
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

B.  Germantown Town Center East:  Site Plan Amendment No. 81999001H:   Request to remove approximately 
5.49 acres of land, 20,933 square feet of existing commercial density and 25,758 square feet of approved but 
unbuilt density from this site plan area, leaving 19.25 acres of land, 176,715 square feet of existing mixed 
commercial density and 31,500 square feet of unbuilt commercial density.  Located on the northeast, southeast 
and southwest corners of the intersection of Century Blvd and Aircraft Dr; currently zoned CR 2.0, C-1.5 R-1.5 H-
145T and CR 2.0, C-0.5 R-1.5 H-180T but reviewed under the TS zone, 2009 Germantown Employment Area 
Master Plan. 
 
Recommendation – Approval with conditions 
 
Applicant:  GTTCE Owner LLC, (Peter Henry) 
Applications Accepted:  May 31, 2018 
Review Basis:  Chapter 59, Chapter 22a, Chapter 19 

These two applications amend an existing site plan (Germantown Town Center East) to remove a 5.49-acre parcel 
and its associated development, and replace it with a new site plan (Fairchild Apartments) to permit construction 
of a new multi-family building for up to 212 residential units.  See the Executive Summary on page 2 for more 
information. 

 

 

Fairchild Apartments: Site Plan.820180220 and Germantown Town Center East: Site Plan Amendment 81999001H 

 

Benjamin Berbert, Planner Coordinator, Area 3,  Benjamin.Berbert@Montgomeryplanning.org  301-495-4644 

Sandra Pereira, Supervisor, Area 3, Sandra.Pereira@Montgomeryplanning.org 301-495-2186 

Richard Weaver, Chief, Area 3, Richard.Weaver@Montgomeryplanning.org  301-495-4544 

 

 
A. Fairchild Apartments:  Site Plan No. 820180220:   
Request for a new multi-family residential building 
201,720 square feet in size with 212 multi-family 
dwelling units, and to retain 20,933 square feet of 
existing commercial restaurant uses in three one-story 
buildings; located on the south side of Century Blvd, 
approximately 150 feet east of the intersection with 
Aircraft Drive; 5.49 acres, CR 2.0, C-1.5 R-1.5 H-145T and 
Germantown Transit Mixed Use Overlay Zone; 2009 
Germantown Employment Area Master Plan. 
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SECTION 1 - EXECUTIVE SUMMARY 
 

This Staff Report provides the description, analysis, and necessary findings for the amendment of the existing 
Germantown Town Center East (GTTCE) Site Plan, No. 819990010, as amended, and for the new Site Plan for the 
Fairchild Apartments No. 820180020. 
 
The Site Plan for the Fairchild Apartments encompasses 5.49 acres, which is all of Parcel V as identified on Plat 
No. 22590, and will allow for construction of 201,720 sq. ft. of new residential development.  The Fairchild Site 
Plan geography is a part of the current GTTCE Site Plan geography which also includes land on two adjacent blocks.  
The Fairchild Apartments are reviewed as a new Site Plan rather than an amendment because Staff and the 
Applicant agreed to have the redevelopment in Germantown utilize the current CR zone and the 2009 
Germantown Employment Area Sector Plan, rather than the old TS Zone implemented by Local Map Amendment 
based on the old 1989 Germantown Master Plan.  The GTTCE Site Plan is being amended to remove the 5.49 acre 
Parcel V and its associated development density, leaving the remaining geography and density as the new size and 
scope of that Site Plan.  Other than an accounting of the site area, remaining density, parking, and green area, 
there is no proposed change to the GTTCE Site Plan conditions or findings.  The Adequate Public Facility (APF) 
approval that the GTTCE Site Plan utilizes is still valid and is being amended by the Fairchild Site Plan to convert 
some of the approved but unbuilt retail space within that approval to residential use.  This is possible because the 
two Site Plans share a common Applicant, and because the APF was approved with building permits and tied to 
density, not to a specific Preliminary or Site Plan approval. 
 
Staff is recommending approval with conditions of the new Fairchild Site Plan, and of the GTTCE Site Plan. 

 Figure 1 – Vicinity and Property Map 
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SECTION 2: RECOMMENDATIONS AND CONDITIONS 

 
A.   Site Plan No. 820180220 
Staff recommends approval of Site Plan 820180220.  The development must comply with the binding elements 
and conditions of approval for Sketch Plan as listed in the MCPB Resolution No. 18-078 dated July 31, 2018.  All 
site development elements shown on the latest electronic version as of the date of this Staff Report submitted via 
ePlans to the M-NCPPC are required except as modified by the following conditions.1 
 
Density, Height & Housing 
 

1. Density 
The Site Plan is limited to a maximum of 222,653 square feet of total development on the Subject 
Property, including 201,720 square feet of new residential uses, for up 212 dwelling units including 12.5% 
MPDUs, and 20,933 square feet of existing commercial uses.   
 

2. Height 
The development is limited to a maximum height of 80 feet, as measured from the building height 
measuring point, as illustrated on the Certified Site Plan. 
 

3. Building Lot Terminations (BLTs) 
Before issuance of any building permit, the Applicant must provide proof of purchase and/or payment of 
1.4351 BLTs to the Department of Permitting Services (DPS). 
 

4. Moderately Priced Dwelling Units (MPDUs)  
The Planning Board accepts the recommendations of Montgomery County Department of Housing and 
Community Affairs (DHCA) in its letter dated October 22, 2018, and incorporates them as conditions of 
the Site Plan approval.  The Applicant must comply with each of the recommendations as set forth in the 
letter, which DHCA may amend provided that the amendments do not conflict with other conditions of 
the Site Plan approval. 
a) The development must provide 12.5 percent MPDUs or DHCA -approved equivalent on-site consistent 

in compliance with Chapter 25A and the applicable Master Plan.  
b) Before issuance of any building permit for any residential unit(s), the MPDU agreement to build 

between the Applicant and the DHCA must be executed. 
 
Open Space, Facilities and Amenities  
 

5. Public Open Space, Facilities, and Amenities 
a. The Applicant must provide a minimum of 23,955 square feet of Public Open Space (10% of net lot 

area) on-site.   
b. The Applicant must coordinate with MCDPS right-of-way permitting to ensure replacement of any 

dead or missing trees in the existing streetscape along the Subject Property frontage on Century 
Boulevard.    

c. Before the issuance of any use and occupancy certificates for the residential development, all Public 
Open Space areas on the Subject Property must be completed. 

 
 

                                                           
1 For the purposes of these conditions, the term “Applicant” shall also mean the developer, the owner or any successor (s) in 
interest to the terms of this approval. 
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6. Public Benefits  
The Applicant must provide the following public benefits and meet the applicable criteria and 
requirements of the Zoning Ordinance and the CR Zone Incentive Density Implementation Guidelines for 
each one.  
 
a) Major Public Facilities – Before issuance of the first above grade building permit for the multi-family 

building, the Applicant must provide MCDPS verification that the Applicant reconstructed the portion 
of Century Boulevard adjacent to the Fairchild Property. 

b) Transit Proximity  
c) Diversity of Uses and Activities 

i. Adaptive Buildings – The Applicant must provide, at a minimum, floor-to-floor heights of at 
least 15 feet on the first floor facing Century Boulevard, and at least 12 feet on the upper level 
of the parking structure. 

ii. Enhanced Accessibility for the Disabled – The Applicant must construct 15 dwelling units that 
satisfy American National Standards Institute A117.1 Residential Type A standards or an 
equivalent County standard. 

d) Quality Building and Site Design 
i. Structured Parking – The Applicant must provide a minimum of 166 parking spaces within an 

above grade structure and 73 spaces within a below grade structure. 
e) Protection and Enhancement of the Natural Environment 

i. Building Lot Terminations (BLTs) – Before issuance of the any building permit, the Applicant 
must provide proof of purchase and/or payment of 1.4132 BLTs to the MCDPS. 

ii. Cool Roof – The Applicant must provide a minimum solar reflectance index (SRI) of 75 for 
roofs with a slope at or below a ratio of 2:12, and a minimum SRI of 25 for slopes above 2:12 
as shown on the Certified Site Plan. 

 
7. Recreation Facilities 

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

b) The Applicant must provide the minimum required recreation facilities as shown on the Certified Site 
Plan. 

 
8. Maintenance of Public Amenities 

The Applicant is responsible for maintaining all publicly accessible amenities including, but not limited to 
bike racks, trash receptacles, benches, seating walls, interpretative signage, sculptures and artwork, and 
outdoor musical play instruments.  

 
Site Plan 

 
9. Site Design 

The exterior architectural character, proportion, materials, and articulation must be substantially similar 
to the schematic elevations shown on the submitted architectural drawings, as determined by Staff.  The 
design must also include at a minimum the following elements: 
a) The ground floor façade facing Century Boulevard shall include architectural elements distinct from 

the remainder of the building that provide a commercial appearance, as shown on the Certified Site 
Plan. 
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b) The Applicant shall use murals, tiles, decorative screens or other decorative treatments approved by 
Staff to cover the ground floor blank walls, ventilation covers, and garage doors located across the 
southern facade of the building.  
 

10. Lighting 
a) Prior to Certified Site Plan, the Applicant must provide certification to Staff from a qualified 

professional that the exterior lighting in this Site Plan conforms to the latest Illuminating Engineering 
Society of North America (IESNA) recommendations (Model Lighting Ordinance-MLO: June 15, 2011, 
or as superseded) for a development of this type.  All onsite exterior area lighting must be in 
accordance with the latest IESNA outdoor lighting recommendations (Model Lighting Ordinance-MLO: 
June 15, 2011, or as superseded). 

b) All onsite down-lights must have full cut-off fixtures or Backlight Uplight and Glare equivalent. 
c) Deflectors will be installed on the proposed fixtures along the western façade of the building to 

prevent excess illumination and glare. 
d) Illumination levels generated from on-site lighting must not exceed 0.5 footcandles (fc) at any 

property line except for those located within the shared parking area or along the western Property 
boundary. 

e) Streetlights and other pole-mounted lights must not exceed the height illustrated on the Certified Site 
Plan.  

f) On the rooftop of the building, the light pole height must not exceed the height illustrated on the 
Certified Site Plan. 

 
Environment 
 

11. Noise Attenuation  
a) Before issuance of the any building permit, the Applicant must provide certification to Staff from an 

engineer who specializes in acoustical treatment that the building shell for residential dwelling units 
affected by exterior noise levels projected above 60 dBA Ldn will attenuate the projected exterior 
noise levels to an interior level not to exceed 45 dBA Ldn. 

b) If the Site Plan changes in any manner that affects the validity of the noise analysis dated December 
19, 2017 for acoustical certifications and noise attenuation features, the Applicant must conduct a 
new noise analysis to reflect the revised plans, and new noise attenuation features may be required. 

c) Before issuance of any Use and Occupancy Certificate, the Applicant must certify to Staff that the 
noise impacted units have been constructed in accordance with the certification of an engineer that 
specializes in acoustical treatments. 

 
12. Stormwater Management  

The Planning Board accepts the recommendations of the Montgomery County Department of Permitting 
Service (MCDPS) Water Resources Section in its stormwater management concept letter dated December 
6, 2018 and incorporates them as conditions of approval.  The Applicant must comply with each of the 
recommendations as set forth in the letter, which the MCDPS Water Resources Section may amend if the 
amendments do not conflict with other conditions of Site Plan approval.  The MCDPS Water Resources 
Section will review, approve, and inspect all landscaping within the Storm Water Management easements 
and facilities. 
 

Transportation & Circulation/ Adequate Public Facilities (APF)  
 

13. Pedestrian & Bicycle Circulation 
a) The Applicant must provide 95 long-term and 6 short-term bicycle parking spaces.  
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b) The long-term spaces must be in a secured, well-lit bicycle room adjacent to the covered parking area, 
and the short-term spaces must be inverted-U racks (or staff approved equivalent) installed within 
the Public Open Space along Century Boulevard. The specific location(s) of the short-term bicycle 
rack(s) must be identified on the Certified Site Plan.  

c) The Applicant must provide a minimum five-foot wide sidewalk connection along the internal drive 
isle creating a continuous pedestrian connection between Century Boulevard and MD 118, as shown 
on the Certified Site Plan. 

d) The Applicant must provide a one-foot wide public improvement easement along Century Boulevard 
to accommodate its share of the recommended 136-foot wide cross-section for Century Boulevard, 
which will accommodate the CCT and two way separated bike lanes on both sides of the road. 

 
14. Validity 

The Adequate Public Facility Review (APF) will remain valid until April 27, 2020, consistent with the current 
APF validity period initiated at building permit for the density associated with the Germantown Town 
Center East Site Plan No. 819990010, which this Site Plan is utilizing. 
 

15. Fire and Rescue 
The Planning Board accepts the recommendations of the Montgomery County Department of Permitting 
Services (MCDPS), Fire Department Access and Water Supply Section in its letter dated October 22, 2018, 
and hereby incorporates them as conditions of approval.  The Applicant must comply with each of the 
recommendations as set forth in the letter, which MCDPS may amend if the amendments do not conflict 
with other conditions of Preliminary Plan approval. 

 
16. Site Plan Surety and Maintenance Agreement 

Prior to issuance of any building permit, sediment control permit, or Use and Occupancy Certificate, the 
Applicant must enter into a Site Plan Surety and Maintenance Agreement with the Planning Board in a 
form approved by the M-NCPPC Office of General Counsel that outlines the responsibilities of the 
Applicant.  The Agreement must include a performance bond(s) or other form of surety in accordance 
with Section 59.7.3.4.K.4 of the Montgomery County Zoning Ordinance, with the following provisions: 
 
a) A cost estimate of the materials and facilities, which, upon Staff approval, will establish the surety 

amount.  
b) The cost estimate must include applicable Site Plan elements, including, but not limited to plant 

material, on-site lighting, indoor and outdoor recreational facilities, site furniture, mailbox pad sites, 
trash enclosures, retaining walls, fences, railings, private roads and sidewalks, private utilities, paths 
and associated improvements of development, including sidewalks, bikeways, storm drainage 
facilities, street trees and street lights.  The surety must be posted before issuance of the any building 
permit of development and will be tied to the development program. 

c) The bond or surety must be tied to the development program, and completion of all improvements 
covered by the surety for each phase of development will be followed by a site plan completion 
inspection.  The surety may be reduced based upon inspector recommendation and provided that the 
remaining surety is sufficient to cover completion of the remaining work. 

