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 Request for up to 4,000 square feet of retail and 
up to 260 multifamily dwelling units, including 
33 MPDUs in Phase 1.2; and up to 46 
townhouses, including 6 MPDUs in Phase 1.3;  

 Located on Glenallan Avenue between Georgia 
Avenue and Layhill Road, within the 2013 
Glenmont Sector Plan; 

 7.52 acres in the CR-2.0, C-0.25, R-2.0, H-120 
Zone; 

 Applicant: Layhill Associates LLC; 
 Application Acceptance date:  8/12/15. 
 
 

 

 

 

 Staff recommends approval of the Site Plan including the Final Forest Conservation Plan with conditions. 
 Pursuant to the grandfathering provisions of Section 7.7.1.B.1 of the current Zoning Ordinance, Staff 

reviewed this Application under the TS-R provisions of the Zoning Ordinance in effect on October 29, 2014. 
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STAFF RECOMMENDATION AND CONDITIONS 
 
Staff recommends approval of Site Plan 820150120 for up to 4,000 square feet of retail, up to 260 
multifamily units and up to 46 townhouse units, including 12.5% MPDUs subject to the following 
conditions.  All Site Plan 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. Development Plan Conformance 
The development must comply with all binding elements of Local Map Amendments G-862 and 
G-863, County Council Resolution No. 17-502, dated July 17, 2012. 
 

2. Preliminary Plan Conformance 
The development must comply with the conditions of approval for Preliminary Plan No. 
120130080 as listed in MCPB Resolution No. 13-129, dated September 26, 2013.   

 
3. Department of Permitting Services  

The Planning Board accepts the recommendations of the Montgomery County Department of 
Permitting Services (MCDPS) Water Resources Section in its letter dated October 26, 2015, and 
hereby incorporates them as conditions of approval.  The Applicant must comply with each of 
the recommendations as set forth in the letter, which the MCDPS Water Resources Section may 
amend if the amendments do not conflict with other conditions of Site Plan approval.  The 
MCDPS Water Resources Section will review, approve, and inspect all landscaping within the 
Stormwater Management easements and facilities. 
 

4. The Planning Board accepts the recommendations of the Montgomery County Department of 
Permitting Services (MCDPS) Right-of-Way Section in its letter dated October 7, 2015 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 Site Plan approval. 
 

5. Environment 
A Category I Conservation Easement approved by the M-NCPPC Office of the General Counsel 
must be recorded in the Montgomery County Land Records by deed before demolition, clearing, 
or grading, and the Liber/Folio for the easement must be referenced on the record plat. The 
Category I Conservation Easement must cover all areas of forest planting associated with Phases 
1.2 and 1.3, as shown on the Final Forest Conservation Plan. 
 

6. All existing buildings and related parking lot and other improvements within the stream valley 
buffer must be removed before September 26, 2020 or prior to the issuance of any building 
permits for the units in the next phase of development as reflected in the Site Plan application that 
is approved by the Planning Board immediately following this approval, whichever comes first. 
 

7. Prior to approval of the Certified Site Plan, the Applicant must develop a comprehensive plan to 
provide natural surface trails and fitness equipment within the stream valley buffer. 
 

8. Prior to approval of the Certified Site Plan, Final Forest Conservation Plan must be revised to 
reflect the natural surface trails and fitness equipment within the stream valley buffer covered 
by this Site Plan. 
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9. Facilities and Amenities 
a. The development must meet all applicable accessibility standards under the Americans with 

Disabilities Act.  
b. The Applicant is responsible for maintaining all publicly accessible amenities including, but 

not limited to sidewalks, landscaping, and benches. 
c. Prior to approval of the Certified Site Plan, the Applicant must meet the square footage 

requirements for all applicable recreational elements and demonstrate to M-NCPPC Staff 
that each element meets M-NCPPC Recreation Guidelines. 

 
10. Fire and Rescue 

The Planning Board accepts the recommendations of the Montgomery County Fire and Rescue 
Service (MCFRS) Fire Code Enforcement Section in its letter dated October 15, 2015 and hereby 
incorporates them as conditions of approval.  The Applicant must comply with each of the 
recommendations as set forth in the letter, which MCFRS may amend if the amendments do not 
conflict with other conditions of Site Plan approval. 
 

11. Transportation 
The Applicant must enter into a Traffic Mitigation Agreement with the Montgomery County 
Department of Transportation (MCDOT) and the Planning Board if and when the Glenmont 
Transportation District is established pursuant to the condition of approval for Preliminary Plan 
No. 120130080. Until then, the Applicant must work with MCDOT’s Commuter Services Section 
to assist them in promoting all forms of non-auto modes of transportation. 

 
12. Prior to issuance of the last Use and Occupancy permit, the Applicant must provide 19 bicycle 

parking spaces including five public bike racks near the multiple-family building entrance, four 
public bike racks near the retail space, and the remainder as private bicycle parking spaces 
within the garage for the multiple-family building. The Applicant must show the number and 
location of all bicycle parking spaces on the Certified Site Plan. 

 
13. The Applicant must provide, and show on the Certified Site Plan, the locations of the required 

electric vehicle charging stations and car sharing parking spaces as required by the approved 
Preliminary Plan No. 120130080.   

 
14. Moderately Priced Dwelling Units (MPDUs) 

The development must provide 39 MPDUs in accordance with the requirements of Chapter 25A. 
The Planning Board accepts the recommendations of Department of Housing and Community 
Affairs (DHCA) in its letter dated September 28, 2015, and hereby incorporates them as 
conditions of the Site Plan approval.  The Applicant must comply with 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. 

