

Boulevard with Wisteria Drive, Middlebrook Road, Wynnfield Drive, Waters Landing Drive, 

Crystal Rock Drive, the I-270 southbound off-ramp, and the I-270 northbound off-ramp are all 

signalized.   
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Wynnfield Drive – This two-lane local road serves residential neighborhoods north and south of 

Father Hurley Boulevard. It extends from Waters Landing Drive on the north to a residential 

development south of Father Hurley Boulevard. It is classified as a minor road (neighborhood 

road or city street). Within the study area, its intersection with Father Hurley Boulevard is 

signalized.   

 

Middlebrook Road – This is a four-lane divided roadway that extends from Father Hurley 

Boulevard on the north through Germantown Road (MD 118) on the south to east of its 

interchange with I-270 at MD 355. North of Father Hurley Boulevard, it continues as two-lane 

Sweetgum Circle into a residential development. It is classified as a major county road. Within 

the study area, its intersection with Father Hurley Boulevard is signalized. 

 

Wisteria Drive – This roadway extends from the residential communities north of Father Hurley 

Boulevard through Germantown Road (MD 118) on the south to its terminus with Waring Station 

Road. North of Father Hurley Boulevard, it is a two-lane undivided road, while south of Father 

Hurley Boulevard within the study area it is a four-lane roadway with a bi-directional center turn 

lane. It is classified as a major county road. Within the study area, its intersection with Father 

Hurley Boulevard is signalized. 

 

Aircraft Drive – This is a four-lane divided roadway that travels north-south and extends from 

Crystal Rock Drive on the north to Germantown Road (MD 118) on the south.  It is classified as a 

minor road (neighborhood road or city street). In the study area, the intersection of Aircraft Drive 

with Century Boulevard is signalized.  

 

MD 118 (Germantown Road) – This is a six-lane divided state highway that travels east-west and 

parallels Father Hurley Boulevard to the south through the study area. It travels from the south 

and west near Darnestown through the study area and its interchange with I-270 to its current 

terminus at MD 355. Through the I-270 interchange and to the east, it narrows to two lanes in 

each direction. Within the study area, its intersections with Crystal Rock Drive, Aircraft Drive, 

the I-270 southbound off-ramp, the I-270 northbound ramps, and Goldenrod Lane / Seneca 

Meadows Parkway are signalized.  
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Existing Lane Designations 

The existing lane designations at all study intersections are shown on Figure 2. The future lane 

designations at all study intersections, including proposed improvements described in a later 

section of this study, are shown on Figure 3.  
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Existing Transit Service 

Transit service in the immediate study area consists of bus service.  Montgomery County’s Ride 

On Bus Service routes with bus stops in the study area include Routes 55, 61, 74, 83, 97, 98, and 

100. The Germantown Transit Center, a regional bus route hub, is located on the east side of 

Aircraft Drive just south of the intersection with Century Boulevard. A map of existing transit 

service is shown in Figure 4.  

 

Route 55 - This route connects the Germantown Transit Center with the Shady Grove and 

Rockville Metrorail Stations. This bus route operates from 4:50 AM to 1:25 AM at approximately 

15-to-30 minute headways Monday through Friday, 5:00 AM to 1:30 AM  at approximately 15-

to-30 minute headways on Saturday, and from 5:30 AM to 12:45 AM at approximately 20-minute 

headways on Sunday. It provides access to the Germantown Transit Center, Montgomery College 

(Germantown), Milestone Center, Lakeforest Transit Center, the Shady Grove Metro Station, and 

the Rockville Metro Station. Service to the Rockville Metro Station is limited to Monday through 

Saturday. 

 

Route 61 – This route connects the Germantown Transit Center with the Shady Grove Metrorail 

Station. This bus route operates from 4:30 AM to 12:30 AM on weekdays, with 20-minute 

headways during the AM peak hours (5:00 – 9:00 AM) heading towards the Shady Grove Metro 

Station, 20-minute headways during the PM peak hours (3:30 – 7:00 PM) heading away from the 

Shady Grove Metro Station, and 30-minute headways during all other weekday operational hours. 

The bus route operates from 6:00 AM to 11:00 PM on Saturday and 6:30 AM to 10:25 PM on 

Sunday, both at 30-minute headways. It provides access to the Germantown Transit Center, 

Clopper Road (MD Route 117), Lakeforest Transit Center, Girard Street, Washington Grove, and 

the Shady Grove Metro Station.  

 

Route 74 – This route connects the Germantown Transit Center with the Shady Grove Metrorail 

Station. The bus route operates from 5:00 AM to 8:45 PM at 30-minute headways on weekdays. 

It provides access to the Germantown Transit Center, Great Seneca Highway, Key West Avenue, 

Washingtonian Boulevard, Rio Boulevard, Sam Eig Highway/Interstate 370, and the Shady 

Grove Metro Station. 
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Route 83 – This route connects the Milestone Park and Ride to the Germantown Transit Center 

and Germantown MARC Station. The bus route operates from 4:30 AM to 12:20 PM on 

weekdays at 20-minute headways during weekday commuter peak hours (approximately 5:00 – 

9:00 AM and 4:00 – 7:30 PM) and 30-minute headways during all other weekday operational 

hours.  The bus route operates from 6:30 AM to 9:50 PM on Saturday and 7:00 AM to 9:20 PM 

on Sunday, both at 30-minute headways. It provides access to the Milestone Park and Ride, 

Dorsey Mill Road, and the Germantown Transit Center. Service to the Germantown MARC 

Station is limited to weekday commuter peak hours. 

 

Route 97 - This route is a loop that connects the Germantown Transit Center and Gunners Lake. 

The clockwise loop of the route operates from 4:30 AM to 11:50 AM on weekdays, 6:30 AM to 

11:50 AM on Saturday, and 7:00 AM to 11:50 AM on Sunday, all at 30-minute headways. The 

counterclockwise loop of the route operates from 12:00 PM to 11:30 PM on weekdays, 12:00 PM 

to 9:50 PM on Saturday, and 12:00 PM to 9:20 PM on Sunday, all at 30-minute headways. The 

route provides access to the Germantown Transit Center, Crystal Rock Drive, Middlebrook Road, 

Gunners Lake, and Wisteria Drive. Service to the Germantown MARC Station is limited to 

weekday commuter peak hours (approximately 5:00 – 8:30 AM and 4:00 – 8:00 PM). 