 
17. Development Program  

The Applicant must construct the development in accordance with a development program table that will 
be reviewed and approved prior to the approval of the Certified Site Plan.    
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18. Certified Site Plan 
Before approval of the Certified Site Plan the following revisions must be made and/or information 
provided subject to Staff review and approval: 
a) Include the stormwater management concept approval letter, Fire Department Access and Water 

Supply approval letter, DHCA approval letter, development program, and Site Plan resolution on the 
approval or cover sheet(s). 

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

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

d) Modify data table to reflect development standards approved by the Planning Board. 
e) Ensure consistency of all details and layout between Site and Landscape plans. 
f) Ensure a total of 10 motorcycle spaces spread across the site and three electric vehicle charging 

stations in the parking garage or in the surface parking lot immediately south of the multi-family 
building. 

 

 
B.   Site Plan Amendment No. 81999001H 
Staff recommends approval of Site Plan Amendment No. 81999001H to decrease the Site Plan size by 
approximately 5.49 acres, and to deduct 20,933 square feet of existing commercial density and 25,758 of 
approved unbuilt density, leaving 19.25 acres of land, 176,715 square feet of previously built mixed commercial 
density and 31,500 square feet of approved and unbuilt commercial density on land zoned CR 2.0, C-1.5 R-1.5 H-
145T and CR 2.0, C-0.5 R-1.5 H-180T and within the Germantown Transit Mixed Use Overlay Zone, but reviewed 
under the development standards of the TS zone.  All site development elements shown on the latest electronic 
version as of the date of this Staff Report submitted via ePlans to the M-NCPPC are required except as modified 
by conditions.  All conditions from the previous approvals of the Site Plan Amendment remain in full force and 
effect, except as modified below by the following new conditions.  

 
18. Density on the site is limited to 208,215 square feet of development, including 60,000 square feet of hotel 

use, 58,782 square feet of cinema and 89,433 square feet of retail and restaurant use. 
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SECTION 3: SITE DESCRIPTION 
 
Site Vicinity and Analysis 
 
Fairchild Apartment Property 
The subject site for the Fairchild Apartments Site Plan is located on the south side of Century Boulevard and the 
north side of Germantown Road (MD 118), approximately 150 feet east of the intersection with Aircraft Drive.  
The site is 5.49 acres in size and is identified as Parcel V on Plat No. 22590 (“Fairchild Property”)(Attachment A 1).  
The Property is located on the eastern edge of the Germantown Town Center, and is within the 2009 Germantown 
Employment Area Sector Plan (“Sector Plan”).  The current zoning of the Property is CR 2.0, C-1.5 R-1.5 H-145T, 
and is also located within the Germantown Transit Mixed Use Overlay Zone.  
 
Germantown Town Center East Subject Property 
The subject site for the GTTCE Site Plan Amendment is located on the southwest, southeast and northeast 
quadrants of the intersection of Aircraft Drive and Century Boulevard, excluding the properties that are 
immediately adjacent to the east side of Aircraft Drive south of Century Boulevard.  Currently the GTTCE properties 
include Parcels U, V and W as shown on Plat No. 22243, Parcels Q, R and S shown on Plat No. 21607, and Parcels 
B and C on Plat No. 13752 (Attachments A 2 and 3).  The GTTCE Property is currently 24.74 acres in size, however 
the property size will be reduced to 19.25 acres as part of the subject Site Plan Amendment (“GTTCE Property”).  
The GTTCE Property is also located within the same Sector Plan and is zoned CR 2.0, C-1.5 R-1.5 H-145T and CR 
2.0, C-0.5 R-1.5 H-180T, and is located within the Germantown Transit Mixed Use Overlay Zone.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 2 – Vicinity Map 
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Vicinity 
Both the Fairchild Property and the GTTCE Property are part of the larger Germantown Town Center area, which 
is comprised of a mix of mostly commercial, office, retail, hotel and entertainment venues immediately along 
Century Boulevard, with multi-family and one-family attached dwelling communities one block off Century 
Boulevard.  Within the same block of the Fairchild Property is a hotel and other restaurant uses that are not part 
of the Fairchild Site Plan but are part of the GTTCE Site Plan Amendment.  Directly opposite Century Boulevard 
from the Fairchild Property is the Regal Cinemas, to the northeast is the approved Top Golf location, to the south 
across MD 118 is the US Department of Energy campus, and to the west is the core of the Germantown Town 
Center, and areas of residential multi-family development.  Adjacent to the GTTCE Property include existing multi-
family housing, the Germantown Fire Station and existing office uses.  The zoning within the Town Center area is 
all CR, with FAR limits ranging from 0.5 to 2.0, and heights between 60 and 180 feet, depending on the block. Also, 
within the Town Center are the Germantown Library and the Black Rock Center for the Performing Arts, and the 
Germantown Town Center Urban Park.   
 
Site Analysis Fairchild Property 
Currently, the Fairchild Property is comprised of Parcel V, on Block U, V, W, and is mostly developed with one-
story pad-site restaurant uses (IHOP, Red Robin, Señor Tequilas), surface parking lots, and one cleared and graded 
grass ‘pad’ that has yet to be developed.  Parcel V shares the block with two other recorded parcels which are part 
of the GTTCE Property, including Parcel W with a Fairfield Marriot Hotel, and Parcel U with a Lonestar Steakhouse 
restaurant.  The entire block is developed as one interconnected network of pedestrian and vehicle circulation 
and parking, including shared use and access agreements.  There is currently one direct point of access to Century 
Boulevard centered on the block, and there is a second shared access location on the Top Golf site located east of 
the hotel.  Other than trees and grass in parking lot islands, there is little existing vegetation and no identifiable 
environmental resources on the Fairchild Property. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 Figure 3 – Aerial Map Fairchild Property 
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Site Analysis GTTCE Property 
The GTTCE Property is a large, predominantly commercial development spanning over three blocks and includes 
numerous fast food restaurants, sit-down restaurants, a hotel, a convenience store and a movie theater.  The 
commercial buildings are predominantly one story tall and are located closer to the road edges, with large areas 
of surface parking located behind the buildings and to the interior of the blocks. The parking lot in the 
southwestern block includes 175 park-and-ride parking spaces by an agreement with the Department of 
Transportation.  The GTTCE Property has been built out in phases over the past 20 years and limited commercial 
density remains approved but unbuilt.  Adjacent to the GTTCE Property is the Germantown Transit Center which 
includes bus-bays along parts of Century Boulevard and Aircraft Drive.  One sliver of land on the immediate east 
side of Aircraft Drive between MD 118 and Century Boulevard is not part of the current GTTCE Property, and 
includes a gas station and automotive repair uses. 

 

 

 

 

 

 

Figure 4 – Aerial Map GTTCE Property 
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SECTION 4: PROJECT DESCRIPTION 

History 
 
Preliminary Plan No. 119783190 
Preliminary Plan No. 119783190, 270 Executive Park, was approved on January 11, 1979, to create 11 lots and the 
initial right-of-way to allow for the construction of Century Boulevard.  The total project size was approximately 
40 acres, and allowed for up to 538,000 square feet of office space.  This Preliminary Plan led to subsequent plats, 
including Plat No. 13750, which first recorded Parcels E and F. Together, these two parcels were approximately 
the same size as block as Parcels U, V, and W. 
 
Local Map Amendment G-742 – Germantown Town Center East 
Local Map Amendment (“LMA”) No. G-742 rezoned approximately 24 acres of land to the Town Sector Zone 
including the Subject Property.  This was the last section of Germantown to come into the Town Sector Zone, and 
was approved as 100% commercial retail development in phase one, with the option to add residential uses to a 
portion of the project area in phase two. 
 
Site Plan No. 819990010 (as amended) 
Site Plan No. 819990010 was first approved by Opinion dated March 15, 1999 for up to 181,900 square feet of 
commercial uses and 98,559 square feet of hotel use on 24.74 acres.  This site plan implemented LMA G-742’s 
Town Sector Zone and conditions.  The site plan covers three mega-blocks centered around the intersection of 
Century Boulevard and Aircraft Drive.  As part of this Site Plan, the applicant was required to substantially 
reconstruct Century Boulevard from a four-lane undivided roadway into a four-lane divided highway with a 50-
foot wide median capable of accommodating the future Corridor Cities Transitway (“CCT”).  Several plats have 
been recorded creating lots and parcels as a result of this site plan, including the Fairchild Property Parcel V. 
 
The following table 1 summarizes the A – F amendments to Site Plan 819990010.  Many of these amendments 
are administrative and only apply to portions of the GTTCE Property. 

 

Amendment Number Approval Type and Date Description 

81999001A – Fairfield Marriott Admin approval, April 10, 2003 Design changes for Fairfield 
Marriott 

81999001B – Baileys Pub Admin approval, December 12, 2004 Design changes specific to the 
restaurant user 

81999001C - IHOP Admin approval, December 1, 2005 Modification for a 5,500 sq ft IHOP 

81999001D – Commerce Bank MCPB No. 06-012, November 13, 
2006 

Change building from 2 story – 
10,100 sq ft to 1 story 4,100 sq ft 
bank building 

81999001E – Commerce Bank MCPB No. 07-28, April 5, 2007 Increase building from 4,100 sq ft 
to 5,100 sq ft. 

81999001F – Panera MCPB No. 11-67, August 9, 2011 Approve a 5,097 sq ft. Panera 

81999001G – Chick Fil A MCPB No. 16-045, April 26, 2016 Add 344 sq ft. of kitchen area and 
supplement landscaping along the 
drive-through aisle 

 
 

Table 1 – Previous History 
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APF at Building Permit 
On April 27, 2000, the Planning Board held a hearing to transmit comments to the Department of Permitting 
Services recommending approval of an adequate public facility (“APF”) review at the time of building permit for 
the Germantown Town Center (Site Plan No. 819990010) (Attachment C). The APF was for 127,026 square feet of 
restaurant uses, 67,880 square feet of movie theater and an 89-room hotel.  The approval of the APF was 
conditioned on making transportation improvements including finishing Century Boulevard between Aircraft 
Drive and Crystal Rock Drive, widening Aircraft Drive between Century Boulevard and Crystal Rock Drive, and 
participating in intersection reconstruction at Crystal Rock Drive and Father Hurley Boulevard (Attachment D). The 
APF approval was originally valid for 12 years, and has been extended as part of the County Council automatic APF 
extensions an additional eight years, extending validity to April 27, 2020.  
 
Sketch Plan No. 320180130 
Sketch Plan No. 320180130 was approved by Resolution No. 18-078 dated July 31, 2018 (Attachment B), to allow 
up to 206,102 square feet of new construction including up to 206,102 square feet of residential uses and up to 
5,900 square feet of commercial use, and to retain up to 29,915 square feet of commercial use on the 5.49 acre 
Parcel V Fairchild Property.  The Sketch Plan set the general massing and location of the new building, the general 
location of the Public Open Spaces and the Public Benefit Point categories for achieving optional method incentive 
density, to be refined with future site plans. 
 
Proposal 
 
Fairchild Apartments 
Site Plan No. 820180220 was accepted on May 31, 2018, to allow for one new 201,720 square foot residential 
building, and the retention of 20,933 square feet of existing commercial uses in three structures on the 5.49 acre 
Fairchild Property (“Fairchild Site Plan”).   
 

Structures  
The new residential building proposed for the northwest portion of the Fairchild Property adjacent to 
Century Boulevard will be five stories tall, with parking accommodated in a parking garage, partially above 
grade and partially below grade.  The above grade parking will be wrapped by the residential uses.  Private 
outdoor amenity space will be provided in an interior courtyard on level two, which is the roof of the 
parking structure below.  The building will be set back approximately 13 feet on average from the existing 
right-of-way for Century Boulevard, remaining outside of the existing 10-foot wide public utility easement, 
creating an opportunity for public open space.  The building will front on both Century Boulevard and the 
private drive isle into the Fairchild Property with doors and high amounts of building transparency.  The 
façade along Century Boulevard will have ceiling heights and architecture designed to make the ground 
level look like commercial storefronts, and the service side of the building will install either decorative art 
panels or a mural to activate the black walls and garage doors. 
 
The Fairchild Site Plan also retains three existing stand-alone restaurant buildings on the Fairchild 
Property, currently leased by an IHOP, a Red Robin and a Senor Tequila’s.  These restaurant uses are 
oriented toward the existing surface parking lots and have service and loading areas toward the perimeter 
of the Fairchild Property.  The Fairchild Site Plan proposes no changes to the size, location or design of 
these buildings and this Staff Report’s primary focus is on the new residential building described above. 
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Circulation and Access 
Vehicle and pedestrian access to the Fairchild Property is through an existing shared access drive that will 
be located on the east side of the future residential building.  While technically a parking lot drive isle, this 
access is taking on the form and function of a Private Street and will likely be designated as such when the 
Fairchild Property redevelops further.  Sidewalks along the western side of this access drive will be 
upgraded as part of the Fairchild Site Plan and will connect to existing sidewalks to create a continuous 
pedestrian connection from Century Boulevard through to MD 118 through the Fairchild Property.  Except 
for the parking and parking drive isles removed for construction of the new residential building, the vehicle 
circulation will remain the same, and remains integrated with the circulation with the GTTCE Site Plan 
Property. 
 

Figure 5 – Century Blvd Perspective 

Figure 6 – Rear Perspective 
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The ground floor of the residential building has two primary pedestrian entrances, one on the building’s 
northeast corner at the intersection of Century Boulevard and the Property’s main access drive, and the 
other on the building’s southeast corner, facing the main access drive near the remaining surface parking 
lots and existing restaurant uses.  A third pedestrian access is located on the building’s western side, which 
serves as an emergency exit from the parking garage.  In addition, the six ground floor units that front on 
Century Boulevard each have an exterior access door into the open space and sidewalk along Century 
Boulevard.  Primary access to the residential building’s parking garage is on the south side of the building, 
and a secondary emergency access is provided just to the left of the main access. 
 