 
15. Site Design 

a. 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 M-NCPPC Staff. 

b. The exterior architectural character, proportion, materials, and articulation of the MPDUs 
must be substantially similar to the exterior architectural character, proportion, materials, 
and articulation of the market-rate units. 
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16. Landscaping 
a. Prior to the completion, and occupancy of the last unit of each townhouse row, all adjacent 

on-site amenities including sidewalks, landscaping, benches, and trash receptacles must be 
installed. 

b. Prior to issuance of the last Use and Occupancy permit for the multifamily building, all 
adjacent on-site amenities including sidewalks, landscaping, benches, and trash receptacles 
must be installed.    

c. Street tree planting may wait until the next planting season. 
 

17. Lighting  
a. Prior to Certified Site Plan, the Applicant must provide certification to M-NCPPC Staff from a 

qualified professional that exterior lighting plans conform to the Illuminating Engineering 
Society of North America (IESNA) standards for residential development. 

b. Deflectors must be installed on all fixtures causing potential glare or excess illumination. 
c. The maximum height of the light poles for pedestrian paths and open spaces must not 

exceed 14 feet including the mounting base. 
 

18. Site Plan Surety and Maintenance Agreement 
Prior to issuance of the first building permit, the Applicant must enter into a Site Plan Surety and 
Maintenance Agreement with the Planning Board in a form approved by the M-NCPPC Office of 
General Counsel that outlines the responsibilities of the Applicant.  The Agreement must include 
a performance bond(s) or other form of surety in accordance with Section 59-D-3.5(d) of the 
Montgomery County Zoning Ordinance, with the following provisions: 
a. A cost estimate of the materials and facilities, which, upon M-NCPPC Staff approval, will 

establish the surety amount.  
b. The cost estimate must include all applicable Site Plan elements, including, but not limited to, 

landscape elements, plant material, on-site Property lighting, site furniture, private streets, 
alleys, sidewalks, and trash enclosures.  

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

19. Development Program 
The Applicant must construct the development in accordance with a development program that 
will be reviewed and approved by Staff prior to the approval of the Certified Site Plan.    
 

20. Certified Site Plan 
The Certified Site Plan must include the following revisions and/or information subject to Staff 
review and approval: 
a) Include the stormwater management concept approval letter, development program, and 

all current and previous Planning Board approval resolutions. 
b) Modify data table to reflect development standards approved by the Planning Board. 
c) Ensure consistency of all details throughout the certified set. 
d) Include details of the trail and other recreation amenities in the stream buffer area as 

required by the condition of approval number 6 at the beginning of this report. 
e) Show details of site furniture and recreation in open space areas. 
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PROJECT DESCRIPTION 
 
Site and Vicinity  
 
The Subject Property is located on the north side of Glenallan Avenue between Georgia Avenue and 
Layhill Road.   It is a 7.5-acre part of the larger 30.93-acre tract formerly known as Privacy World and 
now known as Glenmont MetroCentre or Glenmont MetroCenter, which is being developed in phases.  
The Subject Property is bounded by the WMATA rail yard to the north; the earlier phase 1.1 townhouse 
development to the east; the remaining existing Privacy World garden multifamily units to the west; and 
Georgia Avenue Baptist Church and Glenmont Metro station’s garage and Kiss-n-Ride entrances are to 
the south across Glenallan Avenue.   
 
 

 
Figure 1: Vicinity Map. The Subject Property (in red) and the entire 30.93-acre tract (in yellow) 

 
The Subject Property is part of Parcel B of Glenmont Park, zoned CR-2.0, C-0.25, R-2.0, H-120.   However, 
the Development Plan for this project was approved under the entire tract’s previous zoning, TS-R. 
Therefore, the Site Plan is reviewed under the TS-R Zone.   Currently, the Subject Property is occupied by 
six garden apartment rental buildings and related surface parking lots. 
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Figure 2: Proposed development phases 

 
Previous Approvals 
 
Local Map Amendment 
On June 15, 2012, the County Council approved Local Map Amendments G-862 and G-863 to rezone the 
entire 30.93-acre Tract to the TS-R Zone.  The Development Plan allowed up to 1,550 dwelling units 
including townhouses, low-rise and mid-rise multifamily buildings, some with retail, live/work units, and 
up to 90,000 square feet of retail.  At the time, the Applicant anticipated that if the full 1,550 units were 
built, the breakdown of unit types would be 190 to 250 townhouses and 1,300 to 1,360 multifamily 
units, resulting in an overall residential density of up to 50.1 dwelling units per acre, including a 19.3 
percent moderately priced dwelling units (MPDU) bonus, which is just under the maximum residential 
density recommended in the 1997 Sector Plan. 
 
Preliminary Plan 
On September 26, 2013, the Planning Board approved Preliminary Plan No. 120130080 by Resolution 
MCPB No. 13-129 to allow the development of up to 1,325 multifamily units, 225 townhouse units, and 
up to 90,000 square feet of commercial uses on the 30.93-acre property.  The Preliminary Plan also 
outlined the project’s phasing.  
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Site Plan for Phase 1.1 
On March 26, 2014, the Planning Board approved Site Plan 820130270 by Resolution No. MCPB 14-08 
for 171 townhouse units in Phase 1.1. 
 
Proposal 
 
The proposed Site Plan requests up to 260 multifamily units, including 33 MPDUS (12.5%) and 4,000 
square feet of retail in Phase 1.2; and 46 townhouse units including six MPDUs (12.5%) in Phase 1.3. The 
maximum height of the multifamily building will be up to 85 feet and the height of the townhouses will 
be up to 50 feet.  The Site Plan includes the removal of one of the four existing garden multifamily 
buildings within the stream buffer area while keeping the other three buildings until a later date.  In 
accordance with the Planning Board’s direction during the Preliminary Plan Hearing, the proposed Site 
Plan includes natural surface trails and other recreation amenities in the conservation easement areas.  
It also includes micro biofilters, planter boxes, and tree panel micro bioretention to meet its stormwater 
management goals.   
 