 

Route 98 – This is a route that connects the Germantown Transit Center and the Kingsview Park 

and Ride. The route runs from 4:45AM to 12:00 AM on weekdays, 6:15 AM to 10:00 PM on 

Saturdays, and 7:00 AM to 9:00 PM on Sundays. Headways are approximately 30 minutes each 

day. The route provides access to Churchill Senior Living, Germantown Commons Shopping 

Center, and the Kingsview Park and Ride. Weekend service also provides access to the Maryland 

SoccerPlex Championship Stadium.   

 

Route 100 – This route connects the Germantown Transit Center and the Shady Grove Metrorail 

Station. The bus route operates from 4:45 AM to 12:00 AM on weekdays at 6-minute headways 

during weekday commuter peak hours (approximately 6:30 – 8:30 AM and 4:30 – 6:30 PM) and 

10 to 15-minute headways during all other weekday operational hours. The route operates from 

6:30 AM to 10:15 PM on Saturday and from 6:30 AM to 9:45 PM on Sunday, both at 30-minute 

headways. The route travels directly between the Germantown Transit Center and the Shady 

Grove Metro Station. 
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Existing Bicycle and Pedestrian Facilities 

This pedestrian analysis examines the presence of pedestrian and bicycle facilities along the area 

streets and the pedestrian and bicycle accommodations at intersections in the immediate vicinity 

of the proposed development. Sidewalks are present along one or both sides of all roadways in 

the immediate vicinity of the project area. Bike lanes are present along Crystal Rock Drive north 

of Father Hurley Boulevard.  

 

The following pedestrian amenities are provided at intersections in the immediate vicinity of the 

proposed development: 

 Crystal Rock Drive / Kinster Drive / Waters Landing Drive – this stop-controlled 

intersection features ADA-compliant curb cuts along the north, east, and west legs of the 

intersection. It has a striped crosswalk across the north leg of the intersection as well as 

raised ADA-compliant concrete median for traffic calming. There are no pedestrian curb 

cuts for the south leg of the intersection.  

 Father Hurley Boulevard / Waters Landing Drive – this signalized intersection has ADA-

compliant curb cuts and striped crosswalks across all four legs of the intersection. 

Pushbutton-enabled pedestrian countdown signals are provided across all four legs. 

 Crystal Rock Drive / Father Hurley Boulevard – this signalized intersection has ADA-

compliant curb cuts, striped crosswalks, and pushbutton pedestrian countdown signal 

across the north, west, and south legs of the intersection. No crossing amenities are 

provided along the east leg, which has a double-left turn lane and two channelized free 

movements. 

 Crystal Rock Drive / Cloverleaf Center Drive – this unsignalized intersection has ADA-

compliant curb cuts at all corners but no striped crosswalks across any approaches. 

 Century Boulevard / Cloverleaf Center Drive – this unsignalized intersection has ADA- 

compliant curb cuts at all corners but no striped crosswalks across any approaches. 

 Crystal Rock Drive / Century Boulevard – this signalized intersection has pedestrian curb 

cuts at all four corners of the intersection; three of these curb cuts are brick while the 

northeast corner has ADA-compliant curb cuts. Striped crosswalks and pushbutton 

pedestrian countdown signals are provided across each approach. 

 Aircraft Drive / Century Boulevard – this signalized intersection has pedestrian curb cuts 

at all four corners of the intersection; three of these curb cuts are brick while the 
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northwest corner is concrete with no ADA mat. All four legs have a striped crosswalk 

with pushbutton pedestrian countdown signals.  

 

Figure 5 displays bicycle and pedestrian amenities in the study area. Figure 7 displays existing 

bicycle and pedestrian counts at all study area intersections, which were taken along with existing 

vehicle counts.   
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Programmed Transportation Improvements 

As part of the expired preliminary plan approvals for this property, major transportation 

infrastructure improvements were committed to, including extending Century Boulevard under 

Father Hurley Boulevard to the future Dorsey Mill Road. Symmetry significantly voluntarily 

contributed to the cost of construction of this Century Boulevard extension, which was 

constructed by the Montgomery County Department of Transportation (MCDOT).  MCDOT will 

also be constructing the extension of Dorsey Mill Road over I-270 between Century Boulevard 

and Observation Drive. This study, and the traffic study of an adjacent development (Black Hills) 

upon which this study builds, assumes the construction of this facility to allow for direct access to 

the subject property to and from the north and east.  

 

An intersection improvement that is a condition of approval of the Black Hills (formerly Crystal 

Rock) mixed-use development was also included in this study. As noted in a later section of this 

report, the traffic from the Black Hills development was included in this study. This improvement 

involves adding a  second northbound right-turn lane along Crystal Rock Drive onto eastbound 

Father Hurley Boulevard while maintaining the existing two northbound through lanes.  

 

As part of the proposed development of Symmetry at Cloverleaf, future required improvements 

are identified at the intersection of Crystal Rock Drive and Kinster Drive/Waters Landing Drive. 

Figure 3 highlights the future lane configurations with the intersection improvements in place.  
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DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The Symmetry at Cloverleaf property is located along the north side of Father Hurley Boulevard, 

just east of Crystal Rock Drive, to the west of I-270. The property was previously zoned I-3 and 

has an expired preliminary plan of subdivision approval for approximately 500,000 square feet of 

office space.  This traffic study is being submitted as part of a request for PAPF approval for a 

preliminary mix of uses for the property. This mix includes 950 mid-rise apartment units, 150 

townhouse residential units, 125,000 square feet of retail with a grocery store, and 625,000 square 

feet of office.  Vehicle access to the property is shown in a conceptual manner and will be 

provided via connections from Kinster Drive and the Century Boulevard Extension.  
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TRAFFIC VOLUMES 

Traffic volumes used in this study include existing traffic volumes, traffic generated by other 

approved and unbuilt developments in the study area, and the traffic generated by the proposed 

Symmetry at Cloverleaf property to obtain total future traffic volumes. 

