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MEMORANDUM
DATE: September 13, 2002
- TO: - Montgomery County Planning Board
VIA: John Carter, Chief, Community — Based Planning DIVISIOI\K
FROM: Bill Landfair, AICP, for the Department of Park and Planning
Sue Edwards, 1-270 Team Leader Wl

REVIEW TYPE:  DPA - Supplementary Plan Revision
REVIEW BASIS: Chapter 59, Zoning Ordinance
APPLICANT: Euro Motorcars Germantown LLC
CASE NUMBER: DPA 02-3

ZONE: .. Town Sector

MASTER PLAN: Germantown Master Plan

LOCATION: 19730 Germantown Road (MD 118), Germantown
STAFF RECOMMENDATION

APPROVAL of the revised Supplementary Plan accompanying Development
Plan Amendment No. DPA 02-3.

BACKGROUND

The applicant, Euro Motorcars Germantown LLC, is seeking a development plan
amendment for 5.34 acres of land in the Town Sector Zone. The subject
property is located on the north side of Germantown Road (MD 118), midway
between the intersections of Middlebrook Road and Crystal Rock Drive, within an
area designated as the Germantown Town Center. The development plan
amendment would allow the construction of an automobile sales and service use
and a two-story office and retail building. The development would be constructed
in several phases with ultimate build-out consisting of 112,000 gross square feet.
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In a report dated June 21, 2001, the technical staff recommended approval of the
development plan amendment and accompanying supplemental plan. The
Planning Board concurred with the staff recommendation and recommended
approval at its meeting on June 27, 2002. Both the staff report and Planning
Board action are attached as exhibits to this report. On August, 20, 2002, the
County Hearing Examiner held a public hearing. During the hearing, a number of
revisions were made to the supplementary plan, which the Hearing Examiner
believed should be brought back to the Planning Board before the record is
closed and a recommendation made to the District Council.

The supplementary plan is approved by the Planning Board in the course of its
recommendation on a development plan amendment. The supplementary plan is
required as part of the review process for development in the Town Sector Zone
to ensure a compatible arrangement of land uses, density and buildings. The
- plan shows the general locations of access points, various types of land. uses,
stormwater management facilities, and phasing of development. It may be
changed in the course of subdivision review or site plan review but the revisions
must be consistent with the Development Plan and purposes of the zone.

PROPOSED REVISIONS

The revisions to the supplementary plan are as follows:

1. Deletion of the proposed access to the loading dock and trash dumpster
area behind the proposed office and retail building from an existing service
drive serving the adjoining commercial center to the west because of the
opposition to the development plan amendment by the center’s owner.

The applicant is now proposing to locate the trash dumpster at the far end
of the surface parking area behind the office and retail building. Unloading
of deliveries to the building is proposed from the same surface parking lot.

2. The shape of the building footprint for the proposed automobile sales and
service building has changed. The change does not increase the square
footage of the building.

3. Parking space calculations have now been provided where previously
there was only a statement indicating that parking would be provided in
accordance with Article 59-E-3 of the Zoning Ordinance.

ANALYSIS

Staff finds that the proposed revisions to the supplementary plan are minor in
nature. The location of the trash dumpster and loading area to an interior
location within the site will not adversely affect adjoining properties and will be
subject to further review at site plan. While the shape of the building footprint for



the automobile sales and service building has changed, the building design, size
and function remains the same. Its relationship and compatibility with the
surrounding area has not been compromised. As with the location of the trash
dumpsters and loading area, design issues related to the building will be further
addressed at site plan. The parking space calculations now shown on the
supplementary plan provides a greater degree of specificity than the general
statement of conformance previously noted on the plan.

The staff recommends approval of the revisions. The proposed development will
continue to satisfy all of the requirements of the Town Sector Zone, meet the
requirements for a development plan amendment and bear sufficient relationship
to the public interest to justify approval.

Attachments

Revised Supplementary Plan Phase 1

Revised Supplementary Plan Ultimate

Site Tabulation and Development Sequence Table
Parking Tabulation Table

Planning Board Action

Original Staff Report



REVISED SUPPLEMENTARY PLAN PHASE 1
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REVISED SUPPLEMENTARY PLAN ULTIMATE
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LOT 1 LOT 2 JOTAL