As shown in Figure 3 below, vehicular access to the townhouse units is proposed from Auden Drive 
which connects to an internal alley (Klee Alley) providing access to rear loaded townhouses. Vehicular 
access to the proposed multifamily building’s garage is from Macaulay Street between existing Glenallan 
Avenue and the new Auden Drive.  The garage will be lined with residential units.  The Site Plan also 
includes an open space area located along the western side of the multifamily building.  It will be 
available for a variety of recreational uses.  
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Phasing Schedule 
 
The entire tract is being developed in phases as shown in Figure 4 below. The proposed Site Plan for 
phases 1.2 and 1.3 is the second Site Plan. 
 

Figure 3: Proposed Site Plan 
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Table 1: Proposed Phasing schedule  

Phase Unit Count Unit Type Commercial/Retail 
Max. 

Height 
Status 

1.1 171 
Townhouse 
Units   50' 

 
Approved 

1.2 260 
Multifamily 
Units 4,000 square feet 85' 

This 
application 

1.3 46  
Townhouse 
Units   50' 

This 
application 

1.4 505 
Multifamily 
Units   85' 

Future 

2.1 280 
Multifamily 
Units 

Up to 36,000 
square feet 85' 

 
Future 

2.2 280 
Multifamily 
Units 

Up to 70,000 
square feet 85' 

 
Future 

 Total 1542 Units 
Up to 90,000 
square feet   

 

 
 
  

Figure 4: Proposed phases 
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ANALYSIS 
 
Master Plan and Design Guidelines Analysis 
 
The Subject Property is located within the 2013 Glenmont Sector Plan, which replaced the 1997 Sector 
Plan for the Glenmont Transit Impact Area and Vicinity (Sector Plan). Since the rezoning and Preliminary 
Plan for this property were approved prior to the approval of the current Sector Plan, this Site Plan 
application was reviewed for compliance with the 1997 Sector Plan, which contained general and 
specific recommendations for this property and recommended higher density mixed use development 
using the TS-R Zone. 
 
The Planning Board found that the Development Plan for Local Map Amendments G-862 and G-863, and 
Preliminary Plan No. 120130080 were consistent with all the general and specific recommendations of 
the Sector Plan. The Planning Board also found that Site Plan No. 820130270 for Phase 1.1, the first 
phase of development for the property, was consistent with the goals, objectives and specific 
recommendations of the Sector Plan. The proposed Site Plan is consistent with the Development Plan 
and Preliminary Plan, and therefore remains in conformance with the Sector Plan as it makes the best 
use of public investment in Metro, provides a variety of housing types, improves connectivity, and 
conserves and enhances the natural resources. The Site Plan is also in conformance with the 2013 
Glenmont Sector Plan and the Design Guidelines.   
 
Environment 
 
Environmental Guidelines 
The Subject Property is currently developed with garden style multifamily buildings, parking lots and 
related infrastructure.  The northeastern portion of the property consists of an open field and the 
northern corner of the entire Subject Property contains 2.90 acres of high priority forest. 
  
As depicted on the Natural Resource Inventory/Forest Stand Delineation (#420121220) approved on 
February 23, 2012, the property contains 582 linear feet of stream with associated steep slopes and 0.13 
acres of wetlands.  It is within the Northwest Branch watershed – a Use IV1  watershed and is not 
located in a Special Protection Area.  The stream, steep slopes, and wetlands are all within a stream 
valley buffer (SVB).   
 
Forest Conservation 
This Site Plan is subject to the Montgomery County Forest Conservation Law (Chapter 22A of the County 
Code). A Preliminary Forest Conservation (PFCP) was approved for the entire Property with the 
Preliminary Plan (120130080), showing areas of forest preservation and planting. A Final Forest 
Conservation Plan (FFCP) was approved for Phase 1.1 (820130270). It included preservation of 2.10 
acres of existing forest and planting of 0.68 acres of landscape credit. This Site Plan application includes 
an FFCP, which includes 0.48 acres of forest planting and 0.16 acres of landscape credit. 
 
In accordance the Planning Board’s recommendation during the Preliminary Plan review and approval, 
the Applicant has proposed to use the stream valley buffer area protected by Category I Conservation 
Easement as a supplemental recreation area. Staff agrees that this is a compatible use of the Category I 

                                                           
1 Use IV - Waters that are capable of holding or supporting adult trout for put and take fishing, and that are managed as a special 

fishery by periodic stocking and seasonal catching (cold or warm waters). 
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Conservation Easement with the following restrictions: 
 

1. The Applicant must develop a comprehensive plan for the entire Category I Easement area. 
While this plan may be implemented in phases to match the development phases, the plan must 
be for the whole area and show how it works within the entire development. 

2. Activities must be confined to areas of forest planting. No recreational activities are allowed 
within the existing forest area. 

3. Any activities must have a minimal disturbance to the forest floor. 
4. Only natural surface trails and fitness equipment are allowed within the Category I Easement. 

 
Forest Conservation Variance 
Section 22A-12(b) (3) of Montgomery County Forest Conservation Law provides criteria that identify 
certain individual trees as high priority for retention and protection.  These include trees that measure 
30 inches or greater Diameter at Breast Height (DBH); are part of a historic site or designated with a 
historic structure; are designated as a national, State, or County champion tree; are at least 75 percent 
of the diameter of the current State champion tree of that species; or trees, shrubs, or plants that are 
designated as Federal or State rare, threatened, or endangered species.    Any impact to these trees, 
including removal of the subject tree or disturbance within the critical root zone (CRZ) of a subject tree, 
requires a variance.  An applicant for a variance must provide written information in support of the 
required findings in accordance with Section 22A-21 of the County Forest Conservation Law.   
 