 

Intersections identified by MCPB transportation staff for study are as follows: 

 Crystal Rock Drive and Kinster Drive/Waters Landing Drive 

 Crystal Rock Drive/Century Boulevard and Dorsey Mill Road 

 Crystal Rock Drive and Father Hurley Boulevard 

 Father Hurley Drive and the I-270 southbound off-ramp 

 Ridge Road (MD 27) and the I-270 northbound off-ramp 

 Ridge Road (MD 27) and Observation Drive 

 Father Hurley Boulevard and Waters Landing Drive 

 Father Hurley Boulevard and Wynnfield Drive 

 Father Hurley Boulevard and Wisteria Drive 

 Crystal Rock Drive and Century Boulevard 

 Aircraft Drive and Century Boulevard 

 MD 118 and Crystal Rock Drive 

 MD 118 and Aircraft Drive 

 MD 118 and the I-270 southbound off-ramp 

 MD 118 and the I-270 northbound off-ramp 

 MD 118 and the I-270 northbound on-ramp 

 MD 118 and Goldenrod Lane 

 MD 118 and Middlebrook Road 

 

Figure 2 shows the study area intersections and the lane designations used for the existing 

conditions. The following sections describe the traffic volumes used in this study. 

Existing Traffic Volumes 

As directed in the Scoping Intake Form for this traffic study, existing traffic counts for all but one 

of the study area intersections are derived from the Existing Traffic Volumes for the Black Hills 

LATR and TPAR Traffic Study, dated April 20th, 2015. Those traffic counts were conducted by 
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The Traffic Group, Inc., during the hours of 6:30 – 9:30 AM and 4:00 – 7:00 PM on a typical 

weekday in September, October, and November 2014. Pedestrian and bicycle data were also 

collected at the time of the turning movement counts. These counts were utilized by this traffic 

study for all intersections with the exception of Crystal Rock Drive and Kinster Drive/Waters 

Landing Drive, which was not included in the Black Hills study. Counts at that intersection were 

taken from a previous study for the Symmetry at Cloverleaf development (formerly known as 

Century Park), dated November 6, 2014. Those counts, including bicycle and pedestrian counts 

were taken on Wednesday, May 7th, 2014. Use of these counts was approved by M-NCPPC 

transportation staff.   

 

The existing AM and PM peak hour traffic volumes at the study intersections are shown on 

Figure 6. The existing peak hour pedestrian and bicycle counts are shown on Figure 7. The 

appendix of this report also contains the raw traffic counts. 
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Background Traffic Volumes 

Background traffic volumes represent future traffic that would travel through the area 

intersections excluding the future traffic that would be generated from the Symmetry at 

Cloverleaf property. In the background condition it is assumed that the extension of Century 

Boulevard to its future connection with Dorsey Mill Road has been built, and that the connection 

of Dorsey Mill Road across I-270 to Observation Drive has been built. A list of approved and 

unbuilt developments was received from MCPB transportation staff. These include all 

background developments from the Black Hills traffic study, as well as the Black Hills site itself. 

The locations of these developments are shown schematically on Figure 8. Peak-hour trips 

generated by these developments were obtained from the Black Hills traffic study. These trips 

were generated using the LATR guidelines established by the MCPB or established ITE rates. 

MCPB staff directed changes to be made to the uses and development levels at two background 

sites from the Black Hills traffic study – Milestone Industrial and Chestnut Ridge. The trip 

generation for these two sites has been updated for this traffic study, including the assignment of 

these trips to the local area according to the same proportions as set forth in the Black Hills study.  

 

The trips for specific developments were assigned to the roadways based on the locations of the 

developments in the study area and were obtained from the Black Hills traffic study. Where 

alternate travel paths are available, specific development trips were assigned to such an alternate 

path. This is consistent with drivers who would choose a route that would experience less 

congestion. The peak hour assignments of these trips in this study are shown on   

Figure 9. Background traffic volumes were calculated by adding the trips generated by approved 

and unbuilt developments to existing traffic volumes. The resulting background traffic volumes 

are shown on Figure 10. Peak hour assignments for each of the approved and unbuilt 

developments are provided in the Appendix. 

 

 

The resulting AM and PM peak hour trip calculations for background developments are shown in 

Table 1.  
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Table 1. Background Trip Generation 

Development 
Land Use 

Code Description Intensity 

AM Peak Hour PM Peak Hour 

Total In Out Total In Out 

1. Tapestry (120050950) LATR 
Single-Family Units (< 

75 Units) 66 Units 63 16 47 73 47 26 

Total Site Trips 63 16 47 73 47 26 

2. Clarksburg Village
(120010300) 

LATR 

Single-Family Units (≥ 

75 Units) 450 Units 304 76 228 390 250 140 

LATR 

Garden/Mid Rise Apts 
(<10 stories, < 75 

units) 168 Units 74 15 59 81 53 28 

LATR 
Retail, No Major Food 

Chain (< 50 KSF) 6,000 SF 11 6 5 42 22 20 

Pass-By Trips -6 -3 -3 -27 -14 -13 

New Trips 5 3 2 15 8 7 

Total Site Trips 383 94 289 486 311 175 

3. Montgomery College
Germantown (120110380) 

LATR 
General Office (≥ 25 

KSF) 80,000 SF 128 111 17 135 23 112 

Total Site Trips 128 111 17 135 23 112 

4. Goddard Child Day Care -
Clarksburg (120110020) 

ITE 565 Day Care Center 283 Students 130 69 61 232 109 123 

Pass-By Trips -88 -47 -41 -170 -80 -90 

New Trips 42 22 20 62 29 33 

Total Site Trips 42 22 20 62 29 33 
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Table 1. Background Trip Generation (Continued) 

