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Description 
 

The subject property is located north of Father Hurley Boulevard 
and west of I‐270 along Crystal Rock Drive; 107.70 gross acres; 
zoned TMX‐2; 2009 Germantown Employment Area Sector Plan. 
 
A. Black Hill: Project Plan No. 92012004A 
A request to modify the conditions of approval in order to 
eliminate the age‐restriction on the housing inventory, adjust 
the development phasing, decrease the total number of 
residential units, revise the public use space, internal circulation, 
and parking facilities.   
 

B. Black Hill: Preliminary Plan No. 12012021A 
A request to modify the number of lots (size and dimensions), 
revise the traffic study to reflect changes to the office, assisted 
living facility and residential uses (non age‐restriction), modify 
the conditions of approval and the SWM concept.   
 

D. Black Hill: Site Plan No. 820150060 
A request to construct Phase IIA (Phases 2a and 3 on the 
approved Project Plan), which consists of 647 residential units 
(including 12.63% MPDUs) and 7,325 square feet of commercial 
uses, parking facilities, landscape and lighting.   
 

C. Black Hill: Site Plan No. 82013025A 
A request to update the SWM and Final Forest Conservation 
Plan.  
  
Staff Recommendations: Approval with Conditions 
Application Filing Date: January 23, 2015 
Applicant: Black Hills Germantown, LLLP, c/o Lerner Enterprises 

 

Summary 

The Applications are being reviewed under the Zoning 
Ordinance in effect prior to October 30, 2014, due to the 
grandfathering provisions. The Amendments are not 
requesting additional density nor increased building 
heights.  
 
The Amendment proposes to revise the APF, decrease the 
total residential units, change the housing mix, eliminate 
the age‐restriction on the multi‐family dwelling units, 
decrease the total number of parking spaces, eliminate the 
green roofs, modify SWM concept, and modify the 
circulation network. 
 
Staff has received correspondence in opposition to the 
Project Plan Amendment.    
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Executive Summary 
This Staff Report is a combined report to amend Project Plan No. 92012004A, Preliminary Plan 
No. 12012021A, the Infrastructure Site Plan No. 82013025A (for Crystal Rock and Century 
Blvd.), and to approve a new Site Plan No. 820150060 for a portion of the overall Project Plan 
and Preliminary Plan. The Project and Preliminary Plan applications must be amended address 
the elimination of the age‐restriction on the multi‐family residential units and change the 
building layout. The Application also eliminates the below grade structured parking facilities, 
roadway network, green roofs, and the fee simple townhouse units as shown in prior approvals. 
The significance of these modifications triggered a thorough review of the conditions of 
approval, as well as a reexamination of the traffic analysis, stormwater management (SWM) 
facilities, lot configuration, public facilities, overall site layout, development phasing, public use 
space, the circulation systems, design details, housing opportunities (as compared to the 
number of jobs projected), building orientation, and massing. In an effort to maintain 
consistency with the original goals and objectives established by the approved Project Plan, 
Staff has reevaluated the entire development based on the original green neighborhoods 
criteria. A comprehensive review of a mixed‐use development of this proportion (96.92 net 
tract area, 3.2 million square feet of mixed use development), is comparable to a new 
application. The amendment to the Infrastructure Site Plan No. 82013025A is to update the 
SWM facilities and the Final Forest Conservation Plan (FFCP). The new Site Plan no. 820150060 
(29.54 gross acres) initiates Phase 2A and includes the construction of residential and retail 
uses. Based on the requested modifications and in an effort to consolidate all of the original 
conditions, the new conditions of approval presented in this Staff Report will supersede the 
original conditions. The new conditions will also reflect the necessary changes and adjustments 
of the respective application.  
 
During the review process, Staff and the Applicant worked through a number of complex 
concerns. The majority of Staff’s concerns are related to the goals and objectives established by 
the Project Plan (green neighborhoods criteria and TMX‐2 zone findings), the design 
recommendations from the 2010 Urban Design Guidelines, and the 2009 Germantown 
Employment Area Sector Plan (“Sector Plan”). However, Staff finds that the Project Plan, 
Preliminary Plan and Site Plan Applications sufficiently conform to requirements of the 
documents.  
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SECTION 1: EXISTING CONDITIONS 

Site Description 
The area of the Property Plan and Preliminary Plan is approximately 107.70 acres in size and 
zoned TMX ‐2; located approximately 1.5 miles north of the Germantown Town Center, and 0.6 
miles north of the interchange of Ridge Road/Father Hurley Boulevard (MD 27) and I‐270.  The 
area of the Site Plan No. 820150060 is a portion of the entire property (29.54 acres). The 
property is located west of I‐270, south of Black Hill Regional Park (zoned Town Sector, TS) and 
north of the existing Cloverleaf townhouse development (zoned R‐30). Outlined in red below, 
the property is one of the largest undeveloped properties for mixed‐use development 
remaining in Montgomery County. 
 
Local Public Facilities include: 

 The Germantown Library,  

 Montgomery College Campus with the new Holy Cross Hospital (No. 82011011B, 18.27‐
acres), 

 Waters Landing Elementary School,  

 Martin Luther King Jr. Middle School,  

 Seneca Valley High School, and  

 BlackRock Center for the Arts. 
 

Surrounding Residential and Commercial developments include:  

 Century (No. 82003007B, 52‐acres), 

 Churchill Town Sector (No. 819840510, 14.27‐acres approved May 1984),  

 Cloverleaf Center (No. 81998006B, 18.26‐acres approved February 2004),  

 Milestone (No. 82001009E, 65‐acres approved July 2015), and  

 Shops at Seneca Meadows (No. 82010014A, 22.9 acres). 
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Figure 1: Zoning Map 
 

The property is located in the northern portion of the 2009 Germantown Employment Area 
Sector Plan (“North End District” as referenced in the Sector Plan), within walking distance of 
the proposed Corridor Cities Transitway (CCT) and Black Hill Regional Park.  In March 1995, the 
property was developed as Waters Landing Golf Driving Range (Site Plan No. 819950170); 
however, this was considered an interim use. Since the approval of the Project Plan and 
Infrastructure Site Plan, Crystal Rock Drive and Century Blvd. (public roads) have been 
constructed.  
 
The natural topography generally falls away from I‐270 (high point), slopes downward toward 
the existing townhouses within the Cloverleaf Center, and naturally drains into the Little Seneca 
Creek (lowest point). A tributary of Little Seneca Creek boards the southwest portion of the site 
and includes a forested stream buffer between the property and the Cloverleaf Center 
development. There are no historic features located on‐site. 
 
 
 
 
 
 
 

Century 
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Figure 2: Aerial Photo 
 

SECTION 2: PROJECT DECRIPTION 

Previous Approvals 
In accordance with the 1989 Germantown Master Plan, Preliminary and Site Plans were 
approved for the property (Lerner property) with 1,300,000 square feet (sf.) of commercial 
space in the TS Zone.  As a condition of the original approval, the Applicant also dedicated 
approximately 64‐acres of the land towards open space; which was added to the Black Hill 
Regional Park.  The parkland dedication increased the size of the park (i.e. public amenities), 
ensured a forested stream valley buffer, and expanded the recreational opportunities for the 
public.   
 

The zoning of the property was changed from TS to TMX‐2 in October 2009 as part of the 
adopted Sectional Map Amendment (SMA) following the approval of the Germantown 
Employment Area Sector Plan. The parkland dedication was not included within the Sector Plan 
boundary; therefore, the zoning on the dedicated parkland remains TS and is not included in 
the original application for the Project and Preliminary Plans.      
 
In May 2013, the Planning Board approved Project Plan No. 920120040 and Preliminary Plan 
No. 120120210 for 3,284,000 sf. (0.7 FAR) of mixed‐use development, including 1,097,800 sf. of 

Cloverleaf Center 
Little Seneca Creek 
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office use, 91,400 sf. of hotel use (350‐rooms), and 1,618 total residential units (including 190 
MPDUs, and 1,078 age‐restricted units) on 107.70‐acres of land (11 lots) zoned TMX‐2.  

In June 2013, the Planning Board approved the Infrastructure Site Plan No. 820130250, the 
Final Forest Conservation Plan (FFCP) and the construction of Crystal Rock Drive and Century 
Blvd. (public roadways), including public utilities consisting of 6.69‐acres of land zoned TMX‐2. 
The Preliminary Plan and Project Plan approvals included the SWM concept approval 
(November 2012). 

In December 2015, the Planning Board approved Site Plan No. 82013025B for the extension of 
Dorsey Mill Road from the current terminus (east of I‐270) bridging over I‐270 and connecting 
into Century Blvd. (west of I‐270).  

Proposal 
Project Plan Amendment No. 92012004A consists of the following changes to the original 
approval:  

Residential Uses 

 Eliminate the age‐restriction on the multi‐family units

 Decrease the total number of dwelling units by 391 units1

 Eliminate the fee simple townhouse units (previously approved for 70 units)

 Increase the senior housing for the Assisted Living Facility by 40 units

 Decrease the total number of MPDUs by 49 units

Commercial Uses 

 Shift the first floor retail uses within Building M‐12

 Modify the jobs to housing ratio3

Building Massing & Footprint 

 Eliminate multi‐family Buildings K and P (reference Figure 3, below)

 Update the community clubhouse to include 3‐stories of residential use

 Modify the building frontage of the multi‐family buildings on Street B

 Revise the development phasing (combine Phase 2A with Phase 3 on the original Project
Plan)

1 Project Plan approved 1,618 dwelling units and the Applicant is requesting to reduce the total number 
to 1,227 dwelling units for a difference of 391 dwelling units. 
2 The retail component on the first floor of Buildings K‐1 and M‐1 will be relocated away from the central 
green neighborhood green area.  
3 The reduction in residential units will improve the jobs to housing ratio (reference page 32 of this 
report for a more detailed explanation. 
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Figure 3: Approved Project Plan 
 

Circulation, Green Space & SWM  

 Eliminate 2nd Street (reference Figure 3 above and Figure 4 below) 

 Increase block lengths for Lots 15 and 16 (reference Figure 5 below) 

 Eliminate the green roofs/ structured parking facilities within the center blocks of the 
multi‐family buildings 

 Increase the total number of surface parking spaces onsite4 

 Modify the SWM Concept approval 

                                                            
4 The total number of parking spaces will decrease, as result of the reduction to the residential units. 
However, the elimination of the below grade parking structure will increase the total number of surface 
parking spaces onsite.  

2nd Street 

Main Street  Street B 

Street C 5th Street 

K 

P 
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Preliminary Plan Amendment No. 12012021A consists of the following changes to the 
original approval: 

 Modify the overall allowable densities  

 Revise the traffic study to reflect the elimination of the age‐restriction on the multi‐
family dwelling units 

 Reconfigure the lot lines and private roadways  

 Revise the SWM Concept Approval 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

 
 
 

 
 
 
 
 

 
 
 
 
 

 
 
 

Figure 4:  Approved Preliminary Plan (June 2013) 
 
 

2nd Street 

Main Street  Street B 

5th Street  Street C 

Lot 15 

Lot 20 
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Figure 5: Proposed Preliminary Plan (January 2016) 

 

Site Plan No. 820150060 consists of the construction of 53% of the total residential uses and 
0.08% of the total retail uses (Phase 2A), which includes the following: 

 647 residential uses (including 82 MPDUs) 

 7,325 sf. of retail uses within the first floor of Buildings K‐1 and M‐1 

 22% public use space 

 950 parking spaces (on average 1.5 spaces per residential unit) 

 Construction of recreational facilities,  

 Installation of public artworks, lighting, and landscaping 
 
Site Plan Amendment No. 82013025A updates the Final Forest Conservation Plan (“FFCP”) 
to include the changes being proposed in the Project Plan Amendment No. 92012004A, 
Preliminary Plan Amendment No. 12012021A, Site Plan Amendment No. 82013025B, and 
Site Plan No. 820150060. 

Street C 

Street B 

Main Street 

5th Street 

K‐1 

M‐1 



 

	

Page	11	

	

	 	

 
This amendment does not affect any additional forest or specimen trees, nor does it change 
the planting/retention requirements for the overall FFCP.  The Site Plan amendment is 
consistent with the previous approved plan. 

 
Community Outreach 
The Applicant has met all signage, noticing and pre‐submission meeting requirements. Notice 
for all four applications were sent out January 28, 2015 and February 9, 2015, and a community 
meeting was held in the evening on September 14, 2014 at the Germantown Public Library. Out 
of the 249 total notices that were mailed, approximately 26 residents attended the community 
meeting. Staff has also received community correspondence consistent with the issues raised 
during the community meeting (see Appendix G). The following consolidated list of concerns 
provides a brief summary based on the community meeting and the community 
correspondence received in writing. More detailed analysis is further articulated in the context 
of this report, under the respective findings.  
 

 Adequate Public Facilities: The conversion from active adult senior units into non age‐
restricted residential units will increase vehicular traffic, and overcrowd the local 
schools. 

 Development Standards: The community is concerned that there is not enough parking 
for the proposed mixed‐use development.  

 Development Phasing: The community would like more employment opportunities (e.g. 
office and retail uses) in the initial phases of construction. They are concerned about the 
jobs to housing ratio not meeting the intent of the Sector Plan.  

 Housing Inventory: The community would prefer townhouse units instead of multi‐
family as this building type assumes less densities and also provides a variety of housing 
opportunities.  
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SECTION 3: PROJECT PLAN 

PROJECT PLAN RECOMMENDATIONS AND CONDITIONS 

Staff recommends approval of Project Plan Amendment No. 92012004A, for a mixed‐use 
development (0.7 FAR) including 1,097,800 square feet of office uses, 91,400 square feet of 
retail, 1,227 residential units (including a minimum of 12.5% MPDUs), and a 350‐room hotel 
(243,240 sf.) on 107.70 acres of land zoned TMX‐2. The following conditions supersede all 
conditions in the original approval. All development elements as shown on the Project Plans 
submitted December 2015, are required except as modified by the following conditions: 
 
1. DEVELOPMENT CEILING 
         The development is limited to a maximum 0.7 FAR on the 107.70 acres, including the 

following: 
a. Employment uses may not exceed the following:  

1. 0.31 FAR 
2. Office Use: 1,097,800 square feet; 
3. Retail Use: 91,400 square feet; and 
4. Hotel Use: 350 rooms (243,240 square feet). 

b. Residential uses may not to exceed the following: 
1. 0.39 FAR 
2. Senior adult housing: 140 units; and  
3. Non age‐restricted multi‐family: 1,087 units 

 
2. BUILDING HEIGHTS AND DENSITY 

a. Building heights must not exceed 143 feet for the multi‐family, office, retail and hotel 
uses.  

b. The building heights of the multi‐family buildings, directly adjacent to the Cloverleaf 
community (southwest), must not exceed 50 feet. 

c. The building height of the Senior Adult housing facilities (identified as Building U, Lot 
22 on the Project Plan) must not exceed 72 feet. 

d. The building heights on the southern border must be terraced to ensure compatibility 
with the existing residential developments (e.g. Cloverleaf community). 
 

3. HOUSING 
The senior housing and associated facilities, hereinafter referred to as Senior Adult 
housing, must not be converted into non age‐restricted units without first revising the 
traffic study for the approved Project and Preliminary Plans. Occupancy of the Senior Adult 
housing is limited to persons 62 years and older as defined in Section 59‐A‐2.1 of the 
Zoning Ordinance.   
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4. MODERATE PRICED DWELLING UNITS (MPDUs) 

The development must provide a minimum of 12.5 percent MPDUs onsite, evenly 
distributed within the multi‐family buildings, and consistent with the requirements of 
Chapter 25A.  
a. Senior Adult housing facilities without a full kitchen do not qualify as a complete 

dwelling unit; therefore, the Senior Adult housing facility will not include MPDUs.  
b. Prior to the certification of each future Site Plan, the Department of Housing and 

Community Affairs (DHCA) must review and approve the bedroom distribution of the 
MPDUs.  

 
5. PUBLIC FACILITIES, AMENITIES, AND OTHER DESIGN FEATURES 

a. The Applicant must provide 51 percent of the net lot area for on‐site public use space, 
as shown on the Project Plan. The final design and details will be determined during 
the Site Plan review process. 

b. The streetscape design along the private streets must include street trees (at a 
maximum of 30 feet on‐center), street lights (at a maximum of 60 feet on‐center), 
public art, and street furniture.  

c. The building facades along the public and private streets must be setback a maximum 
of 28 feet from the curb along Century Boulevard and Crystal Rock Drive.  

d. Appropriate signage must be provided indicating that the public use spaces and the 
public artworks must be easily and readily accessible for the enjoyment of the general 
public. 

e. The public use space must include Black Hill Preserve, Preserve Plaza, Village Green 
North and South, Main Street East and West Park, Main Street Retail Plaza, South 
Residential Linear Parks, Gateway Plaza, Hiker/Biker Trail, Transit Plaza, neighborhood 
greens spaces and public artworks.  

f. The final locations for the retail uses must be oriented toward the streetscape along 
Century Blvd, the gateway entrance to the development (at the intersection of 
Century Blvd and Dorsey Mill Road) and the public use space areas.  
 

6. OTHER DESIGN FEATURES 
The Applicant will meet the goals and objectives set forth within the Table 2: Public 
Facilities, Amenities and Other Design Features (Optional Method development column, 
page 39 the Staff Report) of this Staff Report. As required in Section 59D‐2.11, the 
incorporation of other design features will create a sustainable environment capable of 
supporting the greater densities and intensities requested under the Optional Method of 
development. The Applicant must submit supporting drawings and documentation 
addressing the following criteria prior to the Certified Site Plan approval. 
a. Provide pedestrian sidewalks at a minimum width of 10 feet on both sides of public 

streets, and 5 feet on both sides of the private streets. The sidewalks must be free and 
clear of all obstructions, including but not limited to stairwells, utility boxes, and tree 
pits. 
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b. Provide a minimum tree canopy coverage of 40 percent of the total net tract area. The 
tree canopy coverage must include the preservation of existing forest and new tree 
plantings.  

c. Submit architectural drawings for the parking facilities (Buildings B and D) directly 
adjacent to I‐270, including architectural and design treatment for the northeast and 
southwest facades. 
 

7. PUBLIC USE SPACE 
All record plats that include public use space must include a note that all public use spaces 
as illustrated on the Certified Site Plan(s) must be maintained in perpetuity by the property 
owners and access must be provided to the general public. 
 

8. Building Lot Termination (BLTs) Development Right 
a. The Applicant must provide proof of purchase and/or payment of 14.17 BLTs to the 

Department of Permitting Services prior to the issuance of building permits for density 
in excess of the base 0.5 FAR (or 2,345,760 sf.) of combined non‐residential and 
residential square footage.  

b. Prior to the release of each building permit, the Applicant must submit to DPS a 
certified running tabulation of the individual building square footage and the 
cumulative total square footage for this project against the 0.5 FAR.  
 

9. DEVELOPMENT STAGING 
The development will be built in the following six phases. With the exception of Phase 1 
(already completed), the uses within Phases 2 thru 6 may be constructed in any order. 
However, the public amenities and facilities associated with the specific uses must be 
constructed with each phase as shown. The public use spaces and associated amenities 
listed below must reference the conditions above. The construction and inspection 
schedules will be determined at Site Plan.   
a. Phase 1 consists of the pre‐construction activities and construction of the public 

infrastructure, associated SWM facilities, and the realignment of Crystal Rock Drive 
and Century Blvd. 

b. Phase 2 (a and b) will include the construction of residential units (approximately 53% 
of the total number), clubhouse, office building (G) with associated retail uses, the 
350‐room hotel building (C) with associated retail uses, Senior housing facilities 
(Building U), a portion of the parking facilities (B), associated public amenities (Main 
Street: east/west parks and retail plaza), neighborhood green spaces, and necessary 
infrastructure. 

c. Phase 3 will include the construction of the remaining residential units (approximately 
46% of the total number), associated public amenities (South Residential Green, 
natural/hard surface hiker/biker trails, Nature Pavilion and Preserve Plaza), and 
infrastructure. 
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d. Phase 4 consists of office buildings (H) with associated retail uses, the remaining 
portion of the parking facilities, associated public amenities (natural/hard surface 
biker/hiker trail and Black Hill Preserve) and infrastructure.  

e. Phase 5 consists of the construction of two office buildings (Buildings I & F) with 
associated retail uses, remaining portion of the parking garage (Buildings B & D), 
associated public amenities (Gateway Plaza, and Village Green north/south), and 
infrastructure. 

f. Phase 6 consists of the construction of office building E, associated public amenities, 
and infrastructure. 
 

10. COORDINATION FOR ADDITIONAL APPROVALS REQUIRED PRIOR TO THE SITE PLAN 
APPROVAL 
a. The Applicant must coordinate with the Division of Transit Services with regard to 

improvements to Ride‐On bus facilities in the local vicinity of this project.   
b. The Applicant must coordinate with Montgomery County Department of Transportation 

regarding the bike station within the Transit Plaza.  
 
BASIS FOR CONSIDERATION 
 
The Project Plan Amendment was reviewed in accordance with Section 59‐D‐2.43, Basis for 
Consideration which states: In reaching its determination on the application for the Optional 
Method of development and in making the required findings, the Planning Board must 
consider: 

 
(a) The nature of the proposed site and development, including its size and shape, and the 

proposed size, shape, height, arrangement and design of structures. 
 

(b) Whether the open spaces, including developed open space, are sized and located to 
provide convenient areas for recreation, relaxation and social activities for the residents 
and patrons of the development and are planned, designed and situated to function as 
necessary physical and aesthetic open areas among and between individuals structures 
and groups of structures, and whether the setbacks, yards and related walkways are 
located and of sufficient dimensions to provide for adequate light, air, pedestrian 
circulation and necessary vehicular access. 

 
(c) Whether the vehicular circulation system, including access and off‐street parking and 

loading, is designed to provide an efficient, safe and convenient transportation system. 
 

(d) Whether the proposed development contributed to the overall pedestrian circulation 
system. Pedestrian walkways must: 

(1) be located, designed and sized to conveniently handle pedestrian traffic 
efficiently and without congestion;  
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(2) be separated from vehicular roadways and designed to be safe, pleasing and 
efficient for movement of pedestrians;  

(3) contribute to a network of efficient, convenient and adequate linkages in the 
area of the development including linkages among residential areas, open 
spaces, recreational areas, commercial and employment areas and public 
facilities. 
 

(e) The adequacy of landscaping, screening, parking and loading areas, service areas, 
lighting and signs, in relation to the type of use and neighborhood. 

 
(f) The adequacy of provisions for construction of moderately priced dwelling units in 

accordance with Chapter 25A if that chapter applies. 
 

(g)  The staging program and schedule of development. 
 
(g) The adequacy of forest conservation measures proposed to meet any requirements 

under Chapter 22A. 
 

(h) The adequacy of water resource protection measures proposed to meet any 
requirements under Chapter 19. 

 
FINDINGS & ANALYSIS 
 
The Project Plan Amendment was reviewed in accordance with Section 59‐D‐2.42 of the Zoning 
Ordinance, which establishes the following findings that must be made by the Planning Board 
and in concert with the basis considerations (listed above).  Staff makes the following findings: 
 
(a)  The application would comply with all of the intents and requirements of the zone. 
 
The Project Plan Amendment is being reviewed under the Zoning Ordinance in effect prior to 
October 30, 2014. The property is zoned TMX‐2. In accordance with the TMX‐2 Zone and the 
Project Plan requirements, the Optional Method of development must provide significant 
public facilities, amenities and other design features that will create an environment capable of 
supporting the greater densities and intensities.   
 
