Attachments

Environmental Planning Memorandum

Memorandum from Leslie Saville discussing the Town Sector Zone
North End District (aerial)

North End District (property data)



ATTACHMENT 19

September 23, 2008
MEMORANDUM

TO: Sue Edwards, 1-270 Corridor Team Leader
Community-based Planning

VIA: Mary Dolan, Environmental Supervisor
Environmental Planning

FROM: Steve Findley, Planner Coordinator
Environmental Planning

SUBJECT: Germantown Master Plan
Worksession # 3
Environmental Discussion Topics — Forests and Sustainability

The General Plan Refinement of 1993 lays out the goals and objectives for environmental protection and
stewardship in Montgomery County’s Land Use Planning. It recognizes the importance of preserving
forests and biological diversity, protecting wetlands and sensitive habitats, improving water quality and
air quality, and conserving energy. Events since its adoption have demonstrated the wisdom of these
goals and objectives, and in fact have focused greater attention on their importance, In particular, the
growing threat posed by Global Climate Change has increased the need to change behaviors that
contribute to emissions of greenhouse gasses. Land use decision-making can either exacerbate these
problems or offer solutions. The concept of Sustainability in land-use planning incorporates new
planning strategies designed to reduce environmental impacts, as well improving transportation and
quality of life in a world that is becoming more populous. Sustainability is about securing a better future
for ourselves and our children. Sustainability has two aspects in Germantown: preserving and
enhancing the natural systems that have buffered the impact of development and building green
communities that minimize the impact of additional homes and jobs.

The health of our aquatic and terrestrial communities is directly associated with human health, quality
of life, and the sustainability of our society. Forests and meadows filter air and water, reduce energy
consumption, absorb carbon dioxide, and generate oxygen. Likewise, aguatic systems provide habitat
for fish, birds, mammals, and invertebrates in addition to supplying drinking water for our communities.
Of particular concern in Germantown is the health of Little Seneca Lake, which serves as an emergency
drinking water supply for the region and a recreation resource for the upcounty area.

Water guality and habitat in the smaller tributaries to the lake have already been degraded significantly
by the tradeoff in the 1989 Germantown Plan that protected a substantial greenbelt around the town.

This greenbelt has functioned to protect the mainstem of the Little and Great Seneca streams; however,
the intensity of development anticipated to further concentrate growth will put additional strain on the



tributary streams and eventually on the mainstems and Little Seneca Lake. While the concentration of
growth will be a good thing countywide, providing a large number of homes and jobs in an area well
served by transportation options and a diversity of uses, the protection of key resources is critical to
habitat and water quality.

Benefits of Forest Preservation
Benefits of urban trees and forests are well documented. Trees absorb CO2 from the atmosphere and

store carbon in the biomass of the tree, helping mitigate effects of greenhouse gas emissions. Forests
therefore serve as carbon “sinks” where large amounts of carbon are sequestered. Because forests and
street trees also cool the landscape through shading, they lower local ambient summer temperatures
and reduce air conditioning demand. The resulting energy savings further reduce greenhouse gas
emissions.

Trees and forests contribute to improved air quality by removing such pollutants as sulfur dioxide,
nitrogen dioxide, carbon monoxide, and airborne particulates from the atmosphere.

Urban trees and forests benefit water quality by reducing soil erosion and concomitant sedimentation of
receiving waters. Trees and forests prevent nitrogen, phosphorus and other nutrients from reaching
streams and ponds. Forests are particularly important as groundwater recharge areas. One study has
estimated that a 5% increase in tree cover reduces stormwater runoff by about 2%.

Urban forests provide habitat for local wildlife as well as a green refuge where human beings can briefly
escape the pressures of the built environment. Numerous studies show the human health benefits of
green spaces in urban areas. Of particular interest is a study showing that hospital patients recover
faster if they have a view of trees outside their hospital room window.

Resource Protection and Forest Preservation Recommendations
The Germantown Forward public hearing draft describes the general forest, wetland, and watershed

resources and conditions and made recommendations for protection and enhancement of these
resources and their functions. The Plan highlights existing forest resources and stream buffers that form
the basic green infrastructure for Germantown, wetland and watershed resources including the
Germantown Bog and the watersheds draining to Little Seneca Lake. Countywide Stream Protection
Strategy (CSPS) monitoring shows a declining trend in water quality conditions throughout most of the
Germantown study area. Despite this trend, Germantown is fortunate to have high quality natural
resources that are still buffering the impacts of development and providing wildlife habitat. Protection
of these existing resources is the first priority in fostering a sustainable Germantown. One important
element of this system is a significant forest in the North End District.

The northern and western portions of the study area drain to Seneca Lake via two main tributaries and
portions of other watersheds that originate outside of the study area. The Milestone Tributary
watershed comprises about 700 acres in the northern portion of the study area. The watershed
originates in the Germantown Bog, a unique resource in Montgomery County, which provides unusual



habitat and a source of clean groundwater to the stream. The stream drains directly into Seneca Lake
without any intervening regional stormwater management lakes. The lake is a major recreational
resource and is used to augment Potomac River water intake at the Potomac Filtration Plant in times of
emergency. While there are reasonably wide forested stream buffers along some of this tributary, the
section just west of 1-270 has been affected with some buildings, cleared areas and parking lots within or
very close to the stream buffer. The Milestone Tributary stream valley farther west includes numerous
springs, seeps, and seasonal pools that serve as breeding habitat for amphibians. There is growing
concern worldwide about declining amphibian populations and upstream increases in stream buffer
protection could improve the sustainability of these areas.

Little Seneca Creek and all tributaries above Little Seneca Lake, including the Milestone tributary and
portions of the North End District draining to the Little Seneca mainstem, are Maryland Use IV-P
streams. Use IV streams typically contain water that is cold and clean enough to support recreational
(i.e “put and take”) trout fisheries. The “P” designates these streams as part of the public water supply.

Due to a combination of the high proportion of sensitive resources contained within these watersheds,
including the Germantown Bog, large numbers of seeps, springs and seasonal pools providing amphibian
habitat, high quality mature forest adjacent to existing park land, good water quality that is already
declining, the Maryland Use IV-P status, and the fact that these areas drain directly to Seneca Lake
without any intervening regional stormwater management treatment, the Milestone Tributary and the
portions of other watersheds draining to Seneca Lake in the North End District are the highest priority
for protection and restoration. Continued degradation of these watersheds may ultimately impair the
function of Seneca Lake as an emergency water supply and diminish its recreational value.

The Churchill Tributary also drains to Seneca Lake via Lake Churchill. Lake Churchill provides some
measure of pre-treatment for water quality before the water reaches Seneca Lake. As noted above,
Seneca Lake augments water supply during emergency low-flow conditions. The Churchill Tributary is a
Maryland Use |-P stream. Use | streams are designated for “water contact recreation and protection of
non-tidal warm water aquatic life.” Due to its degraded condition and the fact that it drains to Little
Seneca Lake, the Churchill Tributary should be considered for restoration.

In the North End district, we are recommending that a 25-acre area of forest be designated High priority
for retention. This high quality forest is dominated by mature oak and beech trees. The forest exhibits
good habitat structure, and is relatively free of invasive plant species. It adjoins the stream buffer of
Little Seneca Creek just above Little Seneca Lake and abuts Black Hill Regional Park. This forest serves
many important natural resource functions, including forest habitat provision, water quality protection,
air pollution mitigation, energy conservation, and amelioration of greenhouse gas emissions.

In addition to natural resource functions, this forest should serve as an amenity for local residents,
providing a cool, shady area of outstanding natural beauty for walking, birdwatching, and similar passive
recreational pursuits. As most of Black Hill Regional Park lies north of Little Seneca Creek, preservation



of this forest will extend the kind of benefits provided by the park into the north Germantown
community.

Preserving this forest area and concentrating mixed uses closer to the future transit station would serve
to achieve the goal of creating a community that is compact, transit-oriented, and walkable, being both
pedestrian and biker-friendly.

Due to the exceptional quality of the forest, its position adjacent to the existing high quality forest in
Black Hill Regional Park, the protection provided for steep slopes directly above the mainstem of Little
Seneca Creek draining to Little Seneca Lake, and its roles in sequestering carbon, ameliorating heat
island effect, and protecting water quality, and its potential role as a recreational amenity, we feel that
the protection of this forest area is essential to the protection of key natural resources that make
Germantown a sustainable community. This recommendation for forest preservation is also consistent
with the Forest Conservation Law, and contributes to the goal established in the 2004 Forest
Preservation Strategy Update to protect 500 acres of upland forests per year for five years.

Summary of Natural Resources and Forest Recommendations, West Side Germantown

¢ Establish the Milestone Tributary and the portions of other watersheds draining to Seneca
Lake in the North End District as the highest priorities for protection and restoration.

e Establish the Churchill Tributary as a secondary priority for restoration.

e Any future redevelopment in the vicinity of the Germantown Bog should include
extraordinary measures, offering protection no less than stringent than currently provided.

e Preserve the 25 acre forest block on the northern edge of the North End District. \

Sustainability Recommendations
The following recommendations are based on a list of Principles for Sustainable Development (see
Attachment) as applied to Germantown:

%+ Establish a goal to stop increasing greenhouse gas emissions by 2010 and reduce them to 80
percent of 2005 levels by 2050. This countywide goal is established in county legisiation and
incorporated in the Healthy and Sustainable Communities 2008 Report. This plan supports
sequestering carbon in forests and landscaping and reducing carbon emissions by design of
transportation systems, land use configuration, buildings and open/green space design. Carbon
dioxide, the gas responsible for global warming, can be reduced in the most significant amounts
by decreasing the number of automobile trips taken and designing “green” or “high
performance” buildings. The following specific recommendations advance this goal:

= Design new buildings to reduce carbon emissions through energy efficiency, on-site
sources of renewable energy and recycling of waste materials from construction and
demolition to the fullest extent possible as part of compliance with county law to
achieve LEED certification level or equivalent.

= Provide a safe, attractive and continuous network of sidewalks and bikeways
throughout the study area.
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= Develop streets that are designed to give priority to pedestrians and hicyclists.
= Support Transportation recommendations for transit and the highest possible mode
share split.

Minimize loss of pervious land surface which is currently at 55% of the entire Sector Plan study
area. There is still a significant amount of property that has yet to be developed and this
development will increase total imperviousness. However, we propose that properties that are
being redeveloped remove surface parking and thus reduce imperviousness. It is unlikely that
buildout will result no net loss of pervious land, however, careful development and
redevelopment will keep the total impervious surface to a level that can keep water quality from
degrading significantly. This intent is to allow sufficient infiltration of stormwater and provide
adequate area for tree planting. Although the newly developing property is expected to be
urban in character, this goal can be met by establishing a minimum pervious area for public use
or open space, stormwater management treatment areas within new roads and right-of-ways,
and a connected system of open space/parks.

= Create a requirement of 20% pervious area for all newly developing properties.

* Create a system of connected primarily pervious open spaces distributed throughout
the study area.

» Apply new Road Code standards for stormwater management to new streets in study
area.

Use environmentally sensitive design and traditional stormwater management techniques
such as green roofs, bioinfiltration, innovative stormwater features, underground stormwater
management, green streets, and cisterns to the fullest extent possible during the development
review process.

Establish a 30% to 40% tree canopy coverage goal within the entire Sector Plan area. The
current tree canopy coverage is about 20%. This goal can be met by increasing pervious area
requirements on redeveloping properties, tree planting on new streets, and through Forest
Conservation requirements.

Establish community character with native vegetation. Vegetation is a highly visible factor in
any urban or suburban landscape and can have great power in describing its character. Native
trees, shrubs, and perennials are effective expressions of the uniqueness of the ecosystem and if
used in a critical mass can bring substantial visual quality of place.

= Create sustainable landscape guidelines for biodiversity, native plant materials, water
conservation and appropriate soil regimes to establish a unique character for the plan
area.