The Planning Board approved a variance request to remove 44 specimen-sized trees and to impact 11 
specimen-sized trees on the entire 30.70 acres tract as part of the PFCP approved on September 26, 
2013.  As mitigation for the removal of the 44 specimen-sized trees, the Applicant will plant 121 native 
canopy trees with a minimum of 3” caliper on site (at a ratio of approximately 1” caliper for every 4” 
DBH removed).  Because these trees will be planted as mitigation for specimen trees removed, they do 
not count toward afforestation requirements. 
 
The proposed FFCP for Phase 1.2 and Phase 1.3 includes the planting of 11 native, 3” caliper mitigation 
trees within the Phase 1.2 and Phase 1.3 limits of disturbance as mitigation for the removal of specimen 
trees.  The remaining 78 mitigation trees will be planted as part of the future phases of the Glenmont 
MetroCentre development. 
 
Removal of Existing Buildings in Stream Valley Buffer 
 
The stream valley buffer currently includes four buildings (one of them partially within the SVB) and 
associated parking and circulation. Ultimately, the Applicant proposes to remove all buildings and 
structures within the SVB and plant the buffer with forest.  However, the proposed Site Plan includes 
retaining three of the existing buildings within the SVB (see figure 4 below) and a new access road to 
serve them. The three existing buildings will be removed at a later date coordinated with the start of the 
next phase of development. The portions of current road located within the stream valley buffer 
providing access to these buildings will have to be removed as part of the new construction for this Site 
Plan as recommended in the conditions of approval at the start of this memorandum. 
 
Condition 3 of the Planning Board’s Resolution MCPB No.13-129 for the approval of the Preliminary Plan 
No. 120130080 states:   

The Site Plan approval following the approval of the first Site Plan must include a condition 
requiring all existing buildings to be removed from the Category I conservation easement as 
shown on the Approved Preliminary Forest Conservation Plan. 
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The Applicant has stated that requiring removal of these buildings as part of this phase of development 
will displace the current tenants in these buildings, who have not been notified of the pending 
development plans due to the Applicant’s contract with the current property owner. The Applicant is 
therefore requesting that they be allowed to retain these buildings and related improvements in the 
SVB until the commencement of the next phase of development.  Staff agrees that requiring the 
Applicant to remove these buildings as part of this phase will create hardship and possible delays for this 
project, and is therefore recommending that the Planning Board consider and accept Staff’s 
recommended condition 6 (allow the Applicant until September 26, 2020, or the start of the next phase 
of development, whichever occurs first to remove these buildings), and that this new condition will 
satisfy condition 3 of the Preliminary Plan 120130080 as cited above. 
 

Figure 5: Stream Valley Buffer 
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Figure 6: Existing Buildings to Remain (within the yellow line) 

 
Transportation  
 
Transportation Demand Management  
According to condition 18 of the Preliminary Plan Resolution, the Applicant must enter into a Traffic 
Mitigation Agreement if and when the Glenmont Transportation Management District (TMD) is 
established. Currently, the Glenmont TMD has not been established.  
 
Master/Sector-Planned Roadways and Bikeways  
In accordance with the 1997 Sector Plan and the 2005 approved and adopted Countywide Bikeways 
Functional Master Plan, the classified roadways and bikeways are as follows: 
1. Glenallan Avenue is designated as an arterial, A-56, with a recommended 90-foot right-of-way 

(ROW) that includes a minimum six-foot wide sidewalk, a tree panel, and a Class I or shared-use 
path, SP-24, along the north side of the roadway. The Site Plan shows a ten-foot wide shared 
use path along Glennallen Avenue. 
 
A condition of approval for Preliminary Plan No. 120130080 was to dedicate an additional five 
feet of ROW along Glenallan Avenue for a total of 45 feet from its centerline.  The additional 
ROW will result in a total of 85 feet of ROW, where the remaining 5 feet of ROW necessary to 
meet the Sector-Planned recommended ROW of 90 feet will be provided by WMATA (if and 
when the property on the south side of Glenallan Avenue redevelops). 
 

2. Auden Drive (Denley Road extended in the Sector Plan) between Layhill Road and Georgia 
Avenue (MD 97) is designated as a primary residential road, P-15 (re-designated as P-26 in the 
2013 Sector Plan), with a recommended 70-foot wide ROW that includes a minimum five-foot 
wide sidewalk with a green panel along both sides and no bikeway. This roadway is proposed to 
be a private street and must satisfy the approved Preliminary Plan requirements described in 
Recommendation No. 3.   

 
The proposed Klee Alley and Macaulay Street are private streets that are not listed in the Sector Plan. 
Klee Alley is proposed for a 20-foot wide pavement. The cross-section for Macaulay Street was approved 
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as part of Site Plan No. 820130270 (Phase 1.1) that included a 22-foot wide pavement, six on-street 
parking spaces on the west side, and sidewalks with green panels.  
 
Available Transit Service 
The Glenmont Metrorail Station is located on the block across Glenallan Avenue and is served by the 
following bus routes: 

 Ride On routes 41, 51, and 53 and Metrobus routes Y5, Y7, Y8 and Y9 along Georgia Avenue. 

 Ride On routes 26, 39 and 49 along Layhill Road. 

 Ride On routes 10 and 33 and Metrobus route C8 along Randolph Road  

 Ride On route 31 runs along Glennallen Avenue and connects Glenmont to Wheaton 
Regional Center. 

