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Century  

20301 Century Boulevard Germantown, MD 20874  
Sketch Plan (#32016002A), Preliminary Plan (#12002095C)  

& Site Plan (82003007F) Amendments  
 

Amended Sketch, Preliminary & Site Plan Statement of Justification 
November 10, 2021 

I. Introduction 
 
 Century Development Services, LLC (the "Applicant") submits this application for 
amendments to the Sketch Plan (No. 32016002A), Preliminary Plan (No. 12002095C) and 
Site Plan (No. 82003007F) (each an “Amendment” and together, the “Amendments”) for 
the property located at 20301 Century Boulevard in Germantown, Maryland, more 
specifically described as Cloverleaf Center Lots 2-4, Block A found on Plat No. 25286 (the 
“Property”).  The Property consists of +/- 15.5 acres of undeveloped land that is contained 
within a larger 57.7-acre Sketch Plan site area that has already been developed.   
 

The Amendments call for the replacement of approved office buildings (Building C 
and D) and a hotel (Building E) on the Property with a new office building (Building C1 
and C2), two hotel buildings (Buildings D and E), and two new multi-family 
residential/retail structures (Buildings G and H).  In particular, the Sketch, Preliminary and 
Site Plan Amendments propose two new 6-story residential multi-family/retail buildings 
combining for 233 units, two 8-story hotels combining for 154 keys, and a new 13-story 
office building.  All buildings will include structured parking.  The changes will improve 
upon the mixed-use, urban-style community that was previously envisioned for the 
Property.   
 

In the Sketch Plan Amendment, the Applicant proposes to redevelop the +/- 15.5-
acre Property with a density of 2,804,400 square feet, increasing the current approved sketch 
plan density of 2,114,230 square feet, with an additional 690,170 square feet. This brings 
the ultimate Floor Area Ratio (“FAR”) for the larger overall site area to 1.12. This additional 
square footage is comprised of 339,730 square feet of Commercial / 350,440 square feet of 
Residential, a 50.63 / 49.37 ratio of commercial and residential uses for the larger site area. 
 

The Preliminary Plan Amendment proposes to resubdivide existing Lots 2, 3, and 4 
in the Cloverleaf Center Subdivision, Block A, to create three new Lots 5, 6, and 7, Block 
A, in which each lot would accommodate the each proposed use.  As an interim measure, 
the Applicant may seek to create ownership units for the multi-family/retail portions of the 

ATTACHMENT A
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Property to enable the separate financing and/or sale of each building prior to the 
construction of units. This action, if taken, will not affect the new lots being created by the 
underlying Preliminary Plan Amendment. Lastly, the Amendment will provide additional 
Adequate Public Facilities (“APF”) capacity to accommodate the proposed phasing in the 
Site Plan.   

 
The Site Plan Amendment provides a detailed design analysis for the residential and 

retail components of the above stated Amendments to the Sketch and Preliminary Plan. This 
Amendment further defines and provides a network of green spaces within the revised 
Property layout, along with strong connectivity within and among the various use 
components to the existing portions of the larger property.   
 

The scope of the items listed and described above are detailed on and throughout 
each submitted Black-Line and Red-line Plan set for the Sketch, Preliminary and Site Plan 
Amendments. Modifications for each sheet are detailed on each redline plan sheet within 
section identified as “List of Amendment Items”. 
 

II. Property Description 
 

A. Site Location, Characteristics, and Existing Conditions 
 

The proposed Amendment Property area consists of approximately 15.5 acres of gross 
tract area along the eastern boarder of the full 51.68-acre site area located to the west of 
Interstate 270 and to the east of Century Boulevard. The Property that is the subject of the 
Amendments is immediately adjacent to I-270 on the undeveloped portion of the 
“Cloverleaf Center” property located on Lots 2, 3, & 4, Block A, owned by the Applicant, 
found on Record Plat No. 25286.  The gross tract area in the Amendments is based upon the 
original sketch plan calculations, previously approved, as basis for the larger site’s mapped 
density. 
 

  “Cloverleaf Center’s Lot 1, Block B” is located on the northwestern boarder of the 
Property.  This is owned by Nattan, LLC and houses the one-story Thermal Fisher Building, 
which is approximately 49,501 square feet and is used for medical research.  The balance 
of the larger site area contains mid-rise multi-family to the northwest and a townhouse 
community to the southwest.   These properties have been subdivided into recorded 
subdivision lots, per the underlying preliminary plan of subdivision “Cloverleaf Center” as 
shown on recorded Plats 25284, 25285, 25286, 25301, 25302, 25303, 25436, and 25575.  

 
Site access to the Property is from two points along Century Boulevard.  There are two 

driveways off of Century Boulevard, one at Fairchild Drive and one at Dornier Place.  The 
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main entrance is an extension of Cloverleaf Center Drive across Century Boulevard.  This 
connection terminates at Stol Run, a north south interior road that runs along the western 
boarder of the Property.  

 
The Property will be served by the Corridor Cities Transit-way (“CCT”), which is 

planned to run along Century Boulevard, with an anticipated stop in front of the multi-family 
portion of the larger site area.  Various easements and utility rights-of-way encumber 
portions of the Property, primarily in the northeastern section of the site.   
 

B. Zoning and Permitted Uses 
 

The Property is zoned Commercial/Residential, CR-2.0, C-1.25, R-1.0, H-145 T.   
Section 3.1.6 of the Montgomery County Zoning Ordinance (“Zoning Ordinance”) permits 
townhouses, two-unit living, multi-unit living, hotel, office, and retail/service establishment 
(up to 50,000 square feet) and restaurant uses by right in the Commercial/Residential Zone.  
As such all proposed use in the Amendments are permitted under the zone. 
 

C. Surrounding Land Uses 
 

The Property is bounded by office uses to the south and a highly secure data center to 
the north.  The Property’s entire eastern boundary line runs parallel to the Dwight D. 
Eisenhower Highway Interstate 270 and associated access ramp from Father Hurley 
Boulevard MD-118.  The western boundary line contains townhouses, an office/research 
building and low-rise multi-family uses within the Amendments’ larger site area.   
 

III. Proposed Project 
 

The Applicant proposed to redesign existing Lots 2, 3 and 4 that runs parallel to 
Interstate 270 into a mixed-use development containing approximately 1,497,870 square 
feet of residential, office, hotel and retail uses, resulting in a Floor Area Ratio (“FAR”) 
of 0.97 for the overall Preliminary / Site plan.  The Project will include a resubdivision 
to create three lots that will replace the three existing lots.  Proposed Lot 5 will have an 
office building with structure parking.  Lot 6 will contain two hotel buildings with below 
grade parking and Lot 7 will provide two multi-family buildings with ancillary 
retail/service uses, along with below grade parking. These four lots will have multiple 
connection points to the existing portions of the community and ultimately back to 
Century Boulevard.  As discussed below, connectivity within the Property will fully 
accommodate vehicle and pedestrian experiences.    

