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MONTGOMERY COUNTY PLANNING DEPARTMENT 

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

MCPB 
Item No.      
Date: 01-19-12 

Milestone Center – Walmart Project, Limited Site Plan Amendment, 81994029D 

 

Molline Smith, Senior Planner, Molline.Smith@montgomeryplanning.org, 301-495-4573 

Richard Weaver, Acting Supervisor, Richard.Weaver@montgomeryplanning.org, 301-495-4544 

John Carter, Chief, John.Carter@montgomeryplanning.org, 301-495-4575 

Limited Site Plan Amendment: 81994029D 
Milestone Shopping Center 
Located at 20910 Frederick Road, 15.32 acres within 
the Germantown Employment Area Sector Plan in 
the RMX-3 zone. Requesting: 1) the expansion of the 
existing Walmart building by 15,863 square feet; 2) 
adjustments to the associated parking facilities and 
the site tabulations; 3) modifications to the SWM 
facilities; and 4) revisions to the Landscape and 
Lighting plans.  
 
Staff recommendation: Approval with Conditions. 
 
Application Filing Date: March 16, 2011 
 

 

 

 

 

 

 

Staff recommends approval with conditions. The following analysis was considered at the time of review and will 
be specifically highlighted within the context of this report.   
 The allowable commercial/retail density previously established by the amended Project, Preliminary and Site 

Plans was compared to the density proposed with this amendment. In accordance with the review of 
Adequate Public Facilities (APF), a PAMR payment will be made in order to mitigate the additional 27 peak 
hour trips. 

 The permitted uses proposed in the building expansion are in accordance with the permitted uses of the zone 
(Sections 59C-10.3.2 and 59C-10.311b) and the Germantown Sector Plan recommendations.   

 The Site Plan Enforcement Agreement with regard to the approved Stormwater Management (SWM) concept 
approval. All surface runoff from the site is tied into the existing drainage system and will cause no further 
impacts to neighboring properties (i.e. specifically the Germantown Bog). 

 The proposed building expansion will be constructed over an existing parking facility; thereby reducing the 
total number of parking spaces by 37 spaces. However, the total number of existing parking spaces for the 
entire Shopping Center currently exceeds the off-street parking requirement by 418 spaces.  The existing 
storage facilities, currently located along the southern façade of the existing building, will be relocated to 
further ensure adequate parking is provided. 

 
 
 
 

Description 

Completed: 01/06/2012 

mailto:Molline.Smith@montgomeryplanning.org
mailto:Richard.Weaver@montgomeryplanning.org
mailto:John.Carter@montgomeryplanning.org
Rebecca.Boone
Weaver

Rebecca.Boone
New Stamp



RECOMMENDATION AND CONDITIONS 
 
Staff recommends approval of Site Plan 81994029D Milestone Shopping Center for the expansion of the 
existing Walmart building by 15,863 square feet, modifications to the parking tabulations and layout, 
modifications to the SWM facilities, and revisions to the Lighting and Landscape Plans on 15.32 gross 
acres.  All site development elements shown on the site and landscape plans stamped “Received” by the 
M-NCPPC on September 15, 2011 are required except as modified by the following conditions. 
 

Conformance with Previous Approvals 
 

1. Project Plan Conformance 
The proposed development must comply with the conditions of approval for the amended 
Project Plan 919950010 (also known as 919930030) as listed in the Planning Board resolution 
dated August 7, 1995.  
 

2. Preliminary Plan Conformance 
The proposed development must comply with the conditions of approval for the amended 
Preliminary Plan 11990171 as listed in the Planning Board Resolution dated August 4, 1995. 
 

3. Site Plan Conformance 
The proposed development must comply with the conditions of approval for Site Plan 
81994029B as listed in the Planning Board Resolution dated November 28, 1995, except as 
modified with this amendment. 

 

4. Stormwater Management 
The proposed development must comply with the Stormwater Management Concept approval 
conditions dated March 2, 2011 unless amended and approved by the Department Permitting 
Services (DPS). See Appendix B. 

 

Transportation 
 

5. Transportation  
a. The Adequate Public Facilities (APF) review for this site plan amendment will remain 

valid for 85 months from the date of mailing of the adopted Planning Board Resolution. 
b. Total proposed expansion of the Walmart site under the subject site plan application is 

limited to 15,863 square feet shown on the site plan and analyzed in the traffic study. 
c. In order to mitigate the Policy Area Mobility Review (PAMR) required 27 peak-hour 

trips, the applicant must make a lump sum payment of $305,100.00 prior to obtaining 
the building permit (see Appendix B).  