 
Traffic Signal Warrant Study for the Pedestrian Crosswalk across Glennallen Avenue  
The Preliminary Plan condition of approval No. 27 requires that the Applicant perform two signal 
warrant studies for two crosswalks at the intersections of Glenallan Avenue: at Macaulay Street; and at 
the WMATA access road.  The first study was done prior to the Planning Board hearing for Phase 1.1 Site 
Plan No. 820130270, and concluded that a traffic signal was not warranted at the time.  The second 
study is not required until the approval of the future Site Plan for Phase 2.1.  Condition No. 26 of the 
Preliminary Plan requires that Phase 2.1 Site Plan include a midblock pedestrian crosswalk on Glenallan 
Avenue.   At this time no traffic warrant studies are required.   
 
Bicycle and Pedestrian Facilities 
The proposed bicycle and pedestrian facilities for phases 1.2 and 1.3 are as follows: 

1. Along Glenallan Avenue, the sidewalk along the property frontage will be expanded from the 
current four-foot wide to a ten-foot wide hiker/biker path. 

2. Five public bike racks are provided in front of the northeastern entrance to the multifamily 
building. 

3. Four public bike racks near the retail space. 
4. The remaining private bicycle parking spaces are provided within the garage for the multifamily 

units. 
 
Community Concerns 
 
Staff discussed the proposed project with a member of the Georgia Avenue Baptist Church who 
expressed concerns over traffic in the Glenmont area near the Metro station.  Staff explained that traffic 
was thoroughly analyzed during the Development Plan and the Preliminary Plan reviews and that traffic 
generated by this project will be within the approved congestion standards for the area.  Traffic 
generated by the proposed Project Plan will be within Local Area Transportation Review and 
Transportation Policy Area Review requirements. Staff has not received any other communication from 
the community. 
 
Site Plan Findings   
 
Section 7.7.1.B.1 of the current Zoning Ordinance allows plans submitted prior to October 29, 2014 to 
be reviewed in accordance with the zoning regulations in effect on October 20, 2014.  Since the 
Development Plan for this project was approved on June 15, 2012, this Site Plan application is reviewed 
under the provisions of Section 59-D-3 of the previous Zoning Ordinance.  
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Section 59-D-3.4. (c) of the previous Zoning Ordinance states that the Planning Board, in reaching its 
decision, must require that: 

 
(1)  The site plan conforms to all non-illustrative elements of a development plan or diagrammatic plan, 

and all binding elements of a schematic development plan, certified by the Hearing Examiner under 
Section 59-D-1.64, or is consistent with an approved project plan for the optional method of 
development, if required, unless the Planning Board expressly modifies any element of the project plan; 

 
Development Plan Textual Binding Elements  

Required Proposed 

1. Development Blocks 
The precise location, building footprints and square footages of 
the buildings, and open space, landscaping and recreation space 
within each Development Block as well as the actual number of 
parking spaces will be decided at site plan.  

The proposed Site Plan is consistent 
with the layout of buildings, 
streets/blocks, and building types as 
depicted on the approved Development 
Plan and Preliminary Plan. 

2. The total number of units on the property for Stage 1 and 
Stage 2 combined shall not exceed 1,550 dwelling units including 
MPDUs.  Stage 1 shall include 12.5% MPDUs. 

The proposed Site Plan includes 306 
units (46 townhouse and 260 
multifamily units) with 12.5% MPDUs. 
The approved Phase 1.1 development 
was for 171 townhouse units with 12.5% 
MPDUS. 
If approved, there will be up to 477 new 
units on the Property. 

3. At the time of preliminary plan of subdivision approval, the 
Applicant shall submit for Planning Board review and approval, a 
revised Local Area Transportation Review analysis that re-
evaluates Stage 2 of the development so that the Planning Board 
can make a determination whether the Georgia 
Avenue/Randolph Road intersection will function at an 
acceptable level to permit all or a portion of Stage 2 to move 
forward.   

This binding element was satisfied with 
the approval of the Preliminary Plan. 

4. No building permit applications for Stage 2 of the 
development will be applied for until either a grade separated 
interchange is fully funded for construction or other transit or 
transportation improvements are under construction that would 
make the intersection of Randolph Road and Georgia Avenue 
function at an acceptable level as determined by the 
Montgomery County Planning Board or the Applicant has 
committed to the use of the Alternative Review Procedure for 
Metro Station Policy Areas.   

This binding element will be further 
addressed at the start of Stage 2. In the 
meanwhile, construction of the grade 
separated interchange at Randolph Road 
and Georgia Avenue is underway.  

5. No building shall exceed 7 stories or 85 feet as measured 
pursuant to the Montgomery County Zoning Ordinance. 

The maximum height for the multifamily 
building is 85 feet or 7 stories and the 
maximum height for the townhouse is 
50 feet. 

6. All private roads shall meet the Montgomery County 
standards required for emergency vehicle access. 

Montgomery County Department of Fire 
and Rescue has confirmed that all 
private roads will meet County 
standards for emergency vehicle access.   
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Required Proposed 

7. No structures or impervious surfaces shall be located within 
the Environmental Buffer. 

In each relevant development phase the 
Applicant is incrementally removing the 
impervious surface in the Environmental 
buffer.  No impervious surfaces will be 
within the Environmental buffer by the 
completion of the last phase. 

8.  Collectively, the maximum density for Stage 1 and Stage 2 is 
50.1 units per acre with MPDUs, in conformance with the Sector 
Plan density of up to 51 units per acre. 

The development of the property is still 
in Stage 1; the proposed density in 
Phase 1.2 and 1.3 is 40.69 units per acre.  