The Project also proposes surface parking spanning across all 4 lots on the eastern 
side of the proposed buildings and between the residential/retail buildings, providing 
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435 spaces.  An additional 25 on-street spaces will be provided along Stol Run for the 
benefit of all the Project’s users.  As noted above, structured parking is provided at all 
buildings, with 769 office garage parking spaces, 132 hotel garage parking spaces and 
260 multi-family garage parking spaces, totaling 1,161 spaces. The Project provides a 
total of 1,621 vehicular parking spaces.  The overall development parking requirement 
has been met.  The required minimum 2,231 / maximum 3,748, is satisfied with the sites 
proposed parking with 2,693 spaces including motorcycle spaces. 

 
The Property may be accessed from Stol Run from four vehicular driveways. All 

improvements proposed for the Amendments are to be private, as the surrounding 
infrastructure has been constructed as part of the larger site’s underlying preliminary & 
site plan approvals. 

 
A. Office Building – Proposed Lot 5 

 
This proposed building, identified on the site as buildings “C1 and C2” will consist 

of 13-stories of office space, structured parking, and designated loading dock on the 
northeast side of the building.  The office portion of the building will total 903,300 gross 
square feet located above three underground parking levels, a first floor lobby / structure 
parking level, and 3 levels of above grade parking in the “C2” portion of the building. 
Proposed building “C1 and C2” will not connect at floors one and two to accommodate 
a proposed north-south driveway through the building.  This driveway will provide 
access to the structure parking located within the building footprint and the surface 
parking located to the east of the building. The above grade parking area’s exterior walls 
will be finished with decorative metal panels providing visual interest at those areas. 

 
The massing of proposed building “C1 and C2” is designed to look as though it is 

two buildings, sisters to each other, connected via a bridged space over the alley. This 
bridge space will be covered in windows and spandrel glazing. While the massing of the 
building is very rectilinear allowing for very little jutting in and out, the façade of the 
building tells a different story.  

 
The base and corners of the building is anchored to the Property using veneers of 

stone and split face accompanied by brick. These large masses bookend the lighter 
volumes that consist of curtain wall glazing and spandrel glass. Surrounding the glazing 
will be a panel system consisting of metal or fiber cement materials. The top two floors 
of the building will consist of repetitive glazed openings surrounded by metal paneling 
and topped with continuous horizontal fins providing shade over a portion of the glazed 
opening. The top of the building will be finished with a flat roof allowing for mechanical 
system equipment and space for a green roof system.  
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Where the building meets the ground plane, the Applicant proposes an urban like 

setting with stamped concrete sidewalks, street shade tree planting pits, ornamental 
street pole and light fixtures, and stormwater management micro-bio retention facilities.  
The streetscape will also provide enhanced landscape planting and benches at the 
building main entrance.  

 
The main vehicular circulation to the office is provided from Stol Run directly to the 

building and from the proposed private driveway off Stol Run. There are two additional 
secondary garage entrances, one from the private driveway to the south and another 
from the eastern parking lot drive aisle. 

 
B. Hotel – Proposed Lot 6: 

 
The proposed hotel buildings are identified on the site as buildings “D and E”. 

Building “D” is an eight-story hotel with 70 keys for extended stay patrons.  The first 
floor will house guest services, extended stay rooms, amenities, and a lobby.  Building 
“E” is also an eight-story hotel with 84 keys.  Its first floor will contain conference 
facilities and retail spaces. Combined the hotels will contain 154 patron rooms and 
consist of approximately 199,580 square feet.  Both buildings are connected 
underground by two levels of parking containing 132 spaces and an above ground glazed 
bridge.  

 
The building bases are anchored with a stone and split-face veneer accented with 

brick. The main body of the buildings will be metal, or fiber cement panels accented 
every third floor with a ribbon panel.  

 
The buildings are finished with a flat roof and parapet walls ranging in different 

heights. The buildings are located to the southwest of Building “C1 and C2” and at the 
terminus of Cloverleaf Center Drive.  They are surrounded by several different 
landscaping features including a water feature located at the entrance to the elevation 
facing Stol Run. This elevation of Building D will serve as a backdrop of the main 
entrance to the Property.  Above the entrance to this building is a tower of glazing that 
will be visible in the night sky adding a visual interest.  

 
The direct vehicular access to the hotel is taken from the parking lot drive aisle, 

however there is a designated drop-off at each hotel for patrons to check-in and unload 
their belongings. At the base of the buildings, the site hardscape provides for stamped 
concrete sidewalks, street tree pits, and decorative street pole lights, fixtures, and 
bollards at the main entrance drop-offs. 
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The hotel provides for foundation plantings with both deciduous and evergreen trees, 

shrubs, and groundcover. The west plaza also provides shade tree pits within the paved 
area, accent lighting, pedestrian pole lights and fixtures, benches, tables and chairs, and 
a designated area for flag poles.  The west plaza serves as the Property’s main focal 
point being at the terminus of Cloverleaf Center Drive.  Here a multi-tiered water feature 
has been incorporated, with water spilling over top corten steel into a river stone basin.  
The feature is integrated into plaza stairs to accommodate the Building D’s vertical 
relationship to existing Stol Run.   

 
A secondary amenity space has been designed at the buildings’ south/east façade 

that has direct connection to the adjacent ‘public open space’. This paved area includes 
shade trees, umbrellas, tables, chairs, lounge area with fire pit, and designated outdoor 
grilling area. 

 
Along the south face of building E, a pedestrian through block amenity space is 

provided.  The proposed pedestrian sidewalk will be concrete with a brick edge.  There 
is a vertical change in elevation from north to south, where site railing, stairs, and micro-
bio-retention facilities are proposed.  The pedestrian through-block provides a 
connection from the surface parking lot to the public open space and exercise nature 
trail. 

 
C. Residential Buildings – Proposed Lot 7  

 
The proposed buildings identified as buildings “G and H” will act as sister buildings 

to each other. Both are designed to have the same style of architecture, except building 
“G” is shorter in length than building “H”.  Above grade these two buildings will operate 
as two separate buildings, however, below grade they will be connected with a single-
story parking garage to span the length of both buildings and the street between them. 

 
An ownership lot line is proposed on Lot 7, through the below grade parking, 

separating the building “G” and “H” towers above.  Residential building “G” is, a 6-
story, 95-unit multi-Family residential building with approximately 145,150 square feet 
of residential uses and 23,150 square feet of ancillary retail/service uses. Residential 
Building “H” is a 6-story, 138 multi-family building, with approximately 201,300 
square feet of residential uses and 25,400 square feet of ancillary retail/service uses.  