 
Site Plan 
 

6. Site Design 
a. Existing “long-term” storage facilities currently located within surface parking facilities 

along the southern façade of the building must be relocated to more permanent areas 
on-site. The final location will be determined at the review of Certified Site Plan.  

b. Relocate seating areas to the front of the building near the main entrances. The bench 
and trash receptacle details should be added to the Certified Site Plan. 
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7. Landscaping 
a. Site storage and dumping facilities must be adequately buffered from the street right-

of-way and main entrances.  The locations and landscape design for these facilities will 
be determined at Certified Site Plan.     

b. Provide additional canopy trees and understory plantings in the green space areas 
within the surface parking facilities. The plant types for stormwater management (SWM) 
facilities will be approved by DPS.  

 

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

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

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

specifically on the perimeter fixtures abutting the adjacent residential properties. 
d. Illumination levels must not exceed 0.5 footcandles (fc) at any property line abutting 

county roads. 
e. The height of the proposed light poles must not exceed 39 feet including the mounting 

base. The existing light poles are 42 feet in height; therefore the newly installed light 
poles will be 3 feet shorter.  

 

9. Development Program 
The Applicant must construct the proposed development in accordance with a development 
program that will be reviewed and approved prior to the approval of the Certified Site Plan.  The 
development program must include the following items in its phasing schedule: 

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

b. The development program must include the phasing for the removal of the existing 
storage facilities, and the installation of on-site landscaping and lighting. 

c. Landscaping associated with the northern parking lot (directly adjacent to the proposed 
expansion) and the SWM facilities must be completed as construction of each facility is 
completed.  

 

10. Certified Site Plan 
Prior to approval of the Certified Site Plan the following revisions must be made and information 
provided subject to Staff review and approval: 

a. Include the stormwater management concept approval, development program, 
inspection schedule, and the approved site plan resolution on the cover sheet. 

b. Ensure consistency with all details, development standards and layout between site, 
lighting and landscape plans. 
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SITE DESCRIPTION 

Analysis of the Existing Conditions 
The Milestone Shopping Center is bound by Frederick Road (MD 355) towards the east, Ridge Road (MD 
27) towards the north, Observation Drive towards the west, and Shakespeare Boulevard towards the 
south. The Milestone Shopping Center was developed in 1994, and was intended to be a destination 
regional retail center.  The existing Walmart store is one of several large-scale retailers within the 
Shopping Center. The Walmart property is zoned RMX-3, approximately 15.32 acres, and located in the 
northwest quadrant of the intersection at Observation Drive and Shakespeare Boulevard.  

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
   
 

 
 
 

Vicinity Map 
 
The neighboring properties consist of the Germantown Bog and the Milestone residential component 
(11990170) towards the south, the Neelsville Village Center (819940090) towards the north, the Seneca 
Meadows development (819980370) towards the west, and the Wexford residential development 
(819861040) towards the east. 
 
The Walmart building fronts onto the surface parking facilities; and is primarily accessed from 
Shakespeare Blvd. Major views from Shakespeare Blvd. toward the existing surface parking facility, on 
the south side of the building, are adequately buffered with deciduous shrubs. Major views from 
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Observation Drive towards the rear façade of the building (i.e. the service driveway and loading areas) 
are also densely buffered with a double row of evergreen trees.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 

Aerial Photo 
 

The subject site lies within the Germantown East Policy Area, within the Germantown Employment Area 
Sector Plan. The overall shopping center generally slopes from the northeast to the southwest corner. 
The Germantown Bog or fen is located 0.11 miles south of the Walmart property. This environmental 
resource was designated by the Department of National Resources (DNR) in 1989 as a Non-tidal 
Wetland of Special State Concern. The bog was found to be among the best examples of a forested 
seepage fed wetland in the Piedmont province. A significant portion of the Milestone District has been 
retained in green space areas, conservation areas, and stream valley buffers (page 66 of the Sector 
Plan). The preservation of this environmental resource, other wetlands and their associated buffers is 
highly encouraged by the Sector Plan through the review of forest conservation easements, stormwater 
management facilities and the assurance of adequate hydrology. In accordance with the Site Plan 
Enforcement Agreement (see Appendix C), the installation of sophisticated drainage systems have been 
instrumental to the monitoring of the water quality conditions as part of the Montgomery County 
Countywide Stream Protection Strategy (CSPS).   
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PROJECT ANALYSIS & DESCRIPTION 
 

Previous Approvals 

Project Type Approval Date Brief Description 

Project Plan  #9-90006 January 31, 1991 (mailed 
July 26, 1991) 

1,200,000 sf. of commercial/retail (regional 
mall), 790 multi-family dwellings with 99 
MPDUs. Phase I was designated not to exceed 
900,000 sf. upon the approval of the 
Preliminary Plan 1-90171. 