Support noise-compatible site design for projects located adjacent to existing and proposed
noise generators and roadways of arterial classification or greater.
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Sustainability Principles

In addition to protecting the natural resources present in Germantown, it is essential that we provide
the homes and jobs in ways that are comfortable and create the smallest carbon footprint possible. The
following principles have been incorporated into the Germantown plan and should be carried forward in
all aspects of the plan:

Energy and Air Quality

Locate job centers, retail spaces, and residential areas in proximity to each other to minimize
traffic and shorten commutes.

Incorporate walking and biking paths and bike lanes to encourage non-motorized
transportation.

Encourage the use of proven green building design features to maximize energy efficiency for
lighting, heating, and cooling, promote building deconstruction techniques and the use of
recycled building materials.

Promote the planting of street trees and establishment of urban tree canopies to provide shade
for the reduction of urban heat island effects and lessen thermal impacts to aquatic systems.
Street tree plantings should be closely spaced to maximize shading of paved areas.

Maximize forest retention in site design. The goal of forest retention and tree planting
recommendations is to achieve an overall forest and urban tree canopy cover of 30 to 40
percent over the next 15 years in the Germantown Master Plan area.

Require tree planting and maintenance plans to ensure that appropriate site preparation,
planting maintenance and other techniques are employed to maximize the success of forest
planting and landscape tree projects.

Restore forested stream and wetland buffers on public properties and target public land
acquisition programs to preserve, enhance or restore riparian buffers and special habitat areas.
Provide buildings as well as neighborhoods that meet the standards for Leadership in Energy
and Environmental Design.

Water Conservation

Incorporate on-site water quality and quantity treatment facilities into site designs.

Increase pervious surface areas to maximize infiltration and reduce runoff. Where development
proposals contain extensive areas of impervious surfaces, employ innovative methods or
technologies, such as porous pavement, to increase infiltration of runoff.

Maximize vegetated open spaces adjacent to streams and water features.

Maximize forest retention in site design.

Encourage use of captured stormwater for watering landscapes and promoting groundwater
recharge.



Promote construction of multi-level parking structures for retail and job centers to minimize
sprawling parking lots.

Protect wetlands that are not in public ownership by placing them in conservation easements
and/or include them in park acquisition plans. Protect wetlands through establishment of
natural buffers, fencing, and other techniques.

Upon completion of the county’s Great Seneca Creek Watershed Restoration Study, implement
recommendations for stream restoration, stormwater retrofit projects, and low-impact
development,

Biological Diversity

Retain functional natural areas by minimizing impacts on natural areas,

Reduce the development of open space by taking advantage of existing brownfields, developing
previously disturbed lands, and retrofitting existing buildings.

Strive for site designs that minimize edge and maximize interior areas.

Minimize habitat fragmentation through the use of narrower footprints for linear infrastructure
features; span rather than fill stream valleys and significant natural areas.

Look for opportunities to (1) retain, (2} establish, or (3) enhance connections between natural
areas.

Maximize forest retention in site design.

Maximize wetland retention in site design.

Recreation and Quality of Life

Noise

Incorporate urban parks and open spaces into site designs.

Include paths and trail systems in site designs.

Where high-quality natural areas exist adjacent to existing parks, look for oppartunities to
acquire these areas through dedication or land purchase.

Where feasible and appropriate, design pedestrian and bikeway connections to parks and other
open spaces.

Support noise-compatible site design for projects located adjacent to existing and proposed
noise generators and roadways of arterial classification or greater,

Locate new residential areas farther away from sources of excessive noise.

Incorporate compliance with the Adopted County Noise Control Ordinance (Chapter 31B of the
County Code).

Require compliance with the Planning Board’s Staff Guidelines for the Consideration of
Transportation Noise Impacts in Land Use Planning and Development.

Provide for the use of approved attenuation measures when noise issues are identified.
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'l MONTGOMERY COUNTY PLANNING DEPARTMENT

FHE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

October 1, 2008

MEMORANDUM

TO: Sue Edwards, Team Leader, 1-270 Corridor
Community-Based Planning Division

FROM: Leslie Saville, Plann
Community-Based Pldnwing Division (301-495-2194)

SUBJECT:  Germantown Master Plan
Background Information on the Churchill Town Sector Area

The Churchill town sector area overlaps with a portion of the Germantown Master Plan Amendment
geography. The unique provisions of the town sector zone inform several staff recommendations. This
discussion is intended to place those recommendations within the context of the town sector zone and the
greater Churchill town sector area.
This memo includes:

¢ Background on the town
sector zone; opportunities and
constraints

e Status of the Churchill and
Montgomery Village town
sector areas

e Previous and current
recommendations for the
Churchill area

e Potential for zoning text
amendments

THE TOWN SECTOR ZONE

The town sector zone was created on May 18, 1965 (C-1522), to facilitate the creation of the New Towns
described in the General Plan. As stated in the Zoning Ordinance, “(s)uch towns shall contain... all 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” (Sec. 59-C-7.21. See Attachment A for the full text of the town sector zone). The following are
considered “mutually interdependent requirements’:

a. Self-sufficiency (to include all desirable and necessary commercial, employment, cultural and
recreational facilities)

b. Diversity (to provide a variety of residential structure types, layouts, and rental and purchase
prices)

¢. Density (to be urban rather than rural in order to facilitate travel and efficient use of public
utilities, but with large amounts of open land for recreational and scenic purposes)

Community-Based Planning Division, 301-495-4555, Fax: 301-495-1304
8787 Geotgia Avenue, Silver Spring, Maryland 20910
www.MontgomeryPlanning.org



d. Transportation facilities (to be sufficient to serve the anticipated total population)
e. Public utilities (to have existing or planned sewer and water)

Application of the zone is only appropriate for land in identified corridor cities.

Many aspects of the town sector zone are unique. All uses authorized in any zone are permitted. There are
no FAR limits; calculations are based upon area and population. There are no minimum lot sizes, setbacks
or height limits; standards are established at site plan approval. The zone offers great flexibility.

Constraints of the zone include limits on the total area for certain uses and on population: commercial
uses are permitted to occupy up to ten percent of the area; industrial and major employment facilities are
permitted up to six percent; and not less than ten percent open space is required. A minimum of 1,500
acres is required.

Example, Corridor City A:
Total acres: ) 1,500
Commercial acres: 150 max.
Industrial/major employment: 90 max.
Open space: 150 min.
Remainder 1,110 (for residential uses, schools, roads, institutions, etc)

Additional constraints include those on population; the overall population is limited to 15 persons per acre
based upon the total area of the town sector zone, and is calculated by dwelling types; actual (census)
population is not considered. And last, no application for rezoning is to be granted until 50 years after the
grant of the town sector zone.

The population calculations and limits are unlike anything found in other zones, and have been under
discussion for several years. The factors used for calculating the population for each dwelling type appear

below, followed by an example calculation.

Population factors:

One-family detached dwellings 3.7 persons
Townhouses 3.0 persons
Multiple-family dwellings less than 5 stories 3.0 persons
Multiple-family dwellings 5 or more stories 2.0 persons

Example, Corridor City A:

Total acres: 1,500

Total population: 1.500 X 15 =22.500
One-family detached units: 1,000

One-family detached pop: L000X3.7=3700
Townhouse units: 5,000

Townhouse pop: 3,000Xx3.0=9000
Multi-family <5 stories, units: 2,000

Multi-family <35 stories, pop: 2,000 X 3.0=6,000
Multi-family 5+ stories, units: 1,900

Multi-family 5+ stories, pop: 1,900 X 2.0 =3,800
Total pop: 3,700 + 9,000 + 6,000 + 3,800 = 22,500

The zone includes a provision allowing up to 22 percent moderately priced dwelling units (MPDUs) in
excess of the 15 persons per acre maximum,; as the provision is written, it is calculated differently than the
22 percent bonus density that is provided in other zones.

2



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; except, that such planned population may be increased by
an amount equal to the population to be housed in moderately priced dwelling units included in the
development plan in accordance with chapter 25A of this Code, as amended, provided that the total
increase in population does not exceed 22 percent of the population that would otherwise be permitted
(Sec. 59-C-7.25).

This paragraph causes confusion over both the allowed population and the calculation of MPDUs in this
zone. Staff interprets the town sector language to mean that all MPDUs up to 22 percent are counted
above the allowable 15 persons per acre maximum; this differs from Chapter 25A calculations where the
minimum required 12.5 percent MPDUs are included in the total (base) density (an excerpt of Chapter
25A is found in Attachment B). To compare, the table below shows 1,000 base density units and 1,000
market units, both with 12.5 percent MPDUs.

1,000 base density units 875 125 1,000
1,000 market units L000 143 1,143

Adding 12.5 percent (125 units) to the 1,000 market rate units for a total of 1,125 units would appear to
be the appropriate way to calculate MPDUs under the town sector language. But Chapter 25A is explicit;
12.5 percent of the total units must be MPDUs. With 125 MPDUs out of 1,125 total units, we have
provided only 11.1 percent MPDUs.

In most zones, a market rate bonus density is provided when more than the minimum 12.5 percent
MPDUs are provided; the town sector zone does not include this provision. The example below covers
the population calculations, the difference in the MPDU base calculations, and the difference in the 22
percent allowed under the town sector zone and the 22 percent bonus density under Chapter 25A.

Example, Corridor City A:
As above, Corridor City A contains 1,500 acres. In this example, all dwelling units are
townhouses to simplify population calculations. We will use the town sector zone population
maximum to establish the total units, then add the required 12.5 percent MPDUs to establish the
total (base) units, which the examples will share:

1,500 acres X 15 persons per acre (PPA) = 22,500 maximum population
Townhouses = 3.0 persons per unit (PPU)
22,500/3.0 = 7,500 market rate townhouses
At 12.5 percent: 8,572 total units
(See MPDU sheet, Attachment C) 7,500 market rate units

1,072 MPDUs

Again, the above calculation of market and total units will be used for both the town sector and non-town
sector calculations below, However, the town sector bonus calculations are based on the 7,500 market rate
units, with MPDUs being an additional 22 percent, whereas the non-town sector bonus calculations are
based on the 8,572 total population; two pie charts show the breakdown of all units in the calculations.



Town sector 22 percent bonus calculations:
7,500 X 22% = 1,650 maximum MPDUs (above 15 PPA)

7,500 + 1,650 = 9,150 total units

Non-town sector 22 percent bonus density calculations:

(See MPDU sheet, Attachment C) 10,457 total units
8,888 market rate units
1,569 MPDUs
Town Sector Zone MPDU Calculations Standard MPDU Calculations }
Bonus Bonus \
mppus, MKEt |
\

1650

Base
‘MPDUS,
1072

|

|

7500 mkt + 1,650 MPDUs= 9,150 }
Bonus MPDUs are permitted above the 8,888 mkt + 1,569 MPDUs = 10,457 ;
|

|

based density up to 22%,but do not result Providing bonus MPDUs entitles developer

in bonus market rate units to bonus market rate units |

The impacts of the MPDU and bonus density provisions on the number of persons per acre and the units
per acre are shown below.

Base population with 12.5 percent MPDUs:

8,572 units X 3.0 PPU = 25,716 total population

25,716 pop/1,500 acres = 17.144 PPA

Density:

8,572 units/1,500 acres = 5.8 units per acre
Town sector population with 22 percent MPDUs:

9,150 units X 3.0 PPU = 27,450 total population

27,450 pop/1,500 acres = 18.3 PPA

Density:

9,150 units/1,500 acres = 6.1 units per acre

Non-town sector population with 22 percent bonus density:

10,457 units X 3.0 PPU = 31,371

31,371 pop/1,500 acres = 20914

Density:

10,457 units/1,500 acres = 6.97 units per acre



Staff finds that, in comparing the town sector to most other zones, the town sector 22 percent bonus
results in:

e a higher number of MPDUs

e a lower number of market and total units

¢ a lower population per acre, and

® a lower density.