A

NET LOT AREA 36926 AC 16505 AC.  5.3431 AC
PHASE 1 .
GENERAL RETAIL 9,000 SE 25,000 SF 34,000 SF
GENERAL OFFICE 8,000 SF 36,000 SF 44,000 SF
AUTOMOBILE_SERVICE 8,000 SF 8,000 SF
PHASE 1 FAR GROSS SQUARE FOOTAGE ~ 25,000 SF 61,000 SF 86,000 SF
PHASE 1 FAR 0155 FAR  0.848 FAR  0.370 FAR
PHASE 1 NON-FAR AUTO SERVICE AREA 20,000 SF 20,000 SF
SUBSEQUENT PHASES
GENERAL RETAIL 5,000 SF 5,000 SF
GENERAL OFFICE 19,000 SF 19,000 SF
AUTOMOBILE_SERMICE _ 2,000 SF 2,000 SF
SUBSEQUENT PHASES GSF 26,000 SF 26,000 SF
SUBSEQUENT PHASES FAR 0.162 SF 0.112 SF
SUBSEQUENT PHASES NON-FAR
AUTO SERVICE AREA 17,000 SF 17,000 SF
JOTAL ULTIMATE DEVELOPMENT
GENERAL RETAIL 14,000 SF 25000 SF 39,000 SF
GENERAL OFFICE .. 27,000 S 36,000 SF 63,000 SF
AUTOMOBILE SERVICEY, 10,000 SF O SF 10,000 SF
TOTAL FAR GROSS SQUARE FOOTAGE 51,000 SF 61,000 SF 112,000 SF
TOTAL FAR 0.317 FAR  0.848 FAR  0.481 FAR
TOTAL NON~FAR AUTO SERVCE AREA 37,000 SF 37,000 SF
QPEN SPACE
OPEN SPACE REQUIRED 10.0%
SF OPEN SPACE REQUIRED 23,275 SF
OPEN SPACE PROVIDED 10.0%
SF OPEN SPACE PROVIDED 23,275 SF

PARKING -
ADEQUATE OFF STREET PARKING WILL BE PROVIDED ON SITE IN ACCORDANCE
WITH ARTICLE 59-E-3 OF THE MONTGOMERY COUNTY ZONING ORDINANCE AS

SHOWN BELOW.



PARKING TABULATION

LOT 1 LOT 2

PHASE 1 : PARKING RATE GSF__ SPACES GSF SPACES

GENERAL RETALL ~ 5/1000 GSF 9,000 45.0 25,000 125.0

GENERAL OFFICE 3/1000 GSF : 8,000 24.0 36,000 108.0

AUTOMOBILE SERVICE 3.3/1000 GSF + 1/ EMPL 8,000 36.4

NON-FAR AUTOMOBILE SERVICE 1 [ EMPLOYEE __20,000 25:0

PARKING REQUIRED 130.4 233.0

SURFACE PARKING PROVIDED * 121.0 99.0

GARAGE PARKING PROVIDED * _ _ 30.0 : _ 151.0

Wm‘%
SUBSEQUENT PHASES PARKING RATE GSF__ SPACES GSF SPACES _

GENERAL RETAIL 5/1000 GSF 5,000 25.0

GENERAL OFFICE 3/1000 GSF 19,000 57.0

AUTOMOBILE SERVICE 3.3/1000 GSF + 1/ EMPL 2,000 16.6

NON-FAR AUTOMOBILE SERVICE 1 Z EMPLOYEE 17,000 30.0

PARKING REQUIRED 1286

ADDITIONAL SURFACE PARKING PROVIDED * 0

ADDITIONAL GARAGE PARKING PROVIDED *¢ 145.0

TOTA.. ADDITIONAL SPACES PROVIDED ¢ 1450

TOTAL ULTIMATE DEVELOPMENT  PARKING RATE GSF___ SPACES GSF SPACES
GENERAL RETAIL §/1000 GSF 14,000 70.0 ~25,000 ~ 1250
GENERAL OFFICE 3/1000 GSF 27,000 81.0 36,000 108.0
AUTOMOBILE SERVICE 3.3/1000 GSF + 1/ EMPL 10,000 53.0
NON—-FAR AUTOMOBILE SERVICE 1 Z EMPLOYEE 37,000 55.0
PARKING REQUIRED 258.0 , 2330
SURFACE PARKING PROVIDED * . 121.0 99.0
GARAGE PARKING PROVIDED * 175.0 151.0
TOTAL SPACES PROVIDED * : 296.0 2500

* DOES NOT INCLUDE VEHICLE DISPLAY AREA SPACES.
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THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION
Office of the Chairman, Montgomery County Pianning Board

MONTGOMERY COUNTY PLANNING BOARD
The Maryland-National Capital Park and Planning Comrission
July 8, 2002
TO: - The County Council for Montgomery County, Maryland, sitting as the
District Council for the Maryland-Washington Regional District in

Montgomery County, Maryland :

FROM: Montgomery County Planning Board

SUBJECT: Planning Board Opinion on Development Plan Amendment No. DPA 02-3
BOARD RECOMMENDATION

The Montgomery County Planning Board of The Maryland-National Capital Park
and Planning Commission considered Development Plan Amendment No. DPA 02-3 at
its regular meeting on June 27, 2002. By a vote of 5-to-0, the Planning Board
recommends that the amendment be APPROVED for the reasons set forth in the
technical staff report, which is hereby approved and incorporated by reference in this
recommendation.