Section 59‐C‐14.212 of the Montgomery County Zoning Ordinance states the purpose and 
intent of this zone is to:   
 
(1) Implement the recommendations of the approved and adopted Sector Plans for Transit 

Station Development Areas by facilitating mixed‐use development with a compatible 
network of interconnecting streets, open spaces, plazas, and civic and community oriented 
uses. Providing flexible development standards, and encouraging designs that produce 
desirable relationships among individual buildings, the circulation system, public spaces, 
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and adjacent areas, and foster use of non‐auto forms of transportation, including 
pedestrian, bicycle, and public transit; 

 
The Project Plan implements the recommendations of the Sector Plan by providing a mixed‐
use development within walking distance of the proposed Corridor Cities Transit (CCT) 
station. In accordance with the original Project Plan approval, the amendment was 
reviewed as per the following established design criteria.   
 
Sector Plan and Design Guidelines for the Germantown Employment Area 
The 2009 Germantown Employment Area Sector Plan and 2010 Germantown Urban Design 
Guidelines provide specific planning and design recommendations for the property.  In 
addition to consistency with the Sector Plan and Design Guidelines, the Project Plan 
proposes a system of public facilities, amenities, and other design features that create an 
environment capable of supporting the greater densities and intensities permitted by the 
Optional Method of development as required in Section 59‐D‐2.11 of the Zoning Ordinance.  
 
The 2009 Germantown Employment Area Sector Plan and 2010 Urban Design Guidelines 
emphasize the creation of a mixed‐use neighborhood near transit facilities that include the 
following: 
 Public use spaces and placemaking features; 
 Linkages and pedestrian orientation; 
 Compatibility, solar orientation and green building technology; and  
 Environmental protection and conservation. 
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Figure 6: Proposed Project Plan 

 
Public Use Spaces and Placemaking Features  
In contrast to the Standard Method of development, the Optional Method provides an 
opportunity for additional public facilities, amenities, and other design features to foster a 
strong sense of place and create connections between the different uses. The public 
amenities are appropriately scaled based on the neighborhood’s hierarchy throughout the 
mixed‐use development. The hierarchy is based on the building heights and the character of 
the roadways. Open space areas directly adjacent to the public roadways, hiker/bike trails, 
and the Main Street central green spaces make the grandest gestures as these public 
facilities are more accessible to the general public (i.e. a larger population). Open space 
areas directly adjacent to the residential dwelling units and along the private roadways 
(internal to the site, along 5th Street and Streets B and C) are intentionally more intimate as 
these public facilities will be more accessible to the local residents (i.e. a smaller 
population). Other public use spaces, green spaces, on‐site recreation facilities, and off‐site 
design features add quality to the neighborhood, establish a way‐finding system, and create 
desirable placemaking characteristics. The following features were reviewed and 
reevaluated, based on the goals and objectives established by the original approval: 

Retail 

Office 

Hotel 

Low‐rise 
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 Public use space and public art – Onsite public use space equates to 51 percent 
(2,153,134 sf.) of the net tract area, which exceeds the 20 percent minimum required 
in the TMX‐2 zone.  The internal public use spaces that were approved with the 
original Project Plan have been redistributed along the street edge and adjacent to the 
hiker/biker trail system. These public spaces provide a variety of design features that 
help to create the place (i.e. placemaking techniques), in order to encourage 
community interaction and engagement (see Figure 7 below).  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Figure 7: Neighborhood Green Spaces 
 

Considering the size and scale of the development, the Art Review Panel recommends 
multiple locations for public art. The Applicant realizes the opportunities to brand the 
site, establish an efficient way‐finding system, and establish temporary and 
permanent exhibits throughout the development. The Applicant will also draw upon 
the support and partnerships with other local public facilities (e.g. the American Indian 
Heritage Education Association and BlackRock Center for the Arts).  

 
 Green Spaces – There are several neighborhood parks and green space areas 

throughout the development. These areas are appropriately scaled based on the 
adjacent uses. For instances, the parks and green space areas directly adjacent to the 
office and retail uses are quite large, because these spaces are typically used by the 
general public. The neighborhood parks, directly adjacent to the residential buildings 
are typically smaller and used by the local residents.       
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 On‐site recreational facilities ‐ The clubhouse, hiker/biker trail connections, multi‐
purpose fields, open lawn areas, and open play areas offer a variety of active and 
passive activities. The recreational supply and demand values are determined during 
the Site Plan process. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 8: Germanton Sector Plan Circulation Diagram (page 26) 

 Additional off‐site amenities ‐ The streetscape design within the public right‐of‐way 
provides a pedestrian connection to the CCT station and the trail system. In 
anticipation of constructing a mixed‐use development near the future CCT station, 
parkland was dedicated by the Applicant in 1994. The parkland dedication is not 
included within this application; however, it is publicly accessible (visually and 
physically) by the onsite natural/hard surface trail system.    

 
Linkages and Pedestrian Orientation 
In response to the recommendations in the Sector Plan (pages 26 and 36), the grid pattern of 
the public and private roadways give priority to pedestrians.  The Zoning Ordinance also 
encourages flexible designs that foster the use of non‐automobile forms of transportation 
(Section 59‐ C‐14.212 (a3)). The following features were reviewed and reevaluated, based on 
the goals and objectives established by the original approval:  
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 Network of pedestrian oriented streets, sidewalks and bikeways ‐ The Sector Plan (pages 
25 and 65) and the Design Guidelines recommend maximum block lengthens of 350 feet, 
because smaller block lengths encourage the walkability throughout the neighborhood. 
The entire mixed‐use development is organized around a street grid pattern. Crystal Rock 
Drive and Century Blvd. are the primary roadways, mainly intended to direct local and 
regional traffic through the development. These roadways have been realigned (as 
compared to the Germantown Sector Plan Circulation Diagram, Figure 8) into a grid pattern 
that intersects at a traffic circle.  The primary roadways will accommodate bicycles, 
motorcycles, vehicular traffic, and on‐street parking during off‐peak hours. The proposed 
Project Plan will eliminate 2nd Street (as indicated on Figure 9); therefore, increasing the 
block length by +220 feet. Blocks K and P are approximately +500 feet long by +350 feet 
wide. Although the length of the block has increased, the proposed buildings do not 
prohibit pedestrians from walking through the surface parking facility to Street B or C.  
 
 
 
 
  
 
 
 
 
 
 
 

 

 

 

 

 

 

 

 

Figure 9: Approved Project Plan (Street Grid & Green Space) 

The vehicular circulation along Century Blvd. is also improved, as the access from Block K 
has been eliminated. The vehicular traffic is safely diverted to Main Street and onto Street 

2nd Street 

Century Blvd. 

Street C 
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B, which ensures a safer distance from the traffic circle along Century Blvd. Street B 
(secondary roadway) is oriented in the north/south direction (parallel to Century Blvd.) and 
bisects the center of the development, creating an ideal connection through the 
neighborhood for local traffic (e.g. vehicles, cyclists, drivers, and pedestrians).  
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

 
 
 
 

Figure 10: Proposed Street Grid & Green Space 
 

 Access to public use spaces – Consistent with the original approval, access to public space 
is provided through the use of sidewalks and trails. Ground floor retail and public use 
spaces enhance the streetscape and are conveniently located along the primary roadways 
in order to attract transit commuters, activate the public use spaces, and calm vehicular 
traffic.  

 Streetscape ‐ The streetscape along Crystal Rock Drive and Century Boulevard (primary 
roadways) provides continuous pedestrian sidewalks (10 feet wide). The landscaping, 
outdoor dining space, retail spaces and seating areas enhance the pedestrian experience.  
These design features create vibrant pedestrian public spaces (Sector Plan, page 25). The 

Formerly 2nd Street 
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retail uses are also provided on the first floor of buildings K‐1 and M‐1 (see Figure 6), which 
will activity the street edge.  

 

 Dedication of streets ‐ Century Blvd. and Crystal Rock Drive were constructed in Phase I.  
The extension of Dorsey Mill Road was approved with the original Project Plan and Site 
Plan 82013025B. The design and construction of Dorsey Mill Road is subject to change 
based on the Applicant’s coordination with SHA’s approval. 
 

 Access to recreation and links to regional trial systems ‐ Natural surface trails and the 
hiker/biker trail system (hard surface) loop around the perimeter of the development and 
connects into existing regional trails. These pathways provide a “park‐like” setting for 
pedestrians, which is an alternative to the sidewalks within the streetscapes. The 8‐foot 
hiker/biker trail system may also include an educational component and can be used as a 
platform for displaying rotational public art pieces in partnerships with the local public 
facilities (i.e. BlackRock Center and/or the American Indian Heritage). Street B and Main 
Street also provide internal neighborhood connections to the public use spaces. Pedestrian 
sidewalks (minimum of width of 5‐feet) and shared pathways safely and efficiently connect 
into the 8‐foot hiker/biker trails.  

 
Compatibility, Solar Orientation, and Green Buildings Technology  
The following design features are intended to establish compatibility with existing and 
proposed adjacent development as required by the Zoning Ordinance.  The following features 
were reviewed and reevaluated, based on the goals and objectives established by the original 
approval:   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 11: Propsoed Building Layout & Footprints 
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 Compatibility and shadow impacts ‐ The neighborhood is located to the north of the 
existing Cloverleaf community. The proposed mixed‐use development is designed to 
minimize shadow impacts on the adjacent townhouse community and establish 
compatibility (Section 59C‐14.25). The relationship between individual buildings adds value 
and character to the adjacent uses. The tallest buildings onsite form an L‐shape pattern on 
the northern sides of the development, and provide a range in building heights (from 72‐
feet to 143‐feet max.). The office buildings and the hotel building are the tallest buildings 
onsite (143‐feet maximum), and will be visible from I‐270. The building heights gradually 
steps down from I‐270 (i.e. a change in scale) as the mixed‐use development approaches 
the southeast edge, adjacent to the Cloverleaf Center (existing residential community). The 
building’s massing and height reinforce the transition from the mixed‐use development to 
the residential community, which establishes the hierarchy of the neighborhood (i.e. the 
relationship) and provides a mechanism for way‐finding.    

 

 Building & Solar Orientation – The street grid pattern is aligned at a 45‐degree angle from a 
due east/west orientation. This orientation allows maximum utilization of the afternoon 
solar exposure on the buildings and public use spaces during the peak hours of the day. In 
the center of the development, the building footprints and frontages along Street B have 
been modified from the previous approvals to reflect the changes to the parking facilities. 
Street B is considered a secondary roadway, because it provides a direct connection (mainly 
utilized by the local residents) from the southeast to the northwest side of the 
development. Street B also provides access to the surface parking facilities (within the 
internal blocks). The multi‐family residential buildings have been broken up into smaller 
footprints (see Figure 11 above), and are designed to enclose the outer edges of the larger 
blocks (along Main Street, Street C, 5th Street, Century Blvd. and Crystal Rock Drive). The 
surface parking facilities are located at the center of each “combined‐block.” Car canopy 
structures (directly adjacent to the street edge, see Figure 12 below) are proposed to 
provide shade for the parked vehicles along this edge. These structures also help to frame 
and enclose the streetscape along Street B. Although, no solar panels are currently 
provided; the car canopy structures do not preclude the opportunity to add solar panels in 
the future.    
  

 Green neighborhood and buildings ‐ The multi‐family residential, office and hotel buildings 
will meet the required standard for LEED certification. The entire neighborhood design also 
parallels the principles established for green neighborhoods.  

 

 Building Lot Termination (BLTs) ‐ BLTs are required by the TMX‐2 Zone to support the 
Agricultural Land Preservation Fund under Chapter 2B (Section 59‐C‐14.27). For any building 
permit to construct floor area above the standard method of development, the Applicant is 
required to purchase BLTs at a rate of 12.5% of the total density that exceeds 0.5 FAR 
(2,345,760 sf.). Prior to construction of the remaining 0.2 FAR, the Applicant is required to 
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purchase 14.17 BLTs5 when the development reaches this threshold. The calculation of BLTs 
is based on the proportionate mix of residential (56% of the total requested density) and 
non‐residential uses (44% of the requested density).  
 

 
Figure 12: Car Canopy Structures 

 
Environmental Protection and Preservation 
In accordance with the original approval, the following environmental features were reviewed 
in order to protect and preserve the natural environment; thereby, decreasing the negative 
impacts on neighboring communities. 
 

                                                            
5 The BLTs Calculation (in ordinance with the old Zoning Ordinance): 4,691,520 sf. (gross tract area) x 

0.50 FAR = 2,345,760 sf. (or 0.50 FAR); 3,284,000 sf. (proposed density, or 0.70 FAR) – 2,345,760 sf. (0.50 

FAR) = 938,240 sf. (or 0.20 FAR); 938,240 sf. (or 0.20 FAR) x 0.125 = 117,280 sf. The residential uses will 

consist of 56%; while the non‐residential uses will consist of 44% of the total mix of uses. Therefore, the 

calculation to find the ratio of non‐residential and residential uses is based on the overall densities 

proposed (117,280 sf. x 0.44 = 51,603.20 sf. (non‐residential area) and 117,280 sf. x 0.56 = 65,676.80 

sf. (residential uses)). In contrast to the new Zoning Ordinance, the old Zoning Ordinance requires a 

separate square footage for non‐residential uses (9,000 sf.) and residential uses (7,500 sf.). Therefore, 

the purchase of 14.17 BLTs is based on these square footages (non‐residential: 65,676.80/ 9,000 sf. = 

7.29 BLTs; 51,603.20/ 7,500 sf. = 6.88 BLTs; 7.29 + 6.88 = 14.17 BLTs).  
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 Forest Conservation ‐ The Project Plan approval (Section 59‐D‐2.12(d7) and (d8)) requires 
compliance with Chapter 22A (Forest Conservation) and Chapter 19 (Water Quality 
Resource Protection, SWM). The stream valley buffer (located along the southwest and 
northwest Property boundaries) includes 9.8‐acres of forest and 0.04‐acres of wetlands. 
The forest conservation area exceeds the minimum threshold for forest retained; 
therefore, the Property has no reforestation requirements.  
 

 Wetland, habitat, and stream protection ‐ The forested edge (along the northwestern and 
southwestern boundary) provides a natural buffer between the proposed residential 
properties and the existing streams, wetlands, and wildlife habitats.  

 
 Tree Canopy ‐ The tree canopy calculations include the existing forest cover, the planted 

trees along the sidewalks, natural and hard surface trails, the stream valley buffer, and the 
afforested areas on‐site. The tree canopy for this development is no less than 40% of the 
gross tract area. The streetscape design accommodates bio‐retention facilities within the 
tree pits. The tree canopy along Street B and within the surface parking facilities will 
provide adequate shade for the parked vehicles and pedestrians.  
 

 Stormwater management facilities: The Environmental Site Design (ESD) standards are 
design to manage and treat surface runoff on‐site, limit the impacts of land disturbance, 
irrigate plantings, and replenish groundwater. 

 
As described above, the amended Project Plan will implement the recommendations of the 
Sector Plan and associated design guidelines. The Project Plan adds value to the 
underdeveloped property with the construction of a mixed‐use development, provides 
overlapping circulation systems, and fosters the use of non‐auto forms of transportation, 
including pedestrian, bicycle and public transit (i.e. more walkable) near the proposed CCT 
Station.    
 
(2) Encourage Land Assembly 

 
The property is owned by Lerner Enterprises (the Applicant). The Project Plan Amendment 
and Preliminary Plan Amendment will reassemble the previously approved 11 lots into 12 
lots and 5 parcels (see Appendix E). The entire property is 107.70 acres; the net tract area is 
96.92 acres (90% of the gross tract area).  
 

(3) provide a variety of housing opportunities; 
 
The Project Plan amendment is requesting a different housing type mix that reduces the 
variety of housing opportunities previously approved to included: 1) fee simple townhomes, 
2) age‐restricted multi‐family units, and 3) assisted living. This amendment proposes to 
modify the housing options to include: 1) non age‐restricted multi‐family dwelling units, and 
2) an assisted living facility on 96.92 acres of land. All of the 4‐story non age‐restricted 
multi‐family buildings (16 buildings), shown in the center of the development, will have a 
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very similar mid‐west color palette (indicated in Figures 13a and 13b) with somewhat 
random distribution throughout the development (reference Figure 14). The townhouse 
units that were originally approved to be constructed in Phase III are being eliminated.  
 
During the review, Staff recommended additional unit types in order to maintain a diversity 
of housing opportunities as recommended by the Sector Plan. See Appendix H for the 
concept diagram prepared by Staff.  The Applicant was not able to provide an additional 
building type, but made slight adjustments on the proposed building facades (Figures 15a 
and 15b) and provided the following justification: 
1) the existing grade in the southwest portions of the property are most suitable for 

multi‐family buildings as proposed; and 
2) selling individual lots (e.g. townhouse lots) is not consistent with the Applicant’s 

business model, as they are legacy real estate developers.  
 

Therefore, Staff recommends approval of the following building facades.  
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 
 
 
 
 
 
 

 
 
 
 
 
 

Figure 13a: Building Color Palettes 

Arizona Building Façade & Color Palette 

Oregon Building Façade & Color Palette 
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Figure 13b: Building Color Palettes 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 14: Proposed Building Layout 
 
 
 

Illinois Building Façade & Color Palette 
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Original Illinois Building Facade 

Revised Illinois Building Facade 

Original Building V‐1 Facade 

Revised Building V‐1 Facade 
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Figure 15a: Building Façade Adjustments 
 
 
 

 
 
 
 
 
 
 
 
 
 

 
 
 

 
 
 
 
 
 
 
 
 
 

Figure 15b: Building Façade Comparison 
 

 
(4) promote the effective use of transit facilities; and 

 
The close proximity of the property to the future CCT station facilitates the convenient use 
of public transit. The pedestrian circulation system connects sidewalks and hike/biker trails 
in order to generate high walking and transit scores within the neighborhood. The Sector 
Plan recommends that the minimum number of required off‐street parking spaces (6,295 
spaces) become the maximum allowed onsite. The M‐NCPPC Staff, DOT and the Applicant 
will continue to coordinate shared‐uses (e.g. pathways and parking) during the Site Plan 
approval process.  The specific details of shared parking agreements, bike‐share stations, 
real time Metro signage, carpooling, and vanpooling spaces may be incorporated into the 
office/ hotel lease agreements for the employment uses. Bus stops and bike share stations 
will be located onsite in order to encourage the effective use of public transit.  

 

Original Arizona Building Facade 

Revised Illinois Building Facade 
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(5) provide for Building Lot Terminations (BLTs). 

 
The Project Plan requires that the purchase of BLTs for the non‐residential and residential 
uses, which will be finalized during the Site Plan approval process. In accordance with the 
old Zoning Ordinance, the Applicant will be obligated to purchase approximately 6.88 BLTs 
for the non‐residential uses and approximately 7.29 BLTs for the residential uses, when the 
total allowable density exceeds the Standard Method of development. These calculations 
are proportionate to their respective uses. 

 
In accordance with the additional provisions for the optional method of development (Section 
59‐C‐14.25), the density and building height should generally decrease as the distance from a 
transit facility increases; and lower as the distance to single family homes decreases. 
Buildings are sited to minimize the impact of shadows on single family neighborhoods outside 
the TMX zones. Building heights may be adjusted to avoid or minimize environmental 
impacts; and the project meets all the standards and requirements of the TMX zone. 

 
The overall development generally conforms to the additional provisions for the Optional 
Method and the Sector Plan recommendations. The tallest office and hotel buildings (12‐
stories or 143‐feet) are located north of Century Blvd, Crystal Rock Drive and Dorsey Mill 
Road, away from the existing townhouses toward the southern edge of the development. 
The architectural design features of these buildings will be clearly visible from I‐270. The 
shortest residential buildings (approximately 2‐3 stories) are located directly adjacent to the 
forested stream village buffer and the existing townhouses. The residential and 
employment uses are located within walking distance of the CCT station, and the variations 
in building height are compatible with the neighboring properties. Other mixed use 
developments, within a 2‐mile radius of the property, include Century property (0.53 FAR 
on 58‐acres) and Milestone Business Center (0.42 FAR on 66‐acres).  

 
The following Table 1: Project Data compares the Sector Plan recommendations and the 
Zoning Ordinance requirements with the approved and amended Project Plans. 
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Table 1: Project Plan – Data Table for the TMX‐2 Zone  

                                                            
6 BLTs will be purchased and finalized during the Site Plan review process.  

  Required/Allowed 
(TMX‐2 Zone) 

Project Plan No. 
920120040 

Amended Project Plan 
No. 92012004A 

Gross Tract Area (TMX‐2 Zone) 
Public ROW Dedication  
Net Lot Area (TMX‐2 Zone)  

N/A 
461,593 sf. 10.61 ac. 

N/A 

4,691,520 sf. 107.70 ac. 
462,005 sf. 10.61 ac. 

4,229,515sf.   97.10 ac. 

4,691,520 sf. 107.70 ac. 
469,661 sf. 10.78 ac. 

4,221,751 sf.   96.92 ac 

Max. Commercial (gross floor 
area): 
 Office/Employment 
 Retail 
 Hotel (max. 350 rooms) 

Total Commercial  

 
 

1,500,000 sf. max. 
110,000 sf. max. 

Hotel 
1,610,000 sf. max. 

 
 

1,097,800 sf. 
91,400 sf. 

243,240 sf. 
1,432,440 sf. 

 
 

1,097,800 sf. 
91,400 sf. 

243,240 sf. 
1,432,440 sf. 

Residential Units: 
 Non Age‐restricted Units 
 Age‐restricted Units 
 MPDUs (min.) 

Total Units 

 
N/A 
N/A 

12.5% 
N/A 

 
440 units 

1,178 units 
190 units 

1,618 units 

 
934 units 
140 units 
153 units 

1,227 units  

Max. FAR: 
 Commercial Uses  
 Residential Uses 

Total FAR  

 
N/A 
N/A 
0.70 

 
0.31 (1,432,440 sf.) 
0.39 (1,851,560 sf.) 
0.70 (3,284,000 sf.) 

 
0.31 (1,432,440 sf.) 
0.39 (1,851,560 sf.) 
0.70 (3,284,000 sf.) 

Min. BLTs6 (12.5% of Floor Area) 
 Residential Uses 
 Non‐residential Uses 

Total BLTs 

 
9,000 sf./FA 
7,500 sf./ FA 

N/A 

 
7.3 
6.8 

14.1 

 
7.29 
6.88 

14.17 

Max. Building Setbacks (ft.): 
 From I‐270 
 From a residential zone 
 From parkland 

 
200  
25 

N/A 

 
200  
90 

170 

 
200  
90  

170  

Max. Building Height (ft.) 
Building C (Hotel) 
Building E (Office) 
Building F (Office) 
Building G (Office) 
Building H (Office) 
Building I (Office) 
Building J (Multi‐family) 
Buildings K (Multi‐family, 1‐3) 
Building L (Multi‐family) 
Building M (Multi‐family) 
Building N (Multi‐family) 
Building O (Multi‐family) 

143 
N/A 
N/A 
N/A 
N/A 
N/A 
N/A 
N/A 
N/A 
N/A 
N/A 
N/A 
N/A 

35 – 143 
143 
143 
143 
143 
143 
143 
125 
125 
125 
125 
50 

125 

35 ‐143 
143 
143 
143 
143 
143 
143 
125 
125 
N/A 
125 
50 

125 
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(b)  The application would be consistent with the applicable Sector plan. 

Staff finds that the amended Project Plan application conforms with the recommendations 
of the Adopted Sector Plan and the 2010 Germantown Urban Design Guidelines.  However, 
the following concerns were thoroughly examined with the Applicant during the review 
process.  
 