Development 
Land Use 

Code Description Intensity 

AM Peak Hour PM Peak Hour 

Total In Out Total In Out 

5. Cabin Branch
(120031100C and DPA No. 
13-02) 

LATR 

Single-Family Units (≥ 

75 Units) 938 Units 607 152 455 790 506 284 

LATR 

Townhouse / Single-
Family Attached 

Units (≥ 100 Units) 581 Units 303 52 251 314 210 104 

LATR 

Garden/Mid Rise 
Apts (<10 stories, ≥ 

75 units) 367 Units 150 30 120 173 114 59 

Residential 
Subtotal 1,060 234 826 1,277 830 447 

Internal Capture to 
Retail (15%) -61 -20 -41 -145 -74 -71 

Internal Capture to 
Employment (15%) -159 -35 -124 -178 -125 -53 

New Residential 
Trips 840 179 661 954 631 323 

LATR 

Service / Public Use, 
Independent Living 

w/ min Support 
Services (≥ 150 

Units) 500 Units 40 14 26 55 30 25 

New Residential 
and S/P Trips 880 193 687 1,009 661 348 

LATR Retail 34,000 SF 105 55 50 420 218 202 

LATR Outlet Center 450,000 SF 302 220 82 548 258 290 

Retail Subtotal 407 275 132 968 476 492 

Internal Capture to 
Residential (15%) -61 -41 -20 -145 -71 -74 

Internal Capture to 
Employment (15%) -61 -41 -20 -124 -71 -53 

New Retail Trips 285 193 92 699 334 365 

LATR 
General Office (≥ 25 

KSF) 622,000 SF 1,049 913 136 916 156 760 

ITE 760 
Research & 

Development Center 1,226,500 SF 1,150 955 195 1,057 159 898 

ITE 310 Hotel Rooms 87,500 SF 64 38 26 72 37 35 

Retail Subtotal 2,263 1,906 357 2,045 352 1,693 

Internal Capture to 
Residential (15%) -159 -124 -35 -178 -53 -125 

Internal Capture to 
Retail (15%) -61 -20 -41 -124 -53 -71 

New Employment 
Trips 2,043 1,762 281 1,743 246 1,497 

Total Site Trips 3,208 2,148 1,060 3,451 1,241 2,210 

6. I.S.G. Building
(120100130) 

LATR Religious Building 3,800 SF 2 1 1 2 1 1 

Total Site Trips 2 1 1 2 1 1 
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Table 1. Background Trip Generation (Continued) 

Development 
Land Use 

Code Description Intensity 

AM Peak Hour PM Peak Hour 

Total In Out Total In Out 

7. The Towns of Boland
Farms (120050260) LATR 

Townhouse / Single-Family 
Attached Units (< 100 

Units) 22 Units 11 2 9 18 12 6 

Total Site Trips 11 2 9 18 12 6 

8. Century Technology 
Campus (120020950) 

LATR General Office (≥ 25 KSF) 168,202 SF 278 242 36 262 45 217

Total Site Trips 278 242 36 262 45 217

9. Century XXI (120070650)
LATR General Office (≥ 25 KSF) 235,000 SF 392 341 51 358 61 297

Total Site Trips 392 341 51 358 61 297

10. Village West at
Germantown Town Center 
(120110090) 

LATR 
Retail, No Major Food 

Chain (< 50 KSF) 14,425 SF 26 14 12 103 54 49 

Pass-By Trips -15 -8 -7 -67 -35 -32 

New Trips 11 6 5 36 19 17 

Total Site Trips 11 6 5 36 19 17 

11. Seneca Meadows
Corporate Center 
(119980040) 

LATR General Office (≥ 25 KSF) 143,356 SF 236 205 31 226 38 188 

LATR Shopping Center 168,400 SF 375 195 180 1,498 779 719 

Pass-By Trips -120 -62 -58 -509 
-

265 
-

244 

New Trips 255 133 122 989 514 475 

Total Site Trips 491 338 153 1,215 552 663 

12. Milestone Industrial
(119872710) 

LATR 
Garden/Mid Rise Apts (<10 

stories, ≥ 75 units) 485 Units 197 39 158 229 151 78 

LATR 
Retail, No Major Food 

Chain (< 50 KSF) 28,250 SF 53 28 25 212 110 102 

Total Site Trips 250 67 183 441 261 180 

13. Qiagen-Germantown
Business Park (119811420) 

LATR General Office (≥ 25 KSF) 58,500 SF 91 79 12 104 18 86 

Total Site Trips 91 79 12 104 18 86 
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Table 1. Background Trip Generation (Continued) 

Development 
Land Use 

Code Description Intensity 

AM Peak Hour PM Peak Hour 

Total In Out Total In Out 

14. Chestnut Ridge
(119960660) 

LATR 
General Office (< 25 

KSF) 4,980 SF 7 6 1 11 2 9 

ITE 934 
Fast Food w/ Drive 

Through 5,000 SF 227 120 107 163 86 77 

Pass-By Trips 111 59 52 82 43 39 

New Trips 116 61 55 81 43 38 

Total Site Trips 123 67 56 92 45 47 

15. Liberty Mill
(120040520) 

LATR 
Single-Family Units (< 75 

Units) 3 Units 3 1 2 3 2 1 

Total Site Trips 3 1 2 3 2 1 

16. Germantown Estates
(120060970) 

LATR 
General Office (< 25 

KSF) 15,600 SF 22 19 3 35 6 29 

Total Site Trips 22 19 3 35 6 29 

17. Black Hills

LATR 
General Office (≥ 25 

KSF) 1,097,800 SF 1,858 1,616 242 1,601 272 1,329 

LATR 

Neighborhood Retail - No 
external trips, service site 

only. 91,400 SF 0 0 0 0 0 0 

ITE 310 Hotel Rooms 350 Rooms 196 120 76 207 110 97 

LATR Assisted Living Facilities 102 Beds 3 2 1 6 3 3 

LATR 
Garden/Mid Rise Apts 

(<10 stories, ≥ 75 units) 440 Units 179 36 143 208 137 71 

LATR 
Garden/Mid Rise Apts 

(<10 stories, ≥ 75 units) 647 Units 262 52 210 305 201 104 

Total Site Trips 2,498 1826 672 2327 723 1604 

Total Background Trips from All Developments 7,996 5,380 2,616 9,100 3,804 5,296 
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Background Developments:
1. Tapestry
2. Clarksburg Village
3. Montgomery College Germantown
4. Goddard Child Day Care – Clarksburg
5. Cabin Branch
6. I.S.G. Building
7. The Towns of Boland Farms
8. Century Technology Campus
9. Century XXI
10. Village West at Germantown Center
11. Seneca Meadows Corporate Center
12. Milestone Industrial
13. Qiagen-Germantown Business Park
14. Chestnut Ridge
15. Liberty Mill
16. Germantown Estates
17. Black Hills
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Total Background Peak Hour Traffic Volumes
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Site-Generated Traffic Volumes 