Both Buildings “G and H” are designed in the shape of a “U” with the center portion 
of the “U” being outdoor amenity space serving the residents of the buildings. The first 
floor of each building will house retail and restaurant spaces with the center portion of 
the building set aside for leasing operations and clubhouse amenities. These locations 
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will also be the main entrances for residents and guests. The south wing of building “H” 
will house a pool to serve both buildings.  Floors 2-5 will be residential units with a 
range of one-bedrooms, averaging 770 square feet, two bedrooms averaging 1,239 
square feet and three-bedrooms averaging 1,357 square feet. 20% of the units will be 
Moderately Priced Dwelling Units (“MPDUs”) evenly distributed throughout floors 2-
5.  Most of the residential units will have balconies.  

 
The exteriors of the buildings are designed in a Transitional Style of Architecture, 

bridging traditional and modern, and providing comfortable warm aesthetics.  The base 
of the buildings is anchored with stone materials to be either dressed or rough accented 
by brick and punctured with store front glazing. Moving up the buildings the design 
demonstrates a more rhythmic cadence which also moves left to right across each 
elevation. Minor spaces have been recessed to deemphasize them with major elements 
moved forward to accentuate the façade. Exterior finishes include brick veneers and 
metal paneling. The top of the buildings is finished with a flat roof and varying heights 
of parapet walls, the center of the buildings will have a low slope roof to add a dramatic 
effect.  

 
As touched on above, proposed buildings “G and H” have private interior courtyard 

areas.  Building “G’ provides four areas for gathering: an outdoor grilling area, large 
seating area with umbrellas, tables, and chairs, a non-programmed open lawn space, and 
a bifurcated outdoor dining area designated to the restaurant use.  Building “H” provides 
three defined gathering spaces within the courtyard.  Separated by the center plaza with 
raised planter walls, a lounge/ seating area is situated off the main corridor and lobby of 
the building. The northern portion has defined areas for gilling, additional 
seating/lounge area, and outdoor game space focused on older residents.  The southern 
portion courtyard has a tot lot space with three play mounds and balance elements, game 
tables and benches for the benefit of younger residents.  

 
The courtyards for both residential buildings are separated from the public open 

space with a decorative post and rail fencing yet are contiguous with the green space 
and connect the proposed uses.  This allows for private activities within the residential 
courtyards. 

 
The Project proposes to continue the urban community that has been set forth by the 

previous plan approvals and to conform to the vision of the Germantown Sector Plan. 
Further detail will be described in the section below regarding conformance to the Sector 
Plan.  
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IV. Prior Approvals 
 
The Planning Board Opinion dated August 14, 2002, approved Preliminary Plan No. 

120020950, to create four recorded parcels on 55.81 acres of land for a total of 498,934 
square feet of office space, which included 156,51 6 square feet of new general office 
space and 342,418 square feet of existing office space in the l-3 Zone. 

 
On March 17, 2003, the Planning Board approved Site Plan No. 820030070, Century 

Technology Campus at Cloverleaf Center, for a total of 499,000 square feet of office 
space, which included 156,500 square feet of new commercial office space and 342,500 
square feet of existing office space, on 55.81 acres of I-3 zoned land. 

 
On January 25, 2010, the Planning Board approved Preliminary Plan No. 

12002095A to create one recorded parcel on 51.8 acres of land in the I-3 Zone, limited 
to 510,072 square feet of general office and 21,000 square feet of space for accessory 
storage uses.    

 
On December 14, 2010, the Planning Board, by Corrected Resolution MCPB No. 

10-153 (original MCPB No. 09-157), approved Site Plan No. 82003007A for 510,072 
square feet of general office and 21,000 square feet of accessory storage uses, on the 
larger site area.  

 
 Following the approval of Preliminary Plan No. 12002095A, the larger site area, 

including the Property, was rezoned from l-3 to TMX-2 and then from TMX-2 to CR-
2.0: C-1.25 R-1.0 H-145T in the Germantown Transit Mixed Use Overlay Zone. 

 
On January 7, 2016, the Planning Board approved Sketch Plan (No. 320160020) for 

construction of up to 2,114,230 square feet of development including residential, office, 
hotel, retail, and restaurant uses on the larger site area. 

 
Preliminary Plan Amendment (No. 12002095B) was approved on March 17, 2016 

for 160 lots for townhouses, three lots for 28 2-over-2 dwelling units, and one lot for up 
to 300 multi-family dwelling units including 12.5% MPDUs with a maximum density 
of 902,530 square feet of residential uses, and up to 437,420 square feet of nonresidential 
(office and hotel) uses, one outlot for forest conservation/natural area, and one outlot for 
stormwater management.  

 
On March 16, 2016, the Planning Board approved Site Plan Amendment No. 

(82003007B) (MCPB No. 15-162) for Phase 1 development with 160 townhouse units, 
28 two-over-two dwellings, 300 multi-family units (including 12.5% MPDUs), 303,000 



9 
 

4310084.2                                                                                                                                                            94151.001 

square feet of new office uses, 85,000 square feet of hotel, and 49,420 square feet of 
existing office uses, on 57.6 acres.  

 
On October 3, 2017, the Planning Director approved Site Plan No. 82003007C for 

the retention of nitrogen tanks at their existing location, relocation of a trash enclosure, 
revisions to the loading dock area, and landscaping on portions of the larger site area.   

 
On April 9, 2018, the Planning Director approved Site Plan No. 82003007D for 

revisions to stormwater management structures, landscaping, and swimming pool, and 
relocation of four MDPUs on portions of the larger site area.   

 
On July 11, 2019, the Planning Board approved Site Plan Amendment (No. 

82003007E) (MCPB No. 119-078) as a consent item to increase the number of MPDUs 
to 25% from the previously approved 12.5%. 

 
V. Requested Amendments 

 
A. Sketch Plan 
 
The Sketch Plan Application is submitted in accordance with the optional method of 

development procedures of Section 59.7.3.3 of the 2014 Zoning Ordinance.  The limited 
purpose of the Sketch Plan is to amend the density, height, use, and incentive density public 
benefit points for the larger site area to maintain conformance to the regulatory framework 
of the Zoning Ordinance.  The Sketch Plan proposes an increase in the density adding 
690,170 square feet of new development with 339,730 commercial square feet and 350,440 
residential square feet, dwelling units to be determined at site plan.   

 
As part of the optional method of development under the CR Zone, the Applicant is 

required to propose public benefit points as part of its application.  The previously approved 
Sketch Plan was required to achieve at least 100 public benefit points from four benefit 
categories.  This Plan complied with the standard by providing a total of 135 public benefit 
points from five different categories. The proposed Amendment seeks to comply with this 
standard by providing 140 public benefit points from one category.  