The town sector contains no apparent incentive for providing bonus MPDUs, though projects with bonus
MPDU s (in at least one case in excess of 22 percent) have been approved in both Montgomery Village
and Churchill. Further discussions about the town sector MPDU provisions appear later in this memo.

TWO TOWN SECTOR COMMUNITIES: MONTGOMERY VILLAGE AND CHURCHILL

The town sector zone applies to almost 4,000 acres within two areas of the County: Montgomery Village
(1965) and Churchill (1968). The two areas are similar in some respects, but differ in others.

Montgomery Village:
e [Initial town sector zoning, E-327, approved August 1965
e 2435 acres
e A mixed residential character
e Partly within the

Gaithersburg corridor city;
adjacent to commercial and
employment areas near MD
355 and 1-270

Developed by one entity
Represented by the
Montgomery Village
Foundation

t:hurchi: I Montgomery Village
@ *

Churchill: i Tl

e Initial town sector zoning, F-
148, approved October 1968

e 1,554 acres (just slightly
above the minimum required)

e A mixed residential-public-
commercial character

e In the Germantown corridor
city and part of the [-270
employment corridor

e Developed by numerous
entities

e Represented by numerous landowners and HOAs




Comparing Zoning Maximums, Montgomery Village and Churchill

Industrial/Major
Commercial employment Open space

Acres (10% max) (6% max) (10% min)
Montgomery Village —existing * | 2,434.8 43.1 0 696.8
- Approved, unbuilt 0 0 0
- Percent 1.8% 0.0% 28.6%
- Max allowed (min req) 243.5 146.1 (243.5)
- Remaining (above min) 200.4 146.1 (453.3)
Churchill - existing ** 1,554.0 75.8 0 745.2
- Approved, unbuilt 0 75 0
- Percent 4.9% 4.8% 48.0%***
- Max allowed (min req) 155.4 93.2 (155.4)
- Remaining (above min) 79.6 18.2 (356.5)

*From Monigomery Village DPA 02-2, corrected April 7, 2006

** Staff calculations; several errors found in current and past Churchill DPAs
***Includes Lake Churchill ( 17.3% belongs to WSSC)

Comparing Populations, Montgomery Village and Churchill

Market | Pop MPDUs | Pop Total Total
units units Pop

Montgomery Village:
2,434.8 acres X 15 persons per acre = 36,522 total permitted population*
36,522 — 36,285 = 237 remaining population

- One-family detached (X 3.7) 2,102 T,TTBNEEN. | ) 0 2,102 7,778

- Townhouses (X 3.0) 5,736 17,208 745 2235 6,481 19,443

- Multiple family < 5 stories (X 3,387 10,161 26 78 3,413 10,239
3.0)

- Multiple family 5 or more 569 1,138 32 64 601 1,202
stories (X 2.0)

Montgomery Village (total existing, 11,794 36,285 803 2,377 12,597 38,662

recommended, approved)

Churchill:

1554.0 acres X 15 persons per acre = 23,310 total permitted population**
23,310 — 19,395 = 3,915 remaining population

- One-family detached (X 3.7) 827 3,060%*%* | 0 827 3,060

- Townhouses (X 3.0) 2,314 6,942 299 897 2,613 7,839

- Multiple family < 5 stories (X 2,697 8.091 241 723 2,938 8.814
3.0

- Mu)ltiple family 5 or more 651 1,302 94 188 745 1,490
stories (X 2.0)***

Churchill (total existing, 6,489 19,395 634%%%%* | 1,808 7,123 21,203

recommended***, approved)

*Source: MVF and residents calculations, confirmation should made at time of next DPA

** Source: Staff inventory and HOC GIS data files; confirmation should be made at time of next DPA.
*kk 1989 Germantown Master Plan and 1992 Town Center Design Study; unbuilt

****Rounding differences noted from previous calculations

****+HOC data indicate that about 308 of these units expired between 1985 and July 2008

The table above, Comparing Zoning Maximums, shows the greater commercial area in Churchill, and the
R&D that is approved on the development plan; this reflects Churchill’s proximity to the Employment
Corridor and Montgomery Village’s slight removal from it. Churchill’s larger percentage of open area is
primarily due to Lake Churchill.




The second table above updates and compares the existing and approved housing types and populations of
Montgomery Village and Churchill. The existing population density in both Montgomery Village and
Churchill has been debated and examined at length. In 2005 and 2006, Montgomery Village residents did
an extensive study of their population and provided it to the community, staff and interested developers.
Staff used these corrections in their findings for a proposed mixed-use project (820060400), but the
corrections will not appear on a Development Plan until an amendment is made to it (the current
Development Plan appears in Attachment D).

In Churchill, staff conducted an inventory of all land uses as part of the Germantown Master Plan update,
and found errors in the total acreage, land uses and population; this staff inventory is being used in this
report, above and below, but as noted above, they differ from past Development Plans (see the current
Development Plan, Attachment E). Staff is including MPDUs s as a separate item in this calculation, which
was done for the first time by Montgomery Village residents as part of their study, and has not been done
for Churchill until now.,

Comparing the two communities, staff observes about five percent more single-family detached units and
almost 15 percent more townhouses in Montgomery Village than in Churchill, and about 14 percent more
low-rise apartments in Churchill. Because none of the recommended high-rise units have been built in
Churchill, a comparison is unequal; 4.8 percent exists in Montgomery Village and 10.5 percent has been
recommended in Churchill.

CHURCHILL TOWN SECTOR

Part of the Churchill town sector area falls within the current master plan study area, and part falls outside
of it (see map, p. 1); the latter part is mostly developed and will continue to be guided by the 1989
Germantown Master Plan. Below, a brief history and summary of the entire Churchill area is followed by
detailed information about the
town sector properties that fall
within the current master plan
study area. Calculations for the
master plan recommendations
currently before the Planning
Board are included in the latter
section only.

History and Summary

The 1,554.00413-acre Churchill
town sector area, shown in the
map, right, has been created
through three zoning cases:

F-148
October 1968
1,504.0923 acres

F-923
September 1974
25.17183 acres

G-742
October 1997
24.74 acres



As approved in 1968 (F-148), Churchill would include a broad mix of housing types, schools and
recreational areas, plus 109 acres of commercial uses, 75 acres of industrial uses, and a 100-acre
University Science Center. Under that original approval, Churchill resoundingly met the self-sufficiency
goal of the zone, but much of this has never been realized. Some of the details of those zoning cases,
along with earlier master plan recommendations (1966 and 1974) and development plan approvals will be

included for individual properties, where they are pertinent to current recommendations.

Churchill Town Sector Land Use Mix, 2008

Private
owners Quasi-public, | Public Max %
Land Use (acres) non-profit owners Total acres | Percentage | (min %)
Residential 411.204 411.204 26.5%
Subtotals: SFD 167.624 167.624 10.8%
SFA 97.195 97.195 6.3%
MF — low-rise 146.385 [46.385 9.4%

MF — high-rise 0.0%
Commercial 75.782 75.782 4.9% 10%
Industrial/Major empl.* 75 75 4.8% 6%
Churches 10.998 10.998 0.7%

Public Uses 7.729 55.321 63.05 4.1%
Subtotals: Utilities 7.729 7.729 0.5%
Schools 40.013 40.013 2.6%
BlackRock Center 113 113 0.1%
Upcounty Services Center 5.451 5.451 0.4%
Library and future park 8.727 8.727 0.6%
Open Space 233.25 269.409 242.54 745.199 48.0% 10% min
Subtotals: Parks 242.54 242.54 15.6%
Lake Churchill (WSSC) 269.409 269.409 17.3%
HOA, pvt rec, open space 233.25 23325 15.0%
Major Roads** 172.77113 | 172.77113 11.1%
TOTALS 795.236 288.136 470.63213 | 1,554.00413 | 100.0%

*dpproved, unbuilt

** No SDAT information available, Based on total TS acres minus total SDAT and/or GIS acres.

Today, the Churchill town sector area has a mixed residential, public and commercial character; it
includes the Town Center, with shopping, restaurants and offices, plus BlackRock Center for the Arts, the
Germantown Library, the Upcounty Services Center, and the Churchill Village residential area, as
designated in the 1989 Germantown Master Plan. About 76 of the 109 acres of original commercial uses
have been realized, and a 75-acre industrial area now appears as a Research and Development Campus on
Churchill’s current development plan, though it has not been built. The current land use mix is
summarized in the table above.

The table includes details of the acreage of each housing type as a percentage of the area, rather than by
unit count. Since its inception, an important goal of the town sector zone has been to provide a mix of
dwelling types; Churchill has struggled to attain this mix. The following compares the housing types
proposed in 1968 and the housing that exists today.




Comparing Churchill Housing: 1968 and 2008

1968 proposal | 1968 2008 existing | 2008
(DUs) percentage (DUs) percentage
One-family detached 800 9.8% 827 13.0%
Townhouses 2,500 30.5% 2,613 41.0%
Multiple family < 5 stories 2,300 28.0% 2,938 46.1%
Multiple family 5 or more stories 2,600 31.7% 0 0.0%
Total 8,200 100.0% 6,378 100.1%*

*Rounding results distort total

Since 1968, developers have elected to build fewer dwelling units than was approved in the original
zoning case, and they have built housing types that have a lower density per acre. As a result, there is

little remaining land intended for residential use. In addition, to date, none of the 2,600 proposed high-rise

multi-family units have been built. Because the population formula assumes a lower population count for
high-rise multi-family dwellings, the remaining population is lower than it would have been under the
original mix. These market forces have resulted in a lower-than anticipated number of homes and a
narrower mix of unit types than envisioned. It is also creating pressure to allow additional housing in
areas planned for major employment uses.

Churchill Housing Details: Existing, approved and master planned*

Market Total Total

units Percentage | MPDUs | Percentage | units Percentage
One-family detached 827 11.4% 0 0.0% 827 11.4%
Townhouses 2,314 32.0% 299 4.1% 2,613 36.1%
Multiple family < 5 stories 2,697 37.3% 241 3.3% 2,938 40.6%
Multiple family 5 or more stories** | 745 10.3% 107 1.5% 852 11.8%
Total existing, recommended**, 6,583 91.1 647%%* 8.9% 7,230 100.0%
approved

* Source: Staff inventory and HOC GIS data files; confirmation should be made at time of next DPA.
**Recommended (1989 Germantown Master Plan and 1992 Town Center Design Study) but unbuilt
*YHOC data indicate that about 308 of these units expired between 1985 and July 2008

The previous table provides further details of types of dwelling units (including MPDUs) that are

approved, built or in the 1989 and 1992 Germantown plans, by percentage of unit type. Almost half of the

MPDUs shown are no longer controlled.

Churchill Town Sector Properties within the Current Germantown Master Plan Study Area

Only a portion of the Churchill area, about 300 acres, is included in the current master plan update. The
properties will be described in the order in which they appear in the Draft Plan: the Town Center and
West End followed by the North End.

Town Center and West End

Properties in the Town Center and West End were added to the town sector zone in 1968, 1974, and 1997.
In 1968, most of this area was designated as the central business district area of the Churchill town sector,
encompassing the main commercial uses together with some of the recommended high-rise residential
units. The 1974 and 1997 zoning additions have been consistent with this vision, but the construction has

been more modest than the vision.



Area 1 (see map, right), is the site of the future Town Center CCT stop. This area, which currently
contains a commuter parking lot and several pad sites, is planned for a mix of office, retail and residential
uses at 2.0 FAR, with commuter parking moving into a structure on the site. In 1997, at the time of
rezoning, a proposal that is similar to :

the current recommendations was
included for review, but not approved.
Under the town sector zone limits, this
area is expected to remain counted as
commercial acreage with 500 units of
high-rise market-rate housing, and 12.5
to 22 percent MPDUs.

