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Description 

 

 

Request to 1) remove proposed sound barrier fence; 2) make minor adjustments to passive 
recreation area layout and planting design; 3) reconfigure private courtyard areas; 4) reconfigure 
walk-up unit entries, 5) remove one walk-up unit; 6) make minor revisions to architectural 
elevations; 7) eliminate four stormwater facilities; and 8) revise the stormwater facility footprint at 
the southeast corner of the building. 
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LOCATION/ADDRESS 

Northeast corner of the Motor City Drive and 
Westlake Terrace intersection 

MASTER PLAN  

2017 Rock Spring Sector Plan 

ZONE 

CRT-2.5 C-1.5 R-2.0 H-150 

PROPERTY SIZE 

4.08 acres 

APPLICANT 

RAE Titleholder LLC. 

ACCEPTANCE DATE 

10/26/22 

REVIEW BASIS 

Chapter 59 

Summary: 

 

 

• On October 5, 2018, the Planning Board approved 
Site Plan Amendment No. 82009014B to allow 
355,822 square feet of residential development with 
343 dwelling units in a multi-unit building. The 
building is currently under construction.  

• Staff recommends approval of Site Plan Amendment 
No. 82009014C with an amended condition of 
approval.  

• Despite the Applicant’s diligent efforts, both MDOT 
SHA and Pepco have denied the Applicant’s request 
to install sound fencing within either the MDOT SHA 
right-of-way adjacent to the Property or the Pepco 
easement on the Property.  

• Staff recommends a waiver of the Noise Guidelines 
to allow noise levels in common outdoor activity 
spaces to exceed the 65 dba Ldn limit.  

• Architectural treatments will attenuate the projected 
exterior noise levels to an interior level no greater 
than 45 dBA Ldn, as required by the Noise 
Guidelines. 

• Staff spoke with an occupant of the adjacent office 
building who expressed concerns about traffic 
impacts of the approved Project and the condition of 
Motor City Drive. 

matthew.folden
MAF
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SECTION 1: RECOMMENDATIONS AND CONDITIONS 

SITE PLAN AMENDMENT 82009014C  

Staff recommends approval of Site Plan Amendment No. 82009014C to: 1) remove proposed sound 
barrier fence; 2) make minor adjustments to passive recreation area layout and planting design; 3) 
reconfigure private courtyard areas; 4) reconfigure walk-up unit entries, 5) remove one walk-up unit; 
6) make minor revisions to architectural elevations; 7) eliminate four stormwater facilities; and 8) 
revise the stormwater facility footprint at the southeast corner of the building.  All site development 
elements shown on the latest electronic version of the Site Plan, as of the date of this Staff Report 
submitted via ePlans to the M-NCPPC, are required.  The following Condition No. 10 modifies the prior 
Condition No. 10. All other conditions remain in full force and effect. 

MODIFIED CONDITION 

10. Noise Attenuation 

a) Before issuance of any building permit, the Applicant must provide certification to M-
NCPPC Staff from an engineer who specializes in acoustical treatment that: 

i) The location of the noise-mitigation techniques to attenuate current noise levels 
to no more than 65 dBA Ldn for the areas of common outdoor activity are 
adequate. 

ii) The building shell for residential dwelling units affected by exterior noise levels 
projected above 65 dBA Ldn will attenuate the projected exterior noise levels to 
an interior level not to exceed 45 dBA Ldn. 

b) If the plan changes in any manner that affects the validity of the noise analysis dated 
October 18, 2017 August 12, 2022 regarding 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 for residents, the Applicant must 
certify that the noise impacted units have been constructed for an interior level not to 
exceed 45 dBA Ldn in accordance with the certification of the engineer that specializes in 
acoustical treatments. 
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SECTION 2: SITE DESCRIPTION 

VICINITY 

The Property is surrounded by a mix of existing commercial, institutional, multi-family residential, 
office, and retail uses. Immediately to the north of the Property is an existing multi-story office 
building with a surface parking lot. To the east across the I-270 spur is the Rock Spring Office Park. To 
the south across Westlake Terrace is the Westfield Montgomery Mall site including the Transit Center 
with Metrobus and Ride On buses. A United States Post Office and Home Depot store are located to 
the northwest and west, respectively. Further to the west, condominiums and townhouses are located 
on the west side of Westlake Drive, along with the entrance to the Cabin John Regional Park (Figure 1).  