Future Phasing of Mixed‐Use Development 
The Office Market Assessment Report (prepared by the Planning Department, June 2015) 
was carefully compared to the recommendations of the Sector Plan. The primary intent of 
the Sector Plan is to create sustainable communities where residents have the opportunity 
to live, work, and play. Attracting and retaining qualified workers is critical to successful 
operations, and the factors that influence a company’s workforce include: access to transit, 
walkable streetscapes, and visibility from I‐270. The current vacancy rate in Germantown, 
Maryland is approximately 17.5% (existing office inventory of 3.2 million square feet). The 
most successful office clusters in Montgomery County are coupled with mixed‐use 
developments that create a strong sense of place and emphasis the quality of the 
surrounding environment. Per the development program, the Applicant is proposing to 
construct 100% of the residential uses within the first three phases of construction. Of the 
employment uses, office (Building G) with the associated retail uses and the hotel with 
associated retail uses are scheduled to be constructed as soon as Phase 2B.  
 
 
 

                                                            
7 Off‐street parking calculations to be finalized during the Site Plan review process.  

Building P (Multi‐family) 
Building Q (Multi‐family) 
Building R (Multi‐family) 
Building S (Multi‐family) 
Cluster S (Townhouses)  
Building T (Multi‐family) 
Building U/V (Assisted Living) 
Building V (Multi‐
family/Clubhouse) 
Building W (Multi‐family) 
Cluster W (Townhouses) 

N/A 
N/A 
N/A 
N/A 
N/A 
N/A 
N/A 
N/A 
N/A 
N/A 

125 
125 
72 

N/A 
50 
72 
72 
72 

N/A 
72  

125 
N/A 
72 
50 

N/A 
72 
72 
72 
72 

N/A 

Public Use Space (% of Net Tract): 
 On‐Site Public Use Space  

 
20%  

(845,909 sf.) 

 
41.24%  

(1,744,318 sf.) 

 
51%  

(2,143,100 sf.) 

Off‐street Parking:7 
 Min. Bicycle Spaces 
 Min. Motorcycle Spaces  

Total Spaces 

 
5%/spaces provided 
2% or 10 spaces/lot 

6,295 spaces 

 
315 spaces 
100 spaces 

6,295 spaces 

 
309 spaces 
120 spaces 

6,188 spaces 
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Balance of Jobs and Housing 
The Sector Plan recommends a maximum of 1,500,000 sf. of employment space, a 
maximum of 110,000 sf. of retail space and a hotel specifically for the Property (page 63); 
which could generate approximately 5,760 jobs. The intent is to achieve an overall balance 
of land uses for the entire Germantown planning area or a jobs to housing ratio of 
approximately 1.5 (page 18). The overall land use plan for the Employment Area could 
result in a ratio of jobs to housing of approximately 4.19. To achieve these results, the 
Sector Plan recommends a concentration of commercial mixed uses near the Town Center 
Core Area and a mix of uses including more employment mixed uses for sites located away 
from the Core Area (pages 44 and 45). The land use plan (page 62) also shows a substantial 
area for residential development on the interior of the Property and mixed‐use including 
housing along I‐270; the total number of dwelling units may not exceed 40% of the total 0.7 
FAR (page 63). In developing the North End District (west of I‐270), a minimum threshold of 
60% was established for employment uses.  

 
The Project Plan proposes a mix of office (1,097,800 sf.), a 350‐room hotel (243,240 sf.) and 
retail uses (91,400 sf.); which provides for approximately 5,106 jobs.  The jobs to housing 
ratio (approximately 4.15) will be more consistent with the recommendations of the Sector 
Plan, due to the reduction in the total number of residential units (1,227 units).    

 
Staff finds that the proposed mix of jobs and housing is consistent with the land use 
flexibility provided in the Sector Plan (page 18). The proposed mix of retail, office and hotel 
uses provides significant opportunities for employment with housing in the Germantown 
Employment Area.  The proposed mix of uses are appropriately located away from the 
concentration of commercial uses in the Town Core. 
 
Housing Inventory 
The Housing Incentives recommendations (page 29) states: “requiring a mix of unit types 
provides diversity in the housing product.” The approved Project Plan established three 
different housing types 1) assisted living, 2) multi‐family, and 3) townhouses. The current 
proposal will eliminate the townhouses and replace them with multi‐family buildings along 
the southern boundary of the property. The combined total number of units for Buildings S‐
1 and W‐1 (52 units) is less than the total number of townhouses (70 units) approved at this 
specific location.  
 
Although, Staff did not favor the elimination of the townhouse units, the Applicant has 
determined (through detailed engineering, Figure 16 below) that multi‐family buildings will 
more adequately address the grading issues along this edge of the property and better suits 
the economic model.  
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Figure 16: Grading Study of Other Housing Opportunities 
 
In order to have more variety, the Applicant is proposing to provide more three bedroom 
units and three different color palettes for each of the building facades.  
 
Streetscape & Neighborhood Walkabilty 
Per the Sector Plan recommendations (pages 25, 26, 33, 41, 61 and 65), pedestrians should 
have priority along the street. The Sector Plan recommends (on pages 25 and 65) shorter 
block lengths (250 feet to 350 feet). However, the largest block is 347 ft. wide by 494 ft. 
long (Blocks K & P, combined blocks, see Figure 17). Although the length of the block has 
increased, the circulation through the surface parking facility is feasible. Street B is a private 
roadway that runs parallel to Century Blvd, dissects the center of the development, and 
dead‐ends at Century Blvd., the transit plaza (along northern Property boundary), and the 
neighborhood green space (along the southern Property boundary). The initial Project Plan 
Amendment submittal requested angled parking spaces along Street B. At Staff’s request, 
the Applicant has since converted those spaces into parallel parking spaces in order to 
safely combine travel lanes for bikes and vehicles, and pedestrian‐friendly sidewalks. Street 
B will be a shared road, which connects into a dedicated bike lane on Main Street (page 32 
of the Sector Plan).  
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Figure 17: Amended Streetscape Design & Circulation 
 

Per the Urban Form recommendations of the Sector Plan (pages 10, 20, and 21), high 
quality landscape designs were encouraged through the design of neighborhood parks, 
green space areas, and through the activation of the streetscapes. The landscape and 
streetscape designs enhance the walkability of the site; which is the primary purpose of the 
zone.    

 
(c) Because of its location, size, intensity, design, operational characteristics and staging, it 

would be compatible with and not detrimental to, existing or potential development in 
the general neighborhood.   

 
The location, size, and intensity of the development are compatible with the existing 
developments in the general neighborhood. The development will not be detrimental to 
potential developments and supports future development by having completed the Century 
Blvd. and Crystal Rock Drive roadways through the site. The neighboring properties 
(Cloverleaf Center) consists of townhouse units. Germantown Town Center (i.e. Core 
Neighborhood) is located within a 2‐mile radius, south of the property. The proximity to 
regional amenities (i.e. Germantown Town Center, I‐270, BlackRock Center, Montgomery 
College, Holy Cross Hospital, etc.) and the proposed CCT station establish the property as a 
prime location for transit oriented development. Adequate access to the development and 
the proposed CCT station is provided along Crystal Rock Drive, Century Blvd., and Dorsey 
Mill Road. The urban grid pattern adequately manages the local and regional traffic flow 
through the development, reduces walking distances, provides alternative internal 
connections, and establishes the framework for an efficient streetscape design.  
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The design, orientation and operational characteristics provide a desirable and compatible 
transition to the existing townhouse community toward the south. Furthermore, the intent 
of the Sector Plan and TMX‐2 zone will be fulfilled through the construction of a sustainable 
transit oriented community near the proposed CCT station. The initial staging of the public 
amenities package includes the construction of shared‐use pathways, Crystal Rock Drive and 
Century Blvd., and the roadway dedication of 10.78 acres. In accordance with the 
Infrastructure Site Plan, the public roads are constructed. Existing forest within Black Hill 
Preserve (Lot 11) and the stream valley buffer (Open Space Parcel B) will be protected 
within easements according to the Final Forest Conservation Plan. A large central 
community space (Main Street Corridor), and will be developed within Phase II of 
construction. The public use spaces will be phased in conjunction with their associated uses. 
The staging meets the recommendations of the Sector Plan, and provides a comprehensive 
public amenities package that adequately accommodates the employment needs and public 
benefits of the community on and offsite. 

   
(d) The proposal would not overburden existing public services nor those programmed for 

availability concurrently with each stage of construction and, if located within a 
transportation management district designated under Chapter 42A, article II, is subject to 
a traffic mitigation agreement that meets the requirements of that article.  

 
The mixed‐use development will not overburden the existing public facilities and services, 
as the initial stages of construction include major roadway improvements to the existing 
public facilities. The Project and Preliminary Plans will satisfy the Local Area Transportation 
Review (LATR) requirements, and the Applicant is subject to enter into a traffic mitigation 
agreement (TMA). The TMA will all be finalized before the first stage of construction. The 
property is located within the Germantown West Policy Area; which does not stipulate any 
Transportation Policy Area (TPAR) trip mitigation requirements. The current proposal does 
not require a school facilities payment for the Seneca Valley School Cluster, as the 
utilization rate for this cluster does not exceed the 105% threshold. The Preliminary Plan 
section will discuss in further detail the Adequate Public Facilities (APF) required for this 
development.   
 
The development phasing currently consists of six stages. The first phase constructed the 
public roadway and infrastructure improvements that are necessary to ensure safe and 
adequate circulation on and offsite. The second stage of construction consists of residential, 
office, some retail, and hotel uses. The proposed surface and structured parking facilities 
(Building B and D on the Project Plan) and public use spaces will also be constructed in 
conjunction with their associated uses.  
 

(e) The proposal will be more efficient and desirable than could be accomplished by the use of 
the standard method of development. 
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The Optional Method of development (3,284,000 sf. or 0.7 FAR) is more desirable and uses 
land more efficiently than the Standard Method (2,345,750 sf. or 0.5 FAR).  The public 
facilities, amenities, and other design features that support the creation of a green 
neighborhood with greater densities are divided into the following categories:  

 
 Public use space and placemaking  ‐  Increases  the amount of public use space on and 

offsite and establish a sense of place within the community. 
 Linkages and pedestrian orientation ‐ Gives hierarchy to the pedestrian circulation 

systems, promotes active streetscapes, and encourages shared uses pathways.    
 Compatibility, solar orientation and green buildings – Meets the environmental 

objectives for green buildings in the Sector Plan (page 39 and 41), and the County’s 
requirements for sustainable buildings.  

 Environmental protection and preservation – The Forest Conservation Plan 
requirements (Chapter 22A) will be met on‐site; therefore, no afforestation is required. 
However, the Property will provide additional design features and the preservation of 
wetland resources. The tree canopy provided also plays a major role in decreasing the 
environmental impacts.   

  
Table 2 below compares the Standard and Optional Methods of development (public facilities, 
amenities and other design features).  
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Table 2: Comparison of the Standard Method with the Optional Method of Development in 
the TMX‐2 Zone  

Public Facilities, Amenities and Other Design Features 

Items  Standard 
Method 

Optional Method  Summaries 

Public Use Space and Placemaking 

 Min. On‐site public use 
space 

10 %  51 %  Percent of the net lot area 
(97.10 acres) 

 Public Art  N/A  Proposed  Public art has been discussed 
with the Art Review Panel, 
and the BlackRock Center  

 Open Space and 
Recreation  

Meets 
recreation 
standards 

Provides 
recreation and 
open space  

Meets the recreation 
standards and provides 
added open space  

Linkages and Pedestrian Orientation 

 Dedication and 
Construction of Crystal 
Rock Drive, Century 
Blvd and Dorsey Mill 
Road 

As Required   10.78 acres   Crystal Rock Drive, and 
Century Blvd. were 
constructed in the first 
development phase. 

 Max. walking distance 
to the CCT Station 

NA  Approx.¼ mile  All development within ¼ 
mile 

 Width of sidewalks and 
streetscape 

5 feet  5 feet to 10 feet 
wide  

Pedestrian‐friendly sidewalks 
that encourage way‐finding 
through the development. 

 Hiker/biker trails  N/A  Approximately 
1.25 miles, 8 feet 
wide within  

Loop system provided around 
the perimeter, to the Black 
Hill Regional Park and to the 
CCT 

Compatibility, Solar Orientation, Green Building Technology and BLTs 

 BLTs  NA  Provided   Provided based on the 
commercial (6.8), and 
residential (7.2) uses 

Environmental protection and preservation 

 Forest Preserved   52 %  52 %  Based on the requirements 
for forest conservation 

 Min. Tree Canopy  30 – 40 %  40 %  Forest conservation area plus 
a minimum of 600 trees 
added 

 Max. Building Coverage   75 %  35 %  Preserves green space areas 

 Wetland and stream 
protection 

Required  Proposed  Protects wetlands and 
streams  
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The Project Plan proposes to enhance the list of public use spaces below with the addition of 
five new public use spaces (“Neighborhood Parks”), and revisions to the South Residential 
Green Space.  
 

 
 

Figure 18: Landscape Plan (Public Use Spaces) 
 
1. Black Hill Preserve – Located north of Crystal Rock Drive, adjacent to Buildings E, J, O, and T. 
2. Gateway Plaza – Located north of Dorsey Mill Road, directly adjacent to Buildings I and N. 
3. Village Green North – Located south of I‐270 and north of Century Blvd., directly adjacent 

to Buildings B. F, and G.  
4. Village Green South – Located south of I‐270 and north of Century Blvd., directly adjacent 

to Buildings D, H, and I.    
5. Main Street ‐ Retail Plaza – Located south of I‐270 and north of Century Blvd., directly 

adjacent to Buildings C, G, and H. 
6. Main Street ‐ East Park – Located south of Century Blvd., toward the center of the Property 

between Buildings L and M.  
7. Main Street ‐ West Park – Located south of Century Blvd., toward the center of the 

Property between Buildings Q and R. 
8. Transit Plaza – NEW PUBLIC SPACE; Located at the intersection of Street B and Crystal Rock 

Drive.  
9. Neighborhood Parks – NEW PUBLIC USE SPACES 
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a. M‐1 Retail Plaza – Located near Building M‐1 at the intersection of 5th Street and 
Century Blvd. 

b. M‐3 Community Garden Area – Located near Building M‐3 at the intersection of 
Street B and 5th Street. 

c. R‐3 Bocce Ball Court – Located near Building R‐3 at the interest of Street B and 
5th Street. 

d. R‐3 Neighborhood Green – Located near Buildings R‐1 and R‐3 at the intersection 
of Street C and 5th Street.  

10. South Residential Green Space (aka “Linear Park”) – REVISED DESIGN; Located at the end 
of Dorsey Mill Road and Street B, between the existing Cloverleaf Center townhouses and 
the multi‐family Buildings S and W. 

11. Walking/Cycling Trail and Public Green Space – Located south of I‐270 and Black Hill 
Preserve, along the perimeter of the property.  

12. Nature Path and Connection to Black Hill Regional Park – Located south of I‐270 and Black 
Hill Preserve, near Buildings B and E. 

13. Nature Pavilion – Located south of I‐270 and Black Hill Preserve. Near the traffic circle at 
the intersection of Century Blvd. and Crystal Rock Drive, between Buildings E and J.  

14. Preserve Plaza – Located south of I‐270 and Black Hill Preserve. Near the traffic circle at the 
intersection of Century Blvd. and Crystal Rock Drive, between Buildings E and J. 

15. Park Dedication – Located off‐site, north of Black Hill Preserve.  
 

 (f) The proposal will include moderately priced dwelling units in accordance with Chapter 
25A of this Code, if the requirements of that chapter apply.   

 
The Project Plan must provide 12.5 percent MPDUs onsite (153 units) as required by 
Chapter 25A. In accordance with the conditions of approval, MPDUs will be evenly 
distributed within the multi‐family dwelling units. The Applicant and the Department of 
Housing and Community Affairs (DHCA) will continue to work on a final agreement during 
the Site Plan review process (see Appendix B for Agency Approvals). 
 

(g)   The proposal satisfies any applicable requirements for forest conservation under Chapter 
22A.   
 
The Final Forest Conservation Plan for the property was originally approved on August 15, 
2013 as Site Plan No. 820120250 Crystal Rock – Public Roads Infrastructure Plan and was 
subsequently updated to include the Dorsey Mill Road interchange #82013025B on 
December 17, 2015.  

 
(i)  The proposal satisfies any applicable requirements for water quality resources protection 

under Chapter 19. 
 

The Property is not located within a Special Protection Area, and a Water Quality Plan is not 
required.  The original SWM Concept was approved (November 2012) and uses a variety of 



 

	

Page	42	

	

	 	

stormwater management techniques to meet the ESD requirements. In accordance with the 
conditions of the original the SWM approval, each respective Site Plan application will 
require SWM approval.  

 
(j) Any public use space or public facility or amenity to be provided off‐site is consistent with 

the goals of the applicable Master or Sector Plan and serves the public interest better than 
providing the public use space or public facilities and amenities on‐site. 
 
The Project Plan exceeds the 20 percent minimum public use space requirement by 
providing approximately 51 percent of the net tract area. However, the parkland dedication 
(1994) and the streetscape (10.78‐acres) within the public ROW will provide additional 
public benefits off‐site.   

 
CONCLUSION 
 
The Staff recommends approval of the Project Plan No. 92012004A with the conditions 
described at the beginning of this section.  The Project Plan conforms with the 
recommendations in the Sector Plan and meets the requirements for the Optional Method of 
development in the TMX‐2 Zone. 
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SECTION 4: PRELIMINARY PLAN No. 12012021A 

 

RECOMMENDATIONS AND CONDITIONS 
 
The Preliminary Plan meets all requirements for Adequate Public Facilities, conformance with 
master plan and lot configuration established in Chapter 50 of the County Code, the Subdivision 
Regulations. The following conditions supersede the original approval, as all of the original 
conditions were consolidated within this report. Staff recommends approval of the Preliminary 
Plan Amendment No. 12012021A, including abandonment of certain portions of the Crystal 
Rock Drive right‐of‐way, subject to the following conditions: 
  

1) Approval under this Preliminary Plan is limited to 12 lots and 5 parcels for a maximum of 
1,097,800 square feet of office space, 91,400 square feet of retail space, a 350‐room 
hotel, and a total of 1,227 residential units (including 12.5% MPDUs). No more than 140 
of the units dedicated to Senior Adult housing units. 

2) The Housing and Related Facilities for Senior Adults, hereinafter referred to as Senior 
Adult housing, may not be converted into non age‐restricted units without first revising 
the traffic study for the approved Project and Preliminary Plans. Occupancy of the 
Senior Adult housing is limited to the definition (Section 59‐A‐2.1) in the Zoning 
Ordinance. Senior Adults are defined as persons 62 years and older.  

3) The Preliminary Plan must comply with all conditions of approval for the Project Plan 
No. 92012004A.  

4) Prior to the release of the first building permit for Phase 2 of the development, as 
specified in the Preliminary Plan, the Applicant must submit design details to the 
Montgomery County Department of Transportation (“MCDOT”) and the State Highway 
Administration (“SHA”) and construct the following roadway improvements to the 
extent required by MCDOT and SHA:  
a. Construct Crystal Rock Drive and Century Boulevard to full width standards through 

the Property. 
b. At the MD 27/Brink Road intersection: 

 Construct a second westbound through lane on Brink Road. 

 Provide necessary traffic signal modifications. 
c. The Applicant must participate on a pro rata share to provide the following 

improvements at the MD 355/ West Old Baltimore Road intersection. 
1. Widen eastbound approach of West Old Baltimore Road to provide for a 

separate right‐turn lane to southbound MD 355. 
2. Widen the northbound approach of MD 355 to provide for a separate left‐

turn lane on to westbound West Old Baltimore Road. 
3. Widen the southbound approach of MD 355 to provide separate right‐turn 

lane to westbound West Old Baltimore Road. 
4. Install traffic signal if warranted by the background development. 
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5) Prior to the release of a building permit for the 356th residential unit in Phase 2 of the 
development as specified in the Preliminary Plan, the Applicant must submit 70% design 
completion details to SHA and MCDOT for the MD 118/MD 355 intersection to construct 
the following improvements: 

 On MD 355, construct a third southbound through/right‐turn lane. 

 On MD 355, construct a second left‐turn lane to eastbound MD 118. 

 On MD 118, construct a separate right turn lane on to northbound MD 355. 

 Provide necessary traffic signal modification 
These improvements must be completed prior to the issuance of any use and occupancy 

permit exceeding 549th residential unit. 

6) Prior to the release of a building permit for the 356th unit in Phase 2 of the development 
as specified in the Preliminary Plan, the Applicant must complete 100% design to SHA 
and MCDOT and posting of bonds at MD 27/MD 355 to construct the following 
improvements: 

 Construct a second dedicated left‐turn lane on MD 27 to northbound MD 
355. 

 Provide necessary traffic signal modifications 
These improvements must be completed prior to the issuance of any use and occupancy 

permit exceeding 549th residential unit. 

7) Prior to release of each building permit, the Applicant must submit to DPS a certified 
running tabulation of the vehicle trips associated with the individual building square 
footage and the cumulative total of vehicle trips associated with each building permit 
pulled on the property. Prior to the vehicle threshold being met, the Applicant must the 
construct the following improvements before the release of the triggering building 
permit.  
a. Prior to the release of any building permit exceeding 22% of the total peak hour 

trips (549 vehicle trips in the AM or 512 vehicle trips in the PM, whichever 
threshold is met first) for the development as specified in the Preliminary Plan, the 
Applicant must construct the following improvements at the intersection of Father 
Hurley Boulevard and Crystal Rock Drive: 

 On eastbound MD 117, construct a second left‐turn lane to northbound MD 
118. 

 Provide necessary traffic signal modifications as per MCDOT. 

 Construct a second dedicated right‐turn lane on Crystal Rock Drive to 
eastbound Father Hurley Boulevard. 

 Provide necessary traffic signal modifications 
b. Prior to the release of any building permit exceeding 30% of the total peak hour 

trips (749 vehicle trips in the AM or 698 vehicle trips in the PM, whichever 
threshold is met first) for the development as specified in the Preliminary Plan, the 
Applicant must construct the following improvements at the intersection of MD 118 
and MD 117 : 
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 On eastbound MD 117, construct a second left‐turn lane to northbound MD 
118. 

 Provide necessary traffic signal modifications 
c. Prior to the release of any building permit exceeding 35% of the total peak hour 

trips (873 vehicle trips in the AM or 815 vehicle trips in the PM, whichever 
threshold is met first) for the development as specified in the Preliminary Plan, the 
Applicant must construct the following improvements at the intersection of Ridge 
Road/MD27 and Observation Drive: 

 Restripe a second left‐turn lane on southbound Observation Drive to 
eastbound MD 27. 