The Planning Board also approved the accompanying Supplementary Plan with a
finding that it is consistent with the Development Plan Amendment and the purposes of
the Town Sector Zone. The Board notes that an adjacent property owner has raised a
number of concerns with respect to the application and for that reason staff has
recommended that a public hearing be held by the Hearing Examiner prior to
consideration of the amendment by the District Council. The Board takes no position on
the need for a hearing, finding that many if not all of the concerns can be addressed at
~ site plan review.

The Development Plan Amendment has been requested for 5.34 acres of land
located on the north side of Germantown Road (MD 118), midway between the
intersections of Middlebrook Road and Crystal Rock Drive, in the Town Sector Zone.
The site is located within an area designated as the Germantown Town Center. The
applicant has proposed the Development Plan to allow the construction of an
automobile sales and service use and a two-story office and retail building. The subject
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property would be subdivided into two separate lots and development would be phased
with the first phase consisting of 86,000 square feet. Subsequent phases in the future
would add an additional 26,000 square feet.

In reviewing the Development Plan and Supplementary Plan, the Planning Board
considered the nature of the proposed uses and their impact on the surrounding area.
The adjoining property owner has raised a number of concerns related primarily to
compatibility of the uses with a nearby multi-family neighborhood. These concerns
include setbacks, landscaping, signage, and access. While the Board believes that
these issues are best addressed at site plan, we encourage the applicant to continue
working with the adjoining property owner to resolve them to their mutual satisfaction.

ERTIFICATION

—

This is to certify that the attached report is a true and correct copy of the
technical staff report and the foregoing is the recommendation adopted by the
Montgomery County Planning Board of The Maryland — National Capital Park and
Planning Commission on motion of Commissioner Robinson, seconded by
Commissioner Perdue, with Commissioners Robinson, Perdue, Wellington, Bryant, and
Chairman Holmes voting in favor of the motion at the regular meeting held in Silver

Spring, Maryland, on Thursday, June 27, 2002.
Q\ ! f %-

Arthur Holmes, Jr.
Chairman
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Item #7
MEMORANDUM
DATE: June 21, 2002
TO: - Montgomery County Planning Board
VIA: A John Carter, Chief, Community — Based Planning Division §5°.
FROM: Bill Landfair, AICP, for the Department of Park and Plannin ‘,?
Sue Edwards, |-270 Team Leader

REVIEW TYPE:  Development Plan Amendment
REVIEW BASIS: Chapter 59, Zoning Ordinance
APPLICANT: Euro Motorcars Germantown LLC
CASE NUMBER: DPA 02-3

ZONE: Town Sector

MASTER PLAN:  Germantown Master Plan

LOCATION: 19730 Germantown Road (MD 118), Germantown
FILING DATE: April 22, 2002

PLANNING B OARD: June 27, 2002

PUBLIC HEARING: August 20, 2002 (if necessary)

STAFF_ RECOMMENDATION: APPROVAL of Development Plan Amendment
No. DPA 02-3 and accompanying Supplementary Plan.

The staff notes that the developer of an adjoining portion of land in the
Germantown Town Center has raised a number of concerns with respect to the
application. For that reason, staff recommends that a public hearing be held by
the Hearing Examiner prior to consideration of the amendment by the District
Council.

SUMMARY

The applicant, Euro Motorcars Germantown LLC, seeks to amend the approved
Development Plan for 5.34 acres of land in the Town Sector Zone, associated
with previously approved zoning applications F-148, F-923 and G-742. The

s
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subject property is located on the north side of Germantown Road (MD 118),
midway between the intersections of Middlebrook Road and Crystal Rock Drive.
The property, bordered on the east by Pinnacle Drive is south of a future
extension of Century Boulevard, within an area designated as Germantown Town
Center. The Development Plan Amendment would allow the construction of an
automobile sales and service use and a two-story office and retail building. The
property would be subdivided into two separate lots to accommodate the
respective uses. Development would be phased with the first phase consisting of
86,000 square feet. Subsequent phases in the future would add an additional
26,000 square feet.

The staff finds that the proposed development satisfies all of the requirements of
the Town Sector Zone, meets the requirements for a Development Plan
Amendment and bears sufficient relationship to the public interest to justify
approval. As noted above, the developer of an adjoining portion of land has
expressed some concerns with respect to the application. These concerns
include setbacks, landscaping, signage, public address system, and access. The
developer has expressed optimism that the concerns can be addressed and will
meet with the applicant prior to the Planning Board meeting.

BACKGROUND

Subject Property — The subject propenrty is rectangular in shape and comprised
of 5.34 acres of land. It has approximately 403 feet of frontage along MD 118
and 623 feet along Pinnacle Drive. Once Century Boulevard is extended the
property would have 392 feet of frontage along that road as well. The site is
currently unimproved and covered with a mixed grass vegetation. There is no
forest cover and the only trees are a stand of mixed hardwoods located in the
southwestern corner of the site. The property slopes gently from MD 118 with
approximately a 20-foot change in elevation from south to north. There are no
floodplains, wetlands, or watercourses on site. Public utility lines, including
water, sewer, natural gas, electricity, telephone, and storm drainage currently
exist on the property or are in close proximity.