Open Spaces and Amenities 
The Application is proposing two areas of Public Open Space on the Fairchild Property.  The first area of 
Public Open Space is located between the new residential building and Century Boulevard (Figure 7).  This 
space will be approximately 13 feet wide and is approximately 3,000 sq. ft. in size. Portions of this open 
space are located over an existing public utility easement therefore, the amenities proposed for this space 
have been designed to be portable.  The space will be landscaped and include multiple sitting areas, 
interpretative signs on the history of Fairchild Aviation, a bike rack, and places for sculpture and art.  All 
of these elements will be on concrete slabs that can be temporarily relocated if access to the utilities is 
necessary.  The second area of Public Open Space is proposed along the southern portion of the Fairchild 
Property, between the existing restaurant uses and MD 118 (Figure 8).  This area is an existing hill rising 
from the parking lot up to the right-of-way for MD 118.  The design and function of this space has taken 
into account the topography, noise, proximity to the roadway and the proximity to the existing 
restaurants. About half of the space is being heavily designed with multiple seating areas and multiple 
activities for families with young children to do before or after a meal or while waiting for a seat at a 
restaurant.  These include in-place musical instruments, hopscotch and tic-tac-toe being built into the 
hardscape, and a butterfly garden.  The remainder of the space will be left more passive, maintaining the 
existing trees and providing an opportunity to connect off-site restaurants to the open space area if an 
agreement is made with the neighboring property. 

 
 
 
 
 
 
 
 

Figure 7 – Public Open Space along Century Blvd 
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The indoor amenity areas for the future residents will be located on the ground floor of the new multi-
family building, providing opportunities for building transparency and activation along the sidewalk 
adjacent to the drive aisle.  Amenities include a fitness room, yoga room, community room and resident 
lounge.  On level two of the courtyard is another private amenity area that includes a pool, outdoor 
lounging space and a grilling area with seating.  
 

GTTCE Amendment 
Site Plan Amendment No. 81999001H was accepted on May 31, 2018 to remove approximately 5.49 acres of land, 
20,933 square feet of existing commercial density and 25,758 square feet of approved but unbuilt density, leaving 
19.25 acres of land, 176,715 square feet of existing mixed commercial density and 31,500 square feet of unbuilt 
commercial density (“GTTCE Amendment”).  There are no proposed changes to any physical Site Plan elements 
such as circulation, buildings or landscaping as part of the GTTCE Amendment.  Rather the changes are solely to 
reduce the project size and density and to appropriately modify the parking data tables.  The 25,758 square feet 
of unbuilt density being removed from the GTTCE Site Plan is a combination of accounting for the approved APF 
vehicle trips being used by the new multi-family development associated with the Fairchild Site Plan, and is to 
ensure the GTTCE Site Plan continues to meet the minimum parking requirements, with the shared parking ratios 
as originally approved. 
 

 
 

SECTION 5: COMMUNITY OUTREACH 
 
The Applicant has met all noticing requirements for a Site Plan and a Site Plan Amendment.  Notice was sent to all 
adjacent and confronting property owners and registered homeowners and community associations within one 
mile.  A pre-submittal public meeting was held at the Majestic Apartments in Gaithersburg on Thursday June 7, 
2018.  According to the submitted minutes of the meeting, no one from the public attended the meeting and it 
was adjourned after the Applicant waited one hour.  As of the posting of this Staff Report, Staff has not received 
any correspondence regarding the Site Plan or Site Plan Amendment. 
 
 

Figure 8 – Public Open Space along MD 118 
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SECTION 6: ANALYSIS AND FINDINGS - SITE PLAN 820180220 

Findings – Chapter 59 
 
1. When reviewing an application, the approval findings apply only to the site covered by the application. 

 
The Approval of the Site Plan findings will only apply to the Fairchild Property being reviewed as part of this 
Application. 
 

2. To approve a site plan, the Planning Board must find that the proposed development: 
 
a. satisfies any previous approval that applies to the site; 

The Site Plan conforms to all conditions of Sketch Plan No. 320180130 which was approved by Resolution 
No. 18-078 dated July 31, 2018, in terms of density, massing, public open spaces and Public Benefit Point 
categories, and requested design and amenity details. 

b. satisfies under Section 7.7.1.B.5 the binding elements of any development plan or schematic development 
plan in effect on October 29, 2014; 
 
This section is not applicable as there are no binding elements of an associated development plan or 
schematic development plan in effect on October 29, 2014. 
 

c. satisfies under Section 7.7.1.B.5 any green area requirement in effect on October 29, 2014 for a property 
where the zoning classification on October 29, 2014 was the result of a Local Map Amendment; 
 
The Property’s zoning classification on October 29, 2014 did not have a required green area requirement. 
 

d. satisfies applicable use standards, development standards, and general requirements under this Chapter; 
 

Division 4.5. Commercial/Residential Zones 
 

Use and Development Standards 
The Fairchild Property is a 6.14 gross tract area including the areas dedicated for Century 
Boulevard by the Applicant during the initial GTTCE Site Plan (Attachment L), and a 5.49 net acres 
in size after dedication.  The tract is zoned CR 2.0, C-1.5 R-1.5 H-145T and is located within the 
Germantown Transit Mixed Use Overlay Zone.  The Fairchild Property will have three existing 
restaurant uses and one new multi-family building sharing the same recorded parcel.  There are 
no specific use standards for the proposed uses in the CR zone.  The following table, Table 2 
contains the Development Standards from Section 59.4.5 under Optional Method of 
Development, and the Parking Standards from Section 59.6.2. 

 

TABLE 2 - Section 4.5 Zoning Data Table: CR 2.0, C-1.5 R-1.5 H-145T 

Development Standard Required/Allowed Provided 

Site   
Public Open Space, Site >10,000 sq. ft. 10% (23,914 sq. ft.) 10% (23,955 sq. ft.) 

Lot and Density   
Gross Tract Area N/A 6.14 acres (267,248 sq ft) 
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TABLE 2 - Section 4.5 Zoning Data Table: CR 2.0, C-1.5 R-1.5 H-145T 

Development Standard Required/Allowed Provided 

Net Tract (Parcel V) Area N/A 5.49 acres (239,198 sq. ft.) 

CRT Density Max  CR 2.0 (534,496) 0.83 FAR (222,653 sq. ft.) 

Commercial C-1.5 (400,872 sq ft.) C – 0.078 (20,933 sq. ft.) 

Residential  R-1.5 (400,872 sq ft.) R - 0.75 (201,720 sq. ft.) 

MPDUs 12.5% min (27 units) 27 units 

Placement   
Front Setback Century Blvd Determined By Site Plan 11 ft min., 13 ft avg.  

Setback from MD 118 Determined By Site Plan 390 ft. min. 

Side Setback, western boundary Determined By Site Plan 10 ft min.  

Side setback, eastern boundary Determined By Site Plan. 50 ft. min. 

Height   
Principal Building 145 ft. 80 ft. 

Form   
Entrance facing street or open space required provided 

Transparency, Ground story, front Determined By Site Plan 

37% Min. along access 
drive, 42% Min. along 
Century Blvd. 

Transparency, Ground story, side/rear Determined By Site Plan 
16% min. south facade, 8% 
min. west facade 

Transparency, Upper story Determined By Site Plan 31% min. 

Blank Wall, front Determined By Site Plan 8 ft. max 

Blank Wall, side/rear Determined By Site Plan 
27 ft. max south façade, 
170 ft max west facade1  

Section 6.2 Parking   
Vehicle Spaces Total 296 - 635 465 

     Commercial (4 – 12/1,000 sq.ft.) 84 - 359 204 

     Residential 2 (min – max) 212 – 276 261 

Bicycle Spaces (95% long term) 100 (95 L.T., 5 S.T.) 101 (95 L.T. 6 S.T.) 

Motorcycle spaces 10 10 

Electric Vehicle spaces 3 3 

 
Division 4.7. Optional Method Public Benefits 

 
As an optional method development project in the CR Zone, The Fairchild Site Plan must provide public 
benefits to achieve the incentive density.  This Site Plan is required to provide a minimum of 100 public 
benefit points in a minimum of four categories to achieve compliance with the Zoning Code.  The 
Fairchild Sketch Plan No. 320180130 identified six categories the Applicant intended to receive benefit 

                                                           
1 The western façade of the building is designed with a long blank wall because the interior is parking and it is adjacent to an 
existing industrial building. 
2 Residential minimum parking is 1 space/unit regardless of number of bedrooms.  The maximum residential parking is 1 
space/unit for a studio, 1.25/ unit for a 1br, 1.5 space/unit for a 2 bedroom and the number of parking spaces shown for 
the max are based on the proposed unit mix. 
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points from and are shown in Table 3 below.  The Fairchild Site Plan is eligible to receive credit for five 
of the six categories identified at Sketch Plan, with points unable to be awarded for wayfinding.  Table 
3 shows the number of points requested by the Applicant and also provides Staff’s Recommended 
points for the five requested categories.  The total points recommended by Staff is 130.91 from five 
categories, which is in excess of the 100 minimum from four categories. 

 
Major Public Facility 
Major Public Facility: The Applicant requests 51.28 points for providing a major public facility.  The 
Zoning Ordinance defines a major public facility as including but not limited to schools, libraries, 
recreation centers, parks, service centers, bike share stations, public transportation or utility 
upgrades, or other resources delineated in a Master Plan.  The Applicant is requesting credit for 
the reconstruction of Century Boulevard across the Property frontage, including the 50-foot wide 
median for the Corridor Cities Transitway, that was previously required and completed as part of 
the GTTCE Site Plan No. 819990010.  
 
Typically Staff only recommends awarding points for public benefits that are provided as a direct 
result of an application, however in this instance, the approved Sketch Plan and Site Plan are 
relying on Adequate Public Facilities that were approved at building permit for the density 
approved by Site Plan No. 819990010.  Because the proposed multi-family development is using 
APF approvals granted in part for the expansion to Century Boulevard in front of the Fairchild 
Property, and because the Site Plan is utilizing existing density and APF entitlements developed 
under the old GTTCE Site Plan, Staff is recommending in this instance that the major public facility 
category be considered for incentive density.   
 
The available points are calculated based on the following formula {[((L+F)/N)*2]+[(C/N)*4]}*100 
where N is net lot area, L is land area conveyed, F is floor area conveyed and C is constructed area.    
Because the improvements to Century Boulevard were constructed to serve the entire block and 
not just the Fairchild Site, Staff recommends that only a proportion of the total points produced 

Table 3 - Public Benefits Calculations 

Public Benefit Incentive Density Points 

 Max Allowed Requested Recommended 

59.4.7.3A: Major Public Facilities  

   Major Public Facility 70 51.28 51.28 

59.4.7.3C: Transit Proximity  

   Transit Proximity 25 25 25 

59.4.7.3C: Connectivity and Mobility  

   Wayfiding 10 0 0 

59.4.7.3D: Diversity of Uses and Activities  

   Adaptive Buildings 15 10 10 

   Enhanced Accessibility for the Disabled 20 20 20 

59.4.7.3E: Quality of Building and Site Design  

   Structured Parking 20 6.71 6.71 

59.4.7.3F: Protection and Enhancement of the Natural Environment  

   Cool Roof 10 5 5 

   BLTs 30 12.72 12.72 

         TOTAL  130.71 130.71 
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by the formula be available, based on the proportion of vehicle trips on the block that are 
attributed to the Fairchild Site Plan.  The Fairchild Site Plan accounts for 73% of the total trips 
within the block, therefore the Applicant reduced the land area conveyed and constructed area 
accordingly.  The resulting formula is {[(20,439+0)/239,144)*2]+[(20,439/239,144)*4]}*100 = 
51.28.  Therefore, Staff recommends the Applicant be awarded 51.28 points in the category of 
Major Public Facility.  If future amendments occur to the underlying Sketch Plan or the Fairchild 
Site Plan adding density, the reconstruction of Century Boulevard as a Major Public Amenity 
cannot be included in the incentive density points calculations for the additional density.   
 
Transit Proximity 
Transit Proximity: The Applicant requests 25 points for the category of transit proximity.  Transit 
proximity points are available based on the existing or planned transit level of service, the 
property zoning, and proximity to the transit facility.  The Fairchild Property is in a CR zone, is 
within ¼ mile of a planned Corridor City Transitway stop, and the transit level of service is Level 2 
(planned bus line with a dedicated path).  The points available for transit proximity are 25 based 
on the table in the Zoning Ordinance, and Staff recommends the Applicant receive the full 25 
points. 
 
Connectivity and Mobility 
Wayfinding: The Applicant during Sketch Plan review had requested five points for providing 
wayfinding on the Fairchild Property.  The Applicant does still intend to provide directional signage 
as part of the Site Plan, however it will not receive incentive points because it was determined 
the public benefit from the signage did not warrant public benefit points.  The Fairchild Site Plan 
still meets the minimum categories and points necessary without this category and Staff 
recommends not awarding points for wayfinding. 
 
Diversity of Uses and Activities 
Adaptive Buildings:  The Applicant requests 10 points for providing an adaptive building with a 15-
foot floor-to-floor height at the ground floor, and a 12-foot high second floor including the parking 
garage.  The first 7.5 points available for meeting the basic code requirements for adaptive 
buildings, and an additional 7.5 points are available if the structure is designed to accommodate 
additional density and height in the future, and has an internal layout that allows changes 
between use with only minor modifications.  The ground floor facing Century Boulevard is 
designed with 15-foot floor-to-floor heights and will only require minimal plumbing changes to 
convert the space from residential to retail use.  Additionally, the Applicant has designed the 
above grade portion of the parking garage with 12-foot ceilings to be convertible to future 
residential use when, or if parking requirements are reduced in the future because of 
underutilization or a change in transportation technology. Staff supports the request for 10 of the 
15 possible points in this category, which is more than the baseline of 7.5, because both the 
ground floor and a portion of the parking garage are being designed to be convertible in the 
future, but the remaining upper floors are not intended to be convertible. 
 
Enhanced Accessibility for the Disabled:  The Applicant requests 20 points for providing at least 
7% of the Project’s units in accordance with ANSI A117.1 Residential Type A standards. The 
Applicant is providing 7.5% (15) units that will be designed as accessible for the disabled.   Staff 
supports the Applicant’s request for the full 20 points allowed by this category. 
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Quality of Building and Site Design 
Structured Parking: The Applicant requests 6.71 points for providing structured parking of the 
Fairchild Site Plan.  The points available for structured parking are based on the following formula 
[(A/T)*10]+[(B/T)*20] where A is the number of above ground garage spaces, B is the number of 
below ground garage spaces, and T is the total number of spaces. The new multi-family building 
provides all its parking in a garage is a mix of above and below ground spaces, and retains the 
existing surface parking remaining for the restaurant uses.  The formula for the Fairchild Site Plan 
works out to be [(166/465)*10]+[(73/465)*20] = 6.71.  Staff supports the request for points for 
structured parking with 6.71 points for this category. 
 