Project Plan #9-93003 
and 
Preliminary Plan #1-
90171 
 

February 7 & 8, 1994 
(mailed March 17, 1994) 
 

750,000 sf. of retail (710,000 regional-scale 
commercial uses and 40,000 local commercial 
scale use) and 313 multi-family units on 130 
acres of land zoned RMX-1 & RMX-3.  Record 
Plat #19777 

Site Plan 8-940290 August 18, 1994 713,060 sf. of commercial/retail and 191 
dwelling units (115 SFA, 76 MF & 18 MPDUs).  

Site Plan Amendment A July 20, 1995 (mailed 
August 7, 1995) 

Proposed to add 86,940 sf. of retail and 6.1 
acres for a total of 800,000 sf. of 
commercial/retail, 115 townhouse units and 76 
condo (including 24 MPDUs) on 133.3 of land 
zoned RMX-1 and RMX-3.   Parking was 
increased from 3,962 spaces to 4,376 spaces.  
 
The amended Project and Preliminary were 
noted as approved concurrent to this 
amendment on July 20, 1995. 

Project Plan 9-95001 
(Amends 9-93003) and 
Preliminary Plan 1-
90171 

The Preliminary Plan was 
mailed August 4, 1995; 
while the Project Plan was 
mailed August 7, 1995. 
 

The total square footage was increased to 133.3 
acres. The retail density was increased to 
800,000 sf. and the total number of residential 
units was decreased by 122 units.   

Site Plan Amendment B November  16, 1995 
(mailed November 28, 
1995) 

Minor modifications to the existing sidewalks 
and Landscape Plans for the Target store. The 
re-stripping of the Toys-R-Us parking facility 
was also completed in order to meet parking 
requirements.  

Site Plan Amendment C Application Filed 
September 30, 2005; and 
withdrawn on January 16, 
2006. 

Application proposed to increase the building 
square footage of the Walmart from 149,429 sf. 
to 154,028 (4,599 sf. addition for storage).  

 
Proposal 
The Applicant is requesting the following modifications: 
 

 The expansion of the existing building by 15,863 square feet ; 

 Adjustments to the existing parking facilities  and the site tabulations; 

 Modifications to the approved SWM facilities; and  

 Revisions to the Lighting and Landscape plans. 
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Site Plan 
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Rendered Landscape Plan 
 

The rear façade of the existing building (149,435 square feet.) is set back from Observation Drive 
approximately 100 feet from the right-of-way. The building expansion (15,863 square feet.) will be 
constructed over the existing surface parking facility currently located along the northern façade of the 
existing building. The additional area makes up approximately 9 percent of the total 165,298 building 
square feet proposed. In accordance with the Sector Plan recommendations, the total Floor Area Ratio 
(FAR) will be increased to 0.25; which is slightly below the recommended 0.3 to 0.5 FAR. The entrances 
(2), along the eastern façade, will also be modified to further articulate variations in the roof design. The 
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amended site layout and building orientation of the proposed expansion are consistent with the existing 
development pattern already established on-site.  
 

FINDINGS 
 

1. The site plan conforms to all non-illustrative elements of a development plan or diagrammatic 
plan, and all binding elements of a schematic development plan, certified by the Hearing 
Examiner under Section 59-D-1.64, or is consistent with an approved project plan for the optional 
method of development, if required, unless the Planning Board expressly modifies any element of 
the project plan. 
 
The Walmart property was originally approved as a smaller component to a larger Milestone 
Shopping Center development. The original Project and Preliminary Plans were amended 
concurrently with the Site Plan Amendment A in 1995, for a maximum of 800,000 square feet of 
retail use. The modifications proposed within this amendment will increase the total density to 
773,741 sf.; which is approximately 96 percent of the total amount permitted.  
 

2. The site plan meets all of the requirements of the zone in which it is located, and where 
applicable conforms to an urban renewal plan approved under Chapter 56.   
 