Area 2, also part of the 1997 zoning
application, currently contains a hotel
and cinemas with surface parking. Prior
to the rezoning, the 1989 master plan _ ]
recommended this area for :

employment. As part of the transit area, these two blocks are now recommended for further development
of mixed commercial uses, entertainment and housing up to 1.0 FAR with structured parking. As above,
the area will remain as commercial acreage, with 100 units of high-rise market-rate housing plus MPDUs.

Area 3, part of the 1968 and 1974 zoning approvals, contains the Germantown library, several hundred
townhouses and apartments, Safeway, Euromotors and other retail and office uses. In the 1974
Germantown Master Plan, this area was designated as a regional and office commercial area with a
library and a common green. A 1997 development plan amendment changed this area to mixed use;
current recommendations continue to reflect mixed use. Fewer jobs and high-rise housing units have been
developed in this area than have been planned. When the commercial portion of this area redevelops,
higher densities, to 1.0 FAR, are recommended. Under the town sector limits, this area remains counted
partially as commercial and partially as residential. From past recommendations, 245 high-rise market
rate housing units remain, with MPDUs added, as above.

Area 4, included in the 1968 rezoning, contains the Upcounty Services Center, Germantown Commons
Shopping Center, several pad sites and across Germantown Road, the Germantown Square Park and part
of a car wash. Redevelopment of the shopping center at 0.5 FAR with up to 40 percent housing is
recommended. Staff recommends up to 135 low-rise multi-family market-rate units, plus MPDUs, for this
area.

Area 5, also part of the 1968 rezoning, contains a church, housing, offices and warehouse commercial
uses. The area contains smaller properties and has a limited amount of vacant land. The 16.5 acres of
commercial properties are expected to remain as commercial uses; partial redevelopment up to 0.5 FAR
has been included in the transportation modeling for the plan. The church and housing is expected to
remain. A past approval for 124 market-rate housing units plus MPDUs on the church property has been
retained.
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North End Property

The Far North Village property was included in the
town sector application in 1968, with 75 acres
recommended for industrial uses. A 1973
development plan amendment, reflected in the 1974
master plan, changed the uses in this area to
residential (179 single-family detached units and 225
townhouses) with a school and a park. Subsequently,
DPA 83-3 again changed the 75 acres to a 2.7 million
square foot Research and Development Park, but
traffic was limited to the prior residential approval.
With DPA 89-3, the proposal was modified to permit
only 1.3 million square feet of R&D development on
75 acres; this appears on the current development
plan. In 1994, about 63 acres of stream valley was dedicated, to become part of Black Hill Regional Park,
leaving about 110 acres of property.

Since 1968, the property has not been developed; it currently contains a driving range. Staff continues to
recommend that up to 75 acres of the property be developed, and as it is adjacent to both a future transit
stop and [-270, considers this an important site for employment in Germantown. This recommendation
includes 1.5 million square feet of R&D and major employment, with the potential for that to include a
hotel and a limited amount of retail. To allow a broader mix of uses at transit and for compatibility with
the adjacent residential community, an allowance for 570 market-rate multi-family units has been added
to the site; half should be high-rise and half should be low-rise units.

The remaining approximately 35 acres of this property contains forest identified by Environmental
Planning staff for preservation. As the zone states: “it is the purpose of this zone to preserve and take the
greatest possible aesthetic advantage of trees” (Purpose, 59-C-7.21). In the event the retention of this
forest is in conflict with the additional housing recommendation, high-rise units may be substituted for
the recommended low-rise units.

Churchill Housing Details: Adding proposed units to existing units

Ex +
Existing Total Prop Prop prop Ex + Ex +
market | Existing | existing | market | MPDUs | Total | market | prop prop
units MPDUs | units units (12.5%)* | Prop units MPDUs | total
One-family 827 0 827 827 0 827
detached
Townhouses 2,314 299 2,613 2314 299 2,613
Multiple family | 2,697 241 2,938 544 78 622 3.241 319 3,560
< 5 stories
Multiple family 1,130 162 1,292 1,130 162 1,292
5 or more
stories
Total 5,838 540%* 6,387 1,674 240 1914 | 7,512 | 780 8,292

Note that the 1989 and 1992 recommended units have been moved into the Proposed columns
* RTC MPDU calculator used
** HOC data indicate that about 308 of these units expired between 1985 and July 2008

11



These recommendations will not change the land use mix shown in the previous table, but they will
change the housing and population calculations. The previous table shows the addition of the proposed
housing, and its impact to the allowed population.

Staff is not recommending that the full 15 person per acre density be allotted to this area, so a population
of 1,325 is projected to remain. This recommendation is based upon two considerations. First, more than
1,200 acres of the Churchill town sector zone is outside of the master plan study area, and an allowance
should remain for changes in that outer area. Although that area is mostly developed, staff is concerned
about extinguishing all rights to develop in an area that is not included in the current planning effort. Staff
considers this circumstance alone to be sufficient to persuade them that the full density should not be
assigned to the study area.

Second, staff believes that if more than 12.5 percent MPDUs were provided on a site, the bonus market
density provisions of Chapter 25A would not apply because the town sector zone does not reflect this
provision. However, a slight amendment to either the town sector zone or Chapter 25A would change this
interpretation. If either were to occur, or if staff’s understanding is determined to be incorrect, then staff
calculates the maximum number of units to be increased by a large enough margin that such a change
should be studied and discussed with both interested communities before proceeding:

~ 7,512 market units + 977 MPDUs for a total of 8,721 units.
In that event, the maximum population would then be:

~ 22,703 market population + 2,636 MPDU population for a total population of 25.139.

Proposed Churchill population

Market | Pop MPDUs | Pop Total Total Pop
units units

Churchill:

1554.0 acres X 15 persons per acre = 23,310 total permitted population
23,310 — 21,985 = 1,325 remaining population

- One-family detached (X 3.7) 827 3,060 0 0 827 3,060

- Townhouses (X 3.0) 2,314 6,942 299 897 2,613 7,839

- Multiple family < 5 stories (X | 3,241 9,723 319 957 3.560 10,680
3.0

- Mu)ltiple family 5 or more 1,130 2.260 162 324 1,292 2,584
stories (X 2.0)

Churchill (total existing, 6,489 21,985 780 2,178 8,292 24,163

recommended, approved)

CONSIDERATION OF AMENDMENTS TO THE TOWN SECTOR ZONE

Several property owners and interested parties have discussed amending the town sector zone, and in
reviewing the zone, staff has also considered revisions and clarifications. The following changes have
been considered; they appear in the order in which the existing provisions appear in the Zoning Ordinance.

Area requirements (59-C-7.24):

e Should the town sector zone area minimum of 1,500 acres be changed? (59-C-7.241) Staff
discussed the potential for removing a property from the Churchill town sector zone, which
would have reduced the total area below 1,500 acres. This would have reduced the number of
zones in transit areas, but would also have reduced the self-sufficiency of the zone. Staff does not
recommend reducing the minimum.
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o Should the commercial area maximum of ten percent of the total area be increased? (59-C-7.242)
According to Churchill’s last approved development plan, the limit was being approached.
However, in reviewing the development plan, several errors were found, and the actual
commercial area was determined to be substantially lower than is shown. Staff sees no need for a
change to this limit.

o Should the industrial and major employment area maximum of six percent be increased? (59-C-
7.243). This maximum has already increased; until 1999, the maximum was five percent. There
has been no industrial or major employment built in the zone. Should this allowance be removed?
Staff supports retaining the use as it supports self-sufficiency in the area.

o Should the open area minimum of ten percent be changed? (59-C-7.244) Currently, about 29
percent of the area in Montgomery Village and 48 percent of the area in Churchill is held as open
space. In analyzing the Churchill open space, staff notes that only about one-third is held in
public parks (15.6 percent); the balance is owned privately (mostly by HOAs) and by WSSC.

To compare to other residential areas, homes are usually restricted by coverage maximums (e.g.,
15-40 percent is common) or by green space requirements (e.g., 30-50 percent); the largest
developments (above 750 acres) in the Planned Retirement Community (PRC) zone are required
to provide 65 percent green area. To compare the town sector zone with other mixed use zones,
the TOMX and TMX zones have a 75 percent coverage maximum, and the RMX zones require
ten to 20 percent green area within the commercial portion of the site and 20 to 50 percent green
area in the residential portion.

Because there is a limited amount of undeveloped land in the town sector zone, a change to the
total open space requirement would have minimal impact. The bulk of the open space was
designated during the initial development plan approvals; much smaller amounts (by acreage and
percentage) have been provided during more recent approvals.

Since both town sector communities exceed the overall requirement for open space, there is a risk
that future projects could be approved without any open space within the new neighborhood.
Staff has discussed a potential requirement for open space for individual sites to avoid areas
without open space. Alternatively, staff considered minimum sizes or dimensions of open spaces,
to avoid small, unusable open spaces. Staff recommends that the open space requirements be
reviewed more broadly, perhaps as part of the comprehensive revision of the Zoning Ordinance.

Density of population (59-C-7.25):

o Should the population density provision be changed? As described above, the population density
in the town sector zone cannot exceed 15 persons per acre. Two recommendations have been
made to staff: that more population should be permitted because census information indicates
that we do not have an actual population of 15 persons per acre; and because we have an aging

population, and seniors have smaller household sizes, a new category for calculating senior
housing should be added.

Staff is unable to address the first argument because this agency does not have any authority over
the number of people living in a dwelling unit. Arguably, a trend toward smaller household sizes
has been observed since 1965, so further study may be appropriate. If the Planning Board wishes
to examine the standards used to calculate the population in the zone, staff recommends doing it
comprehensively, rather than as part of the Germantown Master Plan.
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In considering the second recommendation, staff concludes that adding a category for senior
housing would be inconsistent with the current formula which is based on dwelling types, not on
resident types. Staff notes that facilities which will support an aging population, such as nursing
facilities, are considered services and are not limited by any percentage in the zone.

o Should the MPDU provision be changed? In the town sector zone, the MPDU provision (ibid.)
differs markedly from those in Chapter 25A. In the town sector zone, all MPDU population is in
excess of the stated maximum population, whereas elsewhere, the required 12.5 percent is
considered to be part of the maximum density. In addition, the 22 percent maximum MPDU
calculation contains no market rate bonus. Last, the 22 percent cap is calculated on the entire
acreage of the area, rather than site-by-site. These differences can reasonably be expected to
cause ongoing confusion. However, standardizing the zone to reflect Chapter 25A could result in
excess population as described in the previous section. Clarification is recommended, but should
be mindful of this result.

Procedures for application and approval (§9-C-7.28):
Should the limits on reclassification be changed? Once the town sector zone is granted, properties
cannot be reclassified for 50 years. The town sector zone was granted in Montgomery Village in
1965, and in Churchill in 1968; those properties become eligible for reclassification in 2015 and
2018, respectively. The consequences of such reclassifications have not been examined. For
instance, if some properties are reclassified, it could reduce the allowed commercial and major
employment acreage, possibly taking other properties out of compliance with the zone.

During the review of the open area and population standards noted above, staff recommends that
the policies and procedures for reclassification be made explicit. Both should be part of the
comprehensive zoning revision.

Because the zone dates to the 1960s, the town sector contains no provision for using TDRs or BLTs.

Staff is not making land use recommendations in the Germantown Master Plan that require amending the
town sector zone, but staff does find several sections of the zone where clarification is desirable. An
amendment should be done as part of the comprehensive revision of the Zoning Ordinance or a study of
the complete town sector area, rather than as part of this master plan. The two town sector communities,
Montgomery Village and Churchill, should be included in the discussions of any amendments.

SUMMARY

The town sector zone is a flexible, mixed use zone that has been in place in Germantown for 40 years. It
is a very workable tool for developing the Employment Corridor as envisioned in the Germantown Draft
Plan, with concentrated, mixed-use transit nodes. Staff recommends retaining the elements of major
employment and open space that have appeared consistently over the years, and recommends increasing
the mix of uses, as has been proposed in the Draft Plan. This can create the kind of self-sufficient
community described by the zone since its inception in 1965.