Protection and Enhancement of the Natural Environment 
Building Lot Termination (BLT): The Applicant requests 12.72 points for the purchase of BLT 
easements or equivalent payment.  BLTs are generally required for every 31,500 square feet of 
gross floor area comprising the 7.5% incentive density floor area.  Because this Application is in 
the Germantown Transit Mixed Use Overlay, the Zoning Ordinance requires that BLTs be 
purchased for 50% of the incentive density floor area.  The formula that would apply here would 
be the following ({[T-(G*.5)]*.5}/31,500)*9 where T is the total density and G is the gross tract 
area.  The formula required is as follows ({[222,635-(267,248*.5)]*.5}/31,500) = 1.4132.  The 
allowed points are calculated by taking 1.4132 *9 = 12.72.  Staff therefore recommends 12.72 
points be granted for the purchase of 1.4132 BLTs as part of the Fairchild Site Plan.    

Cool Roof: The Applicant has requested five points for providing a cool roof.  A cool roof must not 
be vegetated and have a minimum solar reflectance index of 75 on roof slopes below a ratio of 
2:12. The Zoning Ordinance suggests a maximum of five points for providing a cool roof on 
properties greater than one acre in size.  The Applicant plans to treat all areas of roof not directly 
covered with air compressors with cool roof material, therefore, Staff supports the request of five 
points in this category. 

 
Division 6 – General Development Standards 
 
The following sections describe how the Fairchild Site Plan meets the applicable General Development 
Standards in Division 6 of the Zoning Ordinance. 
 
i. Division 6.1. Site Access 

 
Access to the existing and proposed uses on the Fairchild Site Plan is adequate.  The existing drive 
isle and intersection with Century Boulevard will remain unchanged, providing vehicles access 
onto the Fairchild Property.  The width of the drive isle near Century Boulevard is 30 feet, and as 
part of the Fairchild Site Plan, the drive isle will be striped to show one inbound lane, one 
outbound left turn lane and one outbound through/right turn lane.  Additional access to Century 
Boulevard is also available through a drive isle shared between all users on the block including the 
future Top Golf, located just east of the Fairchild Property.  Sidewalks will be upgraded along the 
main drive isle improving pedestrian access and connectivity to the sidewalks along Century 
Boulevard and along MD 118.  As required by the approved Sketch Plan, the Applicant reached 
out to MDSHA and had an existing fence removed along the MD 118 frontage allowing for the 
new sidewalk connection onto the Fairchild Property from the public sidewalk along MD 118.   
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ii. Division 6.2. Parking, Queuing, and Loading 
 

The Fairchild Site Plan provides adequate vehicle and bicycle parking to serve the proposed 
development.  Currently all available vehicle parking is in one large surface parking lot that crosses 
parcel boundaries.  For the development of the new multi-family building, the Applicant is 
proposing a parking structure that can accommodate 261 vehicles, which is within the range of 
parking allowed by the CR zone for that use (Min 212, Max 276).  Additionally, there will be 204 
spaces remaining in the surface parking lots for the existing retail uses, which is within the allowed 
range of 84 – 359 spaces.  All vehicle parking spaces both on the Fairchild Property, and the 
adjacent GTTCE Property are under a shared parking agreement because the two properties are 
so highly interconnected.  In addition to standard vehicle parking, a total of 10 motorcycle and 13 
electric vehicle charging spaces are provided. The Applicant is providing 101 new bicycle parking 
spaces, six of which are in outdoor bike racks, and the remaining 95 in a long-term bike parking 
room integrated within the parking garage of the multi-family building. 
  

iii. Division 6.3. Open Space and Recreation 
 
The Fairchild Site Plan provides adequate Public Open Space on the Fairchild Property. The 
requirement for Public Open Space is based on tract size and development type.  For tracts larger 
than 10,000 sq. ft. utilizing both Apartment and General building types there is a 10% requirement 
for Public Open Space.  The 10% requirement for the Fairchild Property yields a minimum of 
23,914 sq. ft. and the Fairchild Site Plan provides just over the minimum at 23,995 sq. ft.  The 
Public Open Space is divided into two areas, one that is approximately 3,000 square feet that is 
located adjacent to the new multi-family building along Century Boulevard.  This area of Public 
Open Space will be a landscaped and includes areas for sitting, interpretive signage on the history 
of Fairchild Aviation and Germantown, areas for art/sculptures and a bike rack.  The design of this 
space helps to activate the front of the building and to provide an amenity to pedestrians walking 
along Century Boulevard.  The other area of Public Open Space makes up the balance of the open 
space requirement and is located in the south adjacent to the existing restaurant uses and MD 
118.  This space is designed with the location and likely user in mind and consists of seating, 
landscaping, and amenities for people to enjoy while waiting to eat at one of the existing 
restaurant uses.  This southern area of Public Open Space will also include a new pedestrian 
connection up to MD 118 which does not exist today improving access to the open space and the 
Fairchild building.  The area of enhanced landscaping, hardscape and activities does not utilize the 
entire area of Public Open Space however a new pedestrian path to the adjacent Longhorn 
Steakhouse and landscaping is being provided, and the area around the path will remain grass 
with existing canopy trees open to the public.  Staff finds the improvements adequate because 
the proposed development intensity on the Fairchild Property is well under the maximum allowed 
density, and the expectation is for future amendments to increase the density and likely change 
the size, form and function of the Public Open Spaces. 
 
The Fairchild Site Plan must also meet the requirements of the 2017 Recreation Guidelines. These 
guidelines require the Applicant to determine based on unit type how much recreation demand 
is created by age group by the new multi-family dwellings, and how the Applicant will adequately 
supply recreation to each of these age groups.  The Site Plan’s recreational supply and demand 
table shown in Attachment E demonstrates this analysis.  Based on the eleven different on-site 
facilities proposed including the outdoor courtyard with a pool and grilling area, and the indoor 
spaces such as the gym, yoga room and community room, and the limited off-site credit received 
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for existing parks in the vicinity, the Fairchild Site Plan is providing adequate recreation for the 
enjoyment of the future residents. 

 
iv. Division 6.4. General Landscaping and Outdoor Lighting 

The Fairchild Site Plan provides adequate landscaping and lighting pursuant to division 6.4 of the 
Zoning Ordinance.  The Fairchild Site Plan is providing adequate landscaping in the two Public 
Open Space areas using shrubs and flowering perennials to create defined spaces for seating, and 
using trees to provide shade and to buffer the new multi-family building and the existing industrial 
uses to the west.  The existing surface parking lot has trees already located within landscape 
islands which provides canopy cover.  Some of these trees are being removed to accommodate 
new sidewalks and stormwater management but new plantings will replace them maintaining 
canopy coverage of the parking lot. 
 
Alternative Compliance for Lighting – Division 6.8  
The proposed lighting is adequate to illuminate the outdoor parking areas, pedestrian walkways 
and all entrances to the proposed multi-family building.  The Fairchild Site Plan however does 
propose lighting that would constitute excessive illumination, as defined by Section 59.6.4.4.D of 
the Zoning Ordinance because it creates illumination exceeding 0.5 footcandles at the lot line.  
Alternative Compliance allows the Planning Board to approve an alternative method of 
compliance for lighting in Division 6.4 if it determines that there is a unique site, a use 
characteristic, or a development constraint that precludes safe or efficient development under 
the requirements.  In this instance, the Fairchild Property is an irregularly shaped parcel, where 
the parcel boundaries cut through the middle of a parking facility shared with two other parcels 
on the same block.  Additionally, there is adjacent industrial development immediately to west 
which presents a blank façade toward the Fairchild Property, between which the Applicant is 
showing a pedestrian walkway for emergency building egress.  In ultimately approving an 
alternative compliance method, the Board must find that the design will: 
 
a. Satisfy the intent of the applicable Division; 

The intent of Division 6.4 is to preserve property values, preserve and strengthen the 
character of communities, and improve water and air quality.  Modifying the compliance of 
Section 59.6.4.4.D to allow illumination over 0.5 footcandles at the lot line within the shared 
parking lot, and along the western façade of the building maintains and strengthens the intent 
because the illumination in both instances is for pedestrian and vehicular safety.  The areas 
on adjacent properties are either other parking facilities that are not residential in use, are 
also illuminated, and the adjacent industrial building provides a blank wall toward the light.  
Therefore, there is no detriment to community in allowing this modification. 
 

b. Modify the applicable functional results or performance standards the minimal amount 
necessary to accommodate the constraints; 
The amount of modification of the excessive illumination provision necessary to 
accommodate the constraints is to allow for illumination in excess of 0.5 footcandles at the 
lot line within the shared parking lot, shared access drive isle, and along the western façade 
of the multi-family building where a pedestrian exit and walkway are located. 
 

c. Provide necessary mitigation alleviating any adverse impacts; 
Staff does not find that any mitigation is necessary because there are no identified adverse 
impacts to allowing this alternative compliance measure. 
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d. And be in the public interest 
Allowing the modification to the excessive illumination provision is within the public interest 
because the illumination is being provided for the public’s safety within the parking lot, and 
in the event of an emergency evacuation of the new multi-family building.   
 

Staff finds, with the granting of an alternative method of compliance for Division 59.6.4.4.D 
Excessive Illumination, that the outdoor lighting is adequate and satisfy’ s the intent of the Zoning 
Ordinance. 

e. satisfies the applicable requirements of: 

i. Chapter 19, Erosion, Sediment Control, and Stormwater Management; and 
 

A combined Stormwater Concept Plan and Site Development Stormwater Management Plan was 
approved with conditions by the Montgomery County Department of Permitting Services on 
December 6, 2018.  Applications will meet as much as practicable on-site ESD goals with micro-
bioretention facilities and green roofs.  The remaining stormwater will be temporarily met through a 
waiver and a fee for the untreated stormwater volume.  The fee may be refunded at the time that an 
off-site facility which will ultimately treat the remaining water volume is finished being constructed 
by others on an adjacent property. 

 
ii. Chapter 22A, Forest Conservation. 

 
The Fairchild Site Plan meets the requirements of Chapter 22A.  The land that in part includes the 
Fairchild Property had previously satisfied Chapter 22A, Forest Conservation Law as part of the review 
and approval of the GTTCE Site Plan 819990010, however the subsequent rezoning of the Property to 
the CR zone negated all previous forest conservation approvals.  On May 1, 2018, a Forest 
Conservation Plan Exemption No. 4018017E was granted under Chapter 22A-5(t) for the Fairchild 
Property (Attachment I), located on Parcel V, Block UVW.  The Fairchild Property is located within the 
Little Seneca Creek watershed, classified by the State of Maryland as Use I-P waters.  The Fairchild 
Property is not located within a Special Protection Area or the Patuxent River Primary Management 
Area, and does not contain any forest, streams, wetlands, 100-floodplain, stream buffer, or trees 
greater than 24 inches in diameter at breast height. 

Staff finds that the Application is in compliance with the Environmental Guidelines and all applicable 

requirements of Chapter 22A of the Montgomery County Forest Conservation Law. 

f. provides safe, well-integrated parking, circulation patterns, building massing and, where required, open 
spaces and site amenities; 
 
i. Parking and circulation 

The Fairchild Site Plan provides for safe and well-integrated parking and circulation patterns on the 
Fairchild Property. The existing primary and secondary vehicle access points to Century Boulevard are 
already established and are integrated into the existing development within the block.  Other than 
the removal of two drive isles of existing parking, the circulation on the Fairchild Site remains the 
same, keeping the interconnectivity.  The pedestrian access from Century Boulevard will be upgraded 
along the frontage of the new multi-family building, and enhanced within the block to provide 
improved pedestrian access to the existing restaurants and a new sidewalk connection to MD 118.   
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ii. Building massing 
The Fairchild Site Plan proposes safe and well-integrated building massing. The new multi-family 
building is located in an undeveloped part of the Fairchild Property which is located along the site’s 
frontage with Century Boulevard.  The building location will help create a building edge along Century 
Boulevard and along the existing site access drive isle.  The new building is also similar in height to the 
existing hotel located off-site to the east.  While most existing development in Germantown is not as 
tall or large as the proposed building, the Sector Plan envisions that change and encourages the 
development of more urban-formed buildings.  The existing restaurant buildings are all one story tall, 
and are situated on the Fairchild Property in a way that allows efficient sharing of parking, and is 
compatible with the existing predominant one story development in this part of Germantown. 
 

iii. Open space, and site amenities  
The Site Plan provides for safe and well-integrated open spaces and site amenities.  As discussed 
previously in the analysis of Division 6.3 Open Space and Recreation, the Applicant is providing both 
Public Open Space which is accessible to the public and satisfies a requirement of the CR zone, and an 
area of private open space made available to residents in the new multi-family building.  The Public 
Open Spaces are located in areas accessible to the public realm and help activate the streetscape of 
Century Boulevard, and provide a valuable new pedestrian connection between the sidewalk along 
MD 118 and the Fairchild Property.  The new multi-family building has both outdoor and indoor 
amenity space for the residents to enjoy, including an outdoor courtyard with a pool, lounging areas 
and a grill, and indoor spaces including a gym, a yoga studio and a resident lounge.  These spaces are 
accessible by all residents of the building. 
 

g. substantially conforms with the recommendations of the applicable master plan and any guidelines 
approved by the Planning Board that implement the applicable plan; 
 
Germantown Employment Area Sector Plan 
 
The Fairchild Site Plan substantially conforms to the recommendations of the 2009 Germantown 
Employment Area Sector Plan (“Sector Plan”).   The Sector Plan’s vision statement states “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”.  The Sector Plan further envisions Germantown 
completing an economic core, increasing employment, and organizing development around transit. 
Further areawide recommendations include a zoning strategy for mixed use development and a vision for 
establishing an urban form which includes interconnecting transportation options, creating gathering 
spaces, establishing centers, and creating meaningful street character.  The Subject Property is specifically 
located in the Town Center district of Germantown which provides district specific recommendations 
including to “have a mix of uses such as offices, restaurants, hotels, housing and civic facilities close to 
shopping, transit and jobs”.  The Sector Plan’s Land Use map and accompanying text on page 50 of the 
Sector Plan identifies the Fairchild Property and surrounding block as appropriate for a commercial mixed-
use area.  The Sector Plan places emphasis on creating a continuous building line along Century Boulevard, 
and public open space should not be located in front of the buildings without a tie to pedestrian 
circulation.  Century Boulevard should be a promenade street with wide sidewalks and the median- 
running transitway. 
 