The RMX-3 zone is intended primarily for sites where there is existing commercial development 
that is suitable for substantial expansion of redevelopment with mixed uses. The proposed 
building expansion will not exceed the approved density for the entire Shopping Center; 
however it will encourage the expansion of large-scale mixed use centers and meets the 
recommendations of the Sector Plan. The proposed uses are allowed in the RMX-3 Zone 
considering the building expansion will have food sales; however, will not have a full line grocery 
in combination with the other existing uses (see Appendix D).  
 
The Site Plan meets all of the development standards of the zone (see the Project Data Table on 
page 11), and will create approximately 100 new jobs. With respect to building height, setbacks, 
and density the proposed development is under all the maximum standards allowed. The 
addition is consistent with the location, height and setbacks of the existing structure. However; 
per the recommendations of the Sector Plan, the proposed addition is too small (9 percent of 
the total building square footage) to require the re-orientation of the entire building towards 
the street edge.    
 
The entire Milestone Shopping Center was approved with 21 percent (15.4 acres) of green space 
area within the RMX-3 zones. The Walmart property is approximately 15.32 acres; which is 
approximately 11 percent of the entire Milestone Shopping Center. Although, some of the 
locations designated as green space areas will be slightly modified; there will be no significant 
change to the amount of area (2.45 acres) originally approved.  
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Proposed Building Floor Plan 
 
 
Development Standards 
The following data table indicates the proposed development’s compliance with the Zoning 
Ordinance.  Only the standards that are affected by the proposed amendment are listed; a 
comprehensive modified data table is included on the certified site plan. The building setbacks 
along the roadway and the amount of green spaces will remain the same. No building setbacks 
have been established from the internal lot lines. 
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Project Data Table for the RMX-3 Zone 
 

Development Standard  Permitted/Required per 
the Zoning Ordinance 

Previously 
Approved for 

Milestone 
Shopping Center 

(81994029B) 

Proposed for 
Walmart Approval 

(81994029D) 

 

Max. Area (ac.) 122.2 acres 128.3 acres 15.3 acres1 

Total Retail Area (ac.) 72 acres 72 acres 15.3 acres 

Max. Retail Density (sf.) 1,300,000 sf.  757,878 sf.  165,298 sf.2 

 

Walmart Building Coverage 
(%) 

N/A 22.42%  
(3.43 acres) 

24.80%  
(3.80 acres) 

Min. Green Space Area 
(%/sf.) 

20% (14.4 acres) 
 

21% (15.4 acres) 11% (2.45 acres)3 

 

Parking Facility Internal 
Landscaping (%/ac.) 

5% (6.1 ac.) 8% (10.26 ac.) 5.1% (0.78 ac.) 

 

Parking Spaces 3,958 spaces 4,376 spaces 827 spaces4 

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

vehicular circulation systems are adequate, safe, and efficient. 
 
The existing buildings and structures of the proposed development will remain at the same 
location; while the proposed building expansion will be constructed over the existing surface 
parking facility and along the northern façade of the existing building (i.e. the right side of the 
building). The dimensions of the addition are approximately 40 feet wide by 290 feet long along 
the northern façade, and approximately 32 feet wide by 100 feet long along the eastern façade 
(i.e. the front side of the building). The expansion is consistent with the height and setbacks of 
the existing structure. The proposed expansion is adequate and efficient, and does not pose any 
safety concerns on the site. 
 
Transportation  
Local Area Transportation Review (LATR) 
Four intersections were identified as critical intersections affected by the proposed 
development and were examined in a submitted traffic study to determine whether they meet 
the applicable congestion standards. The congestion standard for the Germantown East Policy 
Area is 1,425 Critical Lane Volumes (CLV). The result of the CLV analysis is summarized in the 

                                                           
1
 The modifications proposed in this amendment are only intended to occur on the Walmart property. There are no other 

changes to the Milestone Shopping Center (133.3 acres). 
2
 Total density proposed for the entire Milestone Shopping Center will be 773,741 sf. (757,878 sf. + 15,863 sf.). The existing 

building square footage is 149,435 sf. 
3
 There will be no change to the amount of green space approved for the Walmart property. Per the original approval, the total 

amount of green space was divided up over the entire Milestone Shopping Center. 
4
 The total number of parking spaces will be reduced by 37 spaces, making the total for the entire Milestone Shopping Center 

4,339 spaces. 

11



Transportation Memorandum (Table 1, Appendix B). All intersections are currently operating 
within acceptable congestion standards and are expected to continue the same for the 
background and total future development conditions. Therefore the subject site plan will meet 
the LATR requirements of the APF review. 
 