9. Subject to Textual Binding Element Note 4, the completion of 
any portion of the project is not necessary to commence any 
subsequent portion of the project. 

The proposed phasing is as approved in 
the Preliminary Plan of approval.  

10.  The Applicant will conduct an operational study at the time 
of preliminary plan of subdivision to identify and evaluate 
appropriate operational improvements including: (i) pedestrian 
crossings between the Glenmont Metrocenter Project and the 
Glenmont Metro Station, (ii) pedestrian safety along Glenallan 
Avenue and sight distances for turning movements from the 
project onto Glenallan Avenue, (iii) gaps in through traffic to 
allow cars to enter and exit safely to and from the driveways 
south of Glenallan Avenue onto Layhill Road, and (iv) cut 
through traffic along Glenallan Avenue to Randolph Road. 

This binding element was satisfied with 
the approval of the Preliminary Plan. 

 
 
Development Plan Binding Design Principles 

Required Proposed 

1. Pedestrian Oriented Streets 

 The neighborhood street system shall be 
continuous and interconnected where practical. 

 Neighborhood streets shall be arranged to define 
the Development Blocks and to create blocks 
that encourage walkability. 

 Parking shall be provided on streets (parallel 
spaces) where practical, and in decks and/or 
parking garages and driveways. 

 Neighborhood streets that radiate from the new 
“Neighborhood Main Street” shall provide safe 
and adequate access to Metro. 

 All street shall have a minimum five foot wide 
sidewalk dimension continuous on both sides of 
the street. 

 All streets shall have a street tree zone 
separating the sidewalk from the curb on both 
sides of the street. 

 All street trees shall be placed in a continuous 
lawn panel, landscaped panel or in tree pits. 

The proposed development provides an internal 
network of walkable streets in a grid pattern, 
defining the Development Blocks and creating short 
blocks to emphasize pedestrian use and street 
character.  The proposed streets are convenient and 
attractive for pedestrian and bicycle circulation. 
 
The proposed internal streets will have on-street 
parking, street trees, and a sidewalk system that 
provides connectivity within the Property and to the 
perimeter sidewalks, bike path systems, and the 
adjacent Metro Station.  All streets will have a 
minimum five-foot wide sidewalk dimension, a 
street tree zone separating the sidewalk from the 
curb, and all street trees are located in landscaped 
panels or in tree pits. 
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Required Proposed 

2. Public Open Space Elements 

 A major public use space for the enjoyment of 
the residents and the greater Glenmont 
community shall be located in the vicinity of 
Blocks F, G, and H.  The space will be 
predominately landscaped with seating 
opportunities and passive recreation 
opportunities. 

 Minor open spaces will be distributed 
throughout the project and will be diverse in 
terms of size, function and type. 

 To the extent practical, open space areas shall 
incorporate on-grade rain water bio-filtration 
strategies. 

At this time an interim 3.33-acre portion of the 
planned central civic space will be developed into a 
landscape area next to the multifamily building.  There 
is a tot lot and an open area approved in Phase 1.1.   
Additional amenities dispersed throughout the 
property include seating areas, open areas, and bicycle 
and pedestrian circulation systems.  Recreation will 
also be provided in the stream buffer area.    
 

3. Architectural Elements 

 Building front entrance(s) shall front onto the 
street(s). 

 Special architectural treatments shall occur at 
the terminus of vistas or defined view along a 
street. 

 Garage access for townhouse units shall 
primarily be rear-loaded and served by alleys. 

Both the townhouse and the multifamily building 
front along Auden Drive.  Similar to some of the 
townhouses approved in Phase 1.1, the townhouses 
in the rear of the development do not have front 
entrances on a street since the townhouse section is 
laid out as a system of alternate front street or 
pedestrian mews and rear-loading service alleys.   
All units will be rear-loaded (driveways from 
internal alleys).    
The multifamily building will incorporate facade 
articulation and special treatment at the corners 
facing Glenallan Avenue and the future central civic 
space.    

 
 

(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 Site Plan meets all of the requirements of the zone. The proposed commercial and residential 
uses are allowed in the TS-R Zone.  The proposed Site Plan meets all the requirements of the TS-R 
Zone as shown by the data table below.   The Subject Property is not located in an Urban Renewal 
area.    
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Project Data Table for the TS-R Zone, Development Standards 

Development Standard (59-C-8.4) Permitted/
Required 

Proposed 

59-C-8.41. Minimum area 

Minimum Area Required for 
Development 

18,000 
square feet 

327,571 square feet  

59-C-8.42. Density of Development 

(a) Maximum floor area ratio 2.5 1.29 

  (b) Maximum dwelling units per acre 50.11 40.69 

59-C-8.43. Open Space 

(a) Minimum percentage of net area 
devoted to public use space 

 
10 

 
11.4 

(b) Minimum percentage of net area 
devoted to active and passive 
recreational purposes 

 
 

252 

 
 

25.4 

Total minimum open space (percent) 35 36.8  
1County Council Resolution 17-502, adopting Local Map Amendment G-862 and G-863 limits density 
 to a maximum of 50.1 dwelling units per acre.  TS-R allows for a maximum of 150 dwelling units per acre. 
2 Minimum percentage for projects with a site area of 40,000 square feet or more is 25 or as  
specified in the applicable master or sector plan. 
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59-C-8.5. Special Requirements in the TS-R Zone: 
 

59-C-8.51. Building height limit 
The maximum building height permitted for any building shall be determined in the process of 
site plan review.   

 
The maximum building height for the proposed 46 townhouses is 50 feet and for the multifamily   
building is 85 feet as specified in the approved Development Plan. 
 
59-C-8.52. Off-street parking 

 Parking shall be so located as to have a minimal impact on any adjoining residential properties.   
 