 
The Project’s Sketch Plan amendment proposes 20% MPDUs.  As stated in the 

Affordable Housing category of Section 4.5.4.A.2 and Section 4.6.4.A.2 of the Zoning 
Ordinance, “A project that provides a minimum of 20 percent MPDUs does not have to 
satisfy any other benefit category under Section 4.5.4.A.2”. With the 20% MDPUs provided 
on the Property, the Project is going above and beyond what is required of the Applicant.  
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This MPDU commitment will increase the overall MPDU percentage to 23.4% for the entire 
Sketch Plan area resulting in the following calculation of Public Benefit Points: 

 
Calculation of points: (P – R)*12 + W*2 + T*S; (23.4 – 12.5)*12 +(0.50*2) + (0.18*5) 
 

SUMMARY TABLE

 
 
 
 

As a result, the Sketch Plan Amendment to provide 140 Public Benefit Points 
through the larger site’s MPDU percentage of 23.4% exceeds the Public Benefit Point 
requirement.  We note that Project’s Sketch Plan modification will require the 
decommissioning of the previously approved public art component, approved as part of Sec. 
4.7.3.E – Quality of Building and Site Design.  To replace the art, the Applicant proposes 
an equivalent landscape architectural amenity plaza with a central water feature situated at 
the main entrance of the Property.  This water feature is directly responsive to the 
Germanton Forward Sector Plan vision and will be a focal point for the community.    

 
B. Preliminary Plan Amendment 

 
The Preliminary Plan amendment proposes a re-design of the “Cloverleaf Center” 

subdivided lots 2, 3, & 4.  The preliminary plan proposes an increase in the density adding 
1,109,870 square feet of new development with 763,430 commercial square feet and 
346,440 residential square feet consisting of 233 dwelling units.  The preliminary 
subdivision plan proposes to resubdivide the current “Cloverleaf Center” subdivision Lots 
2, 3, & 4, Block A.  The amended subdivision will replace the original three lots with three 
newly proposed Lots 5, 6, & 7 as shown on the Preliminary Plan Amendment.  The proposed 
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building heights are equal to, or below, the Zone’s allowable 145 foot limit from each 
buildings measuring point and building height calculation.   

 
The Transportation Impact Study (TIS) dated October 29, 2021 for the Amendments, 

prepared by Symmetra Design, indicates that the Project’s change in use and density results 
in a significant increase of peak hour traffic. The site trip generation was based on trip 
generation rates from M-NCPPC in the LATR Guidelines for office, multifamily residential, 
and townhomes and from the ITE Trip Generation Manual, 10th Edition.  Residential trips 
associated with earlier phases of the Century development (Sections A [Multi-family] and 
F [Townhouses]) were accounted for in existing traffic analysis since they were constructed 
and occupied when the turning movement counts took place.  

 
TABLE: Project Trip Generation 

 
 
The transportation mitigation improvements outlined and contained within the (TIS) are 

based on the anticipated incremental construction of the Amendment’s buildings.  The 
applicant seeks flexibility to construct any of the proposed buildings, in any sequence, to 
response to the market demand.   

 
With respect to the Montgomery County Public Schools, based on the current student 

generation rates and GIP Annual School Test Guidelines FY 2022, the table below 
represents the proposed Project having adequate school capacity with no Utilization 
Premium Payment required.  The development is located within the County’s Turnover 
Impact Area.   
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TABLE – GIP School Impacts 

 
 
C. Site Plan Amendment 

 
As noted, the Site Plan amendment proposes a re-design of the “Cloverleaf Center” 

subdivided lots 2, 3, & 4.  The site plan proposes an increase in the density by adding 
763,430 commercial square feet and 233 residential dwelling units.   
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The Project has been strategically planned to seamlessly tie into the existing portions 
of the built environment.  Each building has been designed with special consideration of 
the adjacent portions of the development in mind.  The Project has been sited so that the 
massing and use of each proposed building aligns with its neighbor. The Project maintains 
and enhances the previously approved open space areas with strong connections to the 
proposed structures and to the existing development. New landscaping has been designed 
along proposed streets and parking lots to have a variety of specimen trees and an 
integrated plant hierarchy of groundcover, shrubs, ornamental trees, and specimen trees 
for each associated space.  

 
D. Summary 

 
The requested amendments to the plans approved, as part of the Prior Approvals, are 

summarized below: 
 

• Increase Sketch Plan Density 
o CR=690,170 sf 
o C=339.730 sf 
o R=350,440 sf 

 
• Revise the residential vs non-residential land use mix 

o Residential 50.63% 
o Non-Residential 49.37% 

 
• Increase Preliminary Plan Density 

o CR=1,109,8700 sf 
o C=763,430 sf 
o R=346,440 sf, or 233 Dwelling Units 

 
• Retest Adequate Public Facilities to accommodate increase in density 

 
• Update Subdivision Lots(s) 

o Lot 5 – 202,971 sf 
o Lot 6 – 111,863 sf 
o Lot 7 – 364,380 sf, with ‘ownership lot line’ 

 
• Increase Site Plan Density  

o C=763,430 sf (Office, Hotel, Restaurant, Retail) 
o R=233 Dwelling Units (Multi-Family)  

 
• Update Public Open Space  

 
• Re-Allocate Incentive Density “Public Benefits”  
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o Remove Public Art  
o Provide minimum 20% total residential as MPDUs within amendment area.  

 
• Update Transportation & Circulation  

 
• Update Site Design, Landscape & Lighting  

 
• Update Development Program / Phasing  

 
• Update Parking & Loading  

 
• Forest Conservation Plan submitted, however, there are no planned modifications 

to the underlying plan approval set forth. 
 

VI. Sector Plan Conformance 
 

The Property is in the Cloverleaf District of 2009 Germantown Forward Sector 
Plan (the “Sector Plan”) area.  The Sector Plan recommends redevelopment, to 
include, employment, housing, retail, entertainment, and hotel uses for the Property.  
Notably, the Sector Plan contemplates a CCT station in the Century Boulevard right 
of way, immediately adjacent to the multi-family portion of the larger site area.  The 
Sector Plan calls for the use of new technology for more sustainable development, as 
it relates to urban stormwater management practices. Additional features include, 
green common areas, and a series of urban open spaces. These practices will create a 
greater visibility and streetscape in accordance with the streetscape plan. 
Furthermore, a defined environment with extensive landscape planting, is proposed, 
to create an attractive setting with a central water feature situated at the focal 
terminus of Cloverleaf Center Drive and north terminus of the large public open 
space that serves as an integral part of the community.  