Surrounding Area -The surrounding area is zoned Town Sector and C-T and
contains a mixture of commercial, entertainment, community, and residential land
uses. Adjoining the subject property to the north ‘is a 9.34-acre parcel of land
purchased by the County for the purpose of extending Century Boulevard,
constructing a public library, and developing an urban park. Confronting the
subject property to the east is a development of four-story multi-family residential
units and townhouses nearing completion. Further to the east, across Crystal
Rock Drive, is the site of a future transit center and proposed commercial and
entertainment uses. Confronting the subject property to the south, across MD
118, is a vacant parcel in the C-T Zone.



Adjoining the subject property to the west is a commercial retail center that
extends to Middlebrook Road. This commercial center includes a Safeway food
store and restaurants along a “Main Street” (Century Boulevard). North of this
center is townhouses and multi-family residential units under construction and
the Black Rock Center for the Arts and a related town commons nearing
completion.

Zoning and Land Use History — The subject property and most of the
surrounding area were zoned R-200 in 1958 as part of the comprehensive
countywide zoning. In 1968, Local Map Amendment (LMA) F-148 was
approved reclassifying approximately 1,504 acres of land surrounding the subject
property to the Town Sector Zone. In accordance with the approved
Development Plan the new community was to be developed as Churchill Town
Sector. In 1974, LMA F-9283 reclassified the subject property and 35 additional
acres to the Town Sector Zone. Since then, the Development Plan has been
amended several more times, the latest amendments being DPA 97-1 and LMA
G-742, in 1997. DPA 97-1 amended 44 acres in the Town Center and included
the dedication of 1.56 acres for the Black Rock Center for the Arts. The balance
of land in the area is currently being developed with a mix of commercial and
multi-family residential uses. LMA G-742 expanded the Churchill Town Sector by
reclassifying 25 acres east of Crystal Rock Drive to the Town Sector Zone.

Proposed Development - The applicant proposes the construction of an
automobile sales and service use and a two-story office and retail building. The
property would be subdivided into two separate lots to accommodate the
respective uses and development would be phased. The first phase would
provide a total of 86,000 square feet of automobile sales and service space,
office space, and general retail space. Subsequent phases in the future would
add an additional 26,000 square feet.

Lot 1, comprised of 3.69 acres, would be developed with the automobile sales
and service use oriented towards MD 118. At ultimate build out, facilities would
comprise 51,000 square feet (not including cellar) located in two one-story
mezzanine and showroom buildings, a two-story building containing auto parts
storage and service, and a two-story vehicle service and storage building.
Customer parking would be provided at grade, adjacent to the showroom.
Additional parking for employees, display vehicles and storage of inventory would
be provided at grade and in a structured parking facility in the northern half of the
site.  Service and delivery to the auto parts and service facility would be
provided via a service drive parallel to Pinnacle Drive mitigated by a wall
treatment. Vehicle inventory would be off-loaded in an area provided at the
center of the site, allowing for through movement of delivery vehicles.

Lot 2, comprised of 1.65 acres, would be developed with the two-story office and

retail building oriented towards Century Boulevard. The proposed setback from
the street would accommodate a lane of parallel parking and a 12-foot wide

s



sidewalk. The building would comprise 25,000 square feet of street-oriented
retail on the first floor and 36,000 square feet of office space on the second floor.
Parking would be provided in the rear, in a structured parking facility. This
parking would be on two levels, with one level of parking below grade primarily
for the offices and retail parking at street level. Service and loading for the
building would be provided via an existing service drive serving the adjoining
commercial center to the west. Loading docks would be recessed to mitigate the
view from Century Boulevard.

ANALYSIS

Master Plan - The proposed use will be compatible, and desirable within the
community and will not adversely affect the intent of the Germantown Master
Plan for the following reasons:

o The Germantown Master Plan recommends “a diversity of uses
designated to activate this area” including multi-level offices, comparison
and convenience retail uses, restaurants, entertainment facilities (including
a cultural arts center), indoor recreation, multi-family residences, and
public open space...."The uses in the Mixed Use Center should be those
which extend the activity of the area beyond office hours on weekdays and
weekends” (page 40). The Master Plan also contains objectives for
various uses, including lighting and signage, mix and integration of uses,
etc.

o Further refinement of the site design, landscaping, lighting, and signage
and operational issues would occur at site plan review. To reinforce the
importance of these issues and ensure compatibility staff recommends
that notes be placed on the Supplementary Plan to address the following:
lighting and signage must be oriented away from the adjoining commercial
and residential uses; vehicle display and storage must be restricted from
all setbacks and the public right-of-way with the minimum setback from
MD 118 equal to that of the adjoining development; all truck deliveries
must be made on site with no queuing in the public right-of-way; and
streetscape along Century Boulevard must be coordinated with County
DPWA&T to ensure the qualitative standards set by adjoining development.