 

Figure 1 – Vicinity Map  

PROPERTY DESCRIPTION 

The Property is located at the northeast corner of the Motor City Drive and Westlake Terrace 
intersection and is the site of a former Ourisman Ford Automobile Dealership (Figure 2). It has a tract 
area of 117,911 square feet, or 4.08 acres, and is known as Parcel B of the Montgomery Mall Auto Park 
Subdivision, recorded in January 1980.  A Pepco easement encumbers a 15-foot-wide area along the 
south side of the Property and an approximately 60-foot-wide area along the eastern (Interstate I-270) 
side of the Property. The Property slopes down from the southeast to the northwest and contains no 
significant environmental features. The multi-unit residential building approved by Site Plan No.  
82009014B is currently under construction. 
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Figure 2 – Subject Property (outlined in red) 
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SECTION 3: PROJECT DESCRIPTION 

PREVIOUS APPROVALS 

On October 2009, the Planning Board approved Site Plan No. 820090140 to allow a mixed-use 
development under the previous C-2 Zone for 340 dwelling units including 12.5% MPDUs, 42,000 
square feet of retail, and 12,000 square feet of restaurant space in a 75-foot-high building with a 645-
space parking garage. The Site Plan was never implemented. 

An application for Site Plan Amendment No. 82009014A was submitted by a contract purchaser, but a 
final application was never accepted by the Planning Department.  

In 2014, the Countywide Zoning Rewrite and subsequent District Map Amendment rezoned the 
Property from C-2 to CRT-2.5, C-1.5, R-2.0, H-75, and the Sectional Map Amendment associated with 
the 2017 Rock Spring Sector Plan rezoned the Property to CRT-2.5 C-1.5 R-2.0 H-150.  

On January 22, 2018, the Planning Board approved Sketch Plan No. 320170100 (Resolution MCPB 17-
104) allowing the Applicant to pursue entitlements under the CRT Zone.  

On October 5, 2018 the Planning Board approved Site Plan Amendment No. 82009014B (Resolution 
MCPB No. 18-088) allowing 355,822 square feet of residential development with 343 dwelling units 
(12.5% MPDUs plus one additional MPDU) in a multi-unit building. 

PROPOSAL 

The Applicant requests approval of a site plan amendment to 1) remove proposed sound barrier 
fence; 2) make minor adjustments to passive recreation area layout and planting design; 3) 
reconfigure private courtyard areas; 4) reconfigure walk-up unit entries, 5) remove one walk-up unit; 
6) make minor revisions to architectural elevations; 7) eliminate four stormwater facilities along the 
building’s northern edge as approved by the Montgomery County Department of Permitting Services 
(MCDPS); and 8) revise the stormwater facility footprint at the southeast corner of the building as 
approved by MCDPS (“Amendment” or “Site Plan Amendment”).  
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Figure 3 - Proposed Redline Changes Site Plan No. 82009014C 

SOUND BARRIER FENCE 

The Amendment seeks to remove the eight-foot noise barrier fence previously proposed along the 
eastern boundary of the Site between the building and I-270. The sound barrier was originally 
intended to mitigate noise in the Project’s common outdoor areas. The Applicant team coordinated 
extensively with Pepco and the Maryland Department of Transportation State Highway Administration 
(MDOT SHA) following approval of the previous Site Plan application, however neither agency would 
allow installation of the sound fence within either the adjacent MDOT SHA right-of-way or the Pepco 
easement onsite.  Pepco determined that there were insufficient vertical and horizontal clearances 
necessary to avoid conflicts between the proposed sound barrier fence’s footers and the existing 
underground utility infrastructure (Attachment D). The MDOT SHA denied permission to install the 
fence within the adjacent MDOT SHA right-of-way because it would encroach on improvements 
included with the State’s proposed traffic relief public private partnership (P3) project along I-270 
(Attachment C).  
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PASSIVE RECREATION AREA AND COURTYARDS 

The Applicant seeks approval of minor modifications to the shape, configuration, and planting design 
of the two building courtyards and the passive recreation area located to the east of the building. The 
number and quality of the features within each amenity area will be retained. 