 Provide necessary traffic signal modifications. 
8) The Applicant must show on the record plat a parcel for the following private streets as 

well as construct the roads to the design standards specified below: 
a. Private Street A with a minimum parcel width of 68 feet from 1st Street to 5th 

Street. Private Street A must be constructed to Montgomery County Department of 
Transportation (“MCDOT”) Road Code Standard MC‐2003.12: Primary/Principal 
Secondary Residential Street Modified as shown on the Certified Preliminary Plan. 

b. Private Street B with a minimum parcel width of 68 feet from Crystal Rock Drive to 
5th Street. Private Street B must be constructed to Montgomery County 
Department of Transportation (“MCDOT”) Road Code Standard MC‐2003.12: 
Primary/Principal Secondary Residential Street Modified as shown on the Certified 
Preliminary Plan. 

c. Private Street C with a minimum parcel width of 68 feet from Crystal Rock Drive to 
5th Street. Private Street C must be constructed to MCDOT Road Code Standard MC‐
2003.12: Primary/Principal Secondary Residential Street Modified as shown on the 
Certified Preliminary Plan. 

d. Private 1st Street with a minimum parcel width of 68 feet from Century Boulevard 
to Street A. Private 1st Street must be constructed to MCDOT Road Code Standard 
MC‐2003.12: Primary/Principal Secondary Residential Street Modified as shown on 
the Certified Preliminary Plan. 

e. Private 2nd Street with a minimum parcel width of 68 feet from Century Boulevard 
to Street A. Private 2nd Street must be constructed to MCDOT Road Code Standard 
MC‐2003.12: Primary/Principal Secondary Residential Street Modified as shown on 
the Certified Preliminary Plan. 

f. Private 3rd Street with a minimum parcel width of 68 feet from Century Boulevard 
to Street A. Private 3rd Street must be constructed to MCDOT Road Code Standard 
MC‐2003.12: Primary/Principal Secondary Residential Street Modified as shown on 
the Certified Preliminary Plan. 

g. Private 4th Street with a minimum parcel width of 68 feet from Century Boulevard 
to Street A. Private 4th Street must be constructed to MCDOT Road Code Standard 
MC‐2003.12: Primary/Principal Secondary Residential Street Modified as shown on 
the Certified Preliminary Plan. 
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h. Private 5th Street with a minimum parcel width of 68 feet from Street C to Street A. 
Private 5th Street must be constructed to MCDOT Road Code Standard MC‐2003.12: 
Primary/Principal Secondary Residential Street Modified as shown on the Certified 
Preliminary Plan. 

i. Private Main Street (North and South sections) with a minimum parcel width of 163 
feet from Street C to Street A.  Private Main Street must be constructed to MCDOT 
Road Code Standard MC‐2003.09: Primary/Principal Secondary Residential Street 
Modified as shown on the Certified Preliminary Plan. 

9) The Planning Board accepts the recommendations of the Montgomery County 
Department of Permitting Service (MCDPS) Water Resources Section in its stormwater 
management concept letter dated November 16, 2016, and hereby incorporates them 
as conditions of approval.  The Applicant must comply with each of the 
recommendations as set forth in the letter, which the MCDPS Water Resources Section 
may amend if the amendments do not conflict with other conditions of Site Plan 
approval.  The MCDPS Water Resources Section will review, approve, and inspect all 
landscaping within the Storm Water Management easements and facilities. 

10) 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 
(DPS) at the time of building permit. 

11) Final location and number of MPDUs to be determined at the time of Site Plan. 
12) The Applicant must provide proof of purchase and/or payment of the required BLTs 

within each phase of development in accordance with the Site Plan conditions.  
13) The record plat must reflect the following: private streets from back of curb to back of 

curb to be located within separate parcels; private streets and adjacent sidewalks to be 
included within a public use and access easement.   

14) The record plat must reflect a Category I easement over all areas of stream valley 
buffers and forest conservation as shown on the approved forest conservation plan.    

15) The record plat must reflect all areas under Homeowners Association (HOA) ownership, 
if applicable, and specifically identify stormwater management parcels.  

16) The final number and location of buildings, dwelling units, on‐site parking, site 
circulation, sidewalks, and bike paths will be determined at Site Plan.  

17) In the event that a subsequent Site Plan approval substantially modifies the subdivision 
shown on the approved Preliminary Plan with respect to lot configuration, location or 
right‐of‐way width or alignment, or an increase in units or square footage above those 
specified in Condition #1, the Applicant must obtain approval of a Preliminary Plan 
amendment prior to certification of the Site Plan.   

18) At the time of Site plan, the Applicant must comply with Section 59‐C‐14.27 of the 
Zoning Ordinance regarding Special Regulations for use of BLT Development Rights.   

19) The Adequate Public Facility (“APF”) review for the Preliminary Plan will remain valid for 
a total of 145 months (12 years) from the date of mailing of this Planning Board 
Resolution according to the following schedule: 



 

	

Page	47	

	

	 	

 Within 85 months (7 years) ‐ Issuance of building permits for Phases I and II as 

identified by Project Plan. 

 Beyond 85 months (years 7 ‐12) – issuance of building permits for all remaining 

development. 

FINDINGS & ANALYSIS 
 
The site is located at the northwest corner of Father Hurley Bouelvard and I‐270. Crystal Rock 
Drive, a master plan business district street traverses through the site. As Crystal Rock Drive 
enters the roundabout, and heads in a north‐south direction, it becomes Century Boulevard. 
Additionally, the Corridor Cities Transitway (CCT) is proposed to run in the median of Century 
Boulevard and cross over I‐270 on the future Dorsey Mill Road bridge. The Dorsey Mill bridge 
and CCT alignment run along the southern edge of the development, but the CCT does enter 
the property. 
 
Crystal Rock Drive/Century Boulevard is currently under construction by the Applicant as part of 
an Infrastructure Site Plan (No. 20130250) approval from the entrance to the Crystal Rock Trail 
through the property to the terminus of Century Boulevard approximately 500 feet north of 
Kinster Drive. The road is being constructed to its ultimate section with four travel lanes (two in 
each direction) in a 100‐foot right‐of‐way and will be public road. None of the proposed 
development will have vehicle driveways that directly access Crystal Rock Drive or Century 
Boulevard. Instead, all of the vehicle entrances to the development on the Property will be 
served by private streets that will connect to Crystal Rock Drive and Century Boulevard. 
 
As part of the Preliminary Plan approval, the Applicant has proposed construction of the 
development in two phases; Phase 1 consists of the construction of Crystal Rock Drive and 
Century Boulevard. Phase 2A consists of 647 multifamily residential units that will be 
constructed to the south of Crystal Rock Drive and west of Century Boulevard. As part of Phase 
2A, Street B, Street C, 5th Street, and North and South Main Street will be constructed. The 
second phase can consist of all or a portion of the total development that is associated with full 
build‐out of this Preliminary Plan. All of the private streets will have lanes no wider than 11 
feet, will contain sidewalks on both sides, and will be able to accommodate bicycles.  Except for 
Crystal Rock Drive/Century Boulevard, all of the streets within the development are proposed 
to be private streets. These streets are private so that design exceptions can more easily be 
implemented, and serve to access the proposed development.  The Applicant is proposing to 
construct the roads to Montgomery County Department of Transportation (MCDOT) standards 
to ensure that they are constructed to an acceptable standard. 
 
Along with the proposed bicycle improvements, the Applicant has identified a number of 
transportation improvements that will be needed based on future conditions. These 
improvements are proposed to be phased with development instead of every improvement 
being required before the first building permit was issued, which were a part of the conditions 
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of the approved Preliminary Plan. The improvements are fairly wide reaching and are identified 
in the Local Area Transportation Review section. 
 
Vehicle parking for Phase 2A is being provided in one car parking garages under some of the 
multifamily buildings, but predominately on surface lots. It is expected the future phases of 
development will provide a majority of their parking in parking garages. Bicycle parking is being 
provided in bicycle parking facilities throughout the development, based on the pre‐October 
30, 2014 zoning code requirements. 
 
Ride‐on Routes 83 and 98 provide bus service within close proximity of the 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. 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 a little less than one mile from the 
property 
 
Sector Plan Transportation Facilities 
The 2009 Germantown Employment Sector Plan contains the following recommendations for 
roadway, transit, and bikeway facilities: 
I. Crystal Rock Drive/Century Boulevard 

a. A business district street (B‐11) with four lanes (two in each direction) and a 
right‐of‐way of 100 feet. 

II. Dorsey Mill Road extended:  
a. A business district street (B‐11) with four lanes (two in each direction) and a 

right‐of‐way of 150 feet. 
b. A 50‐foot transitway for the future CCT. 
c. A shared‐use path (SP‐66). 

 
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. 
 
Adequate Public Facilities (APF) 
The site is located within the Seneca Valley school cluster. The public schools within this cluster 
are reviewed on an annual basis. Based on the modifications proposed in this application, a 
school facilities payment is not required. The utilization rate is well below the standard 
threshold.  
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As conditioned, the subject Preliminary Plan for the proposed 1,097,800 square feet of office 
space, 91,400 square feet of ancillary retail space, 350 hotel rooms, 140 assisted living facility 
beds, and 1,087 multifamily residential units will satisfy the LATR and TPAR requirements of the 
Adequate Public Facilities (APF) review as conditioned. 
 
The peak‐hour trip generation estimated for the proposed development was based on trip 
generation rates from M‐NCPPC in the LATR/TPAR Guidelines for office, retail, multifamily 
residential, and assisted living and from the ITE Trip Generation Manual, 9th Edition for the 
proposed hotel use.  The property currently has approval for 1,115,000 square feet of office 
space, 310 hotel rooms, 91,400 square feet of ancillary retail space, 100 bed assisted living 
facility, 440 multifamily residential units, 70 townhomes, and 1,008 senior independent living 
units. The Applicant is proposing to lower the office development, increase the number of beds 
in the assisted living facility, and change the residential mix to allow for all non‐age restricted 
multifamily units. The currently approved development and the proposed development are 
shown below in the Site Trip Generation Table 3. The proposed development would generate 
117 additional trips in the AM peak hour and 113 additional trips in the PM peak hour 
compared to their current approval as shown in Table 3. The retail space was considered to be 
ancillary retail in the initial Preliminary Plan, which means the retail space is meant to support 
the proposed development and not attract any trips from outside the development, thus the 
100% internal capture of the retail trips. 
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Table 3: Site Trip Generation 

 
 
Local Area Transportation Review (LATR) 
A traffic study dated April 20, 2015 (with a supplemental memo dated on August 14, 2015), was 
submitted to determine the impact of the proposed development on the area transportation 
system. Twenty‐one local intersections were identified as critical intersections for analysis to 
determine whether they meet the applicable congestion standard. The traffic impact study (TIS) 
for the original Preliminary Plan evaluated 32 intersections. However, as stated in the 
LATR/TPAR guidelines, any intersection that had an increase of 5 CLV or less, based on the new 
development program, did not have to be reanalyzed. There was one intersection (Brink Road 
and Ridge Road (MD27)) in the TIS for the original Preliminary Plan that did not increase by 5 
CLV but an improvement was identified. The Brink Road/Ridge Road intersection was not 
reanalyzed with the updated TIS but the Applicant agreed to construct the improvement that 
was part of their original conditions of approval. This was also the same case for the 
intersection of Frederick Road (MD 355) and West Old Baltimore Road. The Applicant did not 
have to reanalyze the intersection but agree to complete their mitigation requirement as 
conditioned in the original Preliminary Plan approval. 
 
The intersections in the TIS are located in the Germantown West Policy Area with a Critical Lane 
Volume (CLV) standard of 1,425 and in the Germantown Town Center Policy Area with a CLV of 
1,600. The proposed development trips were added to the existing and the background traffic 
(trips generated from approved but un‐built developments) to determine the total future 

In Out Total In Out Total

Currently Approved

General Office sq. ft. (M‐NCPPC) 1,115,000 SF 1,642 245 1,888 276 1,349 1,626

Hotel (ITE‐310) 350 rooms 120 76 196 110 97 207

General Retail sq. ft. (M‐NCPPC) 91,400 SF 120 111 232 482 445 926

100% internal capture retail ‐120 ‐111 ‐232 ‐482 ‐445 ‐926

Assisted Living 100 beds 2 1 3 3 3 6

Residential Multifamily (M‐NCPPC) 440 units 36 143 179 137 71 208

Townhomes (M‐NCPPC) 70 units 6 28 34 39 19 58

Independent Living (M‐NCPPC) 1,008 units 61 20 81 55 56 111

Total Approved Trips 1,867 514 2,380 621 1,595 2,215

Proposed Development

General Office sq. ft. (M‐NCPPC) 1,097,800 SF 1,617 242 1,858 272 1,329 1,601

Hotel (ITE‐310) 350 rooms 120 76 196 110 97 207

General Retail sq. ft. (M‐NCPPC) 91,400 SF 120 111 232 482 445 926

100% internal capture retail ‐120 ‐111 ‐232 ‐482 ‐445 ‐926

Assisted Living 140 beds 3 1 4 4 4 8

Residential Multifamily (M‐NCPPC) 1,087 units 88 350 438 338 174 512

Total Proposed Trips 1,827 669 2,496 724 1,604 2,328

Net New Trips ‐39 155 117 103 9 113

Development SF/Units

AM Peak Hour PM Peak Hour
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traffic. The total future traffic was assigned to the critical intersections to evaluate the total 
future CLVs. The result of CLV calculation is shown in the Table 4 (below). Five of the 
intersections will not operate at acceptable conditions under the background development 
condition and the CLV is made worse under the total future condition with the propose uses.  
 
The five intersections that are failing under the background and total traffic conditions are 
Father Hurley Drive and Crystal Rock Drive, MD 355 and MD 27, MD 117 and MD 118, MD 355 
and MD 118, and MD 27 and Observation Drive. At Father Hurley Drive and Crystal Rock the 
Applicant is able to bring the intersection back under the congestion threshold by constructing 
a second northbound right turn lane on Crystal Rock Drive to head west of Father Hurley 
Boulevard. Originally the Applicant has proposed to convert one of the two through lanes on 
Crystal Rock Drive to a second right turn lane. This would have created one left turn, one 
through lane, and two right turns lane on northbound Crystal Rock Drive. This improvement 
was not deemed acceptable to MCDOT‐ Traffic Engineering, which did not want to see the loss 
of the second through lane. The Applicant subsequently agreed to construct a second right turn 
lane and it is now a condition of approval. At MD 355 and MD 27, the Applicant is constructing 
a second eastbound left turn on MD 27. At MD 118 and MD 117 the Applicant is constructing a 
second northbound left turn lane on MD 118.  At MD 27 and Observation Drive, the Applicant is 
restriping a second southbound left turn lane on Observation. The pavement for this lane 
already exists, but the turn lane is currently striped out.  
 
Finally, on MD 355 and MD 118, the Applicant had originally proposed to construct a third 
northbound left turn lane on MD 355 in addition to a second southbound left turn on MD 355, 
and separate westbound right turn lane on MD 118. This improvement was identified and 
conditioned as part of the original Preliminary Plan approval. However, M‐NCPPC staff 
requested that the Applicant remove the third northbound left turn lane on MD 355 and 
instead construct a third southbound through lane on MD 355. If a third left turn lane was 
constructed on MD 355 northbound, this would have greatly reduced the possibility of 
implementing the Master Plan (2009 Germantown Employment Sector Plan) of having MD 355 
be a six lane facility (three lanes in each direction). This request was sent to SHA, which agreed 
to change but also requested that the other intersection improvements remain. The Applicant 
agreed to the request and will be responsible for constructing a third southbound through lane 
on MD 355, a second left turn lane on southbound MD 355, and a separate right turn lane on 
MD 118. This improvement does not bring the intersection to acceptable congestion standard 
of 1,425. With the improvements and the total traffic condition, the CLV at the intersection is at 
1,550 in the PM peak hour. However, based on the LATR/TPAR guidelines, any Applicant that 
contributes traffic to a failing intersection must mitigate 150% the CLV increase associated with 
their site traffic. In the case of this Applicant, they are increasing the CLV intersection at this 
intersection by 19 CLV in the PM peak hour, from 1,627 to 1,646. This is the difference between 
the background traffic condition and total traffic condition. Thus the Applicant must mitigate at 
least 29 CLV (the 19 CLV increase plus 50%, which is 10 CLV), which means that the CLV in the 
future condition with the Applicant’s traffic cannot be higher than 1,617. Based on the 
improvements the Applicant has brought the failing condition in the PM total traffic condition 
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from 1,646 to 1,550, which is below 1,617 or a decrease of 94 CLV. Thus the Applicant has 
satisfied their commitment to mitigate the traffic congestion at this intersection. 
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Table 4: Summary of Critical Lane Volume (CLV) Calculations 

 
 
Local Area Transportation Review (LATR) 
The Property is located in the Germantown West Policy Area.  According to the 2012‐2016 
Subdivision Staging Policy (SSP), the Germantown West Policy Area is adequate for the roadway 

AM PM AM PM AM PM AM PM

CLV Standard 1,600 419 589 453 712 717 1,012 ‐‐‐ ‐‐‐

Exceed CLV  no  no  no  no  no  no ‐‐‐ ‐‐‐

CLV Standard 1,600 312 384 729 636 1,305 1,108 ‐‐‐ ‐‐‐

Exceed CLV  no  no  no  no  no  no ‐‐‐ ‐‐‐

CLV Standard 1,425 812 761 862 805 967 843 ‐‐‐ ‐‐‐

Exceed CLV  no  no  no  no  no  no ‐‐‐ ‐‐‐

CLV Standard 1,425 871 954 956 1,032 1,060 1,069 ‐‐‐ ‐‐‐

Exceed CLV  no  no  no  no  no  no ‐‐‐ ‐‐‐

CLV Standard 1,425 771 756 829 831 863 921 ‐‐‐ ‐‐‐

Exceed CLV  no  no  no  no  no  no ‐‐‐ ‐‐‐

CLV Standard 1,425 798 893 858 971 892 1,062 ‐‐‐ ‐‐‐

Exceed CLV  no  no  no  no  no  no ‐‐‐ ‐‐‐

CLV Standard 1,425 758 1,136 904 1,357 1,044 1,660 1,044 1,306

Exceed CLV  no  no  no  no  no  yes  no  no

CLV Standard 1,425 635 719 769 836 871 893 ‐‐‐ ‐‐‐

Exceed CLV  no  no  no  no  no  no ‐‐‐ ‐‐‐

CLV Standard 1,425 1,076 1,218 1,346 1,510 1,395 1,564 1,280 1,299

Exceed CLV  no  no  no  yes  no  yes  no  no

CLV Standard 1,425 977 1,078 1,256 1,389 1,286 1,507 1,158 1,341

Exceed CLV  no  no  no  no  no  yes  no  no

CLV Standard 1,425 478 589 563 755 590 856 ‐‐‐ ‐‐‐

Exceed CLV  no  no  no  no  no  no ‐‐‐ ‐‐‐

CLV Standard 1,600 939 1,102 1,011 1,247 1,344 1,500 ‐‐‐ ‐‐‐

Exceed CLV  no  no  no  no  no  no ‐‐‐ ‐‐‐

CLV Standard 1,600 815 1,004 874 1,202 1,305 1,466 ‐‐‐ ‐‐‐

Exceed CLV  no  no  no  no  no  no ‐‐‐ ‐‐‐

CLV Standard 1,425 711 977 900 1,108 1,195 1,241 ‐‐‐ ‐‐‐

Exceed CLV  no  no  no  no  no  no ‐‐‐ ‐‐‐

CLV Standard 1,425 645 962 782 1,167 978 1,253 ‐‐‐ ‐‐‐

Exceed CLV  no  no  no  no  no  no ‐‐‐ ‐‐‐

CLV Standard 1,425 642 890 888 1,252 1,025 1,311 ‐‐‐ ‐‐‐

Exceed CLV  no  no  no  no  no  no ‐‐‐ ‐‐‐

CLV Standard 1,425 585 673 653 883 790 1,005 ‐‐‐ ‐‐‐

Exceed CLV  no  no  no  no  no  no ‐‐‐ ‐‐‐

CLV Standard 1,425 1,063 1,282 1,355 1,627 1,535 1,646 1,328 1,550

Exceed CLV  no  no  no  yes  yes  yes  no  yes

CLV Standard 1,600 641 758 694 873 779 1,076 ‐‐‐ ‐‐‐

Exceed CLV  no  no  no  no  no  no ‐‐‐ ‐‐‐

CLV Standard 1,425 1,050 829 1,069 904 1,081 961 ‐‐‐ ‐‐‐

Exceed CLV  no  no  no  no  no  no ‐‐‐ ‐‐‐

CLV Standard 1,425 1,001 1,087 1,387 1,374 1,440 1,521 1,338 1,374

Exceed CLV  no  no  no  no  yes  yes  no  no

CLV Standard 1,425 ‐‐‐ ‐‐‐ ‐‐‐ ‐‐‐ 1,067 1,004 ‐‐‐ ‐‐‐

Exceed CLV ‐‐‐ ‐‐‐ ‐‐‐ ‐‐‐  no  no ‐‐‐ ‐‐‐
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test but inadequate under the transit test; therefore, a TPAR payment of 25% of the General 
District Transportation Impact Tax is required. The timing and amount of the payment will be in 
accordance with that set in Chapter 52 of the Montgomery County Code. 
 
Lot Configuration  
The size, shape, width, and orientation of the lots were reviewed to determine if the lots are 
appropriate given the location of this development and for the types of uses intended for each 
lot.  The grid pattern is specifically recommended by the Sector Plan to reduce the length of the 
overall blocks in order to create a more walkable community.  As indicated on the amended 
Project Plan, Blocks K and P were extended to combine Blocks L and Q (as shown on the 
approved Project Plan).  Lots K and P will accommodate multi‐family buildings. Although, 2nd 
Street was eliminated in this application, the through movement for pedestrians can still occur 
given the placement and orientation of the multi‐family buildings.   
 
. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 19: Building Setbacks 

 
The building heights gradually step down towards the existing townhomes along Kinster Drive. 
However, the individual smaller lots that were originally approved for the southern portions of 
the property, will be replaced with larger lots to accommodate multi‐family buildings. The 
Applicant has determined that townhouse lots are not feasible at this particular location, and 
that the multi‐family buildings (larger lots) may be setback at a further distance from the 
existing townhouses within the Cloverleaf Center community. As indicated in Figure 19, the 
hiker/biker trail is further enhanced with additional green space, which is ultimately consistent 
with the walkability recommendations of the Sector Plan. The lots are appropriately sized to 



 

	

Page	55	

	

	 	

meet the Sector Plan recommendations for building massing and compatibility to the transit 
station 
 
Forest Conservation 
The Project Plan was found to be in conformance with Chapter 22A of the Montgomery County 
Forest Conservation Law., therefore, the Preliminary Plan also conforms to Chapter 22A 
because it is unchanged from the Project Plan.  
 

CONCLUSION 
 
The Preliminary Plan and Site Plan applications have been evaluated by Staff, the Montgomery 
County Department of Transportation, the Maryland State Highway Administration, and the 
Montgomery County Department of Fire and Rescue Services all of which support the 
transportation elements of the Plan. Staff finds the proposed accesses to the site, as shown on 
the Preliminary Plan, to be adequate to serve the traffic generated by the development. Staff 
also finds that the internal and external pedestrian and bicycle circulation and walkways as 
shown on the Plans will provide adequate movement of pedestrian traffic and bicycle traffic. 
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SECTION 5: SITE PLAN No. 820150060 
 

Staff recommends approval of Site Plan No. 820150060.  All site development elements shown 
on the latest electronic version as of the date of this Staff Report submitted via ePlans to the M‐
NCPPC are required except as modified by the following conditions.8 
 
Previous Approvals 
1. Project Plan Conformance 

The development must comply with the conditions of approval for the amended Project Plan 
No. 92012004A. 
 

2. Preliminary Plan Conformance 
The development must comply with the conditions of approval for the amended Preliminary 
Plan No. 12012021A. 

 
3. Public Roads Infrastructure Site Plan 

The development must comply with the conditions of approval for the amended Site Plan No. 
82013025A. 
 

4. Stormwater Management  
The Planning Board accepts the recommendations of the Montgomery County Department 
of Permitting Service (MCDPS) Water Resources Section in its stormwater management 
concept letter dated January 29, 2016, and hereby incorporates them as conditions of 
approval.  The Applicant must comply with each of the recommendations as set forth in the 
letter, which the MCDPS Water Resources Section may amend if the amendments do not 
conflict with other conditions of Site Plan approval.  The MCDPS Water Resources Section 
will review, approve, and inspect all landscaping within the Storm Water Management 
easements and facilities. 