Previous master plans for Germantown in 1967 and 1974 recommended
industrial and employment uses along 1-270, commercial uses along the north
side of MD 118 between the |-270 interchange and the rail lines, and medium to
low density residential uses in the surrounding areas. The 1974 Master Plan
identified Germantown as a “corridor city” described in the wedges and corridors
concept contained in the 1969 General Plan. The 1974 plan envisioned
Germantown as a community comprised of a network of villages, each with an
identity and village center. The Town Center was designated as the core,
serving all villages.
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The Town Center was to function as a Central Business District, the area with the
most intense development supplying the government, commercial, and social
needs of the Germantown community. The CBD would contain a mix of uses,
including office, commercial, retail, shopping, community facilities, open spaces,
and a bus station with a provision for future connection to Metro.

In 1989, a comprehensive amendment to the 1974 Master Plan was adopted and
approved to modify land uses and densities recommended in the 1974 plan; to
alter the housing mix with greater emphasis of single-family detached and multi-
family dwellings; to encourage research and development activities and job
creation in the Employment Corridor; to include guidance on design issues at the
townscape scale; to protect stream valleys and two critical environmental areas;
and to promote special studies focusing on the creation of a vital downtown for
Germantown.

The 1989 Master Plan recommended that a study to guide marketing and design
within the Town Center be done. The first study, by the consulting firm of
Halcyon Ltd addressed promotional, funding, and operational issues and
presented Town Center development strategies.

In 1992, the Germantown Town Center Design Study: Guidance for the
Implementation of Future Development of the Town Center describes the
recommended Town Center-wide design framework, details the elements of the
framework such as mix of uses, pedestrian and vehicular circulation, streetscape,
building "height and building envelope that are applicable to each of the Town
Center analysis areas. The Germantown Town Center Design Study serves as
the guideline for future design and development within this area.

The property is located within the TC-1 analysis area of the Germantown Master
Plan and the Germantown Town Center Design Study. These plans recommend
this area to be developed as a mixed-use center that is the downtown of
Germantown. The “Main Street” (Century Boulevard) should be pedestrian in
scale and offer a mix of specialty retail and entertainment, offices, and
residential. ’

Elements that constitute the overall Town Center design character include:

an urban character
buildings facing on streets
parking lots behind buildings (in courtyards, not between the building and
the street)
parallel parking on secondary streets
a pedestrian-oriented Main Street of a consistent character (from
Middiebrook Road to Crystal Rock Drive)
e sidewalks and street trees on both sides of all streets
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The retail and office portion of the project along Century Boulevard reflects the
key design and use elements of the Germantown Town Center vision. The
buildings are set with direct relationship to “Main Street”, are pedestrian in scale,
provide parking behind the building face by means of parking structures and
under-building spaces, and continue the strong and consistent pattern of building
line, use and streetscape already established in the Town Center. On street
parking has been provided in the roadway dimensions of Pinnacle Drive.

The Town Center Design Study recommends 150,000 square feet of retail
development in the TC-1 analysis area. Total development in TC-1 including the
subject application and development approved by DPA 97-1 will be 158,000
square feet. This amount of retail is in substantial conformance with the master
plan recommendation. , .

The proposed auto sales and service use was not explicitly addressed in the
Master Plan or Design Study. The Master Plan encourages a mix of uses, which
“extend the activity of the area beyond office hours on weekdays and on
weekends. Comparative shopping for luxury automobiles may take place on
evenings and weekends thereby generating desirable pedestrian activity and
possible retail and entertainment expenditures.

The Master Plan and Design Study place emphasis on “Main Street” as the focal
point of TC-1 and as the defining element of the Town Center vision. MD 118 is
given very little attention. The Master Plan contains the objective of “orienting
multi-level office buildings along MD 118 and providing a sufficient building
setback for landscaping (page 40)". The applicant proposes to extend the
existing streetscape elements existing along MD 118 and maintain a setback of
vehicle storage areas along MD 118 that is consistent with the building line
established for the existing retail in TC-1 along MD 118.

The automobile sales and service use proposed by the applicant has some
precedent in the existing EuroMotorcar facility in downtown Bethesda. The
Bethesda facility has been developed to encompass all of the service, delivery,
and auto storage functions interior to the site and, in most cases, within buildings
so as to be completely screened from street visibility. Unloading of new vehicles
and service deliveries will take place in the interior of the site.

Review Process - The Town Sector Zone is a performance-based planned
development zone that permits considerable flexibility for the developer because
many of the specific restrictions that regulate, in other zoning categories, the
height, bulk an arrangement of buildings and the location of various land uses
have been either relaxed or eliminated.