WALK-UP UNITS AND ARCHITECTURE 

The Amendment includes the removal of one walk-up unit on the southeastern corner of the building. 
As previously approved, this unit would have an outside entrance directly into the bedroom instead of 
the living room, and the unit’s patio would have been back-to-back with the adjacent unit. Some of 
the building’s other proposed walk-up units have slightly reconfigured entryways with additional 
steps or minor reorientations. 

In addition, the Amendment proposes minor architectural changes including adjustments to windows 
and balcony doors, while maintaining the overall design intent and quality of the building façade. 

STORMWATER MANAGEMENT FACILITIES 

Changes to the Project’s stormwater management facilities were required by MCDPS during the 
permit review process. The changes approved by MCDPS have been incorporated into this 
Amendment. 
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SECTION 4: SITE PLAN AMENDMENT 82009014C FINDINGS AND ANALYSIS 

The Planning Board approved Site Plan No. 82009014B (MCPB No. 18-088) for up to 355,822 square 
feet of residential development with 343 multi-family dwelling units. 

Site Plan Amendment 82009014C requests to 1) remove the proposed sound barrier fence; 2) make 
minor adjustments to passive recreation area layout and planting design; 3) reconfigure private 
courtyard areas; 4) reconfigure walk-up unit entries, 5) remove one walk-up unit; 6) make minor 
revisions to architectural elevations; 7) eliminate four stormwater facilities; and 8) revise the 
stormwater facility footprint at the southeast corner of the building. The proposed Site Plan 
Amendment does not alter the intent of the previous findings, which remain applicable, except as 
modified below. 

e) Satisfies the applicable requirements of: 

 Chapter 22A, Forest Conservation. 

NOISE  

The Planning Department’s Staff Guidelines for the Consideration of Transportation Noise Impacts in 
Land Use Planning and Development (“Noise Guidelines,” Montgomery County Planning Board, 1983) 
establish guidelines for the evaluation and mitigation of excessive transportation noise impacts to 
sensitive developments such as residential buildings and neighborhoods.  Noise studies are required 
to determine if exterior public spaces or building faces are exposed to excessive noise.  The standard 
for what constitutes excessive noise depends on whether a development occurs in a rural, suburban, 
or urban area, or in an area near major transportation noise sources such as large highways.  Due to its 
proximity to Interstate 270 and other high traffic volume roads, the Ourisman Ford site is evaluated 
under the urban standard, which recommends that public open spaces should be protected from 
noise levels exceeding 65 dBA Ldn when possible.  Interior spaces are to be designed and constructed 
to keep interior noise levels at or below 45 dBA Ldn. 

The Applicant submitted a revised noise study dated August 12, 2022, to account for the removal of 
the proposed sound fence along the Property’s eastern line due to the infeasibility of installing fencing 
within the Pepco easement or MDOT SHA right-of-way. The revised noise study shows exterior noise 
levels that exceed the 65 dBA Ldn limit of the Noise Guidelines. Noise levels within the private 
courtyard, however, will remain below 65 dBA Ldn. In addition, a relatively small portion of the larger 
private courtyard/pool area will have noise levels above 65 dBA Ldn, and the impacted area only 
contains a path of egress and maintenance shed.  

Under Section 2.2.2 of the Noise Guidelines, a waiver of the noise guidelines is appropriate if exterior 
attenuation is not feasible due to site-related constraints of size, shape, or topography. In this case, 
the size of the Property and the approximately 60-foot-wide Pepco easement preclude installation of 
the fence on the Property, and MDOT SHA will not allow installation of the fence within the right-of-
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way. Installation of the sound fencing is therefore infeasible on this Property and a waiver of the 
exterior noise guidelines is appropriate. 

Enhanced building materials must be incorporated into the building materials to mitigate interior 
noise levels to meet the 45 dBA Ldn standard. 
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SECTION 5: COMMUNITY OUTREACH 

The Applicant has complied with all submittal and noticing requirements.  As of the date of this report, 
Staff has not received any written correspondence, but an occupant of the adjacent office building 
called Staff to express concerns about traffic impacts of the approved Project and the condition of 
Motor City Drive. In response, Staff provided follow-up information to the neighbor about the prior 
approval and related traffic analysis, and the Applicant’s plan to repave Motor City Drive along the 
Property frontage. There are no changes to the previously approved transportation impact or Motor 
City Drive improvements associated with the Subject Site Plan Amendment.  