 
5. Recreation Facilities 

a) Before  Certified  Site  Plan  approval,  the  Applicant  must  meet  the  square  footage 
requirements  for  all  of  the  applicable  recreational  elements  and  demonstrate  to M‐
NCPPC Staff that each element meets M‐NCPPC Recreation Guidelines.  

b) The Applicant must provide at a minimum the following recreation facilities: an outdoor 
tot  lot, an  indoor kid zone, multi‐age playground, six picnic tables (6), benches (20), an 
open play area, Bocce court (in lieu of Horseshoes), hiker/biker trail, pedestrian network, 
outdoor swimming pool, indoor community space, and indoor fitness center.   

 
 
 

                                                            
8 For the purposes of these conditions, the term “Applicant” shall also mean the developer, the owner or any 

successor (s) in interest to the terms of this approval. 
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6. Maintenance of Public Amenities 
The Applicant is responsible for maintaining all publicly accessible amenities including, but 
not limited to the public artwork(s), pedestrian system (trails and sidewalks), bicycle 
network, private streets, electric charging stations, on‐street parking facilities, linear parks 
(tot lot, multi‐age playground, and dog‐friendly park), outdoor pavilions, trash receptacles, 
seating areas, and bike facilities (transit plaza).  
 

7. Public Use Space, Facilities, and Amenities 
a) The Applicant must provide a minimum of 49.2‐acres of public use space (51% of net 

lot area) on‐site.   
b) The public use spaces include: the Main Street Parks (East and West), Main Street 

Streetscape, the neighborhood parks (along 5th Street), the retail plaza (near Buildings 
M‐1 and M‐3), and the south residential linear park (near Buildings N‐1, S‐1 and W‐1).    

c) The Applicant must construct the streetscape improvements, including the 
undergrounding of utilities, along the property’s frontage along the public and private 
roadways, consistent with their respective Certified Site Plan.  

d) Before the issuance of use and occupancy certificates for the mixed development, all 
public use space areas on the property must be completed. 

 
8. Public Art  

The Planning Board accepts the recommendations of the Art Review Panel as described in 
their letter dated January 25, 2016 and hereby incorporates them as conditions of 
approval.  
a) The Applicant must install the public art concept designed by artist Pard Morrison and 

the Arts on the Block organization, as presented to the Planning Board’s Art Review 
Panel on November 18, 2015, and illustrated in the Certified Site Plan. 

b) Any significant changes to the concept must be presented to the Art Review Panel and 
approved by M‐NCPPC Staff before Certified Site Plan. 

c) Significant changes to the concept may require a Site Plan Amendment. 
d) The Certified Site Plan must contain site details that clearly indicate the overall 

dimensions, prescribed materials, necessary lighting fixtures, footers and fasteners to 
ensure adequate safety and proper inspection of the artworks by the Arts and 
Humanities Council of Montgomery County (“AHCMC”) and Montgomery County 
Department of Permitting Services (“DPS”). This information will come from the 
engineered drawings, certified by the structural engineer.  

e) The appropriate signage should also be clearly visible on‐site, specifically identifying 
the title of the piece, artist name, materials, completion date, and overall dimensions.  

f) Prior to final inspection of the public artwork(s), the Applicant must submit to the 
Public Art Coordinator with the Maryland – National Capital Park and Planning 
Commission (M‐NCPPC) at least three images of the artwork(s) on‐site and 
information regarding the 1) associated project number, 2) title of the piece, 3) date of 
completion, 4) description of materials used, and 5) address. This information will be 
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added to the existing inventory of the public artworks throughout the County 
(http://www.mcatlas.org/art/). 

 
9. Circulation Systems 

a) The Applicant must provide 950 total parking spaces (including 32 van accessible 
handicap spaces) and 48 public bicycle parking spaces.  

b) The bicycle spaces must be in a secured, well‐lit location (weather protected 
preferred). The specific location(s) and site details of the public bicycle rack(s) must be 
included in the Certified Site Plan.  

c) The Applicant must provide a minimum of 5‐foot wide sidewalks along the street 
edge. The dimension of the sidewalks must be indicated on the Certified Site Plan.  

d) Private Street B must have “sharrows” marked on the pavement and be specified on 
the Certified Site Plan. Sharrows must be installed when the road is built to the 
standard as specified in this Preliminary Plan 12012021A. 

e) The Applicant must install “Bicyclists May Use Full Lane” signs consistent with the 
Manual on Uniform Traffic Control Devices (MUTCD) on both sides of Private Street B 
and specified on the Certified Site Plan.  The signs must be installed when the road is 
built to the standard as specified in this Preliminary Plan 12012021A. 

f) Private Main Street (North and South sections) must have separated bicycle lanes 
marked on the pavement and be specified on the Certified Site Plan.  Bike lanes to be 
installed when the road is built to the standard as specified in this Preliminary Plan 
12012021A. 

g) Prior to the certification of the Site Plan, the Applicant must satisfy the conditions of 
approval as prescribe by the Montgomery County Department of Permitting Services – 
Right of Way Division (DPS‐ROW) in a letter dated January 20, 2016. DPS‐ROW will 
send confirmation regarding their approval to M‐NCPPC.   

 
10. Fire and Rescue 

The Planning Board accepts the recommendations of the Montgomery County Fire and 
Rescue Services (MCFRS) Fire Code Enforcement Section in its letter dated January 15, 
2016, and hereby incorporates them as conditions of approval.  The Applicant must comply 
with each of the recommendations as set forth in the letter, which MCFRS may amend if the 
amendments do not conflict with other conditions of Site Plan approval. 
a) On‐street parking is prohibited within the fire lanes. 
b) Provide no parking signage details, in accordance with Fire Lane Establishment Order 

dated January 14. 2016, in the Certified Site Plan.   
 

11. Moderately Priced Dwelling Units (MPDUs) 
The Planning Board accepts the recommendations of Department of Housing and 
Community Affairs (DHCA) in its letter dated January 29, 2016, and hereby incorporates 
them as conditions of the Site Plan approval.  The Applicant must comply with each of the 
recommendations as set forth in the letter, which DHCA may amend provided that the 
amendments do not conflict with other conditions of the Site Plan approval. 
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a) The development must provide a minimum of 12.5 percent MPDUs on‐site consistent 
with the requirements of Chapter 25A.  

b) DHCA will need to review and approve the unit mix of the MPDUs at Certified Site 
Plan.  

 
12. Site Design 

a) Prior to the certification of the Site Plan, the Applicant must provide a building layout 
plan that indicates the location of four (4) distinct building facades. The building 
facades will reinforce the neighborhood character and way‐finding, establishing a 
system of hierarchy.  

b) The exterior architectural character, proportion, materials, and articulation of the 
MPDUs must be substantially similar to the exterior architectural character, 
proportion, materials, and articulation of the market‐rate units.  

c) The retaining walls along Crystal Rock Drive will be terraced, and will not exceed 130‐
feet in length along the roadway. The edges of the retaining walls will be softened 
with landscaping or activated with public artwork(s). 

d) Direct access from the individual entrances of the multi‐family units to the pedestrian 
sidewalk will be provided along Crystal Rock Drive and Century Blvd., whenever the 
topography is most feasible. The feasibility of the existing grades will be determined 
by the number of stairs needed; there should be no more than 6 consecutive steps 
with a 6‐inch rise and 18‐inch tread).    

e) Relocate the trash compactor area (on Lot 19) away from the main entrance of the 
site near the intersection of Century Blvd. and Dorsey Mill Road.  

f) Provide playground blow‐up and site details specifically identifying the materials, 
footers and adequate fall zones on the Certified Site Plan. 

g) Prior to the release of the first building permit, the Applicant must provide 
architectural building facades and a building layout plan that correspondence to a 
system of hierarchy. 

h) The architectural embellishments at the corner of intersecting streetscapes (i.e. 
gateways) must be highlighted in order to emphasis a change in hierarchy or scale.    

 
13. Building Lot Terminations (BLTs) 

a) The Applicant must provide proof of purchase and/or payment of 14.17 BLTs to the 
DPS prior to the issuance of the building permit(s) for density in excess of the base 
0.5 FAR (2,345,760 sf.) of combined construction of residential and non‐residential 
square footage. 

b) Prior to the release of each building permit, the Applicant must submit to DPS a 
certified running tabulation of the individual building square footages and the 
cumulative total square footage against the 0.5 FAR.  

 
14. Landscaping 

a) Shade trees along the pathways and trails will be professionally pruned so as not to 
obstruct the views of vehicles, bikes and pedestrians.  
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b) Provide a streetscape detail demonstrating an adequate clearing height along the 
pathways.  

c) The streetscape design along the private streets will include street trees (at a 
maximum of 30 feet on‐center), pedestrian oriented street lights (at a maximum of 
60 feet on‐center), public art, and street furniture.  

d) The shade trees within the parking facility will be spaced at a maximum of 30 feet on‐
center.   

 
15. Lighting 

a) Before issuance of the any building permit, the Applicant must provide certification 
to M‐NCPPC Staff from a qualified professional that the lighting plans conform to the 
Illuminating Engineering Society of North America (IESNA) standards for mixed‐use 
development. 

b) All onsite down‐lights must have full cut‐off fixtures. 
c) Deflectors will be installed on all fixtures causing potential glare or excess 

illumination. 
d) Illumination levels must not exceed 0.5 footcandles (fc) at any property line abutting 

county roads and residential properties. 
e) The light pole height must not exceed 17 feet including the mounting base. 

 
16. Site Plan Surety and Maintenance Agreement 

Prior to issuance of any building permit, the Applicant must enter into a Site Plan Surety and 
Maintenance Agreement with the Planning Board in a form approved by the M‐NCPPC Office 
of General Counsel that outlines the responsibilities of the Applicant.  The Agreement must 
include 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) Prior  to  the  release of  the  first building permit, M‐NCPPC Staff will  review  the cost 

estimate of the materials and facilities, in order to establish the total surety amount.  
b) The cost estimate must include applicable Site Plan elements, including, but not limited 

to plant material, on‐site  lighting,  recreational  facilities,  site  furniture, mailbox pad 
sites, trash enclosures, retaining walls, fences, railings, private roads, public artwork(s), 
pathways and associated  improvements within the relevant blocks of development.  
The  surety must be posted before  issuance of  the any building permit within each 
relevant block of development and will be tied to the development program. 

c) The bond or surety must be tied to the development program, and completion of all 
improvements covered by the surety for each phase of development will be followed 
by inspection and potential reduction of the surety. 

d) The bond or surety for each block shall be clearly described within the Site Plan Surety 
&  Maintenance  Agreement  including  all  relevant  conditions  and  specific  sheets 
depicting the limits of each block.   
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17. Development Program 
The Applicant must construct the development in accordance with a development program 
table that will be reviewed and approved prior to the approval of the Certified Site Plan.     
 

18. Certified Site Plan 
Before 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 Final Forest Conservation approval letter, stormwater management 

concept approval letter, development program, and Site Plan resolution (and other 
applicable resolutions) on the approval or cover sheet(s). 

b) Add a note to the Site Plan stating that “M‐NCPPC Staff must inspect all tree‐save 
areas and protection devices before clearing and grading.” 

c) Add a note stating that “Minor modifications to the limits of disturbance shown on 
the site plan within the public right‐of‐way for utility connections may be done during 
the review of the right‐of‐way permit drawings by the Department of Permitting 
Services.” 

d) Modify data table to reflect development standards approved by the Planning Board. 
e) Ensure consistency of all details and layout between Site and Landscape Plans. 

 
 
FINDINGS & ANALYSIS 
 

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, or is consistent with an 
approved project plan for the optional method of development, if required, unless the 
Planning Board expressly modifies any element of the project plan. 
 
A development plan, diagrammatic plan or a schematic development plan are not 
required for this development. As discussed in the concurrent Project and Preliminary 
Plan Amendments, this Site Plan conforms to the Amended Project Plan No. 92012004A.  
 

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 proposed uses are allowed in the TMX‐2 Zone, and the Site Plan fulfills the purposes 
of the zone by 1) demonstrating conformance with the Sector Plan, 2) encouraging land 
assembly, 3) providing a variety of housing opportunities, 4) promoting the effective use 
of transit facilitates, and 5) providing for BLTs. Under the Optional Method of 
development, greater densities are permitted, but additional public facilities and 
amenities must be provided by the Applicant. Table 5: Project Data Table compares the 
previously approved and amended Project Plan to this Site Plan application.   
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The Site Plan meets all of the development standards of the zone.  With respect to 
building height, setbacks, and the density of this development is under all the maximum 
standards allowed.  With respect to public use space and green spaces, this 
development exceeds the 20% requirement. 
 

Table 5: Site Plan ‐ Data Table for the TMX‐2 Zone 

  Approved Project 
Plan No. 920120040 

Amended Project 
Plan No. 92012004A 

Site Plan Application 
No. 820150060 

Gross Tract Area  4,691,520 sf. 
(107.70 ac.) 

4,691,520 sf. 
(107.70 ac.) 

1,286,871 sf.  
(29.54 ac.) 

Roadway Dedication(s)  462,005 sf. 
(10.61 ac.) 

469,661 sf. 
(10.78 ac.) 

N/A 

Net Tract Area   4,229,515 sf.  
(91.70 ac.) 

4,221,751 sf. 
(96.92 ac.) 

91,286,871 sf.  
(29.54 ac.) 

       

       

Uses:       

Residential Market‐Rate  400 units  1,087 units  567 units 

Residential ‐ MPDUs  12.5%  12.5%  12.63% 

Total Residential  1,618 units  1,227 units  647 units 

Retail  91,400 sf.   91,400 sf.  7,325 sf. 

Density:       

Commercial  0.31 (1,532,440 sf.)  0.31  7,325 sf. 

Residential   0.39 (1,851,560 sf.)  0.39  895,615 sf. 

Total   0.7 (3,284,000 sf.)  0.7  902,940 sf.  

Public Use Space:       

On‐site Public Use Space  41.24%  51%  22.9% 

Parking Lot Green Area  5%  5%  5% 

       

Building Heights (feet)  35 ‐ 143  35 – 143   35‐ 143 

       
       

 
 
 
 
 

 
 
 

                                                            
9 Net tract area is roughly 30% of the gross tract area for entire development. 
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Approved Project 

Plan No. 920120040 

 
Amended Project 

Plan No. 92012004A 

 
Site Plan Application 

No. 820150060 

Building Setbacks (feet):       

From I‐270  200  200  850 

Adj. to Public ROW  0  0  0 

Adj.  to Residential Zone  90  90  147 

From Parkland  170  170  170 

       

Total Parking (spaces):  6,295  6,188  950 

On‐street Parking  N/A  N/A  172 

Off‐street Parking  N/A  N/A  778 

Handicap Accessible  20   N/A  32 

Bicycle Parking  48   N/A  48 

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

and pedestrian and vehicular circulation systems are adequate, safe, and efficient. 
 
There are 16 total multi‐family buildings proposed in Phase 2A. The multi‐family 
buildings front onto the public roadways (Century Blvd. and Crystal Rock Drive), Main 
Street, Street C, and 5th Street. Staff was initially concerned that the internal surface 
parking facilities were not adequately buffered from the street edge. The areas of most 
concern are highlighted below: 

 
1) 5th Street Corridor: Neighborhood parks alternate between Buildings M‐3 and R‐3. 

Considering the proposed rhythm and the amount of green space along the street 
edge, Staff initially recommended that the buildings be extended to eliminate the 
middle parks. Expanding the building edge would minimize the street opening at the 
intersection of Street B and 5th Street, increase the total number of residential units, 
and allows the redistribution of the recreational amenities/ programmed activities 
to the corners or Main Street parks. In an effort to address Staff’s original 
recommendation, the Applicant is proposing to use carports and landscaping to 
adequately buffer the surface parking and enclose the neighborhood parks.  
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Figure 20: Linear Neighborhood Park along 5th Street 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 21: Trash Compactor Plan View 
 

2) Location of the Trash Compactor at Building N‐1: Staff has conditioned that the 
location of the trash compactor, as shown in Figure 21 and 22, be relocated away 
from the Century Blvd. and Dorsey Mill Road entrance and the existing townhouses 
(i.e. the Cloverleaf Community) to ensure no visual or noise impacts on the adjacent 
uses and roadways.  

Street B 

M‐3 R‐3 

N‐1 S‐1 

W‐1 

Linear Neighborhood Park 

N‐1 
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Figure 22: Trash Compactor Cross‐Section 
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Figure 23: Surface Parking (Century Blvd.) 
 

3) Surface Parking Area Adjacent to Century Blvd.: Staff initially recommended that 
Building K‐1 be extended to eliminate the wall along Century Blvd. and surface parking 
in this area. In an effort to address Staff’s original recommendation, the Applicant is 
proposing a screen wall with landscaping as indicated in Figure 23 above. The 
combination of landscaping and screen wall will adequately buffer the surface parking 
facility from Century Blvd. and provide more parking for the residents.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 24: Surface Parking (Street B and Street C) 
 

4)  Views toward Surface Parking Facilities: Staff was initially concerned about the 
vehicular and pedestrian circulation along Street B and Street C, and adequate screening 
of the surface parking facilities (Figure 24 above). Staff’s original recommendation was 
to extend the building edges in order to frame major views, screen surface parking, and 
eliminate the angled parking spaces on Street B. In an effort to address Staff’s original 
recommendations, the Applicant removed the angled parking along Street B and is 
currently proposing to use carports and landscaping to adequately screen the surface 
parking facilities along Streets B and C.  

 
Staff finds that the circulation along the public and private roadways is safe and 
efficient. With the addition of the carports and plantings, the surface parking facilities 
are adequately buffered from the street edge. The shade trees within the surface 
parking facilities and along the streetscape will decrease the heat island effects and 
provides adequate shade for pedestrians.     



 

	

Page	67	

	

	 	

 
Crystal Rock Drive serves as the primary entrance for residents and visitors. This street is 
a public roadway that should be treated like the front door to the overall development. 
Along Crystal Rock Drive, the initial Site Plan submittal did not provide direct access to 
the pedestrian sidewalk from the residential units (Buildings K‐3 and P‐3), but instead 
had retaining walls adjacent to the street edge. The Applicant has since reduced the 
length of the retaining walls and provided direct access from some of the residential 
units. However, due to the existing topography the retaining walls cannot be completely 
eliminated. 
 
Staff finds the locations of the buildings and structures to be adequate, while meeting 
the aesthetic concerns established by the Sector Plan, and do not pose any safety 
concerns on the site. 
 
Public Use Space, Open Space and Recreational Amenities 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Figure 25: Public Use Space Diagram 

 
Phase 2A will provide 22.9% public use space; which exceeds the 20% public use space 
requirement. In accordance with the Development Program, the following spaces will be 
constructed with this application: 
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Figure 26: Community Clubhouse (Building V‐1) 

The Community Clubhouse is located at the end of Main Street (near the southwest 
boundary). The public facilities are located on the first floor of Building V‐1 (clubhouse/ 
multi‐family building), and will be open to the residents in the other multi‐family buildings. 
The clubhouse will include an outdoor swimming pool with dining space, indoor fitness 
center, indoor business center, indoor billiards room, indoor game room, indoor pet spa, 
etc.  

 
Figure 27: Main Street Public Use Space (left)   
            
 
 
Main Street Green Space  
(Indicated on the actual plan in the east/west orientation) 
 
 
The Main Street public use space is located in the center of 
the development, and functions as the community’s 
formal gathering space. The actual green space is 
approximately 85‐feet by 805‐feet and includes: 2 outdoor 
pavilions, outdoor seating areas, public art, and open lawn 
areas. 
 
A sculpture by Pard Morrison and artistic pavers by Arts on 
the Block (public art components) will be incorporated into 
the design to activate and engage the users of the public 
space.  
 
 

North 



 

	

Page	69	

	

	 	

 
 
 
 
 
 
 
 
 
 
 
 

Figure 27: Neighborhood Green (Linear Park) 
 
The linear neighborhood park, adjacent to Buildings S‐1 and N‐1, has five different 
recreational areas (see Figure 27). These public facilities are open to the public and 
provide regional connection between the existing townhouse community (toward the 
south) and the proposed residential units along the south edge. The community will 
enjoy the benefit of an 8‐foot hiker/biker trail (labeled No. 5), two playgrounds (a tot lot 
and a multi‐age facility, Nos. 2 and 3), two open play areas (Nos. 1 and 4), and an 
outdoor pavilion (near No. 5).  

5th Street 

1  2 

3  45 

N‐1S‐1
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Figure 28: 5th Street Public Use Spaces (left) 
(Indicated on the actual plan in the east/west orientation) 
 
There are four different neighborhood plazas and 
recreational areas along 5th Street, directly adjacent to 
Buildings M‐1, M‐3, R‐1, and R‐3. The first area (No. 1) is 
located at the intersection of Century Blvd. and 5th Street, 
and functions as an outdoor seating area for the adjacent 
retail space in Building M‐1. The lawn area, directly adjacent 
to the retail space, softens the corner edge and welcomes 
visitors entering the development from Dorsey Mill, Century 
Blvd., and the CCT station.   The two center public use spaces 
(Nos. 2 and 3 on Figure 28) are programmed to be a 
community garden and a bocce ball court. The last public use 
space (No.4 on Figure 28), located at the corner of 5th Street 
and C Street, and is a planted median with seating areas that 
also softens the corner edge. 
 
 
 
 

Figure 29: Transit Plaza (left)  
(Indicated on the actual plan in the 
east/west orientation) 
 
The transit plaza public use space is 
located at the intersection of Crystal 
Rock Drive and Street B, directly 
adjacent to the Metro bus stop. This 
space (approximately 7,000 square 
feet) is specifically intended to serve 
the needs of cyclists and pedestrians. 
Residents will enjoy the benefit of 
having a shared bike station, bike 
racks, and open lawn area within this 
space. The carports along the edge of 
the park will be used to screen the 
surface parking facilities.  

 

1

2
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4
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Landscaping provides a screen for the parking, open space is used for stormwater 
management, a traditional foundation planting area for the building, and as a colorful 
space for ornamental plantings.  Street trees and lighting are provided along the street 
to enhance the pedestrian environment.  Interior lighting will create enough visibility to 
provide safety but not so much as to cause glare on the adjacent roads or properties.  
The Applicant will fulfill the recreational requirements by providing a number of 
different active and passive facilities including but not limited to: a pedestrian trail 
system, bike station and shared use pathways, an outdoor swimming pool, outdoor 
seating areas, playgrounds, and open lawn areas. The open spaces, landscaping, and site 
details will adequately and efficiently address the needs of the proposed uses.  
 
Circulation Systems 
The vehicular, pedestrian and bicycle circulation systems are fully integrated throughout 
the development. The streetscapes and the community culture are enhanced by 
overlapping circulation systems. Due to the low volume and low speeds anticipated on 
Street C and 5th Street, it is assumed that bicyclists will be able to share the lane with 
vehicles. No special bicycle signing is expected to be needed on Street C or 5th Street. 
Street B runs through the heart of development and still is considered to be the main 
serving north‐south bicycle route upon completion of the entire development. Street B 
is the street where most of the vehicles entering the site as it dissects the development 
and provide access to the parking facilities. In order to establish this street as the main 
north‐south on‐street bicycle route through the development, sharrows are proposed 
on the street in addition to signs indicating that bicyclists may use the full lane of Street 
B.  
 