The Town Sector Zone is the most flexible of all the planned development zones
and the degree of specificity normally required of the Development Plan does not
apply. Instead, a more generalized land use plan governs the general shape and
character of development. The land use plan does not require the same
information about staging or development programs as the development plan
requires for other planned development zones.

To ensure a compatible arrangement of land uses, density and buildings the
review process for the Town Sector Zone includes a Supplementary Plan
showing the general locations of access points, various types of land uses,
stormwater management facilities, and phasing of development. The
Supplementary Plan may be changed in the course of subdivision review or site
plan review but the revisions must be consistent with the Development Plan and
purposes of the zone.

Following zoning, the review process includes Planning Board review and
approval of a Site Plan and Preliminary Plan of Subdivision.

Required Findings - There are five specific findings related to approval of the
Development Plan Amendment (Section 59-D-1.61 of the Zoning Ordinance).
These findings relate to consistency with the Master Plan and the requirements
of the zone, compatibility with surrounding development, circulation and access,
preservation of natural features, and perpetual maintenance of common areas.
The required findings are set forth below:

(a) That the zone applied for is in substantial compliance with the use and
density indicated by the master plan or sector plan, and that it does not
conflict with the general plan, the county capital improvements program or
other applicable county plans and policies.

The Development Plan Amendment would be in substantial compliance with the
Master Plan. The Master Plan recommends a scale and mix of uses that achieve
a focal point of activity for Germantown. The uses existing in the surrounding
area have established a direction and setting for the proposed automobile sales
and service use and the office and retail building.

(b) That the proposed development would comply with the purposes,
standards, and regulations of the zone as set forth in article 59-C, would
provide for the maximum safety, convenience, and amenity of the
residents of the development and would be compatible with adjacent
development.

The purpose clause for the Town Sector Zone is found in Section 59-C-7.21 of
the Zoning Ordinance and states in part:



It is the purpose of this zone to provide a classification, which will permit
development of, or additions to planned new towns or additions to existing urban
developments. Such towns shall contain, insofar as possible, all of the
residential, commercial, community and industrial facilities needed to make
possible a town that is reasonably self-sufficient for all purposes, except major
employment and central business district shopping. Adequate provision shall be
made for the maintenance of open space and the location of streets and
highways to assure orderly traffic circulation... Physical planning within the town
shall be such as to assure that these uses...shall be placed in efficient and
orderly relationship.

* *k %

A new town...[should contain] as nearly as possible all of the commercial,
employment, cultural and recreational facilities desirable and necessary for the
satisfaction of the needs of the residents...[have a density that makes] the most
efficient use of public utilities...[and have] transportation facilities adequate to
serve the anticipated total population...[and] public sewer and water shall be
available at the site or planned for construction

* % *

In addition, it is the purpose of this zone to preserve and take the greatest
possible aesthetic advantage of trees; and in order to do so, minimize the
amount of grading necessary for construction of a development.

The subject property is currently zoned Town Sector and is part of the Churchill
Town Sector. The Town Sector plan provides for a wide variety of housing
accommodations, commercial retail, office uses, community facilities, open
space, and recreation. It provides a network of safe and convenient roadways,
connecting uses within the community and access to regional transportation
highways and mass transit. As currently planned, the community is self sufficient
and diverse. The proposed office, retail, and automobile sales and service uses
would contribute to the variety of commercial uses and services in the community
and promote greater self-sufficiency and diversity. ‘

The proposed development for the subject property takes advantage of the
existing grade to minimize the amount of necessary grading. While there are no
significant trees to preserve, shade trees and ornamental trees are proposed and
off-site afforestation may be required.

Sections 59-C-7.242 through 59-C-7.27 of the Zoning Ordinance set the
parameters for the Town Sector Zone including maximum commercial area in the
zone, minimum open space, density of population, building height, and utilities.



59-C-7.242. Commercial area. Not more than 10 percent of the total area of the
town sector may be devoted to commercial purposes. All required parking for
commercial purposes shall be included within the 10 percent calculation.

The total area in the town sector devoted to commercial uses is currently 139.23
acres or 8.9 percent of the total town sector. The proposed Development Plan
Amendment would not cause the percentage of commercial area to exceed the
10 percent requirement.

59-C-7.244. Open space. Not less than 10 percent of the total area of the town
sector zone shall be devoted to open space. This may include publicly owned,
community-wide or common open space and facilities but may not include streets
and parking areas.

The town sector currently has 570.95 acres or 36.6 percent of the total acreage
devoted to open space. The Development Plan Amendment would have a
negligible effect on this percentage.

59-C-7.25. Density of population. The population of the town sector zone must
be planned so as not to exceed 15 persons per acre based upon the total area
within the town sector zone.