The parking in the proposed Site Plan satisfies this requirement.  There is minimal if any impact 
on the adjoining residential properties. The proposed Site Plan includes 37 more parking spaces 

 Required Proposed 

59-E-3.7. Phase 1.2 Vehicle Parking   

Efficiency, 23 units at 1 space/unit 23   

1 Bedroom, 91 units at 1.25 spaces/unit 114    

2 Bedroom, 113 units at 1.5 spaces/unit 170   

MPDU efficiency, 3 units at 0.5 
spaces/unit 

2   

MPDU 1 Bedroom, 13 units at 0.625 
spaces/unit 

9  

MPDU 2 Bedroom, 17 units at 0.5 spaces/ 
unit 

13   

   

Total spaces 331 364 (340 garage, 24 
on-street) 

   

59-E-2.3 Phase 1.2 Bicycle and 
Motorcycle Spaces 

  

Bicycle (one space/20 vehicle spaces) 19  19 

Motorcycle (2% of parking) 8  8 

   

59-E-3.7 Phase 1.3 Vehicle Parking   

Townhouses, 40 units at 2 spaces/unit 80   

MPDU Townhouses, 6 units at 1 
space/unit 

6   

  86 private garage 
spaces 

  4 alley spaces 

Total spaces 86 90 
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than required. Parking in the multifamily building is located in the underground parking garage; 
parking for the townhouse garages is in private garages; and parking for guests is on private 
streets within the development.  Overflow parking into the surrounding neighborhood is 
unlikely with the on-street guest parking and the surplus parking spaces. 
 

 59-C-8.53. Streets  
 Interior streets may be private or public but private streets must have a minimum width of 20 

feet for two-way traffic and 10 feet for one-way traffic and must be paved and maintained in 
good repair.   

 
The interior streets in the proposed development are private and satisfy the width 
requirements. 

 
 59-C-8.54. Ancillary commercial uses 

(a) The amount of floor devoted to commercial uses cannot exceed the amount or substantially 
alter the configuration specified for the site plan in the applicable master or sector plan. 
 
The 4,000 square feet of retail proposed in the Site Plan does not exceed the amount or 
substantially alter the configuration specified for the Subject Property in the Sector Plan.   
 

(b) If the master or sector plan does not make a specific recommendation as to the amount of 
floor area allowed, then commercial uses are limited to the street level only.    
 
The retail will be located at street level in the southwest corner of the multifamily building. 

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

pedestrian and vehicular circulation systems are adequate, safe, and efficient. 
 
Building and Structures 
The locations of the buildings and structures are adequate, safe and efficient and consistent 
with the approved Preliminary Plan and Development Plan.  All of the proposed buildings are 
arranged along a grid street pattern and allow for safe and efficient pedestrian circulation 
within the project by providing adequate sight lines.   
 
Public Open Space 
The locations of proposed open spaces are adequate, safe, and efficient.  The proposed Site 
Plan is providing slightly more than the required ten percent public open space and the 
required 35 percent active/passive recreation open space.  These spaces include landscaped 
pedestrian areas, and a recessed open space area along the multifamily building.  Open space 
is also provided by the stormwater management bioretention facilities located along the 
common area in front of the townhouse units. 
 
Landscaping and Lighting 
Landscaping and lighting, as well as other site amenities are provided to ensure that 
landscaping, lighting, and other amenities will be safe, adequate, and efficient for year-round 
use and enjoyment by residents and visitors.   The Lighting Plan shows that lighting will be 
provided with a residential pole and fixture type and lighting along the townhouse walls will 
be provided by outdoor wall mounted types.  Site furnishings will be designed to create an 
interesting place and ensure accessibility and comfort. 
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Recreation Facilities 
Recreation for the proposed Site Plan is adequate, safe, and efficient.  The Site Plan 
recreation calculations take into account both Phase 1.2 and 1.3 development as well as the 
earlier 1.1 approved development.   Therefore, recreation will be provided by the open play 
area and a tot lot approved in Phase 1.1.  The proposed project provides a bike path along 
Glenallan Avenue and 5-foot sidewalks along all private and public streets.   The multifamily 
building will have an indoor community room, exercise room, and a swimming pool.  It will 
also have an open area that could be used for both passive and active recreation. 
 
Vehicular and Pedestrian Circulation 
Pedestrian and vehicular circulation are adequate, safe, and efficient.  Vehicular access to the 
townhouses in Phase 1.3 is provided by Auden Drive with internal access off of Klee Alley.  
Vehicular access to the multifamily building in Phase 1.2 will be provided from Macaulay 
Street, which connects to Glenallan Avenue. 
 
Pedestrian improvements will be done on both Glenallan Avenue and Auden Drive. All 
sidewalks and sidewalk ramps will be ADA compliant. The sidewalks along Glenallan will be 
expanded from 4 feet to 10 feet wide to provide for both walking and biking usage.  

  
(4) Each structure and use is compatible with other uses and other site plans, and with existing and 

proposed adjacent development; 
 
The proposed development is significantly larger than the primarily low-rise buildings in the area but 
it is consistent with the Sector Plan vision and recommendations for this site.  The 25-foot setback 
from Glenallan will reduce the impact of the proposed building’s size on the Georgia Avenue Baptist 
Church. 
 

(5) The site plan meets all applicable requirements of Chapter 22A regarding forest conservation, 
Chapter 19 regarding water resources protection, and any other applicable law. 
 
The proposed Site Plan meets the requirements of the Montgomery County Forest Conservation 
Law and the County’s Environmental Guidelines as stated on pages 10 and 11 of this report. 
Montgomery County Department of Permitting Services-Stormwater division approved the 
stormwater concept on October 26, 2015. 
 