 
   The specific District recommendations for density and locations of uses are:  

to cluster density at the transit station with building heights of up to 143 feet; to 
concentrate retail uses in the vicinity of the transit station; to provide a ratio of land 
uses that are 50-60% commercial and 40-50% residential; and to focus commercial 
development along I-270 by providing building heights of up to 125 feet.  Additional 
recommendations for building setbacks from I-270 are to maintain the existing 
setback of 200’ from the current right-of-way.  

 
The recommendations are accommodated in the proposed Sketch Plan 

Amendment that provides height, density and uses that align with the Sector Plan. It 
also adheres to the ratio of residential/commercial uses set forth by the Sector Plan. 
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The Sketch Plan Amendment depicts dedicated open spaces and urban spaces. The 
Preliminary and Site Plan Amendment show more detail into sustainable design with 
stormwater management and landscape design through the entire Project.  

 
The Sketch Plan ratio of land uses proposes 50.63% Residential and 49.37% 

Non-Residential.  This is in alignment with the Sector Plan and the County’s newly 
adopted Growth Infrastructure Policy to facilitate more housing in the region.  In 
addition, the Applicant seeking to provide additional MDPUs to assist with the 
current lack of affordable housing supply.   

 
The Sketch Plan also provides for building heights up to the allowable 145 feet 

in alignment with the larger site’s zoning height designation (H=145’T), set forth in 
the 2014 Zoning Ordinance.  Consistent with the Sector Plan, the taller building 
massing is situated along I-270 and in the central part of the site north of Cloverleaf 
Center Drive, future Fisher Lot.   

 
The Sketch Plan also provides for dedicated open spaces, providing the 

optional method of development’s required 10% site open space, 10% Town House 
common open space, and 10% public open space.  The larger site’s approximate 1.2 
acre public open space begins at the terminus of Cloverleaf Center Drive, where an 
amenity water feature is designed into the vertical grade topography, in a prominent 
location of the site.  The public open space extends south +/- 1,000 feet with variable 
widths, directly adjacent to the podium retail courtyards beneath the multi-family 
residents overlooking the contiguous open space. 

 
The proposed Project meets all recommendations set by the Sector Plan and 

continues its overall vision. 
  

VII. Zoning Ordinance Conformance  
 

A.  Purposes 
 

As stated in Section 4.5.1 of the Zoning Ordinance, the 
Commercial/Residential Zones are intended to permit a mixture of residential and 
nonresidential uses at varying densities and heights, in order to promote 
economically, environmentally, and socially sustainable development patterns 
where people can live, work, recreate, and access services and amenities.  More 
specifically, for the Commercial/Residential Zones, Section 4.5.1 specifies the 
following purposes:  
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(a) Implement the recommendations of applicable master plans; 
 

(b) Target opportunities for redevelopment of single-use commercial 
areas and surface parking lots with a mix of uses; 
 

(c) Encourage development that integrates a combination of housing 
types, mobility options, commercial services, and public facilities 
and amenities, where parking is prohibited between the building and 
the street; 
 

(d) Allow a flexible mix of uses, densities, and building heights 
appropriate to various settings to ensure compatible relationships 
with adjoining neighborhoods; 
 

(e) Integrate an appropriate balance of employment and housing 
opportunities; and 
 

(f) Standardize optional method development by establishing minimum 
requirements for the provision of public benefits that will support and 
accommodate density above the standard method limit.  

 
As described above, the Project implements various recommendation of the Sector 

Plan. The Project also acknowledges the remaining objectives of the Zoning Ordinance and 
implements the mixed use Project with a balance of opportunities. The Project utilizes the 
Sketch Plan process established by Zoning Ordinance to allocate height to appropriate, 
compatible locations within the overall larger site area. Finally, the Project provides 
significant public benefits in accordance with the requirements in Section 4.5.4.A.2 of the 
Zoning Ordinance for the optional method of development in contemplation of the full build 
out of the Sketch Plan.  See Section VII-C below.     
 

B. Development Standards  
 

Section 4.5.4.B of the Zoning Ordinance sets forth the development standards 
applicable to the optional method of development in the CR Zone.  As previously 
described, the Sketch Plan Amendment fully complies with the densities and heights 
established by the zoning map for the Property.  The Sketch Plan Amendment will also 
provide at least 10 percent of the net site area as on-site public open space during 
development.   
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C. Public Benefit Points  
 

As discussed above, the Sketch Plan meets the Public Benefit Points requirement by 
providing the larger site’s MPDU percentage of 23.4% exceeding the zones 12.5% base 
requirement.   

 
VIII. Findings for Approval  

 
A. Sketch Plan #32016002A 

 
Section 7.3.3.E of the Zoning Ordinance sets forth the findings that the Planning 

Board must make in order to approve a Sketch Plan application.  As described above, 
the proposed Sketch Plan satisfies each applicable requirement listed in Section 7.3.3.E. 

 
(1) [The Sketch Plan must] meet the objectives, general requirements, and 

standards of this Chapter; 
 

The Sketch Plan Amendment complies with all specific requirements applicable to 
development in the Commercial/Residential Zone. The specific requirements – and the 
Sketch Plan’s conformance therewith- are described above.  

 
(2)  [The Sketch Plan must] substantially conform with the recommendations of the 

applicable master plan; 
 
The Sketch Plan substantially conforms to the recommendations of the Sector 

Plan and furthers its goals and objectives.  A discussion of the Sketch Plan's 
compliance with the Sector Plan is set forth above. 
 
(3) [The Sketch Plan must] satisfy . . . the binding elements of any development plan 

or schematic development plan in effect on October 29, 2014;  
 

This provision does not apply.  The Property is not subject to any 
development plan or schematic development plan.  

 
(4) [The Sketch Plan must] achieve compatible internal and external relationships 

between existing and pending nearby development;  
 
The Sketch Plan has been carefully designed to ensure that it will be 

physically compatible with, and connected to, existing and future development in 
vicinity.  The scale of the buildings will be appropriate for the location, with heights 
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that establish a proper relationship with the buildings contemplated in the Sector 
Plan.     

 
(5) [The Sketch Plan must] provide satisfactory general vehicular, pedestrian, and 

bicyclist access, circulation, parking and loading; 
 
The proposed site circulation will fully accommodate the vehicle, bicyclist, 

and pedestrian traffic at the Property.  The proposed block design and connection 
points from the Property to the existing community create a stronger connectivity 
through the entire Sketch Plan area as a whole.  

 
(6) [The Sketch Plan must] propose an outline of public benefits that supports the 

requested incentive density and is appropriate for the specific community;  
 

The public benefits proposed to support the incentive density associated with 
the Sketch Plan are summarized above.  

 
(7) [The Sketch Plan must] establish a feasible and appropriate phasing plan for all 

structures, uses, rights-of-way, sidewalks, dedications, public benefits, and 
future preliminary and site plan applications.   