The Fairchild Site Plan substantially conforms to the Sector Plan goals and recommendations mentioned 
above.  The proposed building will help establish a building line along Century Boulevard being set back 
approximately 13 feet from the right-of-way, which is similar to the setback of the existing hotel 
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immediately east of the proposed building. Public Open Space is proposed in front of the building, on top 
of an existing public utility easement, and while the Sector Plan generally discourages the placement of 
open space between buildings and the street, the proposed space has the potential to enhance pedestrian 
and bicycle circulation by helping accommodate wider sidewalks and a separated bicycle facility.  
Programing the space with landscaping, art, benches and signage also helps activate and utilize the public 
utility easement which would otherwise be left as grass.    
 
The Fairchild Property is part of a larger block identified in the Sector Plan as commercial mixed use. All 
of the existing uses within this block are 100% commercial or hotel use. Therefore, adding some residential 
development is essential for achieving the overarching goals of creating a mixed-use district, a complete 
economic core, and for providing housing close to transit and jobs.  The ground floor of the multi-family 
building is designed with 15-foot floor-to-floor heights, and an interior configuration that would allow the 
dwelling units proposed along Century Boulevard to convert to retail space once the surrounding 
properties also redevelop.  The design of the ground floor has also been treated with design and materials 
providing a commercial character, furthering the activation of Century Boulevard and the Town Center.  
The reconstruction of Century Boulevard to accommodate the future transitway was already completed 
by the Applicant during the previous site plan process and needs no further upgrade at this time. 
 
Noise Analysis 
 
The Environmental section of the 1993 General Plan Refinement for Montgomery County contains 
multiple objectives directing Staff to protect future residents and workers from unacceptable noise levels.  
The 1983 Staff Guidelines for the Consideration of Transportation Noise (“Noise Guidelines”) contain 
strategies for mitigating the impact of transportation noise on new development.  The Fairchild Property 
falls under these guidelines because it is within 1,000 feet of a freeway (I-270), 600 feet of a major highway 
with an average daily trip (ADT) over 20,000 (MD 118) and within 300 feet of a road with an ADT of over 
5,000 (Century Blvd).  A Phase I Noise Analysis was prepared by Phoenix Noise and Vibration, and the 
results provided in a report dated December 19, 2017 (Attachment J).  The Analysis indicates that noise 
levels will meet or exceed 60 dBA on most exterior portions of the proposed multi-family building except 
for the facades facing interior to the courtyard.  The amenity courtyard itself is not projected to exceed 
the Montgomery County maximum recommendation of 60 dBA Ldn for exterior noise levels due to the 
shielding provided by the building and no further mitigation is required.  However, the Analysis indicates 
noise levels using standard building materials may exceed Montgomery County’s recommendations of 45 
dBA Ldn for interior noise levels for many of the proposed units that face outward.  The Analysis 
recommends a future Building Shell Analysis be prepared when the details of the proposed architecture 
are known and that indoor noise levels can be maintained below 45 dBA Ldn by using exterior building 
components with a higher sound transmission class rating.  The remaining outdoor amenity space on the 
Fairchild Property is Public Use Space, and the desired accessibility of these spaces to the public make 
mitigation of noise not desirable. Staff is recommending conditions of approval requiring certification 
from an engineer that specializes in acoustical treatment that the building shell for residential dwelling 
units meet Montgomery County’s noise recommendations. 

h. will be served by adequate public services and facilities including schools, police and fire protection, water, 
sanitary sewer, public roads, storm drainage, and other public facilities. If an approved adequate public 
facilities test is currently valid and the impact of the development is equal to or less than what was 
approved, a new adequate public facilities test is not required. If an adequate public facilities test is 
required the Planning Board must find that the proposed development will be served by adequate public 
services and facilities, including schools, police and fire protection, water, sanitary sewer, public roads, and 
storm drainage; 
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The Fairchild Site Plan will be serviced by adequate public facilities including schools, police and fire, water 
and sanitary sewer, roads, and storm drainage.  The Fairchild Site Plan is located on an existing recorded 
parcel that is currently part of the GTTCE Site Plan.  The existing development has a currently valid APF, 
and that existing APF is being amended as part of this Site Plan review, to change between approved 
unbuilt commercial use to a residential use.  The existing APF expires on April 27, 2020 and there is no 
extension proposed as part of this amendment to the APF. 
 
Schools 

Overview and Applicable School Test 

Site plan application #820180220 for Fairchild Apartments is scheduled to come before the Planning 
Board for review in FY19, therefore the applicable annual school test is the FY19 Annual School Test, 
approved by the Planning Board on June 21, 2018 and effective July 1, 2018.  The application proposes 
development of 212 multifamily high-rise dwelling units on land with no dwelling units currently. 

Calculation of Student Generation 

To calculate the number of students generated by the proposed development, the number of dwelling 
units is multiplied by the applicable regional student generation rate for each school level.  Dwelling 
units are categorized by structure type: single family detached, single family attached (townhouse), 
low- to mid-rise multifamily unit, or high-rise multifamily unit.  The Fairchild Property is located in the 
upcounty region of the County. 

 Elementary School Middle School High School 

SF Detached 0.214 0.123 0.168 

SF Attached 0.251 0.116 0.151 

MF Low- to Mid-Rise 0.204 0.074 0.099 

MF High-Rise 0.074 0.031 0.037 

 
With a net of 212 multifamily high-rise units, the proposed project is estimated to generate the 
following number of students: 

 

Type of Unit 

Net 
Number 
of Units 

ES 
Generation 

Rates 
ES Students 
Generated 

MS 
Generation 

Rates 
MS Students 
Generated 

HS 
Generation 

Rates 
HS Students 
Generated 

MF High-Rise 212 0.074 15.688 0.031 6.572 0.037 7.844 

TOTAL 212  15  6  7 

 
This project is estimated to generate 15 new elementary school students, 6 new middle school 
students, and 7 new high school students. 

Cluster Adequacy Test 

The project is located in the Seneca Valley High School Cluster. The student enrollment and capacity 
projections from the FY19 Annual School Test for the Seneca Valley Cluster are noted in the following 
table: 

Table 4 - Student Generation Rate – Upcounty Region 

Table 5 - Students Generated by Fairchild Site Plan 
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School 
Level 

Projected Cluster Totals, September 2023 Moratorium 
Enrollment 
Threshold 

Projected 
Enrollment + 

Application Impact Enrollment 
Program 
Capacity % Utilization 

Elementary  2,189 2,396 91.4% 2,876 2,204 

Middle 1,161 1,336 86.9% 1,604 1,167 

High  2,3621 2,423 97.5% 2,908 2,369 

 

The Moratorium Enrollment Threshold identified in the table is the enrollment at which the 120% 
utilization threshold is exceeded, resulting in a cluster-wide residential development moratorium.  As 
indicated in the last column, the projected enrollment plus the estimated impact of this application 
fall below the moratorium thresholds at all three school levels.  Therefore, there is sufficient capacity 
at the elementary, middle and high school cluster levels to accommodate the estimated number of 
students generated by this project. 

Individual School Adequacy Test  

The applicable elementary and middle schools for this project are Waters Landing ES and Martin 
Luther King, Jr. MS, respectively. Based on the FY19 Annual School Test results, the student enrollment 
and capacity projections for these schools are noted in the following table: 

School 

Projected School Totals, September 2023 
Moratorium Enrollment 

Thresholds 
Projected 

Enrollment + 
Application 

Impact Enrollment 
Program 
Capacity 

% 
Utilization 

Surplus/
Deficit 

120% 
Utilization 

Surplus/ 
Deficit 

Waters 
Landing ES 

647 776 83.4% +129 932 886 662 

MLK, Jr. MS 704 905 77.8% +201 1,087 1,085 710 

 

Under the individual school adequacy test, a school is deemed inadequate if the projected school 
utilization rate exceeds 120% and if the school seat deficit meets or exceeds 110 seats for the 
elementary school or 180 seats for the middle school.  If a school’s projected enrollment exceeds both 
thresholds, then the school service area is placed in a residential development moratorium. 

The Moratorium Enrollment Thresholds identified in the table above are the enrollments at which the 
120% utilization threshold and the seat deficit threshold are exceeded.  As indicated in the last 
column, the projected enrollment plus the estimated impact of this application falls below both 
applicable moratorium thresholds for both Waters Landing ES and Martin Luther King, Jr. MS.  
Therefore, there is sufficient anticipated school capacity to accommodate the estimated number of 
students generated by this project. 

                                                           
1 The projected cluster high school enrollment of 1,462 has been modified to reflect the estimated impact of a future 
boundary change that will reassign students from Clarksburg HS and Northwest HS to Seneca Valley HS upon completion of 
the programmed revitalization/expansion project at Seneca Valley HS in September 2020. 

Table 7 - Individual School Capacity 

Table 6 - Cluster Level Capacity 
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Analysis Conclusion 

Based on the school cluster and individual school capacity analysis performed, using the FY2019 
Annual School Test, there is adequate school capacity for the amount and type of development 
proposed by this application. 

Police and Fire 
According to the Subdivision Staging Policy, Police and Fire services are adequate in the area to service 
the Subject Property.  The MCDPS Fire Department Access and Water Supply division has issued a 
memorandum dated October 22, 2018 (Attachment G) finding that the design of the proposed new 
building is satisfactory for access by fire personnel and equipment under a performance based design 
standard. 
 
Water and Sewer 
The Fairchild Property is located in the W1 and S1 public water and sewer categories.  There is existing 
public utilities on the Fairchild Property and there is adequate capacity in the adjacent main lines to 
accommodate the proposed multi-family dwellings. 
 
Transportation 
Transportation infrastructure and capacity will be adequate for the new residential density proposed by 
the Fairchild Site Plan.  The Fairchild Site Plan is utilizing unused transportation capacity that remains as 
part of an APF approval for the GTTCE Site Plan at the time of building permit, on April 27, 2000.  The 
initial APF approval was for 127,026 sq. ft. of retail and restaurant use, an 89-room hotel and 67,880 
square feet of movie theater development, with a validity period of 12 years. Although the mix of 
commercial uses has changed with subsequent Site Plan amendments, the total number of assumed trips 
has been kept constant.  The County Council granted four automatic two-year extensions of APF validity 
in 2009, 2011, 2013 and 2015; as a result, the approved APF remains valid through April of 2020. 

To satisfy the LATR guidelines, the Applicant submitted a traffic statement outlining the relationship 
between the existing APF approval, the amount of approved but undeveloped commercial density, and 
the impacts of the proposed multi-family development.  Based on this statement, there is still 45,092 sq. 
ft. of approved but undeveloped commercial space on the GTTCE Site Plan Property as well as 12,166 sq. 
ft. for high turnover restaurant use. Combined, these commercial uses if developed are projected to 
generate 229 AM peak hour trips and 272 PM peak hour trips.  The development of 212 new multi-family 
housing units would generate a total of 64 AM peak hour trips and 82 PM peak hour trips which will be 
subtracted from the trips remaining in the APF approval.  This results in a remaining APF trip credit of 165 
AM peak hour trips and 190 PM peak hour trips that can support up to 42,500 sq. ft. of additional general 
retail uses for future building permits on the GTTCE Property. 

The GTTCE Site Plan is being concurrently amended to limit future development on the site plan 
accounting for the trips being utilized from the existing APF approval.  Because the trips are part of an 
existing APF approval with an expiration date, the APF approval should still expire in April 2020 as currently 
scheduled.  Failure by the Applicant to secure a building permit by this time shall result in a necessary 
Fairchild Site Plan Amendment to test for new transportation impacts. 

 
i. on a property in a Rural Residential or Residential zone, is compatible with the character of the residential 

neighborhood; and 
 
The Property is not located in a Rural Residential or Residential zone. 
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j. on a property in all other zones, is compatible with existing and approved or pending adjacent 
development. 
 
The proposed development on the Fairchild Property is compatible with existing, approved, and pending 
adjacent development.  The Fairchild Property is surrounded by existing commercial development 
including a mix of retail, hospitality and office uses and the proposed multi-family building will enhance 
these uses by establishing the start of a mixed-use area.  While the new building will be taller than existing 
buildings, it’s similar in height to the adjacent hotel use, and the Sector Plan fully supports the incremental 
increases in density.  It is anticipated that adjacent properties will also re-develop in the future to a scale 
similar to that proposed in the Fairchild Site Plan. 

 
3. To approve a site plan for a Restaurant with a Drive-Thru, the Planning Board must also find that a need exists 

for the proposed use due to an insufficient number of similar uses presently serving existing population 
concentrations in the County, and the uses at the location proposed will not result in a multiplicity or saturation 
of similar uses in the same general neighborhood. 
 
Not applicable, this Site Plan does not include a restaurant with a drive-thru. 
 

4. For a property zoned C-1 or C-2 on October 29, 2014 that has not been rezoned by Sectional Map Amendment 
or Local Map Amendment after October 30, 2014, if the proposed development includes less gross floor area 
for Retail/Service Establishment uses than the existing development, the Planning Board must consider if the 
decrease in gross floor area will have an adverse impact on the surrounding area. 
 
Not applicable, the Subject Property is not zoned C-1 or C-2. 
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SECTION 7: ANALYSIS AND FINDINGS – SITE PLAN AMENDMENT 81999001H 
 

The following findings pertain to the Site Plan Amendment for Germantown Town Center East No. 81999001H.  
The Site Plan is reviewed under the Zoning Ordinance in effect on October 29, 2014 subject to the exemption in 
Section 59.7.7.1.B.3.  Therefore, the following findings are those located in the Zoning Ordinance in effect October 
29, 2014 under Section 59-D-3.4(c).  All previous findings made for the GTTCE Property and Site Plan remain in 
effect except as modified by the following findings. 
 
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 amendment to the GTTCE Site Plan continues to meet the requirements of the TS zone which it has been 
reviewed under.  The results of the GTTCE Site Plan amendment do not alter the types of uses on the GTTCE 
Property but reduces the quantity of allowed commercial density, and removes 5.49 acres, leaving behind a 
19.25-acre Property.  The height and setback limits are not being changed and the existing buildings continue 
to conform with the new boundaries.  The table 8 below illustrates the changes that are proposed to tract 
area, green area and most importantly the modifications to the Site Plan development density and parking 
calculations. 
 

Development Standard Required by TS Zone Approved with 
81999001G 

Provided by 81999001H 

Gross Tract Area 1 24.74 acres 19.25 acres 

Development Density 2   

     Restaurant/Retail  136,124 sq. ft. 89,433 sq. ft. 

     Cinema  58,782 sq. ft. 58,782 sq. ft. 

     Lodging  60,000 sq. ft. 60,000 sq. ft. 