CONCLUSION 
 
Staff recommends approval of Site Plan 820150120 with conditions as stated at the beginning of this 
memorandum.  The location of the buildings, vehicular and pedestrian circulation, open space, 
landscaping and lighting are adequate, safe, and efficient.  The proposed development is compatible 
with the neighboring commercial and multifamily residential development in the area.  As discussed 
earlier, this Site Plan is in compliance with Chapter 19, water resources requirements and complies with 
Chapter 22A, forest conservation requirements.    
 
Attachments: 
1. Development Plan 
2. Preliminary Plan Resolution 
3. Forest Conservation Plan 
4. Agency Approval Letters 
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General Notes:
1.  For additional property information, see NRI/FSD #4-20121220, approved February 23, 2012.
2.  This plan is for Forest Conservation purposes only.
3.  Tree/Forest to be retained to be protected prior to construction with fencing
     and signage, to be specified on the FFCP.
4.  Boundary information was taken from a Boundary Survey prepared by Rodgers Consulting, Inc.
5.  Tree locations and measurements taken from Loiederman Soltesz and Associates Inc. survey.
6.  The topography hereon is shown in 1' contour interval and was obtained from Virginia Resource

Mapping Inc. on date December 27, 2005.
7.  The site is within the Northwest Branch watershed, Class IV.
8.  The site is within the Glenmont Sector Plan.
9.  This plan is not for construction.
10. In the event that forest conservation credit within WSSC rights of way becomes available,

applicant reserves the right to utilize said credit with a future Final Forest Conservation Plan.
11. The WSSC retained easement (L.6541 F.504 & L.13353 F.461) is to be released.
12. The Washington Gas easement (L.3632 F.516 & L.3590 F.553) is to be released.
13. Drainage and storm drain easements (Plat 8366) within the proposed conservation easement is
to remain.
14. The Forest Conservation may be phased generally congruent with the development phasing for

this project.  The phasing program is to be included with the Final Forest Conservation Plan.
15. Disturbance within the stream valley buffer is permissible to remove existing buildings and

infrastructure, tie out grades and provide afforestation.
16.  Building demolition to be coordinated at future phases per Preliminary Plan condition 4.
17.  All landscape credit / variance trees to be located at least 10 feet outside of SWM areas.

Existing Canopy Edge

Perennial or 

Significant Tree and

Soils Lines and Text

25' Floodplain BRL

Legend

Stream Valley Buffer
100 yr Floodplain

Forest Stand Line

Non-Tidal Wetland
Non-Tidal Wetlands

Buffer

Intermittent Stream

Site Boundary

Existing Contours

Critical Root Zone (CRZ)

Proposed Contours

x

Limit of Disturbance

Forest Planting

Category 1 Conservation Easement Areas

Phase 1.1 Forest Retention

Ex. Tree to be removed

Super Silt Fence

ADC #21007251

Forest Clearing 

Future SWM Facility (Micro. Bio.)

SWM Facility (Micro. Bio. / Tree Panel)

Phase 1.2/1.3 Boundary

Future Phases Boundary

Phase 1.2 Forest Planting

Phase 1.3 Forest Planting

Category 1
Conservation Esmt.

FOREST CONSERVATION PLAN

-
-
-
-

20

Owner/Developer:
LAYHILL INVESTMENT ASSOCIATES
C/O BUCHANAN PARTNERS
9841 Washington Blvd. #300
Gaithersburg MD. 20878
Phone: (301) 803-4800
Fax: (301) 803-4929
Contact: James Roembke

FCP
20

DEVELOPERS CERTIFICATE

The Undersigned agrees to execute all the features of the Approved Final Forest Forest

Conservation Plan No.                                                   including, financial bonding,

forest planting, maintenance, and all other applicable agreements.

Printed Company Name

Printed Name

Developer's Name:

Contact Person or Owner:

Address:

Phone and Email:

Signature:
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DPS-ROW CONDITIONS OF APPROVAL October 7, 2015 

820150120 Glenmont Metrocenter (1.2 & 1.3) 
Contact: Sam Farhadi at 240 777-6333 

 

Site Plan file “07-SITE-820150120-010.pdf V4” and 

Landscape plan file “07-LL-820150120-013.pdf V1”  

upoaded on/ dated “10/6/2015” meet our comments. We recommend the followings to be 

the conditions of certified site plan: 

 

1. Private streets to be built to tertiary roadway structural standards. 

2. Comply with the following conditions on the MCDOT letter dated 

8/27/13: 

a. Condition 18: private roads; 

b. Condition 19: private open space covenant; 

c. Condition 25: TMAg. The project is located in the Glenmont 

Sector Plan Area. Traffic Mitigation Agreements (TMAgs) are 

required in Transportation Management Districts (TMDs) and can 

be required in other areas if the Department of Transportation and 

the Planning Board determine they are necessary to address 

projected traffic issues. In the case of this project, to be consistent 

with conditions of approvals for other projects in the vicinity, 

MCDOT and the Planning Board have mutually determined that 

the Applicant must submit a TMAg  when a TMD is established in 

the Glenmont area.  In the interim, the Applicant must work with 

MCDOT to promote all forms of non-auto modes of transportation 

using Transportation Demand Management strategies (TDM). 

Examples of such TDM strategies  are provided in comment 

Comment 25 (i.e.,  (a) Parking Facilities, (b) Bikesharing and (c). 

Design elements, of the August 27, 2013 letter.  

At such time as a TMAg is required, the applicant should 

coordinate with Ms. Sandra Brecher, Chief of the Commuter 

Services Section. Ms. Brecher may be contacted at 240-777-8380.  
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