 

SECTION 6: CONCLUSION 

With the modified condition and finding, Site Plan Amendment 82009014C continues to satisfy the 
findings under Sections 7.3.4 and the applicable standards of the Zoning Ordinance and substantially 
conform to the recommendations of the Rock Spring Sector Plan.  Therefore, Staff recommends 
approval of Site Plan Amendment 82009014C with the modified condition specified at the beginning 
of this report.   

 

ATTACHMENTS 

Attachment A: Site Plan Amendment 

Attachment B: Prior Approvals 

Attachment C: Correspondence from MDOT SHA 

Attachment D: Correspondence between Applicant and Pepco 
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9300 Kenilworth Avenue, Greenbelt MD   20770 | 301.513.7300 | 1.800.749.0737 | Maryland Relay TTY 800.735.2258 | roads.maryland.gov 

May 11, 2022 
 
 
 
Mr. Steve Findley 
Planner Coordinator, Area 2 Planning Division 
M-NCPPC, Montgomery County Planning Department 
2425 Reedie Drive, 14th Floor 
Wheaton, MD 20902 
 
RE: Ourisman Ford Site - 10401 Motor City Drive 
 
Dear Mr Findley, 
 
The Maryland Department of Transportation, State Highway Administration (MDOT SHA) 
received a request from the developers of the Ourisman Ford Site for construction of a noise 
mitigating fence within state rights of way. It is our understanding, the installation of this noise 
barrier is a condition of the residential site development plan because of its proximity to 
Maryland Interstate 270.  
 
The developer’s site engineer is unable to place the fence within the Ourisman Ford property 
boundary due to the presence of several existing underground Pepco transmission vaults.  Based 
on our review of right of way needs and active projects in the area, it was determined the 
location of the fence would encroach on improvements proposed by the P3 Team.  MDOT SHA 
is unable to permit the placement of this fence or any improvement within the state right-of-way. 
 
If you have any questions or would like to discuss this further, please feel free to contact me 
directly at 301-513-7467 or via email cmyers1@mdot.maryland.gov.   
 
Sincerely,  
 
 
 
Claudine Myers 
Assistant District Engineer  
District 3 – Project Development 
 
cc:  Mr. Ghassan Khouri, PE Vice President, VIKA Maryland, LLC 

Matthew Folden, AICP, Regulatory Supervisor - MNCPPC 
 Emily Tettelbaum, Planner Coordinator - MNCPPC 

Mark Loeffler, District Utility Engineer, MDOT SHA 
Kwesi Woodroffe, Regional Engineer - Access Management Division, MDOT SHA 
Catherine Robbin, Consultant Team Leader - Office of Planning and Preliminary 

Engineering, MDOT SHA 

ATTACHMENT C
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Tettelbaum, Emily

From: Ghassan Khouri, P.E. <Khouri@vika.com>
Sent: Monday, February 6, 2023 3:04 PM
To: Hummel, Phillip A.
Cc: Cassie Schupp; Dori Farley
Subject: [EXTERNAL] FW: Ourisman Sound Wall - Test Pit Results Review

[EXTERNAL] 

On Mar 27, 2018, at 9:53 AM, Angus, Tat‐Lin:(PEPCO) <tangus@pepco.com> wrote: 