Green Area 3 5.68 acres (22.96%) 4.03 acres (20.94%) 

Parking4    

     Weekday 6a-6p N/A 1,462 1,160 

     Weekday 6p - midnight N/A 1,662 1,355 

     Weekend 6a – 6p N/A 1,637 1,355 

     Weekend 6p – midnight N/A 1,637 1,355 

     Overnight midnight – 6a N/A 1,637 1,355 

 
The GTTCE Site Plan was approved utilizing the shared parking adjustments found in section 59-E-3.1 of the 
Zoning Code.  The Applicant will continue to utilize the same parking ratios as originally approved for, and the 
above shown parking calculations are modified based on the new GTTCE Site Plan Property boundary and mix 
of uses built or approved on the site.  The provided parking during the weekday 6a – 6p period is less than 
other periods because 175 spaces in phase block D are utilized by MCDOT for park-and-ride during weekdays 
but are available for general use in evenings and weekends.   

                                                           
1 Minimum tract area of a TS zone is 1,500 acres, however smaller projects may be approved that are adjacent to or part of 
a larger TS zone.  The GTTCE Site Plan was part of a larger Churchill TS zone implemented in Germantown. 
2 Development Density limitations are driven by LMA G-742, which was found to be conforming to the TS Zone. 
3 Open space requirements are based on an entire TS zone area. The Churchill TS Zone is approximately 37%.  The GTTCE 
Site Plan has always provided around 21% of the site as Green Area.  
4 Subject to shared parking as allowed by 59-E-3.1. 

Table 8 – Zoning Data Table TS Zone 
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SECTION 8: CONCLUSION 
 
The Fairchild Apartments Site Plan and Germantown Town Center East Site Plan Amendment satisfy the findings 
under Section 59.4.5.4 and 59-D-3.4(c) of the respective Zoning Ordinances and substantially conforms to the 
recommendations of the 2009 Germantown Employment Area Sector Plan.  Both plans have also received all 
necessary approvals from outside review agencies. Therefore, Staff recommends approval of the Fairchild 
Apartments Site Plan and the Germantown Town Center East Site Plan Amendment, with the conditions as 
enumerated in the Staff Report.   
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

ATTACHMENTS: 
 
A. 1 – Plat No. 22590 

2 – Plat No. 22243 
3 – Plat No. 13752 

B. Resolution MCB 18-078 
C. APF at Building Permit 
D. APF Report and Improvements 
E. Recreation Demand and Supply 
F. DPS Stormwater 
G. DPS Fire and Rescue 
H. DPS Right-of-Way 
I. Forest Conservation Exemption 
J. Noise Analysis 
K. DHCA Approval 
L. Applicant Declaration of Ownership 
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MONTGOMERY COUNTY PLANNING BOARD 
THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

MCPB No. 18-078 
Sketch Plan No. 320180130 
Fairchild Apartments 
Date of Hearing: July 26, 2018 

JUL 3 1 2018 

RESOLUTION 

WHEREAS, under Section 59-7.1.2 of the Montgomery County Zoning 
Ordinance, the Montgomery County Planning Board is authorized to review sketch plan 
applications; and 

WHEREAS, on February 13, 2018, GTTCE Owner LLC ("Applicant") filed an 
application for approval of a sketch plan for the construction of new buildings of up to 
206,102 square feet in size with up to 206,102 square feet of residential use and up to 
5,900 square feet of commercial use, including 12.5% MPDUs, while retaining 29,915 
square feet of existing commercial restaurant use in three buildings, on 5.49 acres of 
CR 2.0, C-1.5 R-1.5 H-145T and Germantown Transit Mixed Use Overlay zoned-land, 
located at the south side of Century Blvd, approximately 150 feet east of the 
intersection with Aircraft Drive, identified as parcel V on Plat No. 22590 ("Subject 
Property") in the Germantown Town Center Policy Area and Germantown Sector Plan 
("Sector Plan'') area; and 

WHEREAS, Applicant's sketch plan application was designated Sketch Plan No. 
320180130, Fairchild Apartments ("Sketch Plan"); and 

WHEREAS, following review and analysis of the Application by Planning Board 
staff ("Staff') and other governmental agencies, Staff issued a memorandum to the 
Planning Board, dated July 13, 2018, setting forth its analysis and recommendation for 
approval of the Application subject to certain binding elements and conditions ("Staff 
Report"); and 

WHEREAS, on July 26, 2018, the Planning Board held a public hearing on the 
Application at which it heard testimony and received evidence submitted for the record 
on the Application; and 

WHEREAS, at the hearing, the Planning Board voted to approve the Application 
subject to certain binding elements and conditions, by the vote certified below. 

Approved as to /;,,Z -;-:<; /t lfll,
Legal Sufficiency: --�<---=--_::_::........::...L-4-c==--=i-

M-NCPPC Lee:al neuartJnent 
8787 Geotgta Avenue, �!l'vet"Spnng,-Matyland 20910 Phone: 301.495.4605 Fax: 301.495.1320

www.montgomeryplanningboard.org E-1\'lail: mcp-chair@mncppc-mc.org 
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Montgomery County Planning Board Agenda 

4. Germantown Town Center East

Adequate Public Facilities Building Permit Review

Staff Recommendation: Approval with conditions.

BOARD ACTION

Motion: BRYANT/PERDUE

Vote:
Yea: 4-0

Nay: 

Other: BUSSMANN ABSENT 

4/27/00 

Action: APPROVED STAFF RECOMMENDATION WITH SIX CONDITIONS 
DELINEATED IN THE APRIL 18 TRANSPORTATION PLANNING APF (ADEQUATE PUBLIC 
FACILITIES) REVIEW. AS A REGISTERED LOOPHOLE PROPERTY, THE BUILDING 
PERMIT APPLICATION REQUIRED REVIEW. 

Mr. Marty Hutt, attorney, accepted the conditions recommended in the staff report . 

• 

5 
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Demand, Supply & Adequacy Report 

Project Location Master Plan: 
M-NCPPC

Proposed Residential Project - Units by Type and their Demand 
Points 

-
Housing Type

...... ... 
Mid-Rise 
Hi-Rise 
TH 
SFD 

Multiple-Family, 4 sto ries or less 
Multiple-Family, 5 stories or more 
Townhouses and Single-Family attached 
Single-Family Detached 

0 0 
212 21.20 

0 0 
0 0 

0 0 0 
14.84 6.36 154.76 

0 0 0 
0 0 0 

0 
118.72 

0 
0 

0 
53 

t� 
Total Demand Points = 212 21.20 14.84 6.36 154.76 118.72 53 

Existing Offsite Park Facilities and their Supply Points 

Park Facility 

........... 
I 

Am�l:t,eatre Outdoor Large 
Public Art Seating element 
Natural Area 

[ Trail System 
Shelter 
Open Grass Area Large 
Total Offsite Supply Points: 

350/o of Total Offsite Supply Points: 

Max Allowed Pts (350/o of Total Demand Pts): 

1 
1 
1 
1 
1 
4 

2 
5 

1.06 
2.12 

0 
24 

34.18 

11.96 

7.42 

5 4 
5 5 

0.74 0.64 
2.97 0.95 

2 7 
36 60 

51.71 77.59 

18.10 27.16 

5.19 2.23 

4 6 I 6 
5 5 5 

15.48 11.87 2.65 
23.21 17.81 5.30 

10 7 5 
80 60 24 

137.69 107.68 47.95 

48.19 37.69 16.78 

54.17 41.55 18.55 

Actual Assigned Offsite Supply Pts: --■-►hMMf:ltNl'kfN■M• 

Proposed Onsite Recreation Facilities and their Supply Points 

Recreation Facility 

Bicycle Parking Garage 
Dog Cleaning Station 
Indoor Co m munity Space 
Yoga Room 
Indoor Fitness Room 
Resident Lounge 
Interior Courtyard, Gard 
Swmming Pool - Outdo 
Public Art Seating - Activ 
Interactive Outdoor Mus 
Grilling Area 

en or Lawn 
or 
e Multi-use 
ic and Art 

1 
1 
1 
1 

,_ 

1 
1 
1 
1 
1 
1 
1 

0% 0 7 
0% 0 0 
0% 2.12 2.23 
0% 0 2 
0% 0 1.48 
0% 0 2 
0% 2 3 
0% 1.06 2.97 
0% 5 5 

10.00% 5.50 5.50 
0% 0 0 

14 14 12 
2 3 3 

1.91 46.43 35.62 
4 9 9 

0.64 38.69 23.74 
5 10 8 
4 7 7 

1.27 54.17 29.68 
5 5 5 

3.30 2.20 4.40 
2 6 6 

5 
3 

21.20 
9 

7.95 
7 
5 

5.30 
5 

4.40 
5 

Total Onsitc Supply Points= 15.68 31.18 43.12 195.49 143.44 77.85 

Results: Demand, Supply & Adequacy 

Age Group 

lets 
Olildren 
Teens 
Young Adults 
Adults 
Seniors 

Total Demand 
Points 

21.20 
14.84 
6.36 

154.76 
118.72 

t53 

Offsite 
Supply 
Points 

7.42 
5.19 
2.23 
48.19 
37.69 
16.78 

Onsite 
Supply 
Points 

15.68 
31.18 
43.12 
195.49 
143.44 
77.85 

Total Supply 
Points 

23.10 
36.37 
45.35 

243.68 

+ 
181.13 
94.63 

Adequacy 

Adequate 
.Adequate 
Adequate 
Adequate 
Adequate 
Adequate 
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Marc Elrich 
County Executive 

Mr. Anthony Aquino 

Soltesz Associates 
2 Research Place, Suite 100 

Rockville, MD 20853 

Dear Mr. Aquino: 

DEPARTMENT OF PERMITTING SERVICES 

December 6, 2018 

Diane R. Schwartz Jones 
Director 

Re: COMBINED STORMWATER MANAGEMENT 

CONCEPT/SITE DEVELOPMENT 

STORMWA TER MANAGEMENT PLAN for 

Germantown Town Center, Parcel V, Fairchild 

Sketch Plan# 320180130 

SP# 820180220 
SM File #: 283559 

Tract Size/Zone: 5.49 acres/CR-2.0, 
C-1.5, R1 .5, H145T
Total Concept Area: 1.96 acres
Legal Description: Parcel V/Century XX.I
Watershed: Little Seneca Creek

Based on a review by the Department of Permitting Services Review Staff, the combined 
stormwater management concept for the above-mentioned site is acceptable. The stormwater 
management concept proposes to meet required stormwater management goals of Environmental Site 
Design to the Maximum Extent Practicable in 5 micro-bioretention facilities and green roof in the 
courtyard of the proposed building. Due to site constraints and the construction timing for an offsite, 
downstream stormwater management facility (SC283577), the concept also includes a request for a 
stormwater management waiver for the volume not able to be treated in on-site ESD or structural 
measures. 

DPS 
255 Rockville Pike, 2nd Floor, Rockville, Maryland 20850 I 240-777-0311 
www.montgomerycountymd.gov/permittingservices 
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Mr. Anthony Aquino 
December 6, 2018 
Page 2 of 2 

1. A detailed review of the SWM computations will occur at the time of detailed plan review.

2. An engineered sediment control plan must be submitted for this development.

3. All filtration media for manufactured best management practices must consist of MOE
approved material.

4. Provide computations to demonstrate that the volume to be treated in the microbio
retention facilities fed by at-grade curb cuts can be conveyed with no bypass.

5. The submission must include field verified locations of the downspouts for the existing
building draining overland to the proposed ESD facilities.

6. All measures must be designed in accordance with the latest DPS guidance documents.

7. Landscaping shown on the approved Landscape Plan as part of the approved concept
plan are for illustrative purpose only and may be changed at the time of detailed plan
review of the Sediment Control/Storm Water Management plans by the DPS, Water
Resources Section.

8. Documentation of approval of a downstream conveyance study must be provided prior to
plan approval.

This letter must appear on the sediment control/stormwater management plan at its initial 
submittal. The concept approval is based on all stormwater management structures being located 
outside of the Public Utility Easement, the Public Improvement Easement, and the Public Right of 
Way unless specifically approved on the concept plan. Any divergence from the information provided 
to this office; or additional information received during the development process; or a change in an 
applicable Executive Regulation may constitute grounds to rescind or amend any approval actions 
taken, and to reevaluate the site for additional or amended stormwater management requirements. If 
there are subsequent additions or modifications to the development, a separate concept request shall 
be required. 

Payment of a stormwater management contribution in accordance with Section 2 of the 
Stormwater Management Regulation 4-90 is required. 

If you have any questions regarding these actions, please feel free to contact Mary Fertig at 240-
777-6202 or at mary.fertig@montgomerycountymd.gov.

MCE: mmf 

cc: N. Braunstein

SM File # 283599 
ESD: Required/Provided: 13,611 cf/ 5,756 cf 
PE: Target!Achieved:2.2"/0.93" 
STRUCTURAL n/a 
WAIVED: partial QL and full QN 



 
Department of Permitting Services

Fire Department Access and Water Supply Comments

DATE: 22-Oct-18

RE: Fairchild Apartments @ Germantown
820180220

TO: Daniel Pino (LSA)

FROM: Marie LaBaw

PLAN APPROVED

1. Review based only upon information contained on the plan submitted                   .Review and approval does not cover 
    unsatisfactory installation resulting from errors, omissions, or failure to clearly indicate conditions on this plan.

2. Correction of unsatisfactory installation will be required upon inspection and service of notice of violation to a party 
    responsible for the property.

22-Oct-18

*** See Statement of Performance Based Design ***

Loiederman Soltesz Associates, Inc
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Text Box
Attachment G







DPS-ROW CONDITIONS OF APPROVAL  October 4, 2018 
 

820180220 Fairchild Apartments 
Contact: Sam Farhadi at 240 777-6333 

 

We have reviewed site plan file:  

 

“07-SITE-820180220-004.pdf V2” uploaded on/ dated “10/2/2018” and 

 

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

 

1. Provide all (especially right turn) truck turning movements for the site access onto 

Century Blvd. 

2. Public sidewalk along Century Blvd: 

a. ensure all handicap ramps have receiving ramps and are aligned with 

them; 

b. All proposed brick pavement sections should be per CR 16-931 and 

MC-111.02 (provide a label accordingly). M&L agreement is required. 