Policy Area Mobility Review (PAMR) 
The site is located within the Germantown East Policy Area where there is a 50% PAMR trip 
mitigation requirement according to the Subdivision Staging Policy. The Applicant is required to 
make a lump sum payment of $305,100 to mitigate 27 peak-hour trips which represent 50 
percent of the new trips generated by the proposed development; therefore fulfilling the PAMR 
requirements of the APF review. 

 
The proposed expansion will create a minor reduction to the total number of parking spaces by 
37 spaces. The parking layout is slightly altered to accommodate a single row of parking 
(approximately 19 spaces). In accordance with the Sector Plan recommendations, the reduction 
of surface parking spaces will encourage transit ridership and take advantage of shared parking 
opportunities. The Walmart property is located about 1/3 mile from the future Seneca 
Meadows station and there is a Park and Ride facility currently located north of the surface 
parking lot within the Milestone Shopping Center. The modifications proposed will have no 
impact on the Shared Parking Agreement for the entire shopping center (see Appendix C). In 
accordance with Article 3 of section 3.1 of the Shared Parking Agreement, the shared areas are 
designated as 1) the passage and parking of vehicles; 2) the passage and accommodation of 
pedestrians; and 3) the performance of such other acts or duties as are authorized or required 
to be done on the shared area.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Front Perspective 
(Eastern Façade) 
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Eastern Building Elevations 
 
 
 
 
 
 
 
 

Northern Building Elevations 
 

There will be no changes to the existing access points in conjunction with this proposal. The 
existing access points along Shakespeare Blvd. and the internal vehicular traffic and pedestrian 
circulation systems are safe and adequate. Pedestrian access from the adjacent sidewalks 
efficiently integrates this site into the surrounding neighborhood.  The vehicular circulation 
design efficiently directs traffic into and through the site with minimal impacts to pedestrian 
circulation.   

 
Additional landscaping is proposed to further screen the parking facilities, the loading and 
dumping areas. The plantings proposed for SWM facilities are intended to treat the surface 
runoff, add aesthetic value, and provide adequate buffering for the existing surface parking 
facilities. There are no recreational facilities required for this Site Plan amendment, but benches 
and bicycle racks will be provided along the front façade of the building.  

 
4. Each structure and use is compatible with other uses and other site plans and with existing and 

proposed adjacent development. 
 
The proposed expansion is compatible with the adjacent and confronting uses. The expansion is 
in scale with the existing structure and is located such that it will not adversely impact the 
vehicular circulation of the existing and adjacent parking facilities. The 10 foot landscaped 
island, along the parking edge between the surface parking spaces and the northern property 
line, is designed to separate the drive aisle and the existing parking facility on the neighboring 
property from the newly proposed parking layout. The pedestrian sidewalk along the northern 
side of the building will be shifted and connected into the existing sidewalk along the front side 
of the building. A 20 foot drive aisle will separate the pedestrian sidewalk from the proposed 
parking spaces.   
 

5. The site plan meets all applicable requirements of Chapter 22A regarding forest conservation, 
Chapter 19 regarding water resource protection, and any other applicable law. 
 
This project is exempt from Article II of the Montgomery County Code, Chapter 22A (Forest 
Conservation Law), Section 22A-5 (t) because the site is a modification to an existing developed 
property. The modifications will not remove more than 5,000 square feet of forest, do not affect 
any forest in a stream buffer or located on property in a special protection area, and the 
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modifications do not require approval of a new subdivision plan. Any changes from the 
approved exemption (42011115E) request may constitute grounds to rescind or amend any 
approval actions taken and to take appropriate enforcement actions.  
 
Considering the impacts to the neighboring properties (i.e. specially the Germantown Bog) and 
per the review standards of the approved SWM plan, the roof runoff is a “cleaner” use when 
compared to the runoff of the existing surface parking lot. The surface runoff accumulated from 
the roof of the building and the surface parking facilities will be diverted into the existing 
drainage system. Staff has strongly encouraged the installation of a green roof on the building 
expansion; however, the Applicant has decided to implement several other sustainable design 
solutions instead. The following green initiatives will be incorporated at the time of construction 
1) utilization of a “white” membrane roof; 2) utilization of a centralize Energy Management 
Systems (EMS); 3) LED lighted grocery cases; 4) high-efficient urinals;  5) recycling of building 
materials; and 6) installation of micro bio-retention systems within the surface parking facilities.  
 