D’Angelo, 
Below are the comments from engineering. Please make the necessary revisions. 
The existing electric lines are not shown correctly on the submitted drawing. Based on the test pit report 
they had provided, at the closest point (next to the existing manholes) the duct bank is about 2.5’ from 
the existing fence line. Elsewhere the duct bank is about 6.3’ from the existing fence. They are showing 
the proposed sound wall about 3’‐4’ west of the existing fence which practically puts the sound wall 
right on top of the duct bank in the area close to the manhole and within 1’‐2’ of the duct bank 
elsewhere (not the min 10.5’ called out on the plan). None of those conditions are acceptable. The 
standard minimum horizontal clearance between the edge of the duct bank and the edge of the footing 
for the sound wall is 5 feet. They need to show accurately the actual location of the electric lines (duct 
banks), the accurate proposed location of the sound wall and its foundations, and show accurately how 
much clearance is being provided.  
Regarding the engineer certification, I expect a signed and sealed report that demonstrates (with 
calculations and cross sections) that the existing duct bank and a potential trench that may need to be 
excavated to do any repair on the duct bank will not be in the influence zone of the proposed wall 
foundations or otherwise what impact of the proposed wall and foundations will be on the duct banks 
and their future maintenance. 
Tat-Lin Angus  
Pepco I Real Estate 
701 Ninth Street N.W. | Washington, DC 20068 
Ph: 202-872-3453 | Fax: 202-872-3579 
tangus@pepco.com | pepco.com 
 
Facebook | Twitter | YouTube | Blog 
 
This Email message and any attachment may contain information that is proprietary, legally privileged, confidential and/or subject to 
copyright belonging to Pepco Holdings, Inc. or its affiliates (“PHI”). This Email is intended solely for the use of the person(s) to which it is 
addressed. If you are not an intended recipient, or the employee or agent responsible for delivery of this Email to the intended recipient(s), 
you are hereby notified that any dissemination, distribution or copying of this Email is strictly prohibited. If you have received this message in 
error, please immediately notify the sender and permanently delete this Email and any copies. PHI policies expressly prohibit employees 
from making defamatory or offensive statements and infringing any copyright or any other legal right by Email communication. PHI will not 
accept any liability in respect of such communications. 

From: D'Angelo Woods [mailto:dwoods@davisutilityconsulting.com]  
Sent: Friday, March 23, 2018 12:35 PM 
To: Angus, Tat‐Lin:(PEPCO) <tangus@pepco.com> 
Cc: Marcus Davis <marcus@davisutilityconsulting.com> 
Subject: [EXTERNAL] RE: Ourisman Sound Wall ‐ Test Pit Results Review 
Importance: High 
Thanks Tat‐Lin. 
Please see attached for a scaled site plan showing the requested features. How should we submit 
certification from the engineer (formal letter, email, etc.)? 

ATTACHMENT D
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From: Angus, Tat-Lin:(PEPCO) [mailto:tangus@pepco.com]  
Sent: Thursday, March 22, 2018 4:09 PM 
To: D'Angelo Woods 
Subject: RE: Ourisman Sound Wall - Test Pit Results Review 
D’Angelo, 
Our engineers requested you submit a site plan showing the location of the designated ductbanks/pipe 
transmission lines , the proposed location of the noise barrier and it’s foundations and the horizontal 
clearance between the power lines and these foundations as well as any other structure or permanent 
feature they are proposing within and adjacent to the Pepco easement. The design engineer of record 
should certify that: 

 The minimum horizontal clearance is provided. (standard minimum horizontal clearance is 5 ft) 
 The foundations do not exert any vertical or lateral load on the electric lines 
 Under no loading conditions (e.g. strong winds, etc.) the foundations will not tilt or overturn 

such that it may damage to the adjacent electric line 
 Excavation to repair the transmission lines to a depth at least one ft below the bottom of the 

duct bank does not compromise the integrity of the fence /foundation. The extent of such 
excavation may be up to 5 feet out from the face of the duct bank.  

Tat-Lin Angus  
Pepco I Real Estate 
701 Ninth Street N.W. | Washington, DC 20068 
Ph: 202-872-3453 | Fax: 202-872-3579 
tangus@pepco.com | pepco.com 
 
Facebook | Twitter | YouTube | Blog 
 
This Email message and any attachment may contain information that is proprietary, legally privileged, confidential and/or subject to 
copyright belonging to Pepco Holdings, Inc. or its affiliates (“PHI”). This Email is intended solely for the use of the person(s) to which it is 
addressed. If you are not an intended recipient, or the employee or agent responsible for delivery of this Email to the intended recipient(s), 
you are hereby notified that any dissemination, distribution or copying of this Email is strictly prohibited. If you have received this message in 
error, please immediately notify the sender and permanently delete this Email and any copies. PHI policies expressly prohibit employees 
from making defamatory or offensive statements and infringing any copyright or any other legal right by Email communication. PHI will not 
accept any liability in respect of such communications. 