Traffic generated by the build out of the preliminary mix of uses for Symmetry at Cloverleaf was 

calculated according to the LATR and TPAR Guidelines established by the Montgomery County 

Planning Board (MCPB). In order to reflect the mixed-use nature of Symmetry at Cloverleaf, 

internal capture factors contained in the NCHRP Report 684, Enhancing Internal Trip Capture 

Estimation for Mixed-Use Developments, were utilized for residential, retail, and office trips. In 

addition, a pass-by factor of 34 percent was applied to the retail trips based upon the ITE Trip 

Generation Handbook factors for this amount of retail.  The resulting AM and PM peak hour trip 

calculations for the Symmetry at Cloverleaf site are shown in Table 2. Calculations for internal 

capture at the site can be found in the Appendix.  

 

The external office and retail trips generated by the proposed Symmetry at Cloverleaf 

development were assigned to the area roadway system using distributions based upon the 

distributions of the adjacent Black Hills mixed-use site derived from the April 2015 traffic study. 

The retail distribution of trips was based on the distribution of residential density within 5 miles 

surrounding the property, with adjustments resulting from the presence of competing retail 

centers. This retail distribution is based upon the retail distribution from the previous (November 

2014) traffic study for this site, with adjustments made to account for an expanded study area. It 

should be noted that the retail distribution of traffic conservatively assumes that 50 percent of 

retail trips originate or terminate in residential developments within the study area, rather than 

locations external to the study area. The distribution of retail pass-by trips was calculated 

assuming that trips would be diverted from Father Hurley Boulevard/Ridge Road (MD 27) and is 

based upon the existing peak-hour eastbound and westbound through movement counts on Father 

Hurley Boulevard at Crystal Rock Drive.  

 

The approximate distributions of office, residential, and retail site-generated trips is shown in 

Table 3. The assignment of primary retail trips onto the study area intersections is shown on 

Figure 11. The assignment of pass-by retail trips onto the study area intersections is shown on 

Figure 12. The assignment of residential trips onto the study area intersections is shown on Figure 

13. The assignment of office trips is shown on Figure 14. The assignment of total site generated 

trips onto the study area intersections is shown on Figure 15. 
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Table 2. Site Trip Generation 

Land Use 

Code Description Intensity 

AM Peak Hour PM Peak Hour 

Total In Out Total In Out 

LATR General Retail (>50 KSF) w/ Grocery 125,000 SF 294 153 141 1176 612 564 

  Internal Capture w/ Residential     -6 -4 -2 -208 -61 -147 

  Internal Capture w/ Office     -75 -38 -37 -60 -49 -11 

  External Retail Trips     213 111 102 908 502 406 

  Pass-By @ 34% -73 -38 -35 -309 
-

171 -138 

  Net External Retail Trips     140 73 67 599 331 268 

LATR General Office 625,000 SF 1055 918 137 920 156 764 

  Internal Capture w/ Residential     -7 -7 0 -22 -7 -15 

  Internal Capture w/ Retail     -75 -37 -38 -60 -11 -49 

  External Office Trips     973 874 99 838 138 700 

LATR Mid-Rise Apartments (>75 units) 950 DU 383 77 306 448 296 152 

LATR Townhouses (>100 units) 150 DU 75 13 62 107 72 35 

  Combined Residential Trips     458 90 368 555 368 187 

  Internal Capture w/ Retail     -6 -2 -4 -208 

-

147 -61 

  Internal Capture w/ Office     -7 0 -7 -22 -15 -7 

  External Residential Trips     445 88 357 325 206 119 

Total Site-Generated Trips 1558 1035 523 1762 675 1087 

Total Site-Generated Trips (including pass-by) 1631 1073 558 2071 846 1225 
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Table 3. Distribution of Site-Generated Trips 

To/From Office Residential Retail* 

I-270 North of Germantown 18% 2% 5% 

via Crystal Rock - Father Hurley - I-270 Interchange 18% 2% 5% 

I-270 South of Germantown 20% 35% 5% 

via Crystal Rock - Father Hurley - I-270 Interchange 15% 20% 5% 

via Century - Aircraft - MD 118 - I-270 Interchange 5% 15% 0% 

Local Roads East of Germantown 30% 31% 10% 

via Dorsey Mill Rd - Observation Dr - Father Hurley to East 10% 6% 10% 

via Century Blvd - Aircraft Dr - MD 118 to East 20% 25% 0% 

Local Roads South of Germantown 10% 15% 10% 

via Century Blvd - Crystal Rock Dr to South 5% 10% 5% 

via Crystal Rock Dr to South 5% 5% 5% 

Local Roads West of Germantown 22% 17% 20% 

Via Crystal Rock - Father Hurley to West 11% 8.5% 15% 

via Century - Crystal Rock - MD 118 11% 8.5% 5% 

Local Roads within Study Area 0% 0% 50% 

via Waters Landing to West (residential developments)     10% 

via Crystal Rock - Father Hurley -Wynnfield Drive to North (residential 
developments)     5% 

via Crystal Rock - Father Hurley -Country Ridge Dr to South (residential 

developments)     5% 

via Crystal Rock - Father Hurley - Middlebrook Rd to North (residential 

developments)     5% 

via Crystal Rock - Father Hurley - Middlebrook Rd to South (residential 

developments)     5% 

via Crystal Rock - Father Hurley - Wisteria Dr to North (residential 

developments)     5% 

via Crystal Rock - Father Hurley - Wisteria Dr to South (residential 

developments)     5% 

via Crystal Rock (to Cloverleaf Center to Waters Landing to residential 

developments)     5% 

via Dorsey Mill Rd - Observation Dr (residential developments)     5% 

Total 100% 100% 100% 

 



Site-Generated Primary Retail Peak Hour Traffic Volumes
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Site-Generated Residential Peak Hour Traffic Volumes
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Site-Generated Office Peak Hour Traffic Volumes
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Total Site-Generated Peak Hour Traffic Volumes
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Total Future Traffic Volumes 

Total future traffic volumes represent future traffic volumes with the full build out of the 

preliminary mix of uses for the Symmetry at Cloverleaf site in place. These volumes were 

calculated by adding the site generated peak hour trips, shown on Figure 15, to the background 

traffic volumes, shown on Figure 10.  The resulting total future traffic volumes at the study 

intersections are shown on Figure 16.  