 

And, the followings need to be conditions of the certified site plan: 

 

1. MCDOT-Commuter Services comments: 

• Traffic Mitigation: Commuter Services provides information to residents and 

employees throughout the County, and requests that the Applicant be required 

to work with MCDOT to adopt a Transportation Demand Management 

program through a Traffic Mitigation Agreement. The proposed Fairchild 

Apartments (212 market rate apartments) is part of the overall Germantown 

Town Center East project. Given the site’s proximity to the Germantown 

Transit Center and future transportation facilities, as well as other 

developments in the area where TMAgs have been executed (i.e., Black Hills, 

Thrive Assisted Living, Topgolf and Milestone), it is critical that Commuter 

Services have the ability to inform residents, employees and visitors at the 

Project about options and promote alternatives to single occupancy auto 

commuting.   

• Bikesharing:  Germantown has been identified as an area into which the 

County plans to expand bikeshare. Therefore, at a minimum, the Applicant 

will be required to support MCDOT in efforts to promote use of bikesharing 

among residents, employees and visitors at the Project and in the general area 

once bikeshare becomes available in the area.  

2. Downstream storm drain analysis and subsequent improvements, if any, will be 

reviewed and approved at the time of ROW permit.  
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8787 Georgia Avenue Silver Spring, Maryland 20910     DARC 301-495-4550        Fax: 301-495-1306 
www.MontgomeryPlanning.org 

 

 
May 1, 2018 

Matthew Walters 
HIP Projects, LLC 
230 Spectrum Ave 
Gaithersburg, MD 20879 
 
RE:  Forest Conservation Exemption Request # 42018173E 
 Property Name:  Fairchild Apartments 
 Action Taken: Confirmed  

 
Dear Mr. Matthews, 

On April 11, 2018 the Montgomery County Planning Department’s Development Applications and 
Regulatory Coordination staff, received a Chapter 22A-5(t) forest conservation plan exemption request 
for a project at Parcel V, Block UVW, southeast quadrant of intersection of Aircraft Drive and Century 
Boulevard, Germantown Maryland.  Based on the information provided, qualification for an exemption 
under 22A-5(t) is confirmed.   
 
Chapter 22A-5(t)(1) exempts a modification to an existing:  
(1) non-residential developed property if:  
(A) no more than 5,000 square feet of forest is ever cleared at one time or cumulatively after an exemption is issued;  
(B) the modification does not result in the cutting, clearing, or grading of any forest in a stream buffer or located on 
property in a special protection area which must submit a water quality plan;  
(C) the modification does not require approval of a preliminary or administrative subdivision plan; and  
(D) the modification does not increase the developed area by more than 50% and the existing development is 
maintained; 
 
A pre-construction meeting is required after the limits of disturbance have been staked prior to 

clearing and grading. The property owner, construction superintendent, forest conservation 

inspector, and the Montgomery County Department of Permitting Services sediment control 

inspector shall attend this meeting. If you have any questions regarding these actions, please 

feel free to contact me at 301-495-4603 or at michael.sharp@montgomeryplanning.org. 

 

Sincerely, 

Michael J. Sharp 

Michael J. Sharp 
Senior Planner 
Forest Conservation Inspector 
Development Applications and Regulatory Coordination 
MNCPPC- Montgomery County Planning Department 
 
 

MONTGOMERY COUNTY PLANNING DEPARTMENT 

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

 

 

http://www.montgomeryplanning.org/
mailto:michael.sharp@montgomeryplanning.org
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Acoustical Engineering Solutions. 

 
 
 
 
19 December 2017 
 
 
 
 

Pad Site Parcel V 
Phase I Noise Analysis 
 
 
 
Montgomery County, Maryland 

 
 
 
Report No. 171219 
Project No. HIP1701 
 
 
 
 
 
 
 
 
 
 

For:  HIP Projects, LLC 
 
 
 
By: Josh Curley 

 
Phoenix Noise & Vibration, LLC 

5216 Chairmans Court, Suite 107 
Frederick, Maryland 21703 

301.846.4227 (phone) 
301.846.4355 (fax) 

www.phoenixnv.com
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1. EXECUTIVE SUMMARY 

Phoenix Noise & Vibration has conducted an analysis of transportation noise impact upon Pad 
Site Parcel V, a proposed multistory residential building in Montgomery County, Maryland.  
This study, limited to noise impact from surrounding roadways, primarily I-270, Germantown 
Road, and Century Boulevard, included: 
 

 24-hour noise level measurements and computer modeling. 
 Determination of existing and future noise levels. 
 Preliminary mitigation recommendations to meet Montgomery County’s residential 

noise regulations. 
 
Noise impact upon Pad Site Parcel V will vary with height; therefore impact has been presented 
across all building façades.  Impact is presented in varying levels of noise indicating the future 
roadway noise level.  The noise levels presented are due only to surrounding roadways and do 
not account for noise from other sources such as construction, mechanical noise, environmental 
noise, etc. 
 
Calculated noise levels upon future building facades and within the outdoor courtyard area on the 
interior of the building “mitigated,” accounting for the presence of existing surrounding 
buildings, significant structures, and topography, as well as the future building and topography.  
Structures along roadways act as noise barriers, providing protection from noise exposure and 
reducing the impact and extent of mitigation required, if any, to comply with Montgomery 
County’s noise regulations. 
 
Noise levels throughout the outdoor courtyard area on the interior of the building will be below 
60 dBA Ldn due to the shielding of roadway noise provided by the building.  Additional 
mitigation for this outdoor area will not be required. 
 
With the exception of a majority of the courtyard elevations and a portion of the west elevation, 
residential units on all other elevations will be exposed to future transportation noise levels 
above 60 dBA Ldn (and up to 67 dBA Ldn along Century Boulevard).  These units require 
further analysis to determine whether the proposed building architecture will be capable of 
maintaining indoor noise levels at the required limit.  This analysis can only be conducted once 
architectural plans are further developed, typically after the Design Development drawing 
submission. If necessary, indoor noise levels can be maintained below 45 dBA Ldn by increasing 
the sound transmission class (STC) ratings of the exterior building components. 
 
The remaining residential units, including nearly all courtyard elevation units and a portion of 
the west elevation, will not be exposed to future transportation noise levels above 60 dBA Ldn.  
Modifications to these units will not be required; i.e. typical standard building construction can 
be used to maintain indoor noise levels below 45 dBA Ldn.   
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2. NOISE TERMINOLOGY 

2.1. dB vs. dBA 

While the standard unit of measurement for sound is the decibel (dB), discussions of noise 
impacting the human ear use “dBA.”  The “A” refers to a frequency weighting network used to 
simulate the human ear’s unequal sensitivity to different frequencies.  The A-weighted noise 
level is therefore more representative of a human’s perception of a noise environment than the 
unweighted overall noise level in dB and is currently used in most all environmental noise 
studies. 

2.2. Ldn 

The day-night average noise level, or Ldn, is the equivalent sound pressure level averaged over a 
24-hour period, obtained by adding 10 dB to sound pressure levels measured from 10:00 p.m. to 
7:00 a.m.  This 10 dB “penalty” accounts for the added sensitivity caused by noise generated 
during the nighttime hours.   
 
The Ldn is NOT a measurement of the instantaneous noise level.  It is very possible to have 
several short term events (tractor trailer, emergency vehicle siren, car horn, etc.) which generate 
a relatively high noise level (e.g. 85 dBA) during a given time period, yet have a more moderate 
overall Ldn value (e.g. 65 dBA Ldn). 

2.3. Summing Noise Levels 

Noise levels from multiple sources do not add arithmetically; i.e. when two noise sources 
generate 60 dB individually, they do not produce 120 dB when combined.  Noise levels are 
measured using a logarithmic scale; therefore they must be summed logarithmically.  In the 
decibel scale, two identical, non-coherent noise sources having the same noise level produce a 3 
dB increase above the condition of one source alone (i.e. two 80 dB lawnmowers running at the 
same time generates 83 dB). 
 
Similarly, two different noise sources with a difference of 10 dB in their individual levels results 
in no measureable increase in noise when they are combined.  Put another way, the quieter noise 
source does not increase the overall noise generated by the louder source; i.e. adding an 80 dB 
lawnmower into a noise environment where a 90 dB lawnmower is already running does not 
increase the noise level above 90 dB.  
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3. NOISE REGULATION 

Traffic noise impact for proposed residential developments in Montgomery County is governed 
by Table 2-1 (reprinted in Table 1) on page 8 of the Staff Guidelines for the Consideration of 
Transportation Noise Impacts In Land Use Planning and Development (June 1983).  
Accompanying this table is Map 2-1 (see Figure 1), indicating outdoor noise level requirements 
not to be exceeded throughout the County. 
 

Table 1:  Maximum Levels for Exterior Noise & Building Line1 For Noise Sensitive Land Uses (Table 2-1). 

Guideline 
Value 

Area of Application 

Ldn = 55 dBA 

This guideline is suggested as an appropriate goal in permanent rural areas of the 
County where residential zoning is for five or more acres per dwelling unit and 
background levels are low enough to allow maintenance of a 55 dBA Level.  This 
guideline is consistent with Federal, State, and County goals for residential areas. 

Ldn = 60 dBA 

This is the basic residential noise guideline which will be applied in most areas of the 
County where suburban densities predominate.  Maintenance of this level will protect 
health and substantially prevent activity interference both indoors and outdoors.  
Noise attenuation measures will be recommended to allow attainment of this level. 

Ldn = 65 dBA 

This guideline will generally be applied in the urban ring, freeway, and major highway 
corridor areas, where ambient levels are such that application of a stricter guideline 
would be infeasible or inequitable.  Significant activity interference will occur outdoors 
and indoors if windows are partially opened, but available evidence indicates hearing 
is adequately protected.  Noise attenuation measures will be strongly recommended 
to attain this level. 

1 Building line as used here refers to habitable structures only.  It does not include garages, sheds, or 
recreational accessory buildings. 

 
According to Map 2-1, Pad Site Parcel V is located within the 60 dBA Ldn noise zone, 
indicating that noise levels in outdoor activity areas throughout the site should be maintained 
below 60 dBA Ldn.  Any outdoor area exposed to future transportation noise levels above 60 
dBA Ldn typically requires further analysis to determine the mitigation designs necessary to 
comply with this requirement. 
 
When outdoor noise levels exceed the recommended guideline value, Montgomery County also 
requires an analysis of indoor noise levels in residential buildings.  According to Sections 2.2.2 
and 2.2.3 of the Staff Guidelines, if Pad Site Parcel V will be impacted by noise levels above 60 
dBA Ldn the building must be evaluated to certify that the building structure will be capable of 
maintaining indoor noise levels below 45 dBA Ldn.
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Figure 1:  Map 2-1 from Staff Guidelines for the Consideration of Transportation Noise Impacts In Land Use Planning and Development (June 1983). 

Pad Site Parcel V
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4. SITE DESCRIPTION 

Pad Site Parcel V (shown in Figure 2, property shown in red) is located along Century Boulevard 
just east of the intersection with Aircraft Drive.  The property is northwest of the intersection of 
I-270 and Germantown Road. 
 
In the vicinity of the site, Century Boulevard is divided by a grass medium and composed of two 
eastbound and two westbound travel lanes.  Aircraft Drive is composed of two northbound and 
two southbound travel lanes.  Germantown Road is composed of three eastbound and three 
westbound travel lanes, and I-270 is composed of three northbound and three southbound lanes 
with exit and entrance ramps to and from Germantown Road. 
 
Figure 2:  Existing site (Pad Site Parcel V property shown in red) and surroundings.  Aerial image dated 
August 8, 2016, courtesy of Google Earth. 
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5. NOISE MEASUREMENTS 

On August 23 - 24, 2017, Phoenix Noise & Vibration conducted an on-site noise measurement 
survey to determine existing transportation noise levels throughout the site.  This involved 
continuous noise level measurements and monitoring for one 24-hour period.  Measurements 
were made using two Norsonic Type 118 and two Norsonic Type 140 Precision Integrating 
Sound Level Meters.  All meters were calibrated prior to the survey traceable to National 
Institute of Standards and Technology (NIST).  Each meter meets the ANSI S1.4 standard for 
Type 1 sound level meters. 
 
During the 24-hour measurement, noise levels were recorded and averaged over five minute time 
intervals.  Noise measurements were then used to calculate the site’s 24-hour average day-night 
noise level (Ldn), which includes the 10 dBA penalty for noise levels measured during nighttime 
hours. 
 
Measurement results are presented in Table 2. Noise level measurements were made at the 
locations shown on Drawing 1 of the Appendix.  Measurements were made at varying heights to 
represent noise impact as it changes with height upon the future multifamily building.   
 

Table 2:  24-hour noise measurement results. 

Measurement 
Location 

Height Above Existing 
Grade (feet) 

Measured Noise Level 
(dBA Ldn) 

A 
5 (GL)  62 

25 (UL)  64 

B  25 (UL) 62 

C  25 (UL) 64 

 
Figure 3 presents the survey results graphically, showing the noise level as measured in five 
minute increments throughout the survey.  Figure 3 indicates the actual measured values over the 
24-hour period.  While the 10 dBA nighttime penalty is not shown graphically, it was included in 
the Ldn calculations. 
 
Note that the measurement locations contain isolated instances during the 24-hour measurement 
period at which the noise level appears inconsistent with the rest of the noise profile (i.e. peaks, 
spikes, or dips in the graph).  These inconsistencies are typically due to extraneous occurrences 
such as emergency sirens or temporary traffic congestion.  Such short term events, while 
producing a relatively high or low noise level and which may have a significant impact on the 
five minute average, generally have little effect on the overall, 24-hour Ldn value.  
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Figure 3:  Five minute average noise levels recorded during 24-hour noise survey. 
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6. COMPUTER MODELING 

The existing and future sites were computer modeled using the CadnaA software program, a 
three-dimensional noise propagation model capable of determining the noise level impact from 
multiple noise sources across vertical and horizontal surfaces while accounting for factors such 
as topography, buildings, barriers, surface reflections, and roadway data (traffic volumes, speeds, 
and vehicle classifications, etc.).  Noise levels can be presented either in spot locations or as 
noise contours of equal value throughout a defined surface area. 

6.1. Current Model 

A current model was developed to simulate the existing site and its surroundings using 
information provided on the site’s existing site plan,1 the Montgomery County GIS, and data 
collected during the 24-hour measurement survey, inputting existing topography, roadway 
alignments, and buildings.  Roadway noise levels were calibrated using the on-site noise 
measurements by adjusting the modeled input until the modeled noise level output matched the 
measured values. 

6.2. Future Model 
A future model was developed by altering the calibrated current model to include the projected 
roadway data, proposed topography, and future multifamily building.  Currently, there are no 
plans to alter surrounding roadways in the vicinity of the site; therefore the existing roadway 
alignments were used in the future model.  All existing surrounding buildings and topography 
were also left unchanged. 