North and South Main Street is also proposed to have an enhanced bicycle route. This 
street operates as a couplet (one‐way pair) with vehicles on North Main heading only 
west and vehicles on South Main heading only east. This was done to accommodate a 
central green space between North and South Main Street. The Fire and Rescue Services 
also stated that there needed to be 20‐feet free and clear on both North and South 
Main Streets, because of the multi‐family buildings proposed to front the street. This 
required 20‐foot wide travel lanes. In order to accommodate fire access and still create 
an environment that was hospitable to pedestrians and bicyclists, separated bicycles 
lanes are being constructed in the 20‐foot wide lanes. The lanes will be designed to run 
on the median side of North and South Streets with the bicyclists traveling the same 
direction as vehicles. There will be a striped buffer between the bicycle lane and the 
vehicular travel lane. The striped buffer reduces the width of the travel lane for the 
vehicle; while also providing a high quality east‐west bicycle route that also runs 
through the heart of the proposed development. 
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Figure 30: Circulation Plan 
 
The vehicular circulation design directs traffic round and through the development with 
minimal impacts to pedestrian circulation.  Both systems also efficiently and adequately 
provide a safe atmosphere for the end‐users. 
 

4. Each structure and use is compatible with other uses and other site plans and with 
existing and proposed adjacent development. 
 
This Site Plan will provide a mix of uses near the proposed CCT Station with building 
heights and setbacks that are consistent with the Sector Plan recommendations. Each of 
the buildings and structures are compatible with the other uses and the existing and 
proposed adjacent developments.  
 
In accordance with the Sector Plan, the development will provide a mix of uses near the 
Dorsey Mill CCT station. The proposed building heights and setbacks are consistent with 
the Sector Plan recommendations, both along I‐270 and adjacent to the Cloverleaf 
community.  
 
This Site Plan application encompasses two different Phases (2A and 3) of the approved 
Project Plan. As compared to the original approval, the location of the retail uses in 
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Buildings K‐1 and M‐1 have shifted slightly away from the central green space. However, 
the total amount proposed in Phase 2A is well below the maximum allowed and is still 
located along the streetscape. Therefore, the original intent of the retail uses will be 
fulfilled. These uses will continue to activate the street edge along Century Blvd. and 
provide a mix of uses within walking distance of the CCT station.  

 
In order to reinforce a strong sense of place, the circulation systems, streetscape, 
building facades and public use spaces create compatible linkages with the existing and 
proposed developments.  

 
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 Final Forest Conservation Plan (FFCP) for the development was originally approved 
on August 15, 2013 as No. 820120250 Crystal Rock – Public Roads Infrastructure Plan 
and was subsequently updated to include the Dorsey Mill Road interchange (Site Plan 
Amendment No. 82013025B) on December 17, 2015.  The FFCP (Amendment A) will be 
updated to include the modifications made to Dorsey Mill Road and the associated 
SWM facilities. The SWM concept plan was approved for Phase 2A specifically on 
January 29, 2016 with conditions, as prescribed in the approval letter. 
 

CONCLUSION 
 
Staff recommends approval of the Site Plan application, because the uses and requested 
densities will not exceed the requirements of the amended Project Plan and Preliminary Plan 
applications. The circulation through the development is efficiently well‐integrated into the 
surrounding systems. In accordance with the conditions of approval, the development will meet 
the requirements of the Sector Plan. 
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SECTION 6: SITE PLAN No. 82013025A 

 

Staff recommends approval of Site Plan No. 82013025A to construct Crystal Rock Drive and 
Century Blvd.  The following conditions supersede the original approval, as all of the original 
conditions were consolidated within this report. All site development elements shown on the 
latest electronic version as of the date of this Staff Report submitted via ePlans to the M‐NCPPC 
are required except as modified by the following conditions.10 
 
Previous Approvals 
1. Project Plan Conformance 

The development must comply with the conditions of approval for the amended Project 
Plan No. 92012004A. 

 
2. Preliminary Plan Conformance 

The development must comply with the conditions of approval for the amended 
Preliminary Plan No. 12012021A. 

 
3. Forest Conservation & Tree Save 

a) The development must comply with the conditions of the Final Forest Conservation 
Plan.  The Applicant must satisfy all conditions prior to recording of plat(s) or 
Montgomery County Department of Permitting Services issuance of sediment and 
erosion control permits.  With the exception of clearing and grading activities allowed 
in Condition 4, no clearing or grading is permitted with the infrastructure plan. 

b) All Category I conservation easements must be recorded prior to any land disturbing 
activities. 

c) Record plat of subdivision must reflect a Category I conservation easement over all 
areas of stream buffers and forest conservation. 

d) Conservation easements may be recorded using a metes and bounds description and 
sketch if preceding recordation of plats, provided the recording information for the 
conservation easement is referenced and the easement line is shown on subsequent 
record plats. 

e) Amendments to the Final Forest Conservation Plan must be submitted and approved 
by the Planning Board with all future site plans, mandatory referrals, and special 
exceptions, prior to any clearing and grading. 

f) The submission and approval of an amended Final Forest Conservation Plan must be 
consistent with any subsequent approvals. 

g) No encroachment into stream buffers for stormwater management facilities or 
sediment control facilities is allowed without permission of the Planning Board, except 
for necessary outfalls and temporary sediment control facilities in non‐forested 
portions of the stream buffers. If at later stages of stormwater review and design it is 

                                                            
10 For the purposes of these conditions, the term “Applicant” shall also mean the developer, the owner or any 

successor (s) in interest to the terms of this approval. 



 

	

Page	75	

	

	 	

determined that the stormwater management facility is not properly sized and must 
be enlarged to accommodate the drainage areas, the applicant will have to find 
additional space outside the stream buffer. This may require the reconfiguration of 
layouts and loss of developable area. 

h) The Applicant must plant three 3” caliper native canopy trees on‐site as mitigation for 
the Variance trees removed. 

i) The Final Forest Conservation Plan must show location and species of all mitigation 
plantings. 

j) Category I conservation easements must be placed over all areas of forest retention, 
forest planting, and stream/environmental buffers as shown on the Final Forest 
Conservation Plan prior to any land disturbing activities. 
 

4. Clearing and Grading  
The following may proceed upon approval of the Infrastructure Site Plan, Sediment and 
Erosion Control Plans and Final Forest Conservation Plan: a) clearing and mass grading for 
the roads, sewer, and staging and stockpiling being approved by this Infrastructure Plan; 
and b) installation of temporary sediment and erosion control devices.  Clearing and 
grading activities will not be permitted beyond the limits of disturbance submitted as part 
of this Site Plan, until subsequent approvals for each individual Site Plan are approved. 

 
5. Stormwater Management 

The development is subject to Stormwater Management Concept approval conditions 
dated November 16, 2012 unless amended and approved by the Montgomery County 
Department of Permitting Services. 
 

6. Transportation & Circulation 
a) The median within Century Boulevard will be extended to discourage left turning 

movements from the secondary intersections in close proximity of the traffic circle. 
b) Americans with Disabilities Act (ADA) ramps will be aligned to provide the shortest 

distance possible at pedestrian crossings. 
c) The pedestrian crossing near the intersection of Dorsey Mill Road and Century 

Boulevard will be improved with two ADA ramps.  
d) Pedestrian sidewalks must be a minimum of 5 feet or greater. 
e) All intersections with the primary roadways (i.e. Century Boulevard and Crystal Rock 

Drive) must all meet the minimum development standards. Two‐lane streets will be a 
minimum of 22 feet wide to ensure adequate passing distance, and one‐way streets 
will be a minimum of 20 feet wide. 
 

7. Site Design 
a) The grading design along I‐270 is subject to change when the respective Site Plan 

application is accepted and reviewed.   
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8. Landscaping 
a) Provide equivalent replacement of the natural vegetation, in the area that will be 

disturbed by the redistribution of the excess topsoil along the northeastern property 
boundary, directly adjacent to I‐270. 

b) Provide landscape planting details. 
c) The equivalent replacement of the natural vegetation along I‐270 is intended to serve 

as an intermediate solution and is subject to be modified with the review and approval 
of subsequent Site Plan applications.  

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

must conform to IESNA standards for commercial development.   
b) The height of the light poles within the public right‐of‐way will not exceed 20 feet 

including the mounting base. 
 

10. Landscape Surety 
The Applicant must provide a performance bond in accordance with Section 59‐D‐3.5(d) 
of the Montgomery County Zoning Ordinance with the following provisions: 
a. The amount of  the  surety must  include plant material.   Surety  to be posted prior  to 

issuance  of  first  building  permit  for  the  development,  and  will  be  tied  to  the 
development program. 

b. Provide a cost estimate of the materials, which, upon Staff approval, will establish the 
initial bond amount.  

c. Completion of plantings will be followed by inspection and bond reduction. Inspection 
approval starts the 1‐year maintenance period and bond release occurs at the expiration 
of the 1‐year maintenance period.  

d. Provide a screening/landscape amenities agreement that outlines the responsibilities of 
the Applicant and incorporates the cost estimate.  Prior to issuance of the first building 
permit, the agreement will be executed.  
 

11. 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. Sidewalks must be installed within six months after street construction is completed.  

Street tree planting may wait until the next growing season. 
b. Clearing and grading must correspond to the construction phasing to minimize soil 

erosion and must not occur prior to approval of the Final Forest Conservation Plan, 
Sediment Control Plan, and M‐NCPPC inspection and approval of all tree‐save areas 
and protection devices. 

c. The development program must provide phasing for installation of landscaping and 
lighting. 

d. The development program must provide phasing of dedications, stormwater 
management, sediment and erosion control, and other features. 
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12. 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 Final Forest Conservation approval, stormwater management concept 

approval, development program, inspection schedule, and Site Plan resolution on the 
approval or cover sheet. 

b. Add a note to the Site Plan stating that “M‐NCPPC Staff must inspect all tree‐save 
areas and protection devices prior to clearing and grading”. 

c. Modify the Project Data Table to reflect development standards enumerated in the 
staff report. 

d. Ensure consistency of all details and layout between Site and Landscape Plans. 
 
FINDINGS & ANALYSIS 
 

Staff finds that the Site Plan Amendment will only modify the FFCP. 
 
The final forest conservation plan (FFCP) for the development was originally approved on 
August 15, 2013 as #820120250 Crystal Rock – Public Roads Infrastructure Plan and was 
subsequently updated to include the Dorsey Mill Road interchange #82013025B on 
December 17, 2015.   
 
This application updates the FFCP to include the changes being proposed by Project Plan 
No. 92012004A, Preliminary Plan No. 12012021A, Site Plan Amendment No. 82013025A, 
and Site Plan No. 820150060. 

 
CONCLUSION 
 
Staff recommends approval of the Site Plan amendment, because the adjustments will not 
affect any additional forest, specimen trees, nor does it change the planting/retention 
requirements for the overall FFCP. The proposed amendment is also consistent with the 
previous approved plan. 
 
APPENDIX 

A. Letters of Justification from the Applicant 
B. Agency Approval Letters 
C. Final Forest Conservation Plan (Site Plan No. 82013025A)  
D. Project Plan 
E. Preliminary Plan 
F. Site Plans Phase 2A No. 820150060 
G. Community Correspondence 
H. Alternative Staff Concept w/ Figure Ground Study 
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Black Hills 
Applications for Amendments to  

Project Plan and Preliminary Plan, and Site Plan for Phase 2A 
 

Combined Statement of Justification  
December 11, 2014 

 
 

I. Introduction 
 

These Project Plan Amendment, Preliminary Plan Amendment and Site 
Plan Applications for Phase 2A (the “Applications”) for the Black Hills project are 
submitted for consideration by the Montgomery County Planning Board on behalf 
of Black Hills Germantown, LLLP (Lerner Enterprises) (the “Applicant”), the 
owner of property located along Crystal Rock Drive north of Father Hurley 
Boulevard in Germantown, Maryland (the “Property”). 

 

II. Property Information 
 

The Property consists of 107.703 acres of gross tract area now located in the 
CR-0.75, C-0.5, R-0.5, H-145T (Commercial/Residential). The Property was 
previously zoned TMX-2 (Transit Mixed-Use) Zone under which prior development 
plans were approved and pursuant to which the Applications are being submitted.    
Currently, Crystal Rock Drive and Century Boulevard are under construction, 
with completion expected in Spring, 2015.   
 

III. Relevant Prior Approvals for the Property  
 
Under the TMX-2 zone, Project Plan No. 920120040 (“Current Project Plan”) 

was approved on May 30, 2013, and Preliminary Plan No. 120120210 (“Current 
Preliminary Plan”) was approved on July 8, 2013. The current approvals permit 
the Applicant to improve the Property in phases at an overall floor area ratio 
(“FAR”) of 0.7 (3,284,000 square feet), with approximately 1,097,800 square feet of 
office development, 243,240 square feet of hotel development (350 keys), 1,851,560 
square feet of residential development and 91,400 square feet of retail space, 
including twelve public amenity areas.  For the residential units, 440 non age-
restricted units were approved, and 1,178 age-restricted units were approved.  The 
Current Preliminary Plan realigned Crystal Rock Drive, abandoning a portion of 
the prior alignment and creating Century Boulevard. 

One condition of the Current Project Plan approval required the Applicant 
to obtain the Infrastructure Site Plan approval prior to any other site plan 
approvals.  On June, 27, 2013, the Planning Board approved Site Plan No. 
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820130250 titled “Crystal Rock Public Roads Infrastructure” (“Infrastructure Site 
Plan”) for the Crystal Rock Drive and Century Boulevard rights-of-way.   A Final 
Forest Conservation Plan (No. 820130250) was submitted and approved with the 
Infrastructure Site Plan.  

In late 2013, the Planning Board approved a new record plat (File No. 
220131360) which shows the new road alignment.  Both public roads are now 
under construction. 
 
 
IV. Overview of the Project  

 
Today, the Applicant is submitting the Application for the next site plan 

phase of the project at the Black Hills development under the TMX-2 zone as the 
construction of Century Boulevard and Crystal Rock Drive moves toward 
completion. This Site Plan Application (No. 820150060) proposes site plan 
approval for a portion of the residential density and a limited amount of the retail 
square footage located at the core of the Property.  The Project proposes 647 
multifamily dwelling units, 6,050 square feet of retail space, the fitness center/pool 
house, and approximately 5.91 acres of public use space.  The public use space 
includes the Central Green, several Corner Parks, the Southern Park including 
playgrounds, pavilions, the trail and streetscape.  This Site Plan constitutes a 
portion of the Phase 2 described in the Project Plan.  
 

In the 2009 Germantown Employment Area Sector Plan (“Sector Plan”), a 
mixed-use development is recommended for the Property.  The Project will 
continue to implement the Sector Plan recommendations for the Property with the 
initial phase of residential and retail uses. The Project also complies with the 
relevant provisions of the Sector Plan and the Germantown Employment Area 
Sector Plan: Urban Design Guidelines.  

 
The Applicant is concurrently filing a project plan amendment, Project Plan 

No. 92012004A, and a preliminary plan amendment, Preliminary Plan No. 
12012021A,  for the Property to amend certain conditions in each resolution.  The 
amendments request modifications to the current conditions of approval for the 
substitution of market rate units for the age restricted and the timing of the off-
site road improvements.  

 

V. Site Plan’s Conformance with the Zoning Ordinance  
 

Section 59-D-3.4(c) sets forth the findings that the Planning Board must 
make for approval of a site plan application.  Based on the submitted Site Plan 
Application, the Site Plan satisfies each requirement for Section 59-D-3.4(c): 
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A. the site plan…is consistent with an approved project plan for the 
optional method of development, if required, unless the Planning Board 
expressly modifies any element of the project plan. 

 
The Project is consistent with the approved Project Plan in terms of land 

use, density, building height and the general locations and character of the public 
use spaces.  The Project is the second phase [first phase of constructed space] of 
the multi-phased, mixed-use development, providing 903,360 square feet of the 
total residential use and 6,050 square feet of the total retail use.  This is consistent 
with the development ceiling approved by the current Project Plan which allows 
for 1,432,440 square feet of commercial use and 1,851,560 square feet of 
residential use.  The remaining density will be provided in future phases of 
development.  

 
The proposed 903,360 square feet of residential use offers 647 multi-family 

dwelling units with a mix of efficiencies, 1-bedroom, 2-bedroom and 3-bedroom 
units.  The Applicant will be providing 81 (12.5%) moderately priced dwelling 
units.  

 
The proposed buildings heights and setbacks from the existing development 

on the adjoining property meet the standards set by the approved Project Plan.  
The building heights on the south western portion of the Property (those nearest 
existing residential areas) are approximately 41’.  The setbacks include a 
minimum of 90 feet to the nearest property line. 

 
As set forth by the current Project Plan approval, the development will 

strive to meet applicable LEED standards to achieve the required LEED 
certification.  The Project will apply the principles of the LEED-ND requirements 
using an integrated design process led by a well-qualified LEED professional.  The 
Applicant will make a good faith effort to obtain a LEED Silver rating for all the 
proposed residential buildings. 

 
Public facilities and amenities will be provided throughout this Site Plan 

area.  The Project is providing more than 20% of the net tract area in public open 
space. The open space is provided through the Central Green (formerly Main 
Street East and West), several Corner Parks, and the Southern Park (formerly 
South Residential Green Space) including playgrounds, pavilions, the trail and 
streetscape.  The proposed tree-lined streets will have additional landscaping, 
special paving hardscape, pedestrian scale street lights and site furnishing 
including benches, trash and recycling receptacles.  Some of the proposed public 
spaces will have public art installation.  The Applicant is currently identifying 
these public spaces, and is working with its art consultant to select artist(s) and 
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types of art for consideration.  The Applicant will meet with the Art Review Panel 
as required. 

 
B. 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 Project meets the development standards of the TMX-2 Optional 

Method of Development. Of the development standards, five standards are 
explicitly stated.  They are net lot area, public use space, setback from adjoining 
single family residential zone, maximum FAR, and BLT requirements.  The other 
development standards are set by the approved Project Plan.   

 
The proposed Site Plan meets each of the five stated development 

standards, although each Site Plan is not required to meet all standards (rather, 
the aggregate of all site plan approvals must meet the approved Project Plan 
standards).  The public use space proposed exceeds the minimum 20% required for 
this site plan area.  The building setbacks from the adjoining property lines exceed 
the 25 foot requirement from the Cloverleaf Townhome Condominiums. The total 
BLTs required for the overall Project are 14.1 (7.3 for residential uses and 6.8 for 
commercial uses), as stated in the Current Project Plan approval.  The Applicant 
will be responsible for purchasing a pro-rata portion of the residential BLTs in 
proportion to the amount that this Site Plan represents to the overall number of 
residential units approved under the Project Plan.   

 
The Current Project Plan conditions of approval set the maximum building 

lot coverage, building heights, and setbacks from adjoining lots.  The proposed 
building coverage is approximately 24%.  The building heights are required to step 
down from 143 feet as the development moves away from I-270 and the future 
transit center with the lowest height of 35 feet along the residential edges.  The 
proposed buildings in this phase will adhere to this requirement and are 37-61 feet 
in height.   
 

C. the locations of buildings and structures, open spaces, landscaping, 
recreation facilities, and pedestrian and vehicular circulation systems 
are adequate, safe, and efficient. 

 
The Site Plan has been designed to ensure that the locations of buildings 

and structures, open spaces, landscaping, recreation facilities, and pedestrian and 
vehicular circulation systems are adequate, safe, and efficient. 

 
The building locations provide wide illuminated sidewalks and large open 

spaces which provide for ease of pedestrian movement and clear sight lines for 
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vehicles. The proposed recreational areas and open spaces are located at building 
nodes, along the street edge or at corners, and along the site perimeter. All of these 
locations are open and highly visible from surrounding areas providing an added 
measure of safety.  The Project proposes development of the first segment of the 
perimeter hiker/biker trail. The proposed trail is easily accessible from Century 
Boulevard and various points along the path. The proposed street grid provides for 
safe pedestrian and vehicular mobility throughout the site. 
 

D. each structure and use is compatible with other uses and other site 
plans, and with existing and proposed adjacent development. 

 
The building structures and uses are compatible with the existing and 

proposed adjacent development. The residential buildings are located near the 
existing residential development adjoining the Property, with the proposed retail 
use located along Century Boulevard.  
 

E. the site plan meets all applicable requirements of Chapter 22A 
regarding forest conservation, Chapter 19 regarding water resource 
protection, and any other applicable law. 

 
In conjunction with the Infrastructure Site Plan, a Final Forest 

Conservation Plan No. 820130250 (“FFCP”) was submitted and approved. The 
forest conservation requirements of the approved FFCP were based upon the 
limits of disturbance necessary for the construction of Century Boulevard and 
Crystal Rock Drive.  The FFCP approval stated that subsequent forest 
conservation plans would be necessary.  Therefore, a final forest conservation plan 
amendment (No. 82013025A) is being submitted with this Site Plan application.  
 
 
VI. Amendment to the Project Plan 

 
The Applicant requests an amendment to the Project Plan for the 

modification of two conditions of approval. The modifications are to reflect a 
change to the nature of the proposed residential use, specifically the substitution 
of market rate units for the age-restricted units.    The specific conditions to be 
modified or deleted are Condition 1, Development Ceiling and Condition 3, 
Housing.   

 
• Condition 1: Development Ceiling  

The development is limited to a maximum of 0.7 FAR on the 107.70 acres, 
including the following: 

a. Employment uses may not exceed the following. 
• Office Use: 1,097,800 square feet; 
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• Retail Use: 91,400 square feet; and 
• Hotel Use: 243,240 square feet (350 rooms). 

b. Residential uses may not exceed 0.39 FAR. 
• Non Age-restricted units: 440 units including MPDUs; and  
• Age-restricted units for Senior Adults: 1,178 units including 

MPDUs. 
 

o Condition 1 should be modified to reflect the addition of [647] non-age 
restricted units and the elimination of 1,076 age-restricted units for 
Senior Adults. 

 
• Condition 3: Housing 

The Housing and Related Facilities for Senior Adults, hereinafter referred to 
as Senior Adult housing, may not be converted into non-age restricted units 
without first revising the traffic study for the approved Project and 
Preliminary Plans.  Occupancy of the Senior Adult housing is limited to the 
definition (section 59-A-2.1) in the Zoning Ordinance.  Senior Adults are 
defined as persons 62 years and older. 
 
o Condition 3 should be amended, as necessary, to reflect the elimination 

of 1,076 age-restricted units for Senior Adults.  
 
           The Applicant has advised Staff that market and economic feasibility 
concerns preclude development of the previously intended age-restricted dwellings 
on the Property.  The continuation of the 2008 recession in certain segments of the 
housing market, the relatively high cost of structured parking (which was the type 
of nearly all parking for the proposed age-restricted units), the soft demand for a 
large number of active adult retirement community units in distant suburban 
areas of Montgomery County, and the continuing concern by seniors of the 
relatively high cost of living and taxation in Maryland, all combined to change the 
Applicant’s intentions to develop age-restricted units on the Property. 
 
          Instead, the Applicant proposes to reduce the number of age-restricted units 
in the center of the Project from 1,076 (not including a proposed assisted living 
facility use of 102 units, which remains) to 647 market-rate multi-family units, 
including MPDUs.  This substitution does not affect the Project’s strong urban 
character and approved street grid.  Nor does it alter the approved public use 
spaces, or the high quality architectural design and construction standards.  The 
building heights of the proposed multi-family units are actually lower overall than 
the approved age-restricted units.  There is an increase in surface parking, and a 
reduction in structured parking, with this change. 
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           To comply with the Project Plan conditions recited above, the Applicant has 
prepared and submitted a traffic study demonstrating the traffic implications of 
the change from age-restricted units to market-rate units.  Overall, the increase in 
peak hour traffic attributable to this change is modest.  Of the off-site 
intersections studied with the original approvals, only 5 of these intersections have 
any material impact related to this change.  As shown in the traffic study, all 
impacts are quite modest and can be easily accommodated by the improvements 
being proposed by the Applicant.   
 