 



Total Future Peak Hour Traffic Volumes

KHA Job #110389000

Figure
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ASSESSMENT OF TRAFFIC CONDITIONS 

The following is a discussion of the assessment of traffic conditions. 

Intersection Capacity Analyses 

Intersection capacity analyses were conducted for existing, background, and total future traffic 

volumes. The capacity analyses were conducted utilizing the critical lane volume (CLV) method 

as called for in the LATR and TPAR Guidelines. The existing conditions analyses were based on 

existing lane designations at the study intersections.   

The following were assumed to be completed for background and total future conditions: 

 The extension of Century Boulevard under Father Hurley Boulevard 

 The connection of Dorsey Mill Road between Century Boulevard and Observation Drive 

 The addition of a second northbound right turn lane along Crystal Rock Drive onto 

eastbound Father Hurley Boulevard while maintaining the existing two northbound 

through lanes 

 The installation of a second southbound left turn lane along Observation Drive at Ridge 

Road 

Also included in the analysis of total future traffic volumes are the following intersection 

improvements:  

 The installation of a second eastbound left turn lane along Father Hurley Boulevard at 

Crystal Rock Drive. 

 Additional travel lanes and signalization at Crystal Rock Drive and Kinster Drive/Waters 

Landing Drive. 

It is possible that the costs of these improvements may be ultimately shared by others. 

The results of the capacity analyses are summarized in Table 4. The critical lane volume 

congestion standard for the Germantown West Policy Area is 1,425, with the exception of the 

following intersections, which are located in the Germantown Town Center Policy Area and have 

a congestion standard of 1,600: 

 Century Boulevard and Crystal Rock Drive 

 Century Boulevard and Aircraft Drive 

 MD 118 and Crystal Rock Drive 

 MD 118 and Aircraft Drive 

 MD 118 and Middlebrook Road 
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Table 4. Intersection Capacity Analysis Results  

Intersection CLV Standard 

Existing 

Traffic 

Volumes 

Background Traffic 

Volumes 

Total Future 

Traffic Volumes 

AM PM AM PM AM PM 

Crystal Rock Drive and Kinster Drive 

/ Waters Landing Drive1 1425 297 249 1098 1297 

1859* 1962* 

1010 1164 

Crystal Rock Drive and Dorsey Mill 

Road 1425 - - 1067 1004 1307 1190 

Crystal Rock Drive and Father Hurley 

Boulevard2 1425 758 729 1227 1203 

1454* 1576* 

1291 1388 

Father Hurley Boulevard and I-270 SB 

Ramp 1425 583 593 763 874 811 895 

Ridge Road (MD-27) and I-270 NB 

Ramp 1425 635 719 875 864 934 825 

Waters Landing Drive and Father 

Hurley Boulevard 1425 798 893 891 1037 929 1148 

Wynnfield Drive/Trimfield Lane and 

Father Hurley Boulevard 1425 771 756 861 896 904 1032 

Middlebrook Road and Father Hurley 

Boulevard 1425 871 954 1025 1067 1096 1158 

Wisteria Drive and Father Hurley 

Boulevard 1425 812 761 932 850 995 926 

Crystal Rock Drive and Century 

Boulevard 1600 419 589 718 1014 920 1220 

Aircraft Drive and Century Boulevard 1600 351 384 1220 978 1561 1233 

Crystal Rock Drive and MD-118 1600 832 1043 1321 1444 1523 1597 

Aircraft Drive and MD-118 1600 815 1005 1305 1472 1559 1590 

I-270 SB and MD-118 1425 711 977 1200 1244 1334 1307 

I-270 NB Off-ramps and MD-118 1425 603 632 813 1039 853 1102 

I-270 NB On-ramp and MD-118 1425 645 962 987 1257 1092 1299 

Goldenrod Land and MD-118 1425 642 890 1028 1313 1101 1343 

Middlebrook Road and MD-118 1600 875 1120 992 1338 1008 1375 

Ridge Road (MD-27) and Observation 

Drive3 1425 1001 1087 1141 1293 1159 1358 

1. Assumes that intersection improvements at Crystal Rock Drive and Kinster Drive / Waters Landing 

Drive are made for Total Future Traffic. CLVs marked with an asterisk (*) are CLVs without the 

improvement. 

2. Analysis at Crystal Rock Drive and Father Hurley Boulevard under background conditions assumes 

improvements to be made by Black Hills. Analysis under total future traffic volumes assumes improvement 

to be made as part of Symmetry at Cloverleaf development. CLVs marked with an asterisk (*) are CLVs 

without the Symmetry at Cloverleaf improvement. 

3. Assumes that intersection improvements at Ridge Road and Observation Drive are made for Background 

and Total Future Traffic.  
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The capacity analysis results show that under existing and background traffic volume conditions, 

all intersections operate within the congestion standard.  

 

Under total future traffic volume conditions, moderate increases in CLV figures would result. The 

traffic generated by the build out of the preliminary mix of uses for the Symmetry at Cloverleaf 

property will result in all intersections operating within the congestion standard. 

 

The site driveways will operate in a safe and efficient manner. 