LS:ha M:\germantown\TS zone\TS memo 092908.doc

Attachments:

A.  59-C-7.2 Town Sector Zone

B.  Chapter 25A-5. Requirement to build MPDU’s; agreements

C. MPDU calculator worksheets

D. Montgomery Village Development Plans (current plan and initial land use mix)
E.  Churchill Development Plans (current plan and initial land use mix)
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ATTACHMENT A

Sec. 59-C-7.2. Town sector zone.

59-C-7.21. Purpose.

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. Provision shall be made for the inclusion of housing for families of low and moderate incomes. Physical
planning within the town shall be such as to assure that these uses, including a wide variety of types of housing
accommodations, shall be placed in efficient and orderly relationship.

A new town is further described, for the purposes of this chapter, as being located on a substantially undeveloped
site and meeting the following mutually interdependent requirements:

(a) Self-Sufficiency. Containing as nearly as possible all of the commercial, employment, cultural and
recreational facilities desirable and necessary for the satisfaction of the needs of its residents.

(b) Diversity. Containing a wide variety of residential facilities, so as to offer a wide range of structural types,
site planning layouts and arrangements, and rental and purchase prices.

(c) Density. Urban rather than rural, in order to facilitate travel between residential, commercial, employment
and other types of areas and to make the most efficient use of public utilities, but low enough to permit the
incorporation of large amounts of open land within the town for recreational and scenic purposes.

(d) Transportation Facilities. Transportation facilities adequate to serve the anticipated total population shall
be either in existence or planned for future construction.

(e) Public Utilities. Public sewer and water shall be available at the site or planned for construction.

Land lying principally within a corridor city as defined in section 59-A-2.1, title "Definitions,” may be considered
for classification in the town sector zone.

In order to encourage and facilitate desirable development of this kind, it is further the purpose to eliminate, in the
town sector zone, some of the specific restrictions which regulate, in other zoning categories, the height, bulk and
arrangement of buildings and the location of the various land uses; to provide for more flexibility in development;
and to require that all development be in accordance with a plan meeting the requirements of this section, and the
development plan provisions of division 59-D-1. Tt is the intent of this zone to achieve flexibility of design,
integration of mutually compatible uses and optimum land planning with greater efficiency, convenience and
amenity than the standards permitted by right and required in conventional zoning categories.

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 fact that an application complies with all specific requirements and purposes set forth herein shall not be
deemed to create a presumption that the application is, in fact, compatible with surrounding land uses and, in itself,
shall not be sufficient to require the granting of any application.



89-C-7.22. Limitation.

No property shall be placed in a town sector zone, except upon application of a person with a financial, contractual
or proprietary interest in the property, notwithstanding any provisions of this chapter to the contrary.

59-C-7.23. Land uses.

Uses described on the approved development plan, as provided in division 59-D-1, shall be permitted by right in this
zone. All uses authorized in any zone, by right or as special exceptions, may be similarly authorized in the town
sector zone, subject to the following restrictions:

59-C-7.231. Only uses shown on the approved site plan shall be permitted, unless the site plan is first amended in
accordance with the requirements of division 59-D-3. An amendment to the site plan shall not be required for
construction of accessory buildings and additions or modifications to existing one-family detached dwelling units or
townhouses and accessory buildings if’

(a) The planning board has approved homeowners association documents establishing a procedure to
review such development prior to said construction; and

(b) Under this procedure, approval for said construction has been granted; provided, however, that site plan
review is necessary for additional construction commenced prior to December 9, 1980, if:

(1) At the time such additional construction was commenced, site plan review was required; and

(2) The recorded subdivision plat creating the lot upon which such development is proposed did not
indicate the standards to be applied or the procedures to be followed to approve additional construction beyond
initial development.

59-C-7.232. No use shall occupy a location other than indicated on the approved site plan.

59-C-7.233. Areas designated as residential on the development plan, shall consist of the residential portion of
the town sector zone and accompanying facilities such as local retail areas, public school sites, local recreational and
open space areas and public roads. Only the following uses shall be permitted in residential areas:

(a) One-family dwellings, which shall be used only for the following purposes:
(1) Dwelling for one family.

(2) Professional offices for use by not more than one member of a recognized profession who is a
resident of the dwelling and by not more than one nonresident assistant. Recognized professions include but are not
limited to medicine, dentistry, law, accounting and architecture; they do not include businesses such as insurance,
real estate, etc. A professional office in this instance shall be incidental to the principal use of the building as a
dwelling and shall not include a medical, dental or veterinary clinic or in-patient treatment facility.

(3)  All other uses permitted in the R-90 zone, as shown in section 59-C- 1.31.

(4)  All uses permitted as special exceptions in the R-90 zone, as shown in section 59-C-1.31, subject to
the grant of a special exception in accordance with article 59-G.

(b) Multiple-family dwellings, which shall be used only for the following purposes:

(1) Dwelling units, not more in number than shown on the site plan.



(2) Office for rental, operation, service and maintenance of a muitiple- family dwelling or group of
dwellings.

(3) All other uses permitted in the R-30 zone, as shown in section 59-C-2.3.

(4)  All uses permitted as special exceptions in the R-30 zone, as shown in section 59-C-2.3 subject to the
grant of a special exception in accordance with article 59-G.

(5) Any of the commercial uses permitted in the C-1 zone; provided that:
(i) There shall be no dwelling units on any floor on which there are commercial uses; and
(i) The total floor area used for commercial purposes shall be no greater than shown on the site plan.
(c) Housing and related facilities for senior adults and persons with disabilities.

59-C-7.234, Privately owned roads and community open spaces. Privately owned roads and community open
spaces may be held in perpetuity by the developer or by an approved homes association, substantial in membership
and duration, provided that easements for such uses shall be granted to the county and recorded in the land records
of the county following planning board approval of such easements.

59-C-7.24. Area requirements.

59-C-7.241. Minimum area of tract. Each application for the town sector zone shall be for a tract of land which
has an area of 1,500 acres or more; except, that an application for a tract of any size adjoining a tract in the town
sector zone may be filed by the original applicant or a successor in title.

59-C-7.242.1. Rooftop mounted antennas and related unmanned equipment building, equipment cabinets, or
equipment room may be installed under the guidelines contained in Sec. 59-A-6.14.

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.

59-C-7.243. Industrial area. Not more than 6 percent of the total area of the town sector zone may be devoted to
industrial purposes and other major employment facilities.

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.

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; except, that such planned population may be increased by an amount equal to the
population to be housed in moderately priced dwelling units included in the development plan in accordance with
chapter 25A of this Code, as amended, provided that the total increase in population does not exceed 22 percent of
the population that would otherwise be permitted.

In calculating the density, the following standards shall apply:

(a) One-family detached dwellings shall be assumed to have an average occupancy of 3.7 persons.



(b) Townhouses shall be assumed to have an average occupancy of 3 persons.

(c) Multiple-family dwellings less than 5 stories in height shall be assumed to have an average occupancy of 3
persons per dwelling unit.

(d) Multiple-family dwellings 5 stories in height or higher shall be assumed to have an average occupancy of 2
persons per dwelling unit.

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.

59-C-7.27. Utilities.

(a) Allutility lines in the town sector zone shall be placed underground. The developer or subdivider shall
ensure final and proper completion and installation of utility lines as provided in the subdivision regulations, being
section 50-40(c) of this Code. Standards for street lighting shall be provided by the developer in accordance with the
approved site plan.

(b) No use-and-occupancy permit shall be issued for any building which is not served by an approved sewer
and water supply.

59-C-7.28. Procedures for application and approval.

(a) Application and development plan approval shall be in accordance with the provisions of division 59-D-1.
For the town sector zone, the development plan shall include a land use plan in accordance with the provisions of
section 59-D-1.3(g) and a supplementary plan in accordance with the provisions of section 59-D-1.3(h).

(b) Preliminary plans of subdivision shall be submitted and approved in accordance with the procedural
requirements of chapter 50, title "Subdivision of Land." Partial-cost developer participation, as may be provided in
an adopted annual growth policy, is allowed in the town sector zone.

(c) Site plans shall be submitted and approved in accordance with the provisions of division 59-D-3, title "Site
Plan." Standards for width and area of lots, side and rear yards, setbacks, lot coverage, height and grouping of
buildings, and similar requirements shall be established at the time of site plan approval.

(d) Inthe implementation of subsections 59-C-7.28(b) and (c), above the Planning Board may waive the
substantive requirements of chapter 50 and certain requirements of Article 59-E (including the number of parking
spaces described in Section 59E-3.7) upon a finding that the waiver would allow greater flexibility of development
consistent with the purposes of the zone and promote more attractive and more efficient overall planning and design;
except that the following may not be waived:

(1) The adequate public facilities requirements of section 50-35(k);
(2) The following provisions of Division 59-D-3 may not be waived:
59-D-3.4, "Action by Planning Board."
59-D-3.5, "Effect of Site Plan.”

59-D-3.6, "Failure to Comply."



59-D-3.7, "Amendment of a Site Plan."
59-D-3.8, "Validity."

(e) Record plats shall indicate that the land is in the town sector zone and shall also include the following
notations:

(1) An appropriate statement concerning all of the land which is designated for common or quasi-public use
but not to be in public ownership. This statement shall grant to the public, on such land, easements covering all
rights of development, construction or use other than the recreational or other quasi-public uses indicated in the
approved site plan, except that, at the time of site plan approval, utilities easements may be excluded from specified
areas.

(2) A statement indicating that the plat is in accordance with the approved site plan and that development of
the land is permitted only in accordance with the approved site plan and the accompanying agreements concerning
the ownership and maintenance of common land, which are on file at the offices of the planning board, and that
application for reclassification shall not be permitted until 50 years after the grant of the town sector zone.

(Legislative History: Ord. No. 9-27, § 1; Ord. No. 10-6, § 3; Ord. No. 10-45, § 2; Ord. No. 11-38, § 7; Ord. No. 11-
54, § 1; Ord. No. 11-62, § 7; Ord. No. 12-75, § 7, Ord. No. 13-109, § 1; Ord. No. 14-1, § 1; Ord. No. 14-47, § 1;
Ord. No. 15-26,§ 1)

Editor's note-Section 59-C-7.2 [formerly §111-25] is cited in Maryland-National Capital Park & Planning
Commission v. Rossmoor Corporation, 265 Md. 267, 288 A 2d 898 (1972); and in Gruver-Cooley Jade Corporation
v. Perlis, 252 Md. 684,251 A.2d 589 (1969). Section 59-C-7.2 [formerly §59-63] is cited in Kanfer v. Montgomery
County Council, 35 Md.App. 715, 373 A.2d 5 (1977).

Ord. No. 10-6, § 3, ordained that a cable communications system be added as a special exception use in section
59-C-7.23 except as provided in sections 59-A-6.9 and 59-G-2.10.1.



ATTACHMENT B

EXCERPT, CHAPTER 25A. HOUSING, MODERATELY PRICED—REGULATIONS
Sec. 25A-5. Requirement to build MPDU's; agreements,
(a) The requirements of this Chapter to provide MPDU’s apply to any applicant who:

(1)  submits for approval or extension of approval a preliminary plan of subdivision under Chapter 50 which
proposes the development of a total of 20 or more dwelling units at one location in one or more subdivisions, parts
of subdivisions, resubdivisions, or stages of development, regardless of whether any part of the land has been
transferred to another party;

(2) submits to the Planning Board or to the Director of Permitting Services a plan of housing development
for any type of site review or development approval required by law, which proposes construction or development
of 20 or more dwelling units at one location; or

(3) with respect to land in a zone not subject to subdivision approval or site plan review, applies for a
building permit to construct a total of 20 or more dwelling units at one location.