From: D'Angelo Woods [mailto:dwoods@davisutilityconsulting.com]  
Sent: Wednesday, March 21, 2018 3:48 PM 
To: Angus, Tat‐Lin:(PEPCO) <tangus@pepco.com> 
Subject: [EXTERNAL] RE: Ourisman Sound Wall ‐ Test Pit Results Review 
Importance: High 
Tat‐Lin, 
Could you give us an estimate on the remaining review time for this? Is early next week a reasonable 
timeframe? 

From: D'Angelo Woods  
Sent: Monday, March 19, 2018 7:54 AM 
To: 'Angus, Tat-Lin:(PEPCO)' 
Subject: FW: [EXTERNAL] Automatic reply: Ourisman Sound Wall - Test Pit Results 
Good Morning Tat‐Lin, 
Sent this late Friday and didn’t want it to get buried in your inbox.  

From: D'Angelo Woods  
Sent: Friday, March 16, 2018 4:29 PM 
To: 'Angus, Tat-Lin:(PEPCO)' 
Subject: RE: [EXTERNAL] Automatic reply: Ourisman Sound Wall - Test Pit Results 
Tat‐Lin, 
Please see attached file for your review.  

From: Angus, Tat-Lin:(PEPCO) [mailto:tangus@pepco.com]  
Sent: Monday, March 12, 2018 9:11 AM 
To: D'Angelo Woods 
Subject: RE: [EXTERNAL] Automatic reply: Ourisman Sound Wall - Test Pit Results 
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Correct. Thank you. 

From: D'Angelo Woods [mailto:dwoods@davisutilityconsulting.com]  
Sent: Monday, March 12, 2018 9:03 AM 
To: Angus, Tat‐Lin:(PEPCO) <tangus@pepco.com> 
Subject: [EXTERNAL] RE: [EXTERNAL] Automatic reply: Ourisman Sound Wall ‐ Test Pit Results 
Good Morning Tat‐Lin, 
I’m looking into getting these converted for you asap. To confirm, it’s the file named “MD18‐015 
Ourisman Test Hole Scatter Plot” that you need, right? 

From: Angus, Tat-Lin:(PEPCO) [mailto:tangus@pepco.com]  
Sent: Thursday, March 08, 2018 11:05 AM 
To: D'Angelo Woods 
Subject: Re: [EXTERNAL] Automatic reply: Ourisman Sound Wall - Test Pit Results 
Can you convert to DGN (Microstation) format or a Standard (older ) version of DWG? We’re having 
issues opening the document. 
Get Outlook for iOS 
_____________________________ 
From: D'Angelo Woods <dwoods@davisutilityconsulting.com> 
Sent: Wednesday, March 7, 2018 6:01 PM 
Subject: [EXTERNAL] Automatic reply: Ourisman Sound Wall ‐ Test Pit Results 
To: Angus, Tat‐Lin:(PEPCO) <tangus@pepco.com> 

Greetings, 
 
I'll be out of the office from March 5th - March 9th and will return onMonday, March 12th.  
Please contact Damien Hicks if there are any questions or issues on DC-MD projects during my absence. 
Damien Hicks 
703.887.5467 
damien@davisutilityconsulting.com 
Please contact Marcus Davis for any urgent matters: 
Marcus Davis 
571.334.8717 
marcus@davisutilityconsulting.com 

This Email message and any attachment may contain information that is proprietary, legally privileged, 
confidential and/or subject to copyright belonging to Exelon Corporation or its affiliates ("Exelon"). This 
Email is intended solely for the use of the person(s) to which it is addressed. If you are not an intended 
recipient, or the employee or agent responsible for delivery of this Email to the intended recipient(s), 
you are hereby notified that any dissemination, distribution or copying of this Email is strictly prohibited. 
If you have received this message in error, please immediately notify the sender and permanently delete 
this Email and any copies. Exelon policies expressly prohibit employees from making defamatory or 
offensive statements and infringing any copyright or any other legal right by Email communication. 
Exelon will not accept any liability in respect of such communications. ‐EXCIP 
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