The SWM concept consists of onsite Environmental Site Design (ESD) via the use of micro bio-
filtration and off-site treatment via the existing development’s SWM structures. Additional 
micro bio-filtration facilities, shade trees and understory plantings are proposed within and 
along the peripheral areas of the parking islands to further treat the surface runoff, and 
therefore enhance the quality of the water before ultimately flowing into Little Seneca Creek 
Watershed. Watershed tree cover greater than 45 percent has been correlated with good to 
excellent stream health. The Sector Plan specifically recommends an increase to the overall 
forest and tree canopy coverage from the 2008 level of 20 percent to 30 to 40 percent by 2038. 
The existing trees onsite provide the necessary tree canopy; however, a greater amount is 
encouraged and will be provided. 

 

CONCLUSION 
 
Staff concludes that the modifications proposed within this Limited Site Plan Amendment, per the 
conditions of approval, will substantially satisfy the requirements of the RMX-3 zone, the previous 
approvals, the Sector Plan and the review of Adequate Public Facilities. The review of this amendment 
not only considered the implications of the changes proposed onsite, but also the impacts of those 
changes on the surrounding communities in accordance with the goals and recommendations of the 
Germantown Employment Area Sector Plan.     
 

COMMUNITY OUTREACH 
 
The Applicant has met all proper signage, noticing, and submission meeting requirements.  Notice of the 
subject amendment was sent to all parties of record on March 18, 2011. Staff has not received 
correspondence on this matter.   
 
APPENDIX 

 
A. Previous Approvals/ Adopted Resolutions 
B. Approval Letters 
C. Shared Parking Agreements 
D. Correspondence 
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MEMORANDUM 
 
TO:  Molline Smith, Senior Planner, Area 3 
 
FROM:  Leslie Saville, Senior Planner, Area 3 
 
RE:  Master Plan Comments 

Wal-Mart, Site Plan Amendment, 81994029D 
 
DATE:  January 5, 2012 
 
 

 
Wal-Mart (site plan amendment 81994029D) falls within the area of Germantown covered by the 2009 
Germantown Employment Area Sector Plan which provides the guidance excerpted and discussed 
below. The proposal is generally consistent with the Sector Plan, though staff recommends increasing 
the proposed tree canopy and plantings in the parking lot area to provide some improvement to water 
quality and especially to protect the Germantown Bog, which is a Wetland of Special State Concern. 

Excerpts and discussions: 

 This Plan establishes a vision that will transform Germantown’s central employment corridor into 
a vibrant town center and mixed-use uptown districts. The Germantown of the future will be the 
center of business and community life in upper Montgomery County (Germantown’s Future, p. 
8). 

 
Wal-Mart is currently a part of the community life in Germantown, and staff expects the proposed 
expansion to continue to support that vision.  
 

 The Plan’s recommendations: 
o Complete the economic core envisioned in the General Plan 
o Increase employment… 
o Pursue design quality and sustainability in the public and private realms… (Germantown’s 

Future, p. 9). 
 
The 2009 Plan did not anticipate the redevelopment of Milestone Center to add it to the economic core 
of Germantown. The Plan’s Technical Appendix shows that Wal-Mart was the sixth largest employer in 
Germantown in 2008 (Technical Appendices, p. 49). The expansion of Wal-Mart will increase 
employment by approximately 60 full time and 40 part time jobs. The majority of the store exists 
currently, so there will be a limited impact on design quality and sustainability. 
 

MONTGOMERY  COUNTY  PLANNING  DEPARTMENT 

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

 

Planning Area 3 Team, 301-495-4555, Fax: 301-495-1304 
8787 Georgia Avenue, Silver Spring, Maryland 20910 

www.MontgomeryPlanning.org 

 

http://www.montgomeryplanning.org/
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 Key Recommendations: 
o Create Germantown as a Corridor City with a quality of place that makes it the up-County’s 

commercial hub… 
o Create transit-served, mixed use neighborhoods that include public facilities, enhance 

existing communities and shape new ones, using references to Germantown’s history and 
natural features. Infilling with connections, public facilities, and mixed uses will build distinct 
communities. 

o Encourage high-quality design that enhances character and identity. Distinct neighborhoods, 
green streets, and attractive urban spaces with historic and cultural references will give 
Germantown a strong sense of place. High quality design is expected for public and private 
developments (Key Recommendations, p. 10). 

 
Wal-Mart and the Milestone Center are currently a large part of the commercial hub of Germantown; no 
change to that is proposed.  
 