The Development Plan Amendment would have no effect on the population
density.

59-C-7.26. Height. The heights of all buildings in the town sector zone shall be
consistent with the limitations set in other zoning classifications for areas of
similar density or similar use.

The proposed height of the development would not exceed two stories above
grade which is lower than the limitations set for other zoning classifications of
similar density and use (CBD Zones) and comparable to the range of building
heights in the surrounding area (two to four stories).

59-C-7.27. Utilities. All utility lines in the town sector zone shall be placed
underground. No use-and-occupancy permit shall be issued for any building
which is not served by an approved sewer and water supply.

Utilities would be provided underground. The buildings would be served by
public water and sewer prior to application for use and occupancy. ‘

Staff concludes that the proposed Development Plan Amendment would comply
with the purposes, standards, and regulations of the Town Sector Zone. With
respect to compatibility, staff finds that the overall design of the development
would be compatible with the adjoining development and promotes the design
principles that have already been implemented in the balance of the surrounding
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town center area. Further refinement of the site design, landscaping, lighting,
and signage would occur at time of site plan review.

(¢)  That the proposed internal vehicular and pedestrian circulation systems
and points of external access are safe, adequate, and efficient.

Vehicular and pedestrian access to the site would be safe, adequate and
efficient. There would be several points of access to avoid congestion.
Pedestrian circulation would be separated from vehicular circulation and parking
is proposed in close proximity to office, retail, and customer areas. The Planning
Board would further address this issue at site plan review.

(d) That by its design, by minimizing grading and by other means, the
proposed development would tend to prevent erosion of the soil and to
preserve natural vegetation and other natural features of the site. Any
- applicable requirements for forest conservation under Chapter 22A and for
water resource protection under Chapter 19 also must be satisfied. The
district council may require more detailed findings on these matters by the
planning board at the time of site plan approval as provided in division 59-
D-3. ~ '

The proposed development would tend to minimize grading through the layout of
the buildings and parking which take advantage of the existing grade.
Stormwater management would also take advantage of the grade by providing a
structured facility below street level.

(e) That any documents showing the ownership and method of assuring
perpetual maintenance of any areas intended to be used for recreational
or other common or quasi-public purposes are adequate and sufficient.

There are no recreational or other common areas requiring maintenance
agreements.

Transportation — Based on a submitted traffic analysis, the Transportation
Planning staff has conducted an Adequate Public Facilities (APF) review of the
Development Plan Amendment and will recommend the following conditions as
part of the APF test at preliminary plan review:

1. Limit total development under the Development Plan Amendment to the
following uses and density:

51,000 square feet of automobile sales and service space
36,000 square feet of general office space
25,000 square feet of retail space

2.  Satisfy Local Area Transportation Review:

7
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a. The applicant shall participate in constructing a second left-turn
lane from southbound Wisteria Drive to eastbound MD 118 and
restriping the separate northbound right-turn lane on Wisteria Drive
as a shared through and right-turn lane at the intersection of MD
118 and Wisteria Drive.

b. The applicant shall participate in constructing a second left-turn
lane on westbound Middlebrook Road to southbound MD 118 at the
MD 118 and Middlebrook Road intersection. Also, the applicant
shall participate in designing and constructing the removal of the
channelized (free flow) right-turn lane located in the southeast
quadrant of this intersection.

C. The applicant shall participate in constructing an acceleration lane
on Father Hurley Boulevard to accommodate the movement from
northbound Crystal Rock Drive to eastbound Father Hurley
Boulevard.

d. The applicant shall participate in constructing an acceleration lane
on Crystal Rock Drive to accommodate the movement from
westbound Father Hurley Boulevard to northbound Crystal Rock
Drive including reconstruction and reconfiguration of the median
and travel lanes on the northern leg of the intersection.

€. The applicant shall participate in the future County CIP project to
construct the four-lane divided highway portion of Century
Boulevard from its current terminus near Father Hurley Boulevard
to its intersection with Dorsey Mill Road by allocating a portion of its
impact taxes when paid to this project.

Staff notes that other additional roadway improvements may be required by the
Maryland State Highway Administration and the County Department of Public
Works and Transportation staff at the time of preliminary plan review since their
comments are not incorporated in the staff's analysis.