In calculating whether a development contains a total of 20 or more dwelling units for the purposes of this Chapter,
the development includes all land at one location in the County available for building development under common
ownership or control by an applicant, including land owned or controlled by separate corporations in which any
stockholder or family of the stockholder owns 10 percent or more of the stock. An applicant must not avoid this
Chapter by submitting piecemeal applications or approval requests for subdivision plats, site or development plans,
or building permits. Any applicant may apply for a preliminary plan of subdivision, site or development plan,
record plat or building permit for fewer than 20 dwelling units at any time; but the applicant must agree in writing
that the applicant will comply with this Chapter when the total number of dwelling units at one location reaches 20
or more.

(b) Any applicant, in order to obtain a building permit, must submit to the Department of Permitting Services,
with the application for a permit, a written MPDU agreement approved by the Director and the County Attorney.
Each agreement must require that:

(1) a specific number of MPDUs must be constructed on an approved time schedule;
(2) insingle-family dwelling unit subdivisions, each MPDU must have 3 or more bedrooms; and

(3) inmulti-family dwelling unit subdivisions, the number of efficiency and one- bedroom MPDUs each
must not exceed the ratio that market-rate efficiency and one-bedroom units respectively bear to the total number of
market-rate units in the subdivision.

The Director must not approve an MPDU agreement that reduces the number of bedrooms required by this
subsection in any MPDU,

(¢) When the development at one location is in a Zone where a density bonus is allowed; and
(1) is covered by a plan of subdivision,

(2) is covered by a plan of development or a site plan, or



(3) requires a building permit to be issued for construction, the required number of moderately priced
dwelling units is a variable percentage that is not less than 12.5 percent of the total number of dwelling units at that
location, not counting any workforce housing units required under Chapter 25B. The required number of MPDUs
must vary according to the amount by which the approved development exceeds the normal or standard density for
the zone in which it is located. Chapter 59 permits bonus densities over the presumed base density where MPDUSs
are provided. If the use of the optional MPDU development standards does not result in an increase over the base
density, the Director must conclude that the base density could not be achieved under conventional development
standards, in which case the required number of MPDUs must not be less than 12.5 percent of the total number of
units in the subdivision. The amount of density bonus achieved in the approved development determines the
percentage of total units that must be MPDUs, as follows:

Achieved MPDUs | Achieved MPDUs
DensityBonus Required Density Required
Bonus

Zero 12.5% |Upto 11% 13.6%
Up to 1% 12.6% Tup to 12% 13.7%
Up to 2% 12.7% -l upto 13% 13.8%
Up to 3% 12.8% 2| Upto 14% 13.9%
Up to 4% 12.9% Up to 15% 14.0%
Up to 5% 13.0% | Up to 16% 14.1%
Up to 6% 13.1% Upto 17% 14.2%
Upto 7% 13.2% x| Up to 18% 14.3%
Up to 8% 13.3% < Up to 19% 14.4%
Up to 9% 13.4% Up to 20% 14.5%
Up to 10% 13.5% || Up to 22% 15.0%

(d (1) Notwithstanding subsection (¢), the Director may allow fewer or no MPDUs to be built in a
development with more than 20 but fewer than 50 units at one location if the Planning Board, in reviewing a
subdivision or site plan submitted by the applicant and based on the lot size, product type, and other elements of the
plan as submitted, finds that achieving a bonus density of 20 percent or more at that location:

(A) would not allow compliance with applicable environmental standards and other regulatory
requirements, or

(B) would significantly reduce neighborhood compatibility.

(2) [Ifthe Planning Board approves a density bonus of at least 20 percent for a development which consists
of 20 or more but fewer than 50 units at one location, the number of MPDU’s required must be governed by
subsection (c) unless the formula in subsection (¢) would not allow the development to have one bonus market rate
unit. In that case, the Board must reduce the required number of MPDU’s by one unit and approve an additional
market rate unit,

(e) The Director may approve an MPDU agreement that:

(1) allows an applicant to reduce the number of MPDUs in a subdivision only if the agreement meets all
requirements of Section 25A-5A; or



(2) allows an applicant to build the MPDUs at another location only if the agreement meets all requirements
of Section 25A-5B.

(® (1) Anapplicant may satisfy this Section by obtaining approval from the Director to transfer land to the
County before applying for a building permit. The applicant must sign a written land transfer agreement approved
by the Director and by the County Attorney. For the Director to consider the request and take timely action, a
written notice of the applicant's intent to submit an agreement should be served upon the Director at least 90 days
before the application for a building permit is filed. The land transfer agreement must covenant that so much of the
land, designated in the approved preliminary plan or site plan as land to which the optional zoning provisions for
MPDUs apply, as is necessary in order to construct the number of MPDUSs required by subsection (a) will be
transferred, as finished lots, to Montgomery County or to the County's designee before the building permit is issued,
so that the County might cause MPDUs to be constructed on the transferred land. After the submission of supporting
documentation and review and approval by the County for the transfer of finished lots, the County must reimburse
the applicant for the costs the applicant actually incurred, which are directly attributable to the finishing of the
MPDU lots so transferred. Reimbursable costs include but are not limited to engineering costs; clearing, grading,
and paving streets, including any required bonds and permits; installation of curbs, gutters and sidewalks; sodding of
public right-of-way; erection of barricades and signs; installation of storm sewers and street lighting; and park and
other open space and recreational development directly benefiting the MPDU lots transferred. The County must not
reimburse an applicant for the cost or value of the transferred lots.

(2) If an applicant transfers land to the County under this subsection and no funds have been appropriated to
reimburse the applicant for his finishing costs, the County may accept from the applicant undeveloped land rather
than finished lots, or the applicant may transfer the finished lots to the County without requiring payment for
finishing the lots.

(3) Notwithstanding any other provisions of the subsection, the County may reject an ¢lection by an
applicant to transfer land to the County in whole or in part whenever the public interest would best be served
thereby. Any rejection and the reasons for the rejection may be considered by the Planning Board or the Director of
Permitting Services in deciding whether to grant the applicant a waiver of this Chapter under Section 25A-7(b).

(4) Any transfer of land to the County hereunder is not subject to Section 11B-33, and any land so
transferred is not property subject to Section 11B-31A regulating the disposal of surplus land. The Director may
dispose of the lots in a manner that furthers the objectives of this Chapter.

(g0 The MPDU agreements must be signed by the applicant and all other parties whose signatures are required
by law for the effective and binding execution of contracts conveying real property. The agreements must be
executed in a manner that will enable them to be recorded in the land records of the County. If the applicant is a
corporation, the agreements must be signed by the principal officers of the corporation individually and on behalf of
the corporation. Partnerships, associations or corporations must not evade this Chapter through voluntary
dissolution. The agreements may be assigned if the County approves, and if the assignees agree to fulfill the
requirements of this Chapter.

(h) The Department of Permitting Services must not issue a building permit in any subdivision or housing
development in which MPDUs are required until the applicant submits a valid MPDU agreement which applies to
the entire subdivision or development. The applicant must also file with the first application for a building permit a
statement of all land the applicant owns in the County that is available for building development. In later
applications, the applicant need only show additions and deletions to the original landholdings available for building
development.

(i) The MPDU agreement must include the number, type, location, and plan for staging construction of all
dwelling units and such other information as the Department requires to determine the applicant's compliance with
this Chapter. The MPDU staging plan must be consistent with any applicable land use plan, subdivision plan, or site
plan. The staging plan included in the MPDU agreement for all dwelling units must be sequenced so that:

(1) MPDUs are built along with or before other dwelling units;



(2) no or few market rate dwelling units are built before any MPDUs are built;
(3) the pace of MPDU production must reasonably coincide with the construction of market rate units; and
(4) the last building built must not contain only MPDUs.

This subsection applies to all developments, including any development covered by multiple preliminary plans of
subdivision.

(5) Ifan applicant does not build the MPDUs contained in the staging plan along with or before other dwelling
units, the Director of Permitting Services must withhold any later building permit to that applicant until the MPDUs
contained in the staging plan are built.

(k) The applicant must execute and record covenants assuring that:
(1) The restrictions of this Chapter run with the land for the entire period of control;
(2) The County may create a lien to collect:
(A) that portion of the sale price of an MPDU which exceeds the approved resale price; and
(B) that portion of the foreclosure sale price of an MPDU which exceeds the approved resale price; and

(3) The covenants will bind the applicant, any assignee, mortgagee, or buyer, and all other parties that
receive title to the property. These covenants must be senior to all instruments securing permanent financing.

(I) (1) Inany purchase and sale agreement and any deed or instrument conveying title to an MPDU, the
grantor must clearly and conspicuously state, and the grantee must clearly and conspicuously acknowledge, that:

(A) the conveyed property is a MPDU and is subject to the restrictions contained in the covenants
required under this Chapter during the control period until the restrictions are released; and

(B) any MPDU owner, other than an applicant, must not sell the MPDU until:

(i) the owner has notified the Department under Section 25A-8 or 25A-9, as applicable, that the unit
is for sale;

(ii) the Department and, where applicable, the Commission, have notified the owner that they do not
intend to buy the unit; and

(iii) The Department has notified the owner of the unit's maximum resale price.

(2) Any deed or other instrument conveying title to an MPDU during the control period must be signed by
both the grantor and grantee.

(3) When a deed or other instrument conveying title to an MPDU is recorded in the land records, the
grantor must cause to be filed in the land records a notice of sale for the benefit of the County in the form provided
by state law.

(m) Nothing in this Chapter prohibits an applicant from voluntarily building MPDUs, as calculated under
subsection (c), in a development with fewer than 20 dwelling units at one location, and in so doing from qualifying
for an optional method of development under Chapter 59. A development with fewer than 20 dwelling units where
an applicant voluntarily builds MPDUs must comply with any procedures and development standards that apply to a

4



larger development under this Chapter and Chapter 59. Sections 25A-5A, 25A-5B, and 25A-6(b) do not apply to an
applicant who voluntarily builds MPDU's under this subsection and in so doing qualifies for an optional method of
development. (1974 LM.C.,ch. 17, § 1; 1974 LM.C., ch. 40, § 1; 1976 LM.C,, ch. 34, § 1; 1976 L.M.C,, ch. 35, §
3; 1978 LM.C,, ch. 31, § 2; 1979 LM.C.,ch. 21, § 3; 1982 LM.C., ch. 6, § 1; 1989 LM.C,, ch. 27, § 1; 1994
LM.C, ch.29; 1996 LM.C., ch. 20, § 1; 1998 LM.C.,, ch. 12, § 1; 2001 LM.C, ch. 14, § 1, 2001 L.M.C,, ch. 8, §
1; 2002 LM.C,, ch. 2, § 1; 2002 LM.C,, ch. 16, § 2; 2002 LM.C,, ch. 27, § 1; 2003 LM.C., ch. 1, § 1; 2004
LM.C, ch. 29, § 1;2005 L.M.C, ch. 4, § 1; 2006 L.M.C., ch. 23, § 2.)

Editor's note—2006 L.M.C., ch. 23, § 3, states: Effective date; Applicability; Expiration.

(a) This Act takes effect on December 1, 2006. The County Executive must submit all regulations necessary to
implement Article V of Chapter 25B, inserted by Section 1 of this Act, to the Council by October 11, 2006.

(b) Article V of Chapter 25B, as inserted by Section 1 of this Act, does not apply to any development for which
an application for a local map amendment, development plan, project plan, site plan, or preliminary plan of
subdivision was filed before December 1, 2006, unless the applicant voluntarily includes workforce housing units in
that development.

(c) Article V of Chapter 25B, as inserted by Section 1 of this Act, does not apply to any development for which
an application for a local map amendment, development plan, project plan, site plan, or preliminary plan of
subdivision is filed after December 1, 2014.