The location of the Germantown Wal-Mart is about one-third of a mile away from the future Seneca 
Meadows Station—the Sector Plan envisions the core of this station area to be closer to the station, not 
at this location.  
 
The design of this addition has not been tailored to Germantown, and thus has limited value in creating 
quality of place and enhancing character and identity, as envisioned by the Sector Plan.  
 

 This Plan builds a pattern of density focused at the Town Center, stepping down to surrounding 
communities. The overall pattern will be: 
o Concentrate the highest density, 2.0 FAR, at the Town Center transit station 
o Development most of the employment corridor properties and the MARC station area with 

mixed uses at an average density of 1.0 FAR 
o Limit the average density to 1.0 FAR for transit-served properties north of MD 27 that adjoin 

existing residential communities 
o Develop areas not served by the CCT or MARC at average densities of 0.3 to 0.5 FAR (Land 

Use, p. 18). 
 
The proposed increase brings the FAR to about 0.25, which is slightly below the recommendations. 
 

 This Plan redirects the character of land use in the Germantown employment corridor from a 
suburban pattern of low-rise buildings and large areas of surface parking into compact, walkable 
places with lively streets, activating uses, businesses and houses (Urban Form, p. 21).  

 
This addition continues the suburban pattern of low-rise buildings and large areas of surface parking. 
The Sector Plan’s discussion on redevelopment of this site is below.  
 

 Locate buildings adjacent to the street to form a building line of the sidewalk and street that 
form public spaces. Provide front entrances along the street to improve pedestrian convenience, 
activate the street, and reduce walking distances. Provide street level retail uses along streets 
where street activity is desired. Place retail, restaurants, and other uses at highly visible locations 
along boulevards and main streets and adjacent to urban open spaces to add vitality and 
convenience. Design retail storefronts with large, clear glass windows for merchandise display 
that promote retailing and add visual interest to the street (Urban Form, p. 21). 
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The proposed addition is too small to re-orient the existing building to a street, though it is close to a 
drive aisle. The current building has very limited windows; this is an opportunity to increase the window 
area and the visual interest of the front of the store.  
 

 Orient buildings along the street with articulated facades and architectural elements that de-
emphasize horizontal mass and bulk….Establish a building line to frame the sidewalk and define 
the street by placing the building adjacent to the sidewalk with a minimum setback, except 
where outdoor cafes or other outdoor space are proposed. On the first floor of buildings with 
activating uses, provide significantly sized windows to create an interesting pedestrian 
experience and improve visibility of the first floor uses. Interior lighting should animate the street 
and public spaces during nighttime hours….Use a minimum building height of three stories, 
where feasible, to enhance value, efficiency, and compactness….Provide varied building heights 
and roof designs to create a visually interesting skyline…. Locate parking on the street, in mid-
block structures or in structures lined with street activating uses. Surface parking, where 
necessary, should be located behind or to the side of development and screened with building 
extensions, low walls, or evergreen hedges…. Parking should not exceed the minimum required in 
the Zoning Ordinance. Encourage shared use parking… (Urban Form, p. 22).   

 
The table below breaks down the responses to these Urban Form recommendations. 
 

Recommendation Status Comments 

Orient buildings to street Not done Addition too small to reach the street (see 
previous) 

Articulate façade Slight 
improvement 

The two entry extensions add two new 
articulations 

De-emphasize horizontal mass 
and bulk 

Slight 
improvement 

The articulated entry extensions slightly de-
emphasize the mass and bulk 

Establish a building line to frame 
the sidewalk and define the 
street 

Unchanged The building is not on a street. The sidewalk 
along the front of the building connects to a 
lead-in sidewalk from Shakespeare Blvd. 

Provide significantly-sized 
windows 

Slight 
improvement 

The existing windows will remain and the glass 
entries will be enhanced 

Interior lighting should animate 
the street 

Adequate Lighting at the new entrances will be about nine 
footcandles. Existing levels are not known 

Use a minimum height of three 
stories where feasible 

Not done Addition is too small to make this feasible 

Provide varied building heights 
and roof designs 

Improvement The rooflines of the new entries are adding 
articulation to the facade 

Locate parking on the street, in 
mid-block structures or in 
structures lined with street 
activating uses 

Not done Parking is being removed, not added 

Surface parking should be 
located behind or to the side of 
development and screened 

Not done Parking is being removed, not moved. Screening 
should be enhanced 

Parking should not exceed the Done Parking on this site has been reduced to the 
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Recommendation Status Comments 

minimum requirement minimum; parking for the Milestone Center has 
been reduced 

Encourage shared use parking Not done No change of use is proposed 

 
 

 An eastern segment of the CCT will cross I-270 from south of the Cloverleaf station to Seneca 
Meadows Parkway and the future Seneca Meadows station. The transit alignment then turns 
north crossing over MD 27 to the location where the western alignment and eastern alignment 
rejoin, just west of the Dorsey Mill station (Transportation, p. 31).  