Local Area Transportation Review -

Seven intersections were defined as critical intersections to be affected by the
proposed development of the subject property and were examined in the traffic
analysis to determine whether all intersections meet the applicable congestion
standard of 1,500 Critical Lane Volume (CLV) for the Germantown Town Center
Policy Area. The CLV impacts of the proposed development on critical
intersections in the vicinity of the site were analyzed and are summarized in the
table below:
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Intersection Capacity Analysis with CLV
Under Various Development Schemes

During the Peak Hour
Existing Background Total* Total**
AM | PM AM PM AM PM AM PM
MD 118/Wisteria Dr. 877 | 1221 | 1168 | 1877 | 1170 | 1886 | 1170 1656

MD 118/Middlebrook Rd. 1154 | 1187 | 1436 | 1703 | 1449 | 1734 | 1362 1557

MD 118/Crystal Rock Dr. 950 829 | 1147 | 1249 | 1156 | 1260 | 1156 1260

MD 118/Aircraft Dr. 1032 | 808 | 1316 | 1275 | 1267 | 1377 | 1267 1289

MD 118/Middlebrook Rd. 987 | 1128 | 1081 | 1311 | 1087 | 1341 | 1087 1341

FHB/Crystal Rock Dr 1025 | 947 | 2045 | 1865 | 1383 | 1588 | 1383 1500

FHB/Middlebrook Rd. 871 943 | 1123 | 1196 | 1128 | 1201 | 1128 1201

* Total development conditions without proposed roadway improvements
** Total development conditions with proposed roadway improvements

As shown in the table, all existing intersections analyzed are currently operating
at acceptable CLVs (CLV standard is 1,500). Under the background development
(developments approved but not built) condition, two of the MD 118 intersections
and the Father Hurley Boulevard/Crystal Rock Drive intersection exceed the
acceptable congestion standard. Under the total development conditions, the
unacceptable conditions at the intersections identified under the background
development conditions further deteriorate without the roadway improvements.
However, these intersections will operate either within the acceptable congestion
standard or better than the background conditions for the total development
conditions with the roadway improvements described in the conditions above.

Policy Area Transportation Review

Based on the FY 02 AGP staging ceiling capacity, there is sufficient capacity
available for both the housing and employment developments (1,209 housing
units and 4,494 jobs as of April 30, 2002) in the Germantown Town Center Policy
Area to accommodate the proposed development.

Site Access and Circulation

Access to the subject property will be provided from Pinnacle Drive and the
service drive serving the adjoining commercial center. Staff finds that the
roadway and sidewalk system will be adequate to provide safe access for
vehicles and pedestrians.

s
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Surrounding Roadway Network

1. Germantown Road (MD 118): Classified as a major highway with six lanes
and a master plan right-of-way of 150 feet. This highway provides access
from the 1-270 interchange to the southern boundary of the Germantown
planning area.

2. Middlebrook Road: Classified as a major highway with six lanes and a
master plan right-of-way of 120 feet from Father Hurley Boulevard to MD
118. This highway provides access from the |-270 interchange to the
Germantown Town Center and the subject property via Century
Boulevard.

3. Crystal Rock Drive: Classified as a major highway with six lanes and a
master plan right-of-way of 120 feet. This roadway is currently built as a
four-lane highway from MD 118 to a point north of Father Hurley
Boulevard. :

4. Century Boulevard: A four-lane roadway with a master plan right-of-way of

- 80 feet. Sections of Century Boulevard east and west of the site were built

to serve as a “Main Street” for development in the Germantown Town

Center. The planned extension of the road will be constructed by CIP
Project (PDF #507310).

5. Pinnacle Drive: A two-lane road with a 60’ right-of-way connecting MD 118
fo the south and Century Boulevard to the north. This road provides main
access to the subject site from MD 118.

Environment

Forest Conservation

The Development Plan Amendment application contains a preliminary forest
conservation plan. The amendment also qualifies for an exemption from forest
conservation requirements under Section 22 A-5 (I), the PUD exemption, since
the Germantown Town Center development is more than 75% complete, and the
proposal will not result in clearing of an additional 5000 square feet of forest.

Stormwater Management

The subject property drains to the Churchill Tributary of Little Seneca Creek. The
Countywide Stream Protection Strategy (CSPS) has no stream quality or habitat
data for the Churchill tributary and labels it as a Watershed Protection Area at the
regular protection level.
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Headwaters springs and seeps exist right at the proposed SWM outfalls. The
applicant must work closely with the County Department of Permitting Services to
assure compliance with new SWM regulations, including examination of
alternatives for providing infiltration to partially offset increased imperviousness.

Noise

Noise impacts are a potential concern with any automobile sales and service
use. The applicant has stated there would be no public address system. Trash
pickup and deliveries in the early morning or late evening are another potential
problem that would need to be further addressed at site plan review.

Community Concerns — The developer of an adjoining portion of land has
expressed some concerns with respect to the application. These concerns
include setbacks, landscaping, signage, public address system, and access.
The applicant has met informally with the predominant citizens associations in
Germantown. Both the Germantown Alliance and the Germantown Citizens
Association are supportive of the uses proposed in the application. Each group,
however, expresses concerns about signage, lighting, and future automotive
sales use on the property by other than the applicant.

Conclusion - Upon review of the Development Plan Amendment the staff finds
that the proposed development satisfies all of the requirements of the Town

Sector Zone, meets the requirements for a Development Plan Amendment and
bears sufficient relationship to the public interest to justify approval.

Attachments
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