 
The Sketch Plan was originally proposed to be implemented in two phases.  

Great planning and thought were invested to ensure that the overall site area could 
have multiple projects/phases that could stand alone in terms of internal 
infrastructure and amenities as the site development evolves.  Continuing the phase 
one implementation, and consistent with the previous approval, the Applicant seeks 
flexibility to construct any of the amended residential, office, or hotel buildings, in 
any sequence, to response to the market demand.   

 
B.  Preliminary Plan #12002095C 

 
As described below, the Project satisfies all of the elements for Preliminary 

Plan approval. 
 

(1) Subdivision Regulations Compliance; 
 

The Preliminary Plan indicates that the size, width, shape and orientation of 
the proposed lots will be appropriate for the location of the proposed subdivision. 
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(2) Sediment Control/ Water Quality; 
 

Applicable requirements under Chapter 19 are addressed in a Concept 
Stormwater Management Plan submitted to the Montgomery County Department 
of Permitting Services ("DPS") for review.  This Property is not in a Special 
Protection Area, so no separate water quality monitoring plan is required.  A 
Sediment and Erosion Control Plan will be submitted to DPS for their approval 
prior to commencement of construction. 

 
(3) Adequate Public Facilities; 

 
Public facilities are more than adequate to support and service the proposed 

Project. As noted above, the Property currently has approved traffic capacity for 
763,430 square feet of general office, hotel, and retail/service uses and residential 
density consisting of 300 multifamily apartments, 160 townhouse, and 28 two-over-
two condominium units.   

 
The Applicant’s transportation consultant has prepared a TIS demonstrating 

how this capacity may be combined with additional capacity to accommodate the 
1,109,870 square feet of development in the Project, including the residential 
346,440 square feet or 233 dwelling units.  In addition, the FY2022 Annual School 
Test for the 2022-2024 Growth Infrastructure Policy indicates that there is adequate 
school capacity in the Seneca Valley Cluster, within which the Property is located.     

 
The Project will be served by public water and sewer systems.  Electric, gas 

and telecommunications services will also be available.  Other public facilities and 
services – including police stations, firehouses, and health care facilities – are 
currently operating in accordance with the Subdivision Staging Policy and will 
continue to be sufficient following construction of the Project.   

 
(4) Relation to Master Plan; 

 
The Project substantially conforms to the Sector Plan, as addressed above.   
 
(5) Environmental compliance; 

 
The Forest Conservation Plan is being amended in conjunction with this 

Preliminary Plan Amendment, however there are no plan revisions outside the 
originally approved Limit of Disturbance and no foreseen changes to the underlying 
easements and mitigation in place. 
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C. Site Plan #82003007F 

 
The purpose of this portion of the statement is to provide justification that 

the Site Plan Amendment satisfies the applicable provisions of Section 7.3.4 of the 
Zoning Ordinance, governing the approval of a site plan application.  Section 7.3.4.E 
sets forth the findings that the Planning Board must make to approve a site plan 
application.  As set forth below, the Project satisfies each requirement of Section 
7.3.4.E.2: 

(1) When reviewing an application, the findings of approval only apply to the area 
encompassed by the application; 

 
This Application is limited to the Property and the proposed Project.  
 

(2) To approve a Site Plan, the Planning Board must find that the proposed 
development; 
 

a. The proposed development satisfies any previous approval that applies 
to the site, including any development plan or schematic development 
plan in effect on October 29, 2014; 
 

b. The proposed development satisfies applicable use standards, 
development standards and general requirements under this Chapter; 

 
As this Statement demonstrates, the proposed Project complies with the 

standards and general requirements of the Zoning Ordinance.  The compliance of 
the Project with the development standards of the CR Zone is discussed above.   

 

c. The proposed development satisfies the applicable requirements of: 
 

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

ii. Chapter 22A, Forest Conservation.  
 

The Property is subject to the Forest Conservation Ordinance.  In conjunction 
with the Preliminary Plan Amendment, the Applicant is amending the current Forest 
Conservation Plan to facilitate the Project.     
 

The Project will comply with the requirements of Chapter 19 of the 
Montgomery County Code.  Applicable requirements under Chapter 19 are 
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addressed in the approved Stormwater Management Concept Plan.  A revised 
Stormwater Management Concept plan will be submitted as part of this Application, 
and the required Application payment receipt will be provided.  In connection with 
the proposed Project, the Applicant will utilize environmental site design through 
the use of micro-bio-retention facilities, micro-bio-boxes, silva-cells, green roofs, 
and bio-swales to the maximum extent practicable toward meeting the required 
water quality treatment and water quantity control needs.  The Property is not located 
in a Special Protection Area, so no separate water quality monitoring plan is 
required.  A Sediment and Erosion Control Plan will be submitted to the 
Montgomery County Department of Permitting Services for their approval prior to 
commencement of construction.  

 
d. The proposed development provides safe, well-integrated parking, 

circulation patterns, building massing and, where required, open 
spaces and site amenities; 
 

As discussed above, the proposed site improvements will enhance the 
pedestrian environment and provide meaningful public open space.  The site has 
been configured to promote efficiencies in internal vehicular circulation and to also 
provide for safe and designated pedestrian access within and among each component 
of the Project.    

e. The proposed development substantially conforms to the 
recommendations of the applicable master plan and any guidelines 
approved by the Planning Board that implement the applicable plan; 

 
As discussed above, the Project substantially conforms to the 

recommendations of the Sector Plan.  
 

f. The proposed development 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; 

 
As discussed above, the Project will be properly served by public facilities. 
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g. The proposed development on a property in a Rural Residential or 
Residential zone is compatible with the character of the residential 
neighborhood. 
 

This provision is not applicable.  
 

h. The Proposed development is compatible with existing and approved 
or pending adjacent development.  
 

The proposed mixed-use Project is compatible with the surrounding uses.  
The provision of office and other commercial uses will complement the nearby 
residential uses by providing potential employee and retail destinations, both of 
which will limit the number of vehicle trips within the area.  The density and heights 
within the Property are appropriately sited to minimize the impacts on adjacent, low-
density development. 

   
(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. 

 
This provision is not applicable.  
 

(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. 

 
This provision is not applicable.  