2004 L.M.C,, ch. 29, § 2, states in part: "The amendments to Chapter 25A made by Section 1 of this Act which
extend the control period for sale and rental MPDUSs do not apply to any MPDU for which a sale contract or rental
agreement was signed before April 1, 2005. The amendments to Section 25A-5 made by Section 1 of this Act which
reduced the minimum size of a development where MPDUs must be located do not apply to any development for
which a preliminary plan of subdivision was approved before April 1, 2005."

2002 LM.C., ch. 27, § 2, states: Applicability. The requirements of Chapter 25A, as amended by Section 1 of
this Act, do not apply to any subdivision with more than 34 but fewer than 50 units at one location if the applicant
applied for a preliminary plan of subdivision before this Act took effect [January 9, 2003], unless the applicant
agrees that the requirements of Chapter 25A as amended should apply to that subdivision.

Section 25A-5, formerly § 25A-4, was renumbered and amended pursuant to 1989 L.M.C.,, ch. 27, § 1.

The requirement of providing for moderately priced dwelling units contained in § 25A-5 is mentioned in
connection with Montgomery County's growth policy in P. J. Tierney, Maryland's Growing Pains: The Need for
State Regulation, 16 U. of Balt. L. Rev. 201 (1987) at pp. 236, 237.
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ATTACHMENT C

" Montgomery Planning.org

>Back to: > Our website - home > Dept of Park and Planning - home

This worksheet tool is designed to estimate the theoretical number of Moderately Priced Dwelling Units and Density Bonus
Units, based upon the proposed number of base units in the development.

The base number of units proposed : | ( 8572
Development Composition Scenarios - Theoretical
;eprgijnsta!?:qui red Achieved Density Bonus [Number of Market Units Numbers of MPDUs [Total Number of DUs
12.50%|0% 0% 7500 1072 8572 &———
12.60%Up to 1% 1% 7566 1091 8657
12.70%Up to 2% 2% 7632 111 8743
12.80%{Up to 3% 3% 7698 1131 8829
12.90%p to 4% 4% 7764 1150 8914
13.00%Up to 5% 5% 7830 1170 9000
13.10%{Up to 6% 6% 7895 1191 9086
13.20%Up to 7% 7% 7961 1211 9172
13.30%{Up to 8% 8% 8025 1232 9257
13.40%Up to 9% 9% 801 1252 9343
13.50%Up to 10% 10%! 8156 1273 9429
13.60%|Up to 11% 1% 8220 1294 9514
13.70%Up to 12% 12% 8284 1316 9600
13.80%{Up to 13% 13% 8349 1337 9686
13.90%Mp to 14% 14% 8413 1359 9772
14.00%Up to 15% 15% 8477 1380 9857|
14.10%p to 16% 16% 8541 1402 9943
14.20%{Up to 17% 17% 8604 1425 10029
14.30%|Up to 18% 18% 8667 1447 10114
14.40%p to 19% 19% 8731 1469 10200
14.50%Up to 20% 20% 8794 1492 10286
15.00%Up to 22% 22% 8888 1569 10457 &——
Notes:

1. The number of Density Bonus Units is always rounded down, while the number of MPDUs is aiways rounded up.

2 Calculations for MPDUs in TDR situations are different. The worksheet is under construction for calculation of MPDUs in
TDR developments.

3. This scenario buikding tool was developed by the Housing Staff in the Research & Technology Center (RTC) of the
Maryland-National Capital Park and Planning Commission (M-NCPPC) and is for the purpose of analysis only. While the
tool may be helpful, it is not intended to be used as a substitute for the zoning ordinance or other applicable regulations. The
ultimate yield of any given parcel can only be determined on a case-by-case basis through Montgomery County's formal
development review process.
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This worksheet tool is designed to estimate the theoretical number of Moderately Priced Dwelling Units and Density Bonus
Units, based upon the proposed number of base units in the development.

The base number of units proposed : | 622
Development Composition Scenarios - Theoretical
;‘;’Bﬁ’:ﬂg:qu" 4 Pchieved Density Bonus |Number of Market Units INumbers of MPDUs [Total Number of DUs
12.50%[0% 0% 544 78 622 {——
12.60%Up to 1% 1% 548 80 628
12.70%}Jp to 2% 2% 553 81 634
12.80%Up to 3% 3% 558 82 640
12.90%{Up to 4% 4% 562 84 646/
13.00%|Up to 5% 5% 568 85 653
13.10%{Up to 6% 6% 572 87 659
13.20%{Up to 7% 7% 577 88 665
13.30%Up to 8% 8% 581 90 671
13.40%Up to 9% 9% 586 9 677,
13.50%Up to 10% 10% 591 93 684
13.60%Up to 11% 11% 596 94 690
13.70%Up to 12% 12% 600 96 696
13.80%Mp to 13% 13% 605 97 702
13.90%Up 1o 14% 14% 610) 99 709
14.00%Up to 15% 15% 614 101 715
14.10%MUp to 16% 16% 619 102 ‘ 721
14.20%Up 10 17% 17% ' 623 104 727
14.30%|Up to 18% 18% 628 105 733
14.40%{Up to 19% 19% 633 107 740
14.50% Up to 20% 20% 637 109 746
15.00%Up to 22% 22% 644, 114 758
Notes:

1. The number of Density Bonus Units is always rounded down, while the number of MPDUs is always rounded up.

2 Calculations for MPDUs in TDR situations are different. The worksheet is under construction for calculation of MPDUs in
TDR developments. '

3. This scenario building tool was developed by the Housing Staff in the Research & Technology Center (RTC) of the
Maryland-National Capital Park and Planning Commission (M-NCPPC) and is for the purpose of analysis only. While the
tool may be helpful, it is not intended to be used as a substitute for the zoning ordinance or other applicable regulations. The
uttimate yield of any given parcel can only be determined on a case-by-case basis through Montgomery County's formal
development review process.
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This worksheet tool is designed to estimate the theoretical number of Moderately Priced Dweling Units and Density Bonus
Units, based upon the proposed number of base units in the development.

The base number of units proposed : ' | 1292
Development Composition Scenarios - Theoretical
;(:B:Jn:ag:quire d Achieved Density Bonus {Number of Market Units [Numbers of MPDUs [Total Number of DUs
12.50%0% 0% 1130 162 1292/ <
12.60%Up 10 1% 1% 1139 165 1304
12.70%Up to 2% 2% 1149 168 1317
12.80%Up to 3% 3% 1159 171 1330
12.90%Up to 4% 4% 1169 174 1343
13.00%Up to 5% 5% 1179 177 1356
13.10%Up to 6% 6% 1189 180 1369
13.20%Up to 7% 7% 1199 183 1382
13.30%Up to 8% 8% 1209 186 1395
13.40%Jp to 9% 9% 1219 189 1408
13.50%Up to 10% 10% 1229 192 1421
13.60%Up to 11% 1% 1238 196 1434
13.70%{Up to 12% 12% 1248 199 1447
13.80%{Up to 13% 13% 1257, 202 1459
13.90%Up to 14% 14% 1267 205 1472
14.00%Up to 15% 15% 1277 208 1485
14.10%Up to 16% 16% 1286 212 1498
14.20%Up to 17% 17% 1296 215 1511
14.30%Up to 18% 18% 1306 218 152
14.40%Up to 19% 19% 1315 222 1637
14.50%|Up to 20% 20%) 1325 225 1550
15.00%Up to 22% 22% 1339 237 1576
Notes:

1. The number of Density Bonus Units is always rounded down, while the number of MPDUs is always rounded up.

2 Calculations for MPDUs in TDR situations are different. The worksheet is under construction for calculation of MPDUs in
TDR developments.

3. This scenario building tool was developed by the Housing Staff in the Research & Technology Center (RTC) of the
Maryland-National Capital Park and Planning Commission (M-NCPPC) and is for the purpose of analysis only. While the
tool may be helpful, it is not intended to be used as a substitute for the zoning ordinance or other applicable regulations. The
ultimate yield of any given parcel can only be determined on a case-by-case basis through Montgomery County's formal
development review process.
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ATTACHMENT D

!
APPRCVAL SURIMAHY
). Zoning Case Er13 approved August. 1568 A
2. Loosl comm. dedignation approved June, 1989

3. M83 rovised by agreomant Saptembor, 1968

4. internal adjusiments aprroved March and October, 1970

6. Internal adjustoonis approved August, 1972 1
6. Zoning Case G-o3 sppreved June. 1

7. Zoning Case Q-124 approved January 9, 1479

8.
s.

. Zeming Case 2246 appraved Jamiary 13, 1281
. fwemnal adjusiments approved November 10, 1981

i

L 16 Orvei s {
i 1. D ' proved ) 10,1984

- ‘ 12, P h26,1986 |

'3 001 1987 .

14, Zening Cases G-367 and G-438 approved August 4, 197

16.  Developmant Mlan Amendmont §8-1 spproved OCIober 23, 1600

16. Cevelopment Plan Amendment 03-3, spproved January 29. 2002
17 Davelopment Plan Ameadrment 02-02, azprovad July 1. 2003

AREA AND DENSITY ANALYSIS :

Acres People :

1306.34 -. - 35,842 .

PROPOSED BINDING ELEMENTS - C3AAC Application (DFA 01-04)

Y. Residentirl . ... ..

PuBb(:iac'dS::’i;oé)ézcaﬁm g s4.4 ' s » o e s 09 st e P 264 M350 s 1 B
. Kettler/Fesarvation s 0 .
! . ‘al{Employment .
: ; e i 43.1 150
7 3 ] e : : . i i Goshen Center 100 |
- : b S R S X e (B . ; Shopgpirg Centers . 368 ;
- ; /. 43 ARG j Ly . 10.76 !
Golf Cou:se 1484
. PEPCO Substation 20 i
i Foundation Headquarters 105 AR Sl i, e £ g 1 o !
. Open Spice ———
L Eucai% pen Spacs 658.8 S P T I R

Major Open Space

Major Rcads ¥ JER—
TOTALS * 2,434.8 36,992

35992 People _ 1478 PPA Average .
2434.8 Acres .

i bty

EXISTING LAND USE ANALYSIS

. e or. b2 Fropaty. N Copt?
Srears valicy G -ecadae wi e shove) o557 130 becd drered

Lot Comm/ Schools & Pubfic Major Open
Land Use & Prv SL Empl Churches Use Roads __ Space ___ Touls i
S 1ags H
Resldential Areas 1,220.03 13.30 24.05 147 21.45 0.00 1,306.3 s phia aperoval. Toe Apeslicam: w !
- 3 T Agrh ! e i Tasdecy
Public Schcols 0.00 0.00 54.4 0.00 0.00 0.00 65.16 e e e e
et e Ve rovided
Designated Comm;/Employment . - - |
Viliage Conter 0.00 43.10 600  0.00 0.00 0.00 43.10 N o ran ippst sl o
Goshen Center 0.00 10.00 000 000 0.00 0.00 10.00 weols P
0.00 36.80 000 000 0.00 0.00 38, Sasigund 10 sccommode
Shopping Centers 1076 .5, JR i opwsscor
Golt Course 148.44 0.00 000  0.00 0.00 0.00 148.44 e
7. The Proj:
PEPCO Sutstation 0.00 0.00 000 200 0.00 0.00 2.00 1 TeePajr ol . ,. :
Local Open Space 0.00 0.00 0.00 0.00 0.00 4818 457.90 5 - « propec cextn
odseape
Open Spac? 10.50° 0.00 000  0.00 000  215.00 228.50 e ) o ) .
parvuant ¢ Mowgoorty Coumy's o ) ;i -~
Major Roads 000 _000 000 000 11570  _000 11870 et o e bt ot e d e
e iom ox C
E 78.45 A . 2,434. e
TOTALS 1,37897  133.96 047 137.18 696.8 43480

10. Sechacks for e

* Foundation Hesdquariers

OFFICE OF ZONING ANC ADMINISTRATIVE HEARINGS 3 / !
CERTEIGATION e aa-2 tevanted 4-1-00 b:,da‘p(/”
NOTE 1: This intersection vith M-83 coatrclled access vithin 1,000 feet. ’S
This is o {rue copy of the Developmert Plon Amencment (Exkibit
NOTE 2¢ Hon-residential uses in Ares 1-B restricted to areas desigasted Mixed No.l44 Jcogoved by thg Cistrigt Council on wiod |
Uses (except recrestion), mot to exceed 20 acres. MHixed Use areas may 20@3. :n Application No.

include all peceitted uses.