 

Highway Capacity Manual Analysis 

In addition to the traditional Critical Lane Volume (CLV) analysis, the more robust Highway 

Capacity Manual (HCM) analysis must be performed at intersections forecasted to operate at or 

above a CLV of 1,600 or greater in accordance with the updated 2013 LATR and TPAR 

Guidelines. As shown in Table 4, the intersection of Crystal Rock Drive and Waters Landing 

Drive / Kinster Drive operates above a CLV of 1,600 in both the AM and PM peak hours under 

total future conditions in the absence of any improvements being made to the intersection. This 

intersection was analyzed for both the AM and PM peak hours using the HCM method for total 

future conditions without the proposed intersection improvements and with the proposed 

intersection improvements.  

 

The capacity analyses were conducted using the Synchro 8 software package, which utilizes 

methodologies from the Highway Capacity Manual, 2000 Edition, for signalized and 

unsignalized intersections. The analysis of the intersection without the proposed improvements 

was based on the existing lane designations (shown in Figure 2) and utilized the methodology for 

unsignalized intersections, as the intersection currently features two-way stop control for the 

eastbound and westbound approaches. The analysis of the intersection with the proposed 

improvements is based on the proposed lane designations (shown in Figure 3) and utilized the 

methodology for signalized intersections. Traffic signal timings were developed using traffic 

engineering best practices. The following assumptions were made for the traffic signal timings: 

 Eastbound and westbound movements are split-phased, consistent with the CLV analysis. 

 Right turns on red are allowed for all approaches. 
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 Yellow times are 3.5 seconds for all movements and all-red times are 2.5 seconds for all 

movements, based on traffic engineering experience for nearby analyses in Montgomery 

County. 

 The northbound left-turn movement, which is shared with a through movement, is given 

a protected phase ahead of the southbound through movement due to high turning 

movements in the PM peak hour.  

 

The operating conditions are described by volume-to-capacity (V/C) ratios. The LATR and 

TPAR Guidelines contain equivalencies between CLV measurements and V/C ratios. The CLV 

figure of 1,600 equals a V/C ratio of 1.0. The results of the capacity analysis are displayed in 

Table 5. The Synchro output sheets are contained in the Appendix.  

 

Table 5. Summary of HCM Analysis Results 

Peak Hour V/C Ratios  

Traffic 

Movement 

V/C Ratios with No Improvements V/C Ratios with Improvements 

AM PM AM PM 

EBL 0.00 0.02 0.05 0.28 

EBT 0.47 1.14 0.05 0.28 

EBR 0.47 1.14 0.54 0.37 

WBL  8.45 118.04 0.57 0.92 

WBT 8.45 118.04 0.56 0.93 

WBR 8.45 118.04 0.56 0.93 

NBL 0.05 0.24 0.55 0.94 

NBT 0.89 0.46 0.55 0.94 

NBR 0.89 0.46 0.80 0.60 

SBL 0.00 0.00 0.00 0.00 

SBT 0.00 0.00 0.43 0.93 

SBR 0.00 0.00 0.43 0.93 

 

 

These figures show that with no improvements, several traffic movements will operate at V/C 

ratios greater than 1.00. With the proposed intersection improvements and with signalization, all 

total future traffic movements will operate at a V/C ratio of less than 1.0. These results show that 

the LATR requirement as expressed as V/C ratios is satisfied.  
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Pedestrian Impact 

Due to the fact that this is a PAPF approval, no pedestrian impact analysis is needed. A detailed 

description of existing bicycle and pedestrian facilities is contained in a previous section of this 

report. 

 

Transportation Policy Area Review (TPAR) Analysis 

The recently adopted Transportation Policy Area Review (TPAR) assesses the transit and 

roadway adequacy of the policy area in which development is proposed. These adequacy 

standards are used to determine any payment required for mitigation of the development’s impact 

on the surrounding network intersections. The proposed Symmetry at Cloverleaf development is 

located in the Germantown West suburban policy area. This policy area is adequate for the 

roadway test but is inadequate under the transit test. As a result, TPAR compliance is necessary, 

and a payment of an additional 25 percent of the Impact Tax amount would need to be made 

based upon current TPAR regulations.    
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CONCLUSIONS 

Based on the results of this analysis, the preliminary mix of uses for Symmetry at Cloverleaf will 

result in moderate increases in CLV figures. The traffic generated by this mix of uses will be 

accommodated on the surrounding area roadways. Area intersections will operate within the 

congestion standard for this policy area.  

 

Improvements included in this study are: 

1. The extension of Century Boulevard to its future connection with Dorsey Mill Road 

which was recently constructed by MCDOT with significant monetary contributions from 

Symmetry. 

2. The connection of Dorsey Mill Road from Observation Drive across I-270 to Crystal 

Rock Drive/Century Boulevard to be constructed by MCDOT. 

3. Improvements at the Crystal Rock Drive and Father Hurley Boulevard intersection to be 

implemented as part of the Black Hills mixed-use development and as part of the 

Symmetry at Cloverleaf development.  As part of the Black Hills development, the 

northbound Crystal Rock Drive approach will be widened to provide a second right turn 

lane onto Crystal Rock Drive while maintaining the two northbound through lanes.  As 

part of the Symmetry at Cloverleaf development, a second eastbound left turn lane will 

be provided along Father Hurley Boulevard.   

4. Striping of a second southbound left turn lane on Observation Drive at its intersection 

with Ridge Road. This also will be implemented as part of the Black Hills mixed-use 

development.  

5. Intersection improvements at Crystal Rock Drive and Kinster Drive/Waters Landing 

Drive are included in the Total Future Traffic analysis. This is included as part of the 

Symmetry at Cloverleaf development.  

 

Improvements that are to be implemented as part of the Symmetry at Cloverleaf development are 

based on the assumption that development levels assumed in this study are built out in a single 

phase.  An application for lower level of development could result in lesser improvements than 

identified in this study. 

 

As required by LATR Guidelines, capacity analyses were performed using the Highway Capacity 

Manual (HCM) method at the intersection of Crystal Rock Drive and Kinster Drive / Waters 
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Landing Drive during the AM and PM peak hour. The results of the HCM analysis are similar to 

the CLV analysis results. The proposed improvements at this intersection result in no peak-hour 

movements having a V/C ratio of greater than 1.00. As a result, based on both the CLV and HCM 

analyses, the LATR requirements of the Adequate Public Facilities Ordinance are satisfied.  
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Memorandum 
 
 
To:   Pranoy Choudhury 
 Maryland State Highway Administration 
 
Copy to: Michael Garcia 
 M-NCPPC - Transportation 
  
 

 

From:   Edward Y. Papazian, P.E.  
  