 
IX. Community Outreach  

 
In accordance with the Sketch / Preliminary / Site Plan Amendment Checklist, the pre-

application community meeting was not required.  As part of the Development Review 
Manual, the community participation will follow the standard notice of Hearing, notice 
letters to adjacent owners and homeowners’ associations will be provided as required. 
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X. Conclusion  
 

As demonstrated herein, the Sketch, Preliminary and Site Plan Amendments will be an 
asset to the emerging Cloverleaf District in the Sector Plan.   Each Amendment Plan and, in 
particular, the Project comply with all applicable requirements of the Zoning Ordinance that 
govern development under the optional method in the CR Zone.  Furthermore, the 
Amendment Plans and the Project substantially conform to the recommendations of the 
Sector Plan.  The Project complies with all of the approval elements associated with 
previously approved Preliminary and Site Plans.  For the reasons expressed throughout this 
Statement, we respectfully request that the Planning Board approve the 
Sketch/Preliminary/Site Plan Amendments as proposed.   
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RESOLUTION

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

WHEREAS, on August 12, 2015, Century Technology Campus, LLC (,Applicant,,)
filed an_application for approval of a sketch plan for construction of up to ),lu2so
square feet of development including residential, office, hotel, retail and iestaurant uses
on 57.6 gross acres of CR-2.0: C-1.25 R-1.0 H-145T zoned-land and in the
Germantown Transit Mixed use overlay zone, located at on century Blvd opposite to
cloverleaf center Drive ("subject propefi") in the Germantown weit policv Area and
2009 Germantown Employment Area Sector plan (',Sector plan,,) area: and

- _ WHEREAS, Applicant's sketch plan application was designated sketch plan No.
320160020, Century (Sketch Plan" or "Application,,); and

WHEREAS, following review and analysis of the Application by planning Board
staff ("staff') and other governmental agencies, Staff issued a memorandum- to tne
Planning Board, dated December 24, 2016, setting forth its analysis and
recommendation for approval of the Application subject to certain binding elements and
conditions ("Staff Report"); and

WHEREAS, on January 7,2016, the pranning Board held a pubric hearing on the
Application at which it heard testimony and received evidence submitted for th6 recoro
on the Application; and

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

NOW, THEREFORE, BE tT RESOLVED that the planning Board approves
Sketch Plan No. 320'160020, Century, for construction of up to 2,114290 square'feet of

MCPB No. 15-160
Sketch Plan No. 320160020
Century
Date of Hearing: January 7,2016

Approved as to
Legal Sufficiency:

20t)1,0 Phone: 301.495.4605 Fax: 301.495.1320
www.montgomeryplanningboard,org E-Mail: mcp-chair@mncppc-mc.org
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development including residential, office, hotel, retail and restaurant uses on the Subject
Property, subject to the following binding elements and conditions:1

A. Bindinq Elements. The following site development elements are binding under
Section 59-7.3.3.F of the Montgomery County Zoning Ordinance:

1. Maximum density and height;
2. Approximate location of lots and public dedications;
3. General location and extent of public open space;
4. General location of vehicular access points: anq
5. Public benefit schedule.

All other elements are illustrative.

B. Conditions. This approval is subject to the following conditions:

1 . Densitv
The development is limited to a maximum of 2,114,230 square feet of total
development. The maximum number and distribution of residential dwelling unrts
and non-residential uses will be determined at Site plan.

2. Heiqht
The development is limited to the maximum height of 145 feet, as measured from
the approved buirding_ h,eight measuring point 

-for 
each buirding, in 

""coroan".with Section 594.1 .7 .C.2 of the Zoning Ordinance.

3. Incentive Densifu
The development must be constructed with the pubric benefits listed berow,
unless modifications are made under section 59-7.3.3.1. Total points must equal
at least 100 and be chosen from at least four categories as required by section
594.5.4.2.a. The requirements of Division s94.7 and the ci zone'lncentive
Density lmplementation Guidetines must be fulfilled for eacn fuufic Lenetitproposed. Final points will be established at site plan approval.
a. Transit Proximity, achieved through proximity io the corridor cities

Transitway (CCT) station;
b. connectivity and Mobility, achieved through the provision of through-block

connections and wayfinding;
c' Diversity of Uses and Activities, achieved through smail busrness

opportunities;

1 For the purpose of these blnding elements and condltions, the term "Applicanf' shall also mean lhedeveloper, the owner or any successor(s) in interest to the terms of this appioval.
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d. Quality of Building and Site Design, achieved through public art, and public
open space; anc

e. Protection and Enhancement of the Natural Environment, achieved through
building lot termination (BLT), and vegetated roof.

4. Public Open Space
The Applicant must provide a minimum ol 20o/o ol the net lot area as public open
space, in excess of minimum open space requirement of the zone, in order to
qualify for 20 points of incentive density.

5. Public Art
The Applicant must provide public art on-site, integrated into the overall site
design. The public art components must be commensurate with the size of the
public use space in which the art will be located.

6. Buildinq Lot Terminations (BLTs)
The ultimate build out of this project will require the purchase of 13.61 BLTs.
The provision of BLTs will commence upon issuance of building permits for
development that exceeds 0.5 FAR for the site and will be in accoidance with a
Development Program to be included on the Certified Site plan.

7. Moderatelv priced Dwe||inqunits(MPD
The Applicant must provide a minimum of 12.5o/o of the total residential units as
Moderately Priced Dwelling Units on the subject property. The development
must provide MPDUs in accordance with Chapter 25A.

BE lr FURTHER RESOLVED that having given full consideration to the
recommendations and findings of its Staff as presented at the hearing and set forth inthe staff Report, which the planning Board hereby adopts and incorporates by
reference (except as modified herein), ind upon consideration of the entire record and
all applicable elements of the Zoning Ordinance, the Board finds that as conditioned the
necessary elements of the sketch plan are appropriate in concept and appropriate for
further review at site plan and that:

1. The sketch Plan meets the objectives, general requirements, and standards
of the Zoning Ordinance.

a. Development Standards

lh9 _S_ubjectProperty includes approximately 57.6 gross acres zoned CR_2.0:
c-1.25 R-1.0 H-145T and in the Germanfown Tiansit Mixed use overtay
Zone. The data table below demonstrates the Application's conformance to
the applicable development standards of the zones.'
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Data Table
Development Standard

Tract (sq. ft.)
Previous Dedications
Site

2,513,798
262,588

2,251.2't0

cR2.0, c1.25, R1.0, H1457
Commerciat (FAR/GFA)

TOTAL (FAR/GF
Residential (FAR/GFA)

2.0t5.027.596

1.25t3,142,248
1.0t2,513,798

0.84t2.114.230

0.42t1.044.900
0.43/1,069.330

4.5.4
.8.2.
b

Max. Building Height (feet)
Building Al (Mutti-famity)
Building A2 (Multi-famity)
Building 43 (Mutti-famity)
Building A4 (Mutti-famity)
Building A5 (Mutti-famity)

luilUing Bl (Office over parking)

Pri$ing 82 (Mutti-famity over pirking & retait)
Building C1 (Office)
Building C2 (Office)

lultOing C3 (Office over parking)
Building D (Office)
Building Dl (Parking structure)
Building E (Hotet)
Townhouses (Lots 1 -160)
Two-over-Two's

80
80
80

100
145
80
125
135
80
40
75

Minimum Setback (feet)
From R.O.W.