          The change to market-rate units also has school children generation 
implications.  The proposed 647 market rate units, including 81 MPDUs, are 
projected to create 79 elementary school students, 30 middle school students, and 
42 high school students in the Seneca Valley cluster.  Only the elementary school 
level exceeds 105% of capacity, but the addition of the Project’s students will not 
raise the current projected occupancy level for the elementary schools above 120%.  
The middle school and high school levels are not projected to exceed 105% 
occupancy with the addition of the Project’s students.   
 
 

VII. Amendment to the Preliminary Plan of Subdivision 
 

The Applicant also requests an amendment to Current Preliminary Plan to 
modify the conditions of approval, specifically Conditions 1, 2, 4, and 19.   The 
modifications are to reflect the changes to the proposed residential uses.   

 
• Condition 1: Approval is limited to 11 lots for a maximum of 1,097,800 

square feet of office space, 91,400 square feet of retail space, a 350 room hotel 
and a total of 1,618 residential units including 12.5% MPDUs. No more than 
440 units will be non-age restricted.  

 
o Condition 1 should be modified to reflect the removal of 1,076 age-

restricted units for Senior Adults and the addition of 647 non age-
restricted/market-rate units for a total of 1,189 dwelling units, including 
102 assisted living units.   

 
• Condition 2: The Housing and Related Facilities for Senior Adults may not 

be converted into non-age restricted units without first revising the traffic 
study for the approved Project and Preliminary Plans.  
 
o Condition 2 should be amended to reflect the removal of 1,076 age-

restricted units for Senior Adults.  A new traffic study has been 
submitted by The Traffic Group for review as required.  
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• Condition 4: Prior to the release of the first building permit for Phase II of 
development as specified in the Project Plan, the Applicant must submit 
design details to MNCPPC, the Montgomery County Department of 
Transportation (“MCDOT”) and the State Highway Administration (“SHA”) 
and construct the following roadway improvements to the extent required by 
MCDOT. 

 
o The Applicant is requesting a modification to Condition 4 to remove 

the requirement to complete the construction of off-site intersection 
improvements prior to the release of building permits for Phase II.  
Instead, the Applicant proposes to require that the design details for 
all off-site intersection improvements must be submitted to 
MNCPPC, MCDOT and SHA prior to the release of the building 
permits for Phase II, that the off-site intersection improvements be 
substantially completed prior to the time of issuance of 50% of the use 
and occupancy permits for Phase II, and that the off-site intersection 
improvements be completed and open to traffic prior to the time of 
issuance of 100% of the use and occupancy permits for Phase II.  This 
will allow for the essential design coordination between the agencies 
to be completed without impacting the Project’s construction timeline. 
The off-site intersection improvements are associated with the entire 
development of the Property (including office, retail and assisted 
living units), and to require the completion of all of them prior to the 
issuance of building permits for only 647 multi-family units is neither 
necessary or appropriate under the circumstances.   
 

• Condition 19: At the time of a Site Plan submission containing any of the 
senior housing units, the Applicant must submit for Staff review draft HOA 
document language that identifies the specific units or buildings designated 
as senior housing as defined under 59-A-2.1 of the zoning ordinance and the 
limitations as to residences of that designation.  

 
o Condition 19 should be deleted in its entirety to reflect the substitution 

of the market-rate units for the age-restricted units for Senior Adults 
(except for 102 assisted living units, which remain and do not require an 
HOA structure).  

 
 

VIII. Conclusion 
       

 As demonstrated by the contents of this Application, the Project complies 
with the Zoning Ordinance requirements and the prior approvals governing the 
development.  We look forward to working with Technical Staff on this exciting 
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application and ultimately in presenting the Project to the Planning Board.  Thank 
you in advance for your consideration.  
 















301-495-4573 (office), 301-495-1306 (fax) 
molline.jackson@MontgomeryPlanning.org 
www.montgomeryplanning.org        1 | P a g e  
 

MONTGOMERY  COUNTY  PLANNING  DEPARTMENT 

THE MARYLAND NATIONAL CAPITAL PARK AND PLANNING COMMISSION  

 
FROM:  Molline Jackson,  

Art Review Panel Coordinator 
 

PROJECT: Black Hill   
  SITE PLAN No. 820150060 
 
DATE:  January 25, 2016 

 
The Art Review Panel has generated the following meeting minutes based on our discussion of the design 
concept for the public amenities on November 18, 2016 for Black Hill. The Panel’s recommendations 
should be incorporated into the Staff Report and strongly considered prior to the certification of the Site 
Plan and/or prior to the release of the first building permit. Should you have any additional questions 
and/or comments please feel to contact the Art Review Panel Coordinator. 
  
 

Attendance:  
Molline Jackson (Lead Plan Reviewer) 
Bonnie Pulise (Applicant) 
Dan DeRose (Landscape Architect) 
Jean Efron (Art Consultant) 
Jane Snyder (Art Consultant) 
 
Mark Kramer (Panelist) 
Luann Korona (Panelist) 
Judy Sutton Moore (Panelist) 
Germano Gomez (Panelist) 
 
Meeting Notes: 

- This project was initially presented in the early stages of the Project Plan review period.  
- The Applicant is currently undergoing the review of Phase 2A - Site Plan (also known as Phase 2A 

and 3 of the Project Plan development phasing).   
- The subject property is location in Germantown along Crystal Rock Drive and Century Blvd, west 

of I-270 and south of Black Hill Regional Park. 
- The Applicant is proposing to install a sculpture and mosaic pavement patterns throughout the 

property.  
- The Applicant is currently proposing 22% (272,127 sf.) of public use space for the respective 

phase; the entire site will have up to 51% of the net track area on-site. 
- The total gross acreage for Phase 2A is 27.25 ac.; proposed density is consistent with the Project 

Plan Approval (0.7 FAR). 

mailto:molline.jackson@MontgomeryPlanning.org
http://www.montgomeryplanning.org/
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- Phase 2A consists of 649 multi-family residential units; including 82 MPDUs, 7,325 sf. of retail in 
the first floor of Buildings M-1 and K-1. 

- The sculpture (overall dimensions to be determined) will be installed within the central green 
space along Main Street. The selected artist is Pard Morrison. 

- The columns (3) will be oriented on the same axis parallel to Century Blvd. and welded 3/16” 
plate aluminum and the coloration will be applied using a heat process in order to apply 
industrial strength pigments to the aluminum.  

- The piece will be bolted down to a concrete slab, so that no mounting hardware will be shown. 
- The sculpture will be located furthest away from recreational activity within the green space 

area and with optimal visibility from the roadway. Considered a landmark feature used to orient 
the residents and attract visitors to the heart of the development.  

- Arts on the Block will also create mosaic tiles to be installed in the ground plane (i.e. pavement 
patterns), within the retaining walls, and integrated throughout the site.  

- The tiles will be used as a way-finding tool to help residents navigator throughout the site.    
 
Panel Recommendations: 

1. The Panel recommends approval of the general concept. However, would like more clarification 

regarding the scale of the sculptural piece, colors, installation, footers, etc.  

2. The Art Review Panel would like to revisit and review the refined concept prior to the 

certification of the Site Plan. The Applicant will need to elaborate on the sculpture location(s), 

overall dimensions of the pieces of art, placement and design patterns for the mosaic pieces.  

3. The Panel recommended that there be more than one sculpture in order to better integrate 

other portions of the site and provide some indication of “what’s to come” (i.e. way-finding). 

The sculpture pieces could be further integrated with the mosaic tiles or the Native American 

role in establishing the Sector Plan (page 25 and 43 of the Sector Plan). The two public art pieces 

should work well together in order to tell a comprehensive story throughout the property. 

4. The Certified Site Plan must contain site details that clearly indicate the overall dimensions, 

prescribed materials, necessary lighting fixtures, footers and fasteners to ensure adequate 

safety and proper inspection of the artworks by the Arts and Humanities Council of Montgomery 

County (“AHCMC”) and Montgomery County Department of Permitting Services (“DPS”). This 

information will come from the engineered drawings, certified by the structural engineer.  

5. The appropriate signage should also be clearly visible on-site, specifically identifying the title of 

the piece, artist name, materials, completion date, and overall dimensions.  

6. Prior to final inspection of the public artwork(s), the Applicant must submit to the Public Art 

Coordinator with the Maryland – National Capital Park and Planning Commission (M-NCPPC) at 

least three images of the artwork(s) on-site and information regarding the 1) associated project 

number, 2) title of the piece, 3) date of completion, 4) description of materials used, and 5) 

mailto:molline.jackson@MontgomeryPlanning.org
http://www.montgomeryplanning.org/
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address. This information will be added to the existing inventory of the public artworks 

throughout the County (http://www.mcatlas.org/art/).   

mailto:molline.jackson@MontgomeryPlanning.org
http://www.montgomeryplanning.org/
http://www.mcatlas.org/art/




DPS-ROW CONDITIONS OF APPROVAL  January 20, 2016 

820150060 Black Hills- Phase IIA 
Contact: Sam Farhadi at 240 777-6333 

 

We have reviewed site plan files 

 

 “07-SITE-820150060-SP4-7.pdf V4” uploaded on/ dated “12/3/2015”.  

 

The followings need to be addressed prior to the certification of site plan: 

 

1. All improvements along Crystal Rock Drive and century Blvd to be per approved 

ROW improvements plans. 

2. Label the curb radii for access points on public streets and provide truck turning 

movements. 

3. Private streets to be built to tertiary roadway structural standards at minimum. 

4. Public frontage sidewalks and bike paths: 

o  Ensure they are ADA compliant and label accordingly; 

o  All intersections dual ramps need to be aligned on both directions across 

the intersections; 

o Ensure/ label the sidewalk next to the amenity area at the intersection of 

Century Blvd and Main Street as minimum 10’. 

5. All landscaping plans as part of the certified site plan must comply with the DPS 

requirements and approval standards for areas within the County ROW (including 

plants): 

o What is the “Type A” unit paving shown on the landscaping plans? 

o No Planters, shrubs, non-standard plants in ROW. 

6. What is the shading area in ROW along Century BLVD? 

7. Remove all pedestrian crossing markings. 
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Professional Certification

I hereby certify that these documents were

prepared or approved by me, and that I am a
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License No. 14979, Expiration Date:  07/02/2016
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Jackson, Molline

From: Dave Maiden <cdmaisel@gmail.com>

Sent: Friday, February 27, 2015 8:18 AM

To: Jackson, Molline

Subject: Black Hill (formerly Crystal Rock)-Lerner Development

Ms. Jackson: 

  

I recently became aware that Lerner is requesting a revision to amend their project plan forgo building 

age-restricted (senior) housing and in its place build multi-family rental units.  As a resident of the Water 

Landing Community in  Germantown I oppose this change.  The housing stock of Germantown is heavily 

weighted towards affordable housing and the addition of any more would add to this 

burden.  Furthermore, Water’s Landing Elementary is past capacity and  does not need the additional 

students this type of housing would bring.  The optimal development would bring in employment to the 

community, specifically be office or light warehouse/industrial.  Seniors housing, although not ideal, 

would be preferable to multifamily. 

  

Although I understand and respect Lerner’s ownership rights and the need to run a profitable 

enterprise, their tenure in the community will be more short term.  Please consider what’s best for the 

community and it’s long term residents.  I grew up in the area and attended Seneca Valley High School 

and my ties to the community go back 30+ years. 

  

Thanks, Dave 
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Jackson, Molline

From: EvansDK@aol.com

Sent: Sunday, February 15, 2015 6:22 PM

To: Jackson, Molline

Subject: RE:  Black Hill Development

Dear Ms. Moline, 
We purchased our home in Waters Landing back in July of 1983.  We were one of the first homes built here.  We have 
seen this community grow so big along with Germantown that I can't imagine any more multiple family dwelling homes 
built here.  We would like to see the senior housing built that was in the original plan that Lerner Enterprise 
proposed.  The schools have been over crowded for many years and the streets and highways sometimes have become 
non stop traffic.  Have you been on 270 South in the mornings anytime before 9:30-10:00 am?  It's at a stop in several 
places.  To add more houses and multiple dwelling neighborhoods will just add to the misery of the already overstressed 
commutes the we have.  There are so many homes here, but no jobs.  It would be wonderful to add some companies and 
businesses up here so we all don't have to get on 270 every day and fight the traffic.  Please help to keep Lerner's original 
plan in tack.  Thank you. 
  
Karon & Dave Evans   
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Jackson, Molline

From: Lisa <lswptamom@aol.com>

Sent: Thursday, February 12, 2015 3:29 PM

To: Jackson, Molline

Subject: Black Hill development

Hello Ms. Moline, 

 

I have been a resident of Waters Landing for almost 27 years.  I have seen this area built up and frankly, over-built, 

particularly with too many multi-family dwellings.  I was the PTA president at Waters Landing ES and the PTSA president 

at SVHS.  So I have been very involved in this community.  I am very much against Lerner Enterprise's proposed 

amendment to their Project Plan.  As this community ages, there is going to be a great need for more senior housing.  

Additional apartments or townhomes is the last thing Germantown needs - our schools are already over-crowded and 

our roads are very congested - traffic is terrible!!!  We do not need the strain on our schools or roads that multi-family 

dwellings will bring.  Please do not allow Lerner to make these changes.  I hope they are made to keep to their original 

plan and time schedule.   

 

Thanks for reading my input. 

 

Lisa Walker 

31 Spinning Wheel Court 

Germantown  

 

Sent from my ipad  

 

please note that Lerner Enterprises, the owner of the old driving range property, has filed to amend their Project Plan. 

Although I have not studied the proposal, it appears that they are abandoning the plans to include age-restricted 

(senior) housing, and could be increasing the number of multi-family units (probably rental apartments) in the project. 

Also, it seems the phasing they propose would accellerate the building of residential and delay the building of the 

office/retail component. 

If you have lived in Germantown as long as I have (28 years) you are well aware that development here has been largely 

skewed towards residential, as opposed to office, resulting in a severe jobs/housing deficit, which this project may 

exacerbate. Of course, there is also the question of the impact on our community's school capacities. 
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Jackson, Molline

From: Lolly <lolly1234@live.com>

Sent: Thursday, September 04, 2014 2:12 PM

To: Smith, Molline

Subject: RE: Senior Living Projects in Germantown, MD

Dear Mollie: 

  

Thank you so much for your appreciated research!  

  

May I ask what other towns are within your targeted "Area 3?" 

  

Laura 

  

From: molline.smith@montgomeryplanning.org 

To: lolly1234@live.com 

CC: richard.weaver@montgomeryplanning.org 

Subject: RE: Senior Living Projects in Germantown, MD 

Date: Thu, 4 Sep 2014 16:24:06 +0000 

Good morning Lolly, 

  

Per your request below, please review the following information. 

  
-          Project Plan No. 920120040 was approved by the Planning Board on May 30, 2013 for the new construction of 1,178 

age-restricted units for senior adults (62 years and above). However, the Applicant recently met with Staff (July 15, 

2014) to discuss significant changes to the proposed uses (including the maximum number units proposed as age-

restricted). The first Site Plan No. 820130250 was mainly approved for the construction of the public roadways, and 

established the Final Forest Conservation Plan easements. The second Site Plan has not yet been filed. For more 

information, please visit our DAIC website (http://www.mcatlas.org/Development_Info/Default.aspx). 

  

-          Site Plan No. 819970140 was  originally approved February 5, 1997 for a 300 unit facility for elderly housing, 221 

dwelling units of senior living facility, and 79 dwelling units of assisted care facility (including 55 moderately priced 

dwelling units). The site was later amended in August 2010 for minor changes to the parking layout, pedestrian 

circulation and the generator along the rear of the property. The site has not reached full build-out and the Applicant 

recently came in (July 1, 2014) to discuss future expansions. For more information, please visit our DAIC website 

(http://www.mcatlas.org/Development_Info/Default.aspx?apno=81997014B).  

  

Hope this helps, but I have also cc’ed my supervisor just in case I missed something. 

  

Regards, 

  

  

 MNCPPC-MC 
  



2

Molline “Molly” Smith, ASLA  
Area 3 Senior Planner & Art Review Panel Coordinator 
8787 Georgia Avenue / Silver Spring, MD 20910 
(301) 495-4573 Office / (301) 495-1306 Fax 
molline.smith@montgomeryplanning.org 
www.montgomeryplanning.org 
http://www.montgomeryplanning.org/development/public_art/index.shtm  
  

From: Lolly [mailto:lolly1234@live.com]  

Sent: Wednesday, August 27, 2014 8:56 AM 

To: Smith, Molline 

Subject: Senior Living Projects in Germantown, MD 

  

Good morning: 

  

I am doing market research for a company that builds senior independent living properties. 

Could you please tell me if there is any senior project proposed or incoming within Germantown?  This can be 

Independent Living, Assisted Living, 55+ ... anything with senior demographic. 

  

E/mail me or my phone is 518 584 0457.  Laura Benton 
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APPENDIX H: Alternative Staff Concept (pre‐application meeting illustration) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

 

Figure A: Staff Conceptual Plan 

 

   

 

 

 

 

 

 

Figure B: Staff Figure Ground Study 
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Black Hills 
Applications for Amendments to  

Project Plan and Preliminary Plan, and Site Plan for Phase 2A 
 

Combined Statement of Justification  
December 11, 2014 

 
 

I. Introduction 
 

These Project Plan Amendment, Preliminary Plan Amendment and Site 
Plan Applications for Phase 2A (the “Applications”) for the Black Hills project are 
submitted for consideration by the Montgomery County Planning Board on behalf 
of Black Hills Germantown, LLLP (Lerner Enterprises) (the “Applicant”), the 
owner of property located along Crystal Rock Drive north of Father Hurley 
Boulevard in Germantown, Maryland (the “Property”). 

 

II. Property Information 
 

The Property consists of 107.703 acres of gross tract area now located in the 
CR-0.75, C-0.5, R-0.5, H-145T (Commercial/Residential). The Property was 
previously zoned TMX-2 (Transit Mixed-Use) Zone under which prior development 
plans were approved and pursuant to which the Applications are being submitted.    
Currently, Crystal Rock Drive and Century Boulevard are under construction, 
with completion expected in Spring, 2015.   
 

III. Relevant Prior Approvals for the Property  
 
Under the TMX-2 zone, Project Plan No. 920120040 (“Current Project Plan”) 

was approved on May 30, 2013, and Preliminary Plan No. 120120210 (“Current 
Preliminary Plan”) was approved on July 8, 2013. The current approvals permit 
the Applicant to improve the Property in phases at an overall floor area ratio 
(“FAR”) of 0.7 (3,284,000 square feet), with approximately 1,097,800 square feet of 
office development, 243,240 square feet of hotel development (350 keys), 1,851,560 
square feet of residential development and 91,400 square feet of retail space, 
including twelve public amenity areas.  For the residential units, 440 non age-
restricted units were approved, and 1,178 age-restricted units were approved.  The 
Current Preliminary Plan realigned Crystal Rock Drive, abandoning a portion of 
the prior alignment and creating Century Boulevard. 

One condition of the Current Project Plan approval required the Applicant 
to obtain the Infrastructure Site Plan approval prior to any other site plan 
approvals.  On June, 27, 2013, the Planning Board approved Site Plan No. 
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820130250 titled “Crystal Rock Public Roads Infrastructure” (“Infrastructure Site 
Plan”) for the Crystal Rock Drive and Century Boulevard rights-of-way.   A Final 
Forest Conservation Plan (No. 820130250) was submitted and approved with the 
Infrastructure Site Plan.  

In late 2013, the Planning Board approved a new record plat (File No. 
220131360) which shows the new road alignment.  Both public roads are now 
under construction. 
 
 
IV. Overview of the Project  

 
Today, the Applicant is submitting the Application for the next site plan 

phase of the project at the Black Hills development under the TMX-2 zone as the 
construction of Century Boulevard and Crystal Rock Drive moves toward 
completion. This Site Plan Application (No. 820150060) proposes site plan 
approval for a portion of the residential density and a limited amount of the retail 
square footage located at the core of the Property.  The Project proposes 647 
multifamily dwelling units, 6,050 square feet of retail space, the fitness center/pool 
house, and approximately 5.91 acres of public use space.  The public use space 
includes the Central Green, several Corner Parks, the Southern Park including 
playgrounds, pavilions, the trail and streetscape.  This Site Plan constitutes a 
portion of the Phase 2 described in the Project Plan.  
 

In the 2009 Germantown Employment Area Sector Plan (“Sector Plan”), a 
mixed-use development is recommended for the Property.  The Project will 
continue to implement the Sector Plan recommendations for the Property with the 
initial phase of residential and retail uses. The Project also complies with the 
relevant provisions of the Sector Plan and the Germantown Employment Area 
Sector Plan: Urban Design Guidelines.  

 
The Applicant is concurrently filing a project plan amendment, Project Plan 

No. 92012004A, and a preliminary plan amendment, Preliminary Plan No. 
12012021A,  for the Property to amend certain conditions in each resolution.  The 
amendments request modifications to the current conditions of approval for the 
substitution of market rate units for the age restricted and the timing of the off-
site road improvements.  

 

V. Site Plan’s Conformance with the Zoning Ordinance  
 

Section 59-D-3.4(c) sets forth the findings that the Planning Board must 
make for approval of a site plan application.  Based on the submitted Site Plan 
Application, the Site Plan satisfies each requirement for Section 59-D-3.4(c): 
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A. the site plan…is consistent with an approved project plan for the 
optional method of development, if required, unless the Planning Board 
expressly modifies any element of the project plan. 

 
The Project is consistent with the approved Project Plan in terms of land 

use, density, building height and the general locations and character of the public 
use spaces.  The Project is the second phase [first phase of constructed space] of 
the multi-phased, mixed-use development, providing 903,360 square feet of the 
total residential use and 6,050 square feet of the total retail use.  This is consistent 
with the development ceiling approved by the current Project Plan which allows 
for 1,432,440 square feet of commercial use and 1,851,560 square feet of 
residential use.  The remaining density will be provided in future phases of 
development.  

 
The proposed 903,360 square feet of residential use offers 647 multi-family 

dwelling units with a mix of efficiencies, 1-bedroom, 2-bedroom and 3-bedroom 
units.  The Applicant will be providing 81 (12.5%) moderately priced dwelling 
units.  

 
The proposed buildings heights and setbacks from the existing development 

on the adjoining property meet the standards set by the approved Project Plan.  
The building heights on the south western portion of the Property (those nearest 
existing residential areas) are approximately 41’.  The setbacks include a 
minimum of 90 feet to the nearest property line. 

 
As set forth by the current Project Plan approval, the development will 

strive to meet applicable LEED standards to achieve the required LEED 
certification.  The Project will apply the principles of the LEED-ND requirements 
using an integrated design process led by a well-qualified LEED professional.  The 
Applicant will make a good faith effort to obtain a LEED Silver rating for all the 
proposed residential buildings. 

 
Public facilities and amenities will be provided throughout this Site Plan 

area.  The Project is providing more than 20% of the net tract area in public open 
space. The open space is provided through the Central Green (formerly Main 
Street East and West), several Corner Parks, and the Southern Park (formerly 
South Residential Green Space) including playgrounds, pavilions, the trail and 
streetscape.  The proposed tree-lined streets will have additional landscaping, 
special paving hardscape, pedestrian scale street lights and site furnishing 
including benches, trash and recycling receptacles.  Some of the proposed public 
spaces will have public art installation.  The Applicant is currently identifying 
these public spaces, and is working with its art consultant to select artist(s) and 



 
 

4 
1815110.6                                                                                                                                                                             19905.001 

types of art for consideration.  The Applicant will meet with the Art Review Panel 
as required. 