6.3. Roadway Data 

Existing average annual weekday traffic (AAWDT) volumes, vehicle percentages, and nighttime 
percentages for all surrounding roadways were based upon the most recent data published by the 
Maryland State Highway Administration (MDSHA).  MDSHA does not typically provide future 
traffic data; therefore a conservative, 2% increase in traffic compounded annually until 2038 was 
assumed2 (with the exception of Century Boulevard).  The future roadway data for Century 
Boulevard was based upon a traffic study3 completed for the proposed Century mixed-use 
development north of Pad Site Parcel V along Century Boulevard.  All necessary traffic data for 
both roadways is provided in Table 3. 

                                                 
1 Provided by HIP Projects, LLC on August 1, 2017. 
 
2Montgomery County typically requires that roadway noise impact studies be conducted using the projected traffic 
volumes 20 years from the date of the study. 
 
3 Report by Integrated Transportation Solutions, Inc. dated July 2015 prepared for Century Technology Campus, 
LLC.  The study calculated future morning and evening peak hour traffic volumes for various sections of Century 
Boulevard.  The traffic study did not calculate an AAWDT for Century Boulevard; therefore it was assumed that the 
peak hour volume represented 8% of the total AAWDT based upon a recommendation from C. Craig Hedberg, 
President of Integrated Transportation Solutions.  According to Mr. Hedberg, in his experience the peak hour 
typically represents 8% to 9% of the AAWDT for roadways in Montgomery County.  The 8% value was used to 
remain slightly conservative in the analysis. 
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Table 3:  Roadway traffic data used in the computer models. 

Roadway 
2016 

AAWDT 
2038 

AAWDT 
Nighttime 
Volume %  Truck % 

Posted Speed 
Limit (mph) 

Aircraft Drive  10,474  16,193  10.1  4.9A  35 

Century Boulevard  3,584  21,750  7.0  3.0  30 

Germantown Road (MD 118)  48,172  74,473  10.9  9.9  40 

I‐270 (North of MD 118)  123,651  191,162  18.6  11.6  55 

I‐270 (South of MD 118)  139,811  216,145  16.0  16.5  55 

I‐270 SB to MD 118 EB  1,821  2,815  15.2  11.6B  45 

I‐270 SB to MD 118 WB  3,131  4,840  16.8  11.6B  45 

MD 118 EB to I‐270 SB  8,291  12,818  15.9  9.9B  45 

MD 118 WB to I‐270 SB  4,941  7,639  13.7  9.9B  25 

Table 3 Notes: 
A. Estimated roadway data based upon on‐site observations. 
B. MDSHA does not maintain truck percentages for this roadway; therefore the percentage was 

assumed based upon the surrounding roadway data. 

6.4. Future Noise Impact 

The future model calculated the projected noise levels throughout the outdoor courtyard area on 
the interior of the building and across all future building facades (shown on Drawing 2 of the 
Appendix). The varying colors on the building elevations on Drawing 2 represent the future 
noise impact at that location. Note how the noise level changes with respect to height and 
orientation to the roadways. 
 
All noise levels presented on Drawing 2 are “mitigated” noise levels, calculated in the presence 
of the future site topography and building, as well as all existing surrounding buildings, 
topography, and significant structures.  Mitigated noise levels account for the effect of buildings, 
barriers, and other significant structures in reducing and reflecting roadway noise propagation 
and are more representative of the noise level actually experienced at a specific location. 
 
Noise impact upon the future building is summarized by elevation in Table 3. 
 

Table 4:  Noise impact upon the Pad Site Parcel V building. 

Building Elevation 
Future Noise Impact 

(dBA Ldn) 

North  66 to 67 

East  63 to 66 

West  < 60 to 64 

South  61 to 65 

Courtyard – Top Floor  60 to 64 

Courtyard – All Other Floors  < 60 

 
With the exception of the majority of the courtyard elevations and a small portion of the west 
elevation, the remainder of the building will be exposed to noise levels above 60 dBA Ldn with a 
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maximum noise level of 67 dBA Ldn for the north elevation (along Century Boulevard).  
Residential units exposed to noise levels above 60 dBA Ldn (in this portion of Montgomery 
County, see Section 3 and Figure 1) require further analysis (see Section 7 below) to determine 
the mitigation measures necessary to maintain indoor noise levels below 45 dBA Ldn. 

7. MITIGATION 

According to Montgomery County’s noise regulations for residential development, in this 
portion of the County residential sites and buildings impacted by noise levels above 60 dBA Ldn 
(at any height) require further analysis to determine the mitigation measures necessary to 
maintain noise levels in outdoor activity areas and indoor living spaces below 60 and 45 dBA 
Ldn, respectively. 

7.1. Outdoor Noise Levels 

Noise levels in the outdoor courtyard area on the interior of the building will be below 60 dBA 
Ldn due to the noise reduction provided by the building.  Under the current building and site 
design, further mitigation for the site’s public outdoor activity areas will not be necessary to 
comply with the Montgomery County outdoor limit. 

7.2. Indoor Noise Levels 

7.2.1. Building Shell Analysis 

According to the future noise levels shown on Drawing 2, with the exception of the majority of 
the courtyard elevation units, all other residential units will be exposed to noise levels above 60 
dBA Ldn.  Residential buildings exposed to noise levels above 60 dBA Ldn require further 
analysis to determine whether the proposed building construction will be capable of maintaining 
indoor noise levels below 45 dBA Ldn.  This evaluation, or “building shell analysis,” calculates a 
room’s indoor noise level based upon its exterior noise level, the Sound Transmission Class 
(STC) ratings4 of its various building components, the amount of exposed exterior wall area, and 
the room’s size and finish. 
 
Modifications to standard building construction may not be necessary for all units impacted by 
future noise levels above 60 dBA Ldn.  It is possible that the proposed standard building 
construction will provide sufficient noise reduction to maintain the required 45 dBA Ldn indoor 
noise level for outdoor noise levels above 60 dBA Ldn. 
 
A detailed evaluation of the proposed architecture for Pad Site Parcel V cannot be conducted at 
this time, as well-developed architectural drawings (floor plans, unit plans, building elevations, 
window/door schedule) are not yet available; therefore the specific mitigation designs (i.e. wall, 
window, and door STC ratings) required for residential units to comply with Montgomery 
County’s indoor noise level limit cannot yet be accurately determined. 
 

                                                 
4 The STC rating is a single number value which describes a building element’s (wall, window, door, roof, etc.) 
ability to reduce noise transmission from one side of the partition to the other. 
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When architectural drawings are further developed (typically during the Design Development 
phase), noise impact will be analyzed on a floor-by-floor basis for each individual residential 
unit impacted by transportation noise levels above 60 dBA Ldn.  Likewise, mitigation 
requirements will also be provided for each individual residential unit.  Calculating minimum 
STC ratings specific to each unit reduces “overbuilding” (i.e. installing windows/doors with 
unnecessarily high STC ratings). 
 
To aid in the early phases of the design process and provide information on the factors that 
influence noise reduction in residential buildings, general mitigation design guidelines and 
explanations are provided in the section that follows. 

7.2.2. STC Rating Requirements 

The noise reduction provided by a building structure, and the resulting indoor noise level, are 
primarily dependent upon the percentage of the exterior wall surface area occupied by “non-
wall” items and the STC ratings of these items.  These items, typically windows and doors, act as 
“holes” in what would otherwise be a relatively effective exterior wall, significantly reducing its 
ability to prevent noise transmission.  Consequently the exterior surface area occupied by 
windows and doors is a significant issue.  This information is recorded and tracked so that the 
STC ratings of exterior elements can be adjusted accordingly until the required indoor noise level 
is achieved. 
 
While the wall construction is also an important factor, the “holes” in the wall (i.e. the windows 
and doors) must be addressed first if the noise reduction of the overall building shell is to be 
significantly increased and the indoor noise level decreased.  This can be accomplished by 
reducing the size of existing windows/doors and/or increasing the STC ratings of 
windows/doors. 
 
Table 5 and Table 6 illustrate this concept, indicating window/door STC rating requirements 
based upon the window/door (or glass) area when using either cementitious/Hardi panel or 
brick/masonry exterior walls.5  The STC ratings shown are those necessary to maintain indoor 
noise levels at 45 dBA Ldn when using that specific exterior wall construction.  
 
When looking at Tables 5 and 6, recall that the maximum noise impact upon Pad Site Parcel V 
will be 67 dBA Ldn, while a majority of the building is exposed to noise levels between 60 and 
66 dBA Ldn.  Note that the noise impact in Tables 5 and 6 stops at 65 dBA Ldn, as a typical 
standard window/door (usually rated at 25 to 28 STC depending upon the supplier) should be 
capable of maintaining an indoor noise level below 45 dBA Ldn for noise impact up to 60 dBA 
Ldn regardless of the glass percentage or exterior wall construction. 
 
The values included in Table 5 and Table 6 were calculated using one generic room (15 feet x 15 
feet, carpeted room with two walls exposed to noise) to demonstrate the concept of varying 
window/door percentages and the resulting effect on required STC ratings.  Values in Table 5 
and Table 6 should not be universally applied to outdoor noise impact upon Pad Site Parcel V; 
                                                 
5 STC ratings were calculated assuming exterior walls constructed of one layer of 5/8” interior gypsum board, 2” x 
4” wood studs with 3.5” fiberglass batt insulation, one layer of ½” exterior plywood, and the specified exterior wall 
finish. 
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however they can be used to gain a general idea of the window/door STC ratings to be expected 
based upon the level of noise impact upon a building elevation.  Actual STC ratings will depend 
upon interior room finishes and characteristics, room/building orientation with respect to the 
noise source, building geometry, etc. 
 

Table 5:  Hypothetical window/door STC ratings with cementitious or Hardi panel exterior walls. 

  Percentage of Exterior Wall Area  
Occupied by Windows/Doors 

  20%  40%  60%  80% 

Outdoor Noise 
Impact (dBA Ldn) 

Required Window/Door STC Rating Necessary to  
Maintain Indoor Noise Levels Below 45 dBA Ldn 

(When Using Cementitious or Hardi Panel Exterior Walls) 

65  25  25  27  28 

70  28  30  32  33 

 
Table 6:  Hypothetical window/door STC ratings with brick/masonry exterior walls. 

  Percentage of Exterior Wall Area  
Occupied by Windows/Doors 

  20%  40%  60%  80% 

Outdoor Noise 
Impact (dBA Ldn) 

Required Window/Door STC Rating Necessary to  
Maintain Indoor Noise Levels Below 45 dBA Ldn 
(When Using Brick/Masonry Exterior Walls) 

65  25  25  27  28 

70  27  30  32  33 

 
STC ratings apply to one individual element.  The composite STC rating is the overall STC 
rating of a partition with multiple elements (e.g. a wall with a window) and is always controlled 
by the building element with the lowest individual STC rating.  In residential construction, this is 
almost always the glass (windows and doors); therefore the percentage of the exterior wall 
occupied by glass becomes critical.  This also means the amount of outdoor noise heard inside a 
unit is primarily dependent on the glass percentage and STC rating, not the wall STC rating. 
 
In other words, when the glass occupies such a significant portion of the exterior wall, increasing 
the wall STC rating even drastically will not decrease the indoor noise level.  Increasing the 
composite STC rating of the partition must be accomplished by first addressing the “weakest 
link” in the partition (the glass). 
 
Note that when windows and/or doors occupy a high percentage of the impacted façade, higher 
window/door STC ratings than those typically used in standard construction (usually around 25 
to 28 STC depending upon the supplier) may be required depending upon the noise level impact.  
For reference, STC ratings greater than approximately 33 STC require either laminated glass, 
increased airspace between glass panes, or varying glass pane thicknesses. 
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8. CONCLUSION 

The proposed Pad Site Parcel V building will be exposed to future transportation noise levels 
above 60 dBA Ldn and up to 67 dBA Ldn.  While this represents a moderate level of noise 
impact, compliance with Montgomery County’s residential noise regulations can be achieved 
through reasonable modifications to proposed building architecture. 
 
Future transportation noise levels throughout the outdoor courtyard area on the interior of the 
building will be below 60 dBA Ldn.  Additional mitigation for these public outdoor spaces will 
not be required. 
 
With the exception of a majority of the courtyard elevations and a small portion of the west 
elevation, residential units on all other building elevations will be exposed to future 
transportation noise levels above 60 dBA Ldn.  While this is above the recommended outdoor 
noise level of 60 dBA Ldn, compliance with Montgomery County’s residential 45 dBA Ldn 
indoor noise level requirement can be achieved through modifications to proposed building 
construction. 
 
Units with impact above 60 dBA Ldn require further analysis and may require modifications to 
proposed standard building construction.  Depending upon the noise level specific to each 
impacted unit, modifications may include increased window/door STC ratings.  Further analysis 
is required to determine the exact mitigation designs necessary, which will be established once 
architectural plans (building elevations, window/door schedule, unit plans) are further developed.  
 
All other residential units, including nearly all courtyard elevation units and those on a portion of 
the west elevation, will not be exposed to future transportation noise levels above 60 dBA Ldn.  
These residences require no further analysis or modifications to comply with Montgomery 
County’s residential indoor noise regulation.  
 
 
Please Note:  The results of this Phase I Noise Analysis have been based upon the site and 
architectural information made available at the time of this study, including existing and 
proposed topography, existing roadway alignments, projected roadway traffic volumes, and the 
proposed building layout.  Should any of this information be altered, additional analysis will be 
required to determine if the results and recommendations presented herein are capable of 
reducing outdoor and indoor noise levels to comply with Montgomery County’s noise level 
requirements for residential development. 
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DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS 

Isiah Leggett 
County Executive 

Mr. Benjamin Berbert 
Area 3 Division 

October 22, 2018 

Montgomery County Planning Department 
8787 Georgia Avenue 
Silver Spring, Maryland 20910 

Re: Fairchild Apartments 
Site Plan No. 820180220 

Dear Mr. Berbert: 

Clarence J. Snuggs 
Director 

The Montgomery County Department of Housing and Community Affairs (DHCA) has 
reviewed the above referenced plans and recommends Approval. DHCA will need to review and 
approve any changes to the currently proposed bedroom mix, MPDU locations, and/or MPDU 
unit layouts. 

cc: Matthew Walters, HIP Projects, LLC 

Sincerely, 

t:--.J. 
Lisa S. Schwartz 
Senior Planning Specialist 
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