#NOTE 3: This site is to be developed with perimeter open space and active
recreational areas shich constitute at least 65X (or 14 acres) of the
site, and the to be 4 with @ a1l housing ,_‘
companent. The relstionship of open space. recreation ara and building Doted- £Y.
envelope must confors vith the revi

, Jo0>
submitted in the record of DPA 86-1 as ;::::;:x:];t:r; :::l:ﬂl\:ﬁig:ﬁfd DEVELO PM ENT PLAN AM EN DMENT

P TOWN SECTOR PLAN - MONTGOMERY __ VILLAGE . RODGERS . NORTH VILLAGE, ROTHBURY SITE

| mm INWIRISIENS]  S=iw==| PART OF AREA III-F
LAND USE AND CIRCULATION A seviiorsas amassees MONTGOMERY VILLAGE

L ARcHiTecTs, puannies o remen

REV. E 12-12-2000 o1~ t ™ Y
Wy ‘ea  REVIZ-L REV 11-01-2002 i OnProjectsN792ANAwg\Supplenentary Plondpa.dwg 01/31/02 082621 AM EST ONTGOMERYCOUNTY, MARYLAND
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ATTACHMENT E

OFFICE OF ZONING AND ADMINSTRATIVE HEARINGS Churchill Town Sector <
Land Use & Population Analysis:  (interim Development)
CERTIFICATION siTA OWEANG  TTA  PosuATON . 4

LAND USE* Dowst  UNTS  Oon Genonw:

53236

=
This is a true copy ot the Development Fian  fexnion + T 2=
No.__<S.__ 1approved bv the District Councilon 28 L . T 3321
1997, in Zoning Application No G742 1208

o Soacs T
LEGEND A R—— — T
£ o 3 86741
parcel desir,mm‘im-a—-—-,lIiA vor e 155:‘ -
_ . - .
: By . mormmm r
{:’ %dduznm — * Gurmaniown Town Sentor East areas, a7 shown boided & lislczed.
SF-single family - ’-‘MumwAﬂvoma:amiw
T ‘ (‘?'f-t:'fmhou.u P fopen sy s 37 pemors g SOk

' -LR-gorden apartment
*" MR-ntid-riss oparfment

Churchill Town Sector Open Space Areas: REC-recreation area
APPHOX.

N} . COMM.-commercial area
L AREA (Acres) M
WW—M—-—T;“% 2 . INDUS ~industrial area

T e

T erh Lo Pk i ELE“. SCHOOL. -

e 5 e JR. HIGH SCHOOL
ot E3 3 PARK
Hiietissboc T [Elam/] areas of dsvelopment

N
4.7 Ac.

' v , X ? f 7 Pcreel £ (Formerly GA)

: i \ ‘ 7 o - Ak > ; 46TH on 3.7 Ac. 7
i / 7o Comm,/Day Care-7,500s.f4 onl/ﬂ 4

Parking per orticle 5 \

v

e es a1 vaiasi st e ime. .°P?“ green space

9F ~o

Churen
225 Senior Housing”
75 Assisted Living

46,400 SF -CO
80,000 SF -CINEMA
130 RM -LODGING

XX

T e,
e

Churchill Town Sector, Germantown ° -

Germantown Town Center East

MONTGOMERY COUNTY, MARYLAND

|
i
!
}
i Note: ——
Gemantowm Towm Comer L0 The bass information shown on this plan is datived from the cartified ° Parcel TC-1*
Bellemead Development Corporation Devalopment Pian Amendment (DPA §7-1 signed May 22,1257}, prepared N
l Lend Planner: by CHK Architects & Pianners, inc. N 305-_1_”
CHK Architects & Planners, Inc.
Lerch, Early & Brewer Chartered NOTE:Parceis TR-1 & TR-2 119,900 SF -COMM
Cronl Enginee ° 400 FT  g0O T 16.5 acres total * Pzt Dopreson por
! Loiederman Associates, Inc fmax. 360,000 sa. % NPT NG | o G b o
! Trafiz Consulzant: parking per ariicie B9E 11 T s - S
Integrated Transportation Solutions, Inc. ‘ . ; i3
Marke: Econermizs 6 August, 1~
Legg Mason Realty Group, Inc. gzer?r

Project .. 3879601 . -

8 800z7 .




OFFICE OF ZONING AND ADMINSTR.ATIVE HEARINGS

This is a true copy of the Development Eian

jExhibit .
No.__59 _)approved by the District Council on o L,

1997, in Zoning Application No G-742.

n / Hearing(Examiner

Ok 16 1997

Date-;‘.:

LEGEND

parcel designation-——

HA-1
' 45 SF
no. of units —— 1 I
land use ='

' SF-single family
DP-cuplex -
TH-townhouse

_-LR-gorden .apartment -

-~ MR-mid-rise apariment
REC-recregtion arsu
COMM.-commercial area
INDUS - indusfrial arec
ELEM- SCHOOL
JR. HIGH SCHOOL
PARK

T 7T 7 A e

Al te . _a

-2

Churchill Town Sector

Land Use & Population Analysis:

{Interim Development)

SUB-TOGTAL - DWELLING  TOTAL  POPULATION
LAND USE* (Acras) UNITS (Actes) . (Persons)™
Residential™: $£32.16 63216
[Single Family Detached 568 3582 .
Singie Famity Attached 2321 6,963
" IMulti Family 2,051 6,153
Public & Private Schools 35.90
Commercial: | 125.35
{Otfice/Retail 103.11
|Commercial (GTC-East)* 22.24
Open Space: - 570,45
[Littie Seneca Park & Lake Churchill] - 525.00
IGol Range 10.20
- INonth Local Park 12.00
South Local Park 16.50
Other Open Space (TC-1)° 4,25
Other Open Space (GTC East)” 2.50
Cuttural Ants Center (TC-1)* 1.13
Employment 85,74
Major Roads 88.45
TOTALS L 5340 1,543.18 16,698
. . Units Acres Pervons
skaximism Popuilation Deasity Permified a1 15 Persons per Gross Acres | 23,148
" Popuiation Denshty o8 Proposed = 16,698
*  Germmnantown Town Center East areas, are shown bolded & ilalicec. -

*  Unit counts are per approved site plans from the M-NCPPC database

and the istest DPA'97-1 exhibit.

- Population density assumes 3.7 persons per SFD unk, 3.0 persons per SEA un

3.0 persons per MF unit. -

o



shemyfily Jolew

0z ) uoneassay p
g syted ueqin 0
6l ayen Jauuyp °q
w 052 Aimawag pue Jlo9Ijaquadiy e
i 961 Pl TA uoneanay pue seoedg uadg L
_ 80 Zl sany|ioey |ewads g
66
{ leoyag ybiH Jo1unr |
sjooog Aseuawaiy p
$100Y25 AN
4 e GG woneanpy G
- v'ES £268'E08 [Enuapisay
.,4. 99 0oL 191U DOUBN0G ANsIaAUn g
X
f @
m_ 1 s 1 jEsnpu) g
il .
L 601 |eBwwoy |
wap sag SAUDY U
1'ON 3718VL

.m___



45 SAUTIOVE TVII3LS

S
o

o, NOLLY 34038

Sh HOH O

s3 AHYANINITE

SIOCHIS

i

26 HILMID IINIDS

VYT LSRN

TVIDE INMNOD

WTYM WYL 303

IOEEESS— Y-

E-d

Fa ]

z uq:..«wﬂm_Wﬂ
NMOLNVYINHID

HOL23S NMOL TTIHOHNHD
3HL 40

NV1d 3SN ANV 3HL




e

&
il_l,nmlpa

i




UEHY M
LE-T -2 T

L0 e 8

ALINNWWOD
VILN3QIS3Y

Ad
NOlLNgI¥1SIa
ONISNOH

Od e




awpedy asti-ybip

JusLedyf 8S1y WNIPA PUB ORI - YL

ssnoyuMoyl - ML

payomaQ Alwe affuis - 44S.

0028 009z 00Ee 00s2 008 shiutjjamga 2101
006 006 S a80°y
ooeL 0041 onee 00se 008 na on
[eroL-qQns
GGBE G9¢1 048 008 09¢ I
89te GEY 1ee CLil oG I
LE0C Tt BOEL Bes e I
ng kel HH Yl HL ads Ayununuo)
|EIuaIsaY
«SIJALONISNOH
LNVYNIWOO3 Y
NMOL MIN NMOLNYWHID - HOLO3S NMOL TTIHOHNHD
1NIAIS3Y A9 3dAL ONISNOH 1 ON AT18VL

ALINAWIWOD VI

Ve



North End District (west side of 1-270): Applies to _u.d_um:.mm 1-5
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ATTACHMENT 22

20p°'80Z00} HOdS EIS 9 190°02Z-| JO 1SM JOL)SI(] PUT ULON\UMOJUEWLISBY: 1y

Anadoxd
AJrue)-nnw
JUSWILIOD ON a3ueyd oN 7T-ad oy Jespoa0[D S
hcilielg}
JUSTIIOD ON a8ueyo oN Zz-ad 960 JeolI0A0[D ¥
sunyred giim ABMpROI POPIAID dUR| 19918 pud I1 12U) ¢
7 Se POIJISSe[d X(J 19ISury :asuodsay |  -peap se “I(] IoIsury o8ueyd ON Zz-ad $9°0 JespwaoD | ‘g €
yred
a[qIssadoe Aprqnd
"I9IU9D Umo ], Ut Fursnoy ‘poumo Apreand
9010J310Mm dp1aoid 0] Isuped “I9IUS)) SE J$210] JO 9s)
umo ], ur juswdopasp [9)jeted o3 pan "SJIUN (€ PIOLISAI 18210}
[eTIUAPISAI [RUOTIIPPR MO[fR 0} 810T a3e-uou pue sjun 3108 G ureroy
U1 8U0Z AJIPOIN NP LS “JustAo[dud 00C‘1 3npe 24n00E A[uuey-nnw €€
Jo junouwre pajoLnsaIun ;justdo[aAsp ‘ared Bumunuo)) | np QLS ‘[Ie1ed 1oy a3
JO sjuduIaIdUL OM T, "1SQI0) "[elal ‘[210Y [oul PIM [BIDIQWILLIOD Awadord | “1¢
109014 '2U0Z S- ], Ure1ay :dsuodsay [BIOIOUILIOD W G’ | wegi)S-L S-L 011 pway |  ‘o¢ Z
"$1S0D 2INJONISELUL
Jo uonnqinsip
pue JoLISIp
IDIAIDS UBQIN SIOABY
V4 01 a0 [pun
SUOTdBXD OH [0/ T
-] Suofe syruf Sty
OU {S)00]q UIIM
AJisusp 93uBydxd 0}
Ayqixayy tsqol Juwq
0} Sasn WL {02 7-]
Juswdoreasp | uo sdurer feuonippe (np 68T Auadoxd
WHS)UL 10] SAUI[IPING MaU (3£ Z-] VI RYSN | IS 001 €59) ¥V AnowrwAg
3uope syuny W31oy urelay :asuodsay 00T P XAL SLO WM XINLL €1 Sve /HBI0L, 6¢ I
1sonbay | uopEepuIMHOIIY auozZ | (saade) aweN
SjuduImo)) RuUMQ Ay radoag JJeIs | Judaan) ZIS LAradoag | #17 | "A'1

(0LZ-1 A0 1SAM) LOMMLSIA ANT HLION