 
Wal-Mart is located about one-third of a mile from the future Seneca Meadows station, on foot.  
 

 Parking policy should encourage transit ridership, require fewer parking spaces, and take 
advantage of shared parking (Transportation, p. 33). 

 
The existing parking is being reduced by this proposal. In addition, there is currently a Park and Ride 
within the Milestone Center just north of Wal-Mart’s parking, and it appears that there may be some 
slight spillover onto this property.  
 

 Protection of water quality in tributaries of Little Seneca Lake requires special attention to the 
effects of development on stream buffers and enhancing water quality. Little Seneca Lake is an 
important regional recreational resource and emergency water supply for the Washington 
Region. Stormwater must be managed with techniques that intercept, retain, infiltrate, treat, 
and re-use stormwater at multiple points throughout the development. Stormwater 
management should be dispersed rather than concentrated in regional stormwater facilities 
(Environmental Framework, p. 40).  

 
Water quality improvements are anticipated by the new stormwater facilities being proposed. 
 

 Watershed tree cover greater than 45 percent has been correlated with good to excellent stream 
health, as measured by biological indicators. An analysis of the Sector Plan area shows that 
canopy coverage of at least 31 percent is achievable….Increase overall forest and tree canopy 
coverage from the 2008 level of 20 percent to 30 to 40 percent by 2038. Identify opportunities 
for forest restoration along streams and wetlands, and target mitigation efforts to these areas 
during the development review process, especially where forested buffers can be connected. 
Target unforested road sections for tree plantings (Forest Resources and Urban Tree Canopy, p. 
40). 

 
The existing trees on site provide some canopy, but a greater amount is recommended. The proposal 
should add more shade trees and plantings to islands and along the peripheral areas to the greatest 
possible extent.  
 

 In total, wetlands account for about 88 acres, or just below four percent, of the total acreage of 
the study area. Surveyed wetlands include the Germantown Bog, which is a Wetland of Special 
State Concern. Protect wetlands and their associated buffers—including springs and seeps—by 
using conservation easements during the development review process. Restore and/or enhance 
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such wetlands by ensuring adequate hydrology to support the wetlands and their functions 
(Wetland Resources, p. 40).  

 
The Germantown Bog is protected by a maintenance agreement which will continue in force. 
 

 Stormwater 
o Minimize stormwater runoff using site design techniques such as vegetated riparian buffers, 

urban tree canopy, and minimizing impervious surfaces. Where development proposals 
contain extensive areas of impervious surfaces, reduce the amount of imperviousness by 
using higher buildings, clustering uses, and underground or structured parking…. 

o Minimize impacts with comprehensive stormwater management approaches, including 
green roofs, rain gardens, innovative stormwater outfalls, green streets, cisterns, rain 
barrels, grass swales, street trees, vault retention and infiltration systems, and stream 
restoration to the fullest extent possible during the development review process 
(Stormwater, p. 41). 

 
Clustering or increasing heights aren’t feasible options for a modification such as this. However, the 
stormwater being proposed does add quality controls. Where they can be accommodated, 
enhancements such as grass swales and additional trees are recommended. 
 

 The Seneca Meadows/Milestone District 
o Support the Milestone Regional Shopping Center and Neelsville Village Center as the 

Germantown-Clarksburg destination retail center. Redevelopment is unlikely given the 
fragmented ownership. If ownership consolidates, a coordinated redevelopment option may 
be proposed that meets the existing RMX Zone density standards of 0.5 FAR. With 
redevelopment, ass residential uses and urban open space in a compact urban form with 
structured parking.  

o Design stormwater management, in coordination with the Montgomery County Department 
of Permitting Services and the Montgomery County Department of Environmental 
Protections, to protect the Germantown Bog (District Recommendations, p. 67). 

 
Updating the aging Wal-Mart will support the Milestone Center, and help it to remain a destination 
retail center. The stormwater concept approval for the update is providing controls that don’t currently 
exist, and thus will further protect the Germantown Bog. 
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