 
B. 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 Project meets the development standards of the TMX-2 Optional 

Method of Development. Of the development standards, five standards are 
explicitly stated.  They are net lot area, public use space, setback from adjoining 
single family residential zone, maximum FAR, and BLT requirements.  The other 
development standards are set by the approved Project Plan.   

 
The proposed Site Plan meets each of the five stated development 

standards, although each Site Plan is not required to meet all standards (rather, 
the aggregate of all site plan approvals must meet the approved Project Plan 
standards).  The public use space proposed exceeds the minimum 20% required for 
this site plan area.  The building setbacks from the adjoining property lines exceed 
the 25 foot requirement from the Cloverleaf Townhome Condominiums. The total 
BLTs required for the overall Project are 14.1 (7.3 for residential uses and 6.8 for 
commercial uses), as stated in the Current Project Plan approval.  The Applicant 
will be responsible for purchasing a pro-rata portion of the residential BLTs in 
proportion to the amount that this Site Plan represents to the overall number of 
residential units approved under the Project Plan.   

 
The Current Project Plan conditions of approval set the maximum building 

lot coverage, building heights, and setbacks from adjoining lots.  The proposed 
building coverage is approximately 24%.  The building heights are required to step 
down from 143 feet as the development moves away from I-270 and the future 
transit center with the lowest height of 35 feet along the residential edges.  The 
proposed buildings in this phase will adhere to this requirement and are 37-61 feet 
in height.   
 

C. the locations of buildings and structures, open spaces, landscaping, 
recreation facilities, and pedestrian and vehicular circulation systems 
are adequate, safe, and efficient. 

 
The Site Plan has been designed to ensure that the locations of buildings 

and structures, open spaces, landscaping, recreation facilities, and pedestrian and 
vehicular circulation systems are adequate, safe, and efficient. 

 
The building locations provide wide illuminated sidewalks and large open 

spaces which provide for ease of pedestrian movement and clear sight lines for 



 
 

5 
1815110.6                                                                                                                                                                             19905.001 

vehicles. The proposed recreational areas and open spaces are located at building 
nodes, along the street edge or at corners, and along the site perimeter. All of these 
locations are open and highly visible from surrounding areas providing an added 
measure of safety.  The Project proposes development of the first segment of the 
perimeter hiker/biker trail. The proposed trail is easily accessible from Century 
Boulevard and various points along the path. The proposed street grid provides for 
safe pedestrian and vehicular mobility throughout the site. 
 

D. each structure and use is compatible with other uses and other site 
plans, and with existing and proposed adjacent development. 

 
The building structures and uses are compatible with the existing and 

proposed adjacent development. The residential buildings are located near the 
existing residential development adjoining the Property, with the proposed retail 
use located along Century Boulevard.  
 

E. the site plan meets all applicable requirements of Chapter 22A 
regarding forest conservation, Chapter 19 regarding water resource 
protection, and any other applicable law. 

 
In conjunction with the Infrastructure Site Plan, a Final Forest 

Conservation Plan No. 820130250 (“FFCP”) was submitted and approved. The 
forest conservation requirements of the approved FFCP were based upon the 
limits of disturbance necessary for the construction of Century Boulevard and 
Crystal Rock Drive.  The FFCP approval stated that subsequent forest 
conservation plans would be necessary.  Therefore, a final forest conservation plan 
amendment (No. 82013025A) is being submitted with this Site Plan application.  
 
 
VI. Amendment to the Project Plan 

 
The Applicant requests an amendment to the Project Plan for the 

modification of two conditions of approval. The modifications are to reflect a 
change to the nature of the proposed residential use, specifically the substitution 
of market rate units for the age-restricted units.    The specific conditions to be 
modified or deleted are Condition 1, Development Ceiling and Condition 3, 
Housing.   

 
• Condition 1: Development Ceiling  

The development is limited to a maximum of 0.7 FAR on the 107.70 acres, 
including the following: 

a. Employment uses may not exceed the following. 
• Office Use: 1,097,800 square feet; 
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• Retail Use: 91,400 square feet; and 
• Hotel Use: 243,240 square feet (350 rooms). 

b. Residential uses may not exceed 0.39 FAR. 
• Non Age-restricted units: 440 units including MPDUs; and  
• Age-restricted units for Senior Adults: 1,178 units including 

MPDUs. 
 

o Condition 1 should be modified to reflect the addition of [647] non-age 
restricted units and the elimination of 1,076 age-restricted units for 
Senior Adults. 

 
• Condition 3: Housing 

The Housing and Related Facilities for Senior Adults, hereinafter referred to 
as Senior Adult housing, may not be converted into non-age restricted units 
without first revising the traffic study for the approved Project and 
Preliminary Plans.  Occupancy of the Senior Adult housing is limited to the 
definition (section 59-A-2.1) in the Zoning Ordinance.  Senior Adults are 
defined as persons 62 years and older. 
 
o Condition 3 should be amended, as necessary, to reflect the elimination 

of 1,076 age-restricted units for Senior Adults.  
 
           The Applicant has advised Staff that market and economic feasibility 
concerns preclude development of the previously intended age-restricted dwellings 
on the Property.  The continuation of the 2008 recession in certain segments of the 
housing market, the relatively high cost of structured parking (which was the type 
of nearly all parking for the proposed age-restricted units), the soft demand for a 
large number of active adult retirement community units in distant suburban 
areas of Montgomery County, and the continuing concern by seniors of the 
relatively high cost of living and taxation in Maryland, all combined to change the 
Applicant’s intentions to develop age-restricted units on the Property. 
 
          Instead, the Applicant proposes to reduce the number of age-restricted units 
in the center of the Project from 1,076 (not including a proposed assisted living 
facility use of 102 units, which remains) to 647 market-rate multi-family units, 
including MPDUs.  This substitution does not affect the Project’s strong urban 
character and approved street grid.  Nor does it alter the approved public use 
spaces, or the high quality architectural design and construction standards.  The 
building heights of the proposed multi-family units are actually lower overall than 
the approved age-restricted units.  There is an increase in surface parking, and a 
reduction in structured parking, with this change. 
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           To comply with the Project Plan conditions recited above, the Applicant has 
prepared and submitted a traffic study demonstrating the traffic implications of 
the change from age-restricted units to market-rate units.  Overall, the increase in 
peak hour traffic attributable to this change is modest.  Of the off-site 
intersections studied with the original approvals, only 5 of these intersections have 
any material impact related to this change.  As shown in the traffic study, all 
impacts are quite modest and can be easily accommodated by the improvements 
being proposed by the Applicant.   
 
          The change to market-rate units also has school children generation 
implications.  The proposed 647 market rate units, including 81 MPDUs, are 
projected to create 79 elementary school students, 30 middle school students, and 
42 high school students in the Seneca Valley cluster.  Only the elementary school 
level exceeds 105% of capacity, but the addition of the Project’s students will not 
raise the current projected occupancy level for the elementary schools above 120%.  
The middle school and high school levels are not projected to exceed 105% 
occupancy with the addition of the Project’s students.   
 
 

VII. Amendment to the Preliminary Plan of Subdivision 
 

The Applicant also requests an amendment to Current Preliminary Plan to 
modify the conditions of approval, specifically Conditions 1, 2, 4, and 19.   The 
modifications are to reflect the changes to the proposed residential uses.   

 
• Condition 1: Approval is limited to 11 lots for a maximum of 1,097,800 

square feet of office space, 91,400 square feet of retail space, a 350 room hotel 
and a total of 1,618 residential units including 12.5% MPDUs. No more than 
440 units will be non-age restricted.  

 
o Condition 1 should be modified to reflect the removal of 1,076 age-

restricted units for Senior Adults and the addition of 647 non age-
restricted/market-rate units for a total of 1,189 dwelling units, including 
102 assisted living units.   

 
• Condition 2: The Housing and Related Facilities for Senior Adults may not 

be converted into non-age restricted units without first revising the traffic 
study for the approved Project and Preliminary Plans.  
 
o Condition 2 should be amended to reflect the removal of 1,076 age-

restricted units for Senior Adults.  A new traffic study has been 
submitted by The Traffic Group for review as required.  
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• Condition 4: Prior to the release of the first building permit for Phase II of 
development as specified in the Project Plan, the Applicant must submit 
design details to MNCPPC, the Montgomery County Department of 
Transportation (“MCDOT”) and the State Highway Administration (“SHA”) 
and construct the following roadway improvements to the extent required by 
MCDOT. 

 
o The Applicant is requesting a modification to Condition 4 to remove 

the requirement to complete the construction of off-site intersection 
improvements prior to the release of building permits for Phase II.  
Instead, the Applicant proposes to require that the design details for 
all off-site intersection improvements must be submitted to 
MNCPPC, MCDOT and SHA prior to the release of the building 
permits for Phase II, that the off-site intersection improvements be 
substantially completed prior to the time of issuance of 50% of the use 
and occupancy permits for Phase II, and that the off-site intersection 
improvements be completed and open to traffic prior to the time of 
issuance of 100% of the use and occupancy permits for Phase II.  This 
will allow for the essential design coordination between the agencies 
to be completed without impacting the Project’s construction timeline. 
The off-site intersection improvements are associated with the entire 
development of the Property (including office, retail and assisted 
living units), and to require the completion of all of them prior to the 
issuance of building permits for only 647 multi-family units is neither 
necessary or appropriate under the circumstances.   
 

• Condition 19: At the time of a Site Plan submission containing any of the 
senior housing units, the Applicant must submit for Staff review draft HOA 
document language that identifies the specific units or buildings designated 
as senior housing as defined under 59-A-2.1 of the zoning ordinance and the 
limitations as to residences of that designation.  

 
o Condition 19 should be deleted in its entirety to reflect the substitution 

of the market-rate units for the age-restricted units for Senior Adults 
(except for 102 assisted living units, which remain and do not require an 
HOA structure).  

 
 

VIII. Conclusion 
       

 As demonstrated by the contents of this Application, the Project complies 
with the Zoning Ordinance requirements and the prior approvals governing the 
development.  We look forward to working with Technical Staff on this exciting 
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application and ultimately in presenting the Project to the Planning Board.  Thank 
you in advance for your consideration.  
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MONTGOMERY  COUNTY  PLANNING  DEPARTMENT 

THE MARYLAND NATIONAL CAPITAL PARK AND PLANNING COMMISSION  

 
FROM:  Molline Jackson,  

Art Review Panel Coordinator 
 

PROJECT: Black Hill   
  SITE PLAN No. 820150060 
 
DATE:  January 25, 2016 

 
The Art Review Panel has generated the following meeting minutes based on our discussion of the design 
concept for the public amenities on November 18, 2016 for Black Hill. The Panel’s recommendations 
should be incorporated into the Staff Report and strongly considered prior to the certification of the Site 
Plan and/or prior to the release of the first building permit. Should you have any additional questions 
and/or comments please feel to contact the Art Review Panel Coordinator. 
  
 

Attendance:  
Molline Jackson (Lead Plan Reviewer) 
Bonnie Pulise (Applicant) 
Dan DeRose (Landscape Architect) 
Jean Efron (Art Consultant) 
Jane Snyder (Art Consultant) 
 
Mark Kramer (Panelist) 
Luann Korona (Panelist) 
Judy Sutton Moore (Panelist) 
Germano Gomez (Panelist) 
 
Meeting Notes: 

- This project was initially presented in the early stages of the Project Plan review period.  
- The Applicant is currently undergoing the review of Phase 2A - Site Plan (also known as Phase 2A 

and 3 of the Project Plan development phasing).   
- The subject property is location in Germantown along Crystal Rock Drive and Century Blvd, west 

of I-270 and south of Black Hill Regional Park. 
- The Applicant is proposing to install a sculpture and mosaic pavement patterns throughout the 

property.  
- The Applicant is currently proposing 22% (272,127 sf.) of public use space for the respective 

phase; the entire site will have up to 51% of the net track area on-site. 
- The total gross acreage for Phase 2A is 27.25 ac.; proposed density is consistent with the Project 

Plan Approval (0.7 FAR). 

mailto:molline.jackson@MontgomeryPlanning.org
http://www.montgomeryplanning.org/
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- Phase 2A consists of 649 multi-family residential units; including 82 MPDUs, 7,325 sf. of retail in 
the first floor of Buildings M-1 and K-1. 

- The sculpture (overall dimensions to be determined) will be installed within the central green 
space along Main Street. The selected artist is Pard Morrison. 

- The columns (3) will be oriented on the same axis parallel to Century Blvd. and welded 3/16” 
plate aluminum and the coloration will be applied using a heat process in order to apply 
industrial strength pigments to the aluminum.  

- The piece will be bolted down to a concrete slab, so that no mounting hardware will be shown. 
- The sculpture will be located furthest away from recreational activity within the green space 

area and with optimal visibility from the roadway. Considered a landmark feature used to orient 
the residents and attract visitors to the heart of the development.  

- Arts on the Block will also create mosaic tiles to be installed in the ground plane (i.e. pavement 
patterns), within the retaining walls, and integrated throughout the site.  

- The tiles will be used as a way-finding tool to help residents navigator throughout the site.    
 
Panel Recommendations: 

1. The Panel recommends approval of the general concept. However, would like more clarification 

regarding the scale of the sculptural piece, colors, installation, footers, etc.  

2. The Art Review Panel would like to revisit and review the refined concept prior to the 

certification of the Site Plan. The Applicant will need to elaborate on the sculpture location(s), 

overall dimensions of the pieces of art, placement and design patterns for the mosaic pieces.  

3. The Panel recommended that there be more than one sculpture in order to better integrate 

other portions of the site and provide some indication of “what’s to come” (i.e. way-finding). 

The sculpture pieces could be further integrated with the mosaic tiles or the Native American 

role in establishing the Sector Plan (page 25 and 43 of the Sector Plan). The two public art pieces 

should work well together in order to tell a comprehensive story throughout the property. 

4. The Certified Site Plan must contain site details that clearly indicate the overall dimensions, 

prescribed materials, necessary lighting fixtures, footers and fasteners to ensure adequate 

safety and proper inspection of the artworks by the Arts and Humanities Council of Montgomery 

County (“AHCMC”) and Montgomery County Department of Permitting Services (“DPS”). This 

information will come from the engineered drawings, certified by the structural engineer.  

5. The appropriate signage should also be clearly visible on-site, specifically identifying the title of 

the piece, artist name, materials, completion date, and overall dimensions.  

6. Prior to final inspection of the public artwork(s), the Applicant must submit to the Public Art 

Coordinator with the Maryland – National Capital Park and Planning Commission (M-NCPPC) at 

least three images of the artwork(s) on-site and information regarding the 1) associated project 

number, 2) title of the piece, 3) date of completion, 4) description of materials used, and 5) 

mailto:molline.jackson@MontgomeryPlanning.org
http://www.montgomeryplanning.org/
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address. This information will be added to the existing inventory of the public artworks 

throughout the County (http://www.mcatlas.org/art/).   

mailto:molline.jackson@MontgomeryPlanning.org
http://www.montgomeryplanning.org/
http://www.mcatlas.org/art/




DPS-ROW CONDITIONS OF APPROVAL  January 20, 2016 

820150060 Black Hills- Phase IIA 
Contact: Sam Farhadi at 240 777-6333 

 

We have reviewed site plan files 

 

 “07-SITE-820150060-SP4-7.pdf V4” uploaded on/ dated “12/3/2015”.  

 

The followings need to be addressed prior to the certification of site plan: 

 

1. All improvements along Crystal Rock Drive and century Blvd to be per approved 

ROW improvements plans. 

2. Label the curb radii for access points on public streets and provide truck turning 

movements. 

3. Private streets to be built to tertiary roadway structural standards at minimum. 

4. Public frontage sidewalks and bike paths: 

o  Ensure they are ADA compliant and label accordingly; 

o  All intersections dual ramps need to be aligned on both directions across 

the intersections; 

o Ensure/ label the sidewalk next to the amenity area at the intersection of 

Century Blvd and Main Street as minimum 10’. 

5. All landscaping plans as part of the certified site plan must comply with the DPS 

requirements and approval standards for areas within the County ROW (including 

plants): 

o What is the “Type A” unit paving shown on the landscaping plans? 

o No Planters, shrubs, non-standard plants in ROW. 

6. What is the shading area in ROW along Century BLVD? 

7. Remove all pedestrian crossing markings. 
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Professional Certification

I hereby certify that these documents were

prepared or approved by me, and that I am a

duly licensed Professional Engineer under the

L a w s  o f  t h e  S t a t e  o f  M a r y l a n d

License No. 14979, Expiration Date:  07/02/2016
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Jackson, Molline

From: Dave Maiden <cdmaisel@gmail.com>

Sent: Friday, February 27, 2015 8:18 AM

To: Jackson, Molline

Subject: Black Hill (formerly Crystal Rock)-Lerner Development

Ms. Jackson: 

  

I recently became aware that Lerner is requesting a revision to amend their project plan forgo building 

age-restricted (senior) housing and in its place build multi-family rental units.  As a resident of the Water 

Landing Community in  Germantown I oppose this change.  The housing stock of Germantown is heavily 

weighted towards affordable housing and the addition of any more would add to this 

burden.  Furthermore, Water’s Landing Elementary is past capacity and  does not need the additional 

students this type of housing would bring.  The optimal development would bring in employment to the 

community, specifically be office or light warehouse/industrial.  Seniors housing, although not ideal, 

would be preferable to multifamily. 

  

Although I understand and respect Lerner’s ownership rights and the need to run a profitable 

enterprise, their tenure in the community will be more short term.  Please consider what’s best for the 

community and it’s long term residents.  I grew up in the area and attended Seneca Valley High School 

and my ties to the community go back 30+ years. 

  

Thanks, Dave 
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Jackson, Molline

From: EvansDK@aol.com

Sent: Sunday, February 15, 2015 6:22 PM

To: Jackson, Molline

Subject: RE:  Black Hill Development

Dear Ms. Moline, 
We purchased our home in Waters Landing back in July of 1983.  We were one of the first homes built here.  We have 
seen this community grow so big along with Germantown that I can't imagine any more multiple family dwelling homes 
built here.  We would like to see the senior housing built that was in the original plan that Lerner Enterprise 
proposed.  The schools have been over crowded for many years and the streets and highways sometimes have become 
non stop traffic.  Have you been on 270 South in the mornings anytime before 9:30-10:00 am?  It's at a stop in several 
places.  To add more houses and multiple dwelling neighborhoods will just add to the misery of the already overstressed 
commutes the we have.  There are so many homes here, but no jobs.  It would be wonderful to add some companies and 
businesses up here so we all don't have to get on 270 every day and fight the traffic.  Please help to keep Lerner's original 
plan in tack.  Thank you. 
  
Karon & Dave Evans   
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Jackson, Molline

From: Lisa <lswptamom@aol.com>

Sent: Thursday, February 12, 2015 3:29 PM

To: Jackson, Molline

Subject: Black Hill development

Hello Ms. Moline, 

 

I have been a resident of Waters Landing for almost 27 years.  I have seen this area built up and frankly, over-built, 

particularly with too many multi-family dwellings.  I was the PTA president at Waters Landing ES and the PTSA president 

at SVHS.  So I have been very involved in this community.  I am very much against Lerner Enterprise's proposed 

amendment to their Project Plan.  As this community ages, there is going to be a great need for more senior housing.  

Additional apartments or townhomes is the last thing Germantown needs - our schools are already over-crowded and 

our roads are very congested - traffic is terrible!!!  We do not need the strain on our schools or roads that multi-family 

dwellings will bring.  Please do not allow Lerner to make these changes.  I hope they are made to keep to their original 

plan and time schedule.   

 

Thanks for reading my input. 

 

Lisa Walker 

31 Spinning Wheel Court 

Germantown  

 

Sent from my ipad  

 

please note that Lerner Enterprises, the owner of the old driving range property, has filed to amend their Project Plan. 

Although I have not studied the proposal, it appears that they are abandoning the plans to include age-restricted 

(senior) housing, and could be increasing the number of multi-family units (probably rental apartments) in the project. 

Also, it seems the phasing they propose would accellerate the building of residential and delay the building of the 

office/retail component. 

If you have lived in Germantown as long as I have (28 years) you are well aware that development here has been largely 

skewed towards residential, as opposed to office, resulting in a severe jobs/housing deficit, which this project may 

exacerbate. Of course, there is also the question of the impact on our community's school capacities. 
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Jackson, Molline

From: Lolly <lolly1234@live.com>

Sent: Thursday, September 04, 2014 2:12 PM

To: Smith, Molline

Subject: RE: Senior Living Projects in Germantown, MD

Dear Mollie: 

  

Thank you so much for your appreciated research!  

  

May I ask what other towns are within your targeted "Area 3?" 

  

Laura 

  

From: molline.smith@montgomeryplanning.org 

To: lolly1234@live.com 

CC: richard.weaver@montgomeryplanning.org 

Subject: RE: Senior Living Projects in Germantown, MD 

Date: Thu, 4 Sep 2014 16:24:06 +0000 

Good morning Lolly, 

  

Per your request below, please review the following information. 

  
-          Project Plan No. 920120040 was approved by the Planning Board on May 30, 2013 for the new construction of 1,178 

age-restricted units for senior adults (62 years and above). However, the Applicant recently met with Staff (July 15, 

2014) to discuss significant changes to the proposed uses (including the maximum number units proposed as age-

restricted). The first Site Plan No. 820130250 was mainly approved for the construction of the public roadways, and 

established the Final Forest Conservation Plan easements. The second Site Plan has not yet been filed. For more 

information, please visit our DAIC website (http://www.mcatlas.org/Development_Info/Default.aspx). 

  

-          Site Plan No. 819970140 was  originally approved February 5, 1997 for a 300 unit facility for elderly housing, 221 

dwelling units of senior living facility, and 79 dwelling units of assisted care facility (including 55 moderately priced 

dwelling units). The site was later amended in August 2010 for minor changes to the parking layout, pedestrian 

circulation and the generator along the rear of the property. The site has not reached full build-out and the Applicant 

recently came in (July 1, 2014) to discuss future expansions. For more information, please visit our DAIC website 

(http://www.mcatlas.org/Development_Info/Default.aspx?apno=81997014B).  

  

Hope this helps, but I have also cc’ed my supervisor just in case I missed something. 

  

Regards, 

  

  

 MNCPPC-MC 
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Molline “Molly” Smith, ASLA  
Area 3 Senior Planner & Art Review Panel Coordinator 
8787 Georgia Avenue / Silver Spring, MD 20910 
(301) 495-4573 Office / (301) 495-1306 Fax 
molline.smith@montgomeryplanning.org 
www.montgomeryplanning.org 
http://www.montgomeryplanning.org/development/public_art/index.shtm  
  

From: Lolly [mailto:lolly1234@live.com]  

Sent: Wednesday, August 27, 2014 8:56 AM 

To: Smith, Molline 

Subject: Senior Living Projects in Germantown, MD 

  

Good morning: 

  

I am doing market research for a company that builds senior independent living properties. 

Could you please tell me if there is any senior project proposed or incoming within Germantown?  This can be 

Independent Living, Assisted Living, 55+ ... anything with senior demographic. 

  

E/mail me or my phone is 518 584 0457.  Laura Benton 
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APPENDIX H: Alternative Staff Concept (pre‐application meeting illustration) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

 

Figure A: Staff Conceptual Plan 

 

   

 

 

 

 

 

 

Figure B: Staff Figure Ground Study 