 
Date:   November 11, 2015  
 
 
Subject: Response to Comments  
 Symmetry at Cloverleaf  
 SHA Tracking No. 15APMO033XX 
 
 
This memorandum presents a response to comments dated October 20, 2015 from Maryland State 
Highway Administration (MD SHA) to the August 17, 2015 traffic study for the PAPF application for 
Symmetry at Cloverleaf. 
 
The responses to MD SHA’s comments are based on the traffic study that was submitted with the 
application for Provisional Adequate Public Facilities (PAPF) approval.  The PAPF application is in 
the nature of a limited review, filed solely to establish a trip cap and corresponding infrastructure 
improvements for this development.  The applicant would need to file a preliminary plan of subdivision 
for any redevelopment of the site (along with other possible discretionary approval applications), and 
thus it is expected that detailed analyses will be performed that would address certain of the MD SHA 
comments at such future time. 
 
TDSD Comments 
 
Comment 1: 1. Some of the above intersections are within the Germantown West policy area 

with CLV threshold of 1,425 and others are within the Germantown town center 
with congestion standard of 1,600 CLV.  Crystal Rock Drive and Kinster 
Drive/Waters Landing Drive is within Germantown West policy area; the 
intersection CLV exceeds the congestion standard and the Consultant is 
proposing mitigation measures including signalization of the intersection.  
However, a signal warrant analysis was not included in this report. 
 

 Response 1: The possibility of Crystal Rock Drive and Kinster Drive as a 
point of access for the development is merely conceptual at 
this time, given the limited nature of the PAPF application. 
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A plan for the proposed Symmetry at Cloverleaf has not been 
developed.  As a plan is developed and specific vehicle access 
locations are identified, traffic signal warrant studies will be 
prepared where traffic signals are proposed. 

 
Comment 2: 1. Referring to page 16 of the report: mitigation measure proposed for the 

intersection of Crystal Rock Drive and Father Hurley Boulevard by the Black 
Hills project was restriping of one NB through lane along Crystal Rock Drive to 
create a second NB right-turn lane onto EB Father Hurley Blvd and not 
constructing a second left-turn lane on EB Father Hurley Blvd. onto NB Crystal 
Rock Dr. I suggest both applicants (Black Hills and Symmetry at Cloverleaf) 
come in agreement regarding what each is expected to do, to include the 
feasibility of constructing the proposed mitigations presented before approval. 

2.  
 Response 2: It has been agreed with M-NCPPC staff that Symmetry at 

Cloverleaf will provide the second eastbound left turn lane 
along Father Hurley Boulevard.  The Black Hills mitigation 
measure has been modified to provide the second northbound 
right turn lane while maintaining the two existing through lanes 
along Crystal Rock Drive.  This is reflected in the updated 
traffic study. 

 
Comment 3: 1. MD 118 at Crystal Rock Drive and MD 118 at Aircraft Drive intersections are 

close to railing in the evening total traffic condition. We recommend queuing 
analysis be conducted. 
 

 Response 3: The analyses that were performed are in accordance with the 
Planning Board’s LATR and TPAR Guidelines. The queuing 
analyses requested by MD SHA are performed at intersections 
that exceed a critical lane volume (CLV) of 1600.  Both of the 
intersections have CLV totals under 1600.  As a result, 
queuing analyses are not required.  As a more refined plan is 
developed, a queuing analysis will be performed if necessary. 

 
DSED Comments 
Comment 1: 1. In Table 1 for the Background developments on Page 25, it appears that the PM 

trips In and Out for the Century Technology Campus and Century XXI sites are 
reversed.  Office trips should be predominately out of the site for office 
developments. 
 

 Response 1: The numbers shown in Table 1 were reversed.  This error is 
only in the table.  The analyses were performed correctly. The 
corrected table is contained in the updated traffic study. 

 

Comment 2: In comparing the Background sites in Table 1 with the Background sites in the 
recently reviewed Century Technology Campus TIS (dated July 2015), there are 
significant differences in the sites included.  We defer to the County on the 
appropriateness of the sites used in this report. 
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 Response 2: The traffic study included approved developments identified for 
inclusion by M-NCCPC staff.  Staff maintains that the agreed 
upon list of approved developments are appropriate for this 
study. The Black Hills report was the starting point for 
identifying approved developments.  Staff also provided 
updated information on additional approved developments, 
which were incorporated into the traffic study. 

 
Comment 3: 1. In Figure 9 on Page 28 and Figure 13 on Page 35 for the distribution of 

Background traffic and Site Residential traffic, there does not appear to be any 
traffic assigned to MD 118 from I-270 south of the interchange, though there 
appears to be traffic in the reverse direction (to I-270 south).  This should be 
checked. 
 

 Response 3: The traffic study showed trips from eastbound MD 118 to 
southbound I-270.  However, the return movement trips from 
northbound I-270 to westbound MD 118, which are included in 
the analysis, were not shown.  This does not impact our 
analysis results. This omission was corrected and is reflected 
in the updated traffic report. 

 
Comment 4: For Table 2 on Page 31, the calculations to develop the Internal Capture trips 

should be shown in the report. 

 
 Response 4: The calculations of internal capture trips are contained in the 

Appendix of the updated traffic report.  Text that references 
these calculations is included on Page 31 of the report. 

 

Comment 5: We defer to District 3 Traffic office and Montgomery County regarding the use 
of the assumption of the completion of Dorsey Mill Road from Observation Drive 
across I-270 to Crystal Rock Drive in the analyses of future conditions.  This 
improvement has a significant impact to the intersections of Ridge Road/Father 
Hurley Boulevard with the I-270 ramps as it removes much of the site traffic from 
these intersections. 

 
 Response 5: We were directed by M-NCPPC staff to include Dorsey Mill 

Road in our study. 

 

As requested, enclosed are five copies of the updated traffic study and a CD that contains the traffic 
study. 
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