Open Space (%/sq. ft.)
Common open space (462,450 SF = TH
cluster)
Public Open Space (1,411,719 SF = remainino
area)

TOTAL

10t46,245

10t141,172

10t225,121

17.5/80,805

10.9/153,902

12.5t234.707

(50% of the incentive densitv
= 50o/o " 857,331

2 As required by the Germantown Transit Mixed Use Overlav Zone.
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6.2 Parking (spaces)3
Residential and non-residential uses 1,474 - 2,886 1,928

The intent of the CR zone is to:

a) Implement the recommendations of appticable master plans.

As 
.discussed in Finding 2 berow, the sketch pran substantiaily conformsto the recommendations of the 2009 Germantown Employment Area

sector Plan by creating a mixed use deveropment centered on the future
corridor.cities Transitway station, with emproyment uses arong r-270, and
street-oriented development along Century Boulevard

b) Target oppoftunities for redevelopment of singre-use commercia! areasand surtace pa*ing /ofs with a mix of uses.

The ..subject Property is currenfly improved with five one-story office
buildings and one smaller storage building, all of which are surrounded bya significant amount of surface parking. The Sketch plan seeks to
redevelop this single-use property with a modern, mixed_use developmentwith structured 

^ 
parking. In totat, the Sketch ptan will ;;";id;approxlmately 664 additionar .residential dweiling units and t,ci++,soosquare feet of commercial uses, includinj office, hotel, ';;

retail/restaurant uses.

c) Encourage .development that integrates a combination of housing
types,. mobility options, commercial services, and public facilities atnlamenities, where parking is prohibited between the building and thistreet

The Sketch Plan provides a mixed-use, transit_oriented development thatintegrates a combination of housing types, mobility options, ior,'"r"i"i
services, and pubric facirities ana ameriiiies. The residentiar component oithe Sketch Plan includes 476 multi-famity, tOO townhor""., 

"nO 
Zg 2_over-2 housing types. of the totar 664 uniti, tz.soz" are MpDUs, which wirlbe distributed in various murti-famiry buirdings and townhouses. TheSketch Plan integrates commercial and employ-meni ,""", such as two 5_

3 The final number of Darkino spaces may be adjusted between the minimum and maximum alowed
;:ffjff"ffi| 6.2 of the zoniie broinance'"frdii;; b';iiiig p",rit based on rinar unit count anoror



MCPB No. 15-160
Sketch Plan No. 320160020
Century
Page 6

story office buildings, one g-story office building, and one S_story hotel that
take advantag e of 1270 visibility; and two mixed_use buildings with
residential/office above and ground floor retail space including a p-otential
full-service grocery store.

The Skelch Plan will provide new residential units and employment
opportunities in crose proximity to the future ccr station on'century
Boulevard. Additionaily, the streetscape improvements arong century
Bouleva-rd, including a shared use path, as well as sidewalks on both
sides of most of the streets wiil piomote both pedestrian and bicycre
circulation. The sketch pran provides an easement tor a tuture oicycie

lTilllf"t to the CCT station, and bicycte storase within the ,unir"i,iiy
DU OtnOS.

,o O"ri,nn wiil be provided between the buildings and the street.

d) Allows a flexible .i, .?! uses, densr?.e s, and buitding heights
appropriate to vaious geffrngs to ensure compatibre retatio;ship;l;ii
adjoining neighborhoods.

The Sketch P. lan provides a context_sensitive design and will complementthe surrounding uses, as envisioned in the sJctor ptan. Reiioentiai
townhouses and multi-family buildings are located away from l27A anitowards Century Boulevard, which limits noise impacts from l_270 andprovides immediate activation of century Bourevard according to thesl<eich Plan's.phasing pran, which shows the residentiar construction
starting first. The main entrance to the site, opposite Cloverleaf CenterDrive.and adjacent to the future ccr station, iJ rrameo witn a rs-siory
rixe.d-l:9 building on one side and four-story'2-over-2 units on the othei.The building heights and massing are appropiiat" for highlighting the mainentrance to the site and ensuring adequate transitionJ beiveen the
fitfe,ref uses on the property. Otier office UuifOings and the hotel arelocated in the rear of the property to take advanta ge & rzzo visibiliiy. 

- -

e) lntegrate 
.a.n 

appropriate balance of employment and housing
oppottunities.

Il."^:1"1.1 ll"n.jntegrates an appropriate batance of emptoyment andnousrng opportunities. At fuil buird out, the Sketch pran wiri hive a totaldensity of 0.84 FAR, which breaks down into approximatety 50.6 percent
residential uses and 4g.2 percent non-residentiar uses. The residential
uses encompass a diverse mix of housing opportunities including t_, i_,and 3-bedroom units in the multi-family UuitO'ings, and 16_, 20_,Znd 2a_
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foot wide townhouses in addition lo 2-over-2 units. Of the total 664 units
provided, 12.5o/o arc MDPUs.

The non-residential uses, encompassing office, hotel, and retail/restaurant
including a potential grocery store, will provide employment opportunities
and necessary services for Germantown, including future residents of this
development, in close proximity to the future CCT stop.

f) Standardize optional method development by estabtishing minimum
requirements for the provision of public benefits that wilt iuppoft and
accommodate density above the standard method limit.

As discussed in finding 6.9 below, the Sketch plan will provide the
required public benefits from a minimum of four categories to achieve the
desired incentive density above the standard method limit.

b. General Requirements

i. Sife Access
Access to the Subject Property is adequatery provided at three locations
on Century Boulevard. The main access point is located opposite to
existing cloverleaf center Drive, and the other two access points are to
the north and south of the main entrance. Until the ccr is buirt, ail three
intersections will have full turning movements. After that time, the north
and south intersections will become right-in/right-out only while the main
intersection at cloverleaf center Drive will remain a full turning movement
intersection.

To facilitate inter-parcel connectivity and as part of the future preliminary
Plan approval, the Applicant may be required to grant an access
easement on the street running along the east side of the townhouse
section towards the Property boundary to the south. Inter-parcel
connections are key within these large parcels, especially when the CCT
is built, because full movement intersections along century Boulevard will
be very limited.

ii. Parking, Queuing, and Loading
within the multi-famiry buirding cruster, vehicre parking wiil be provided
primarily with surface lots and a limited number of one_car garages.
Vehicle parking for the townhouse units and z_oveF2's -witt- 

Oe
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accommodated in garages, driveways, and on_street. parking for non_
residential uses will be provided in surface rots during phase 1, while
some of those lots wiil be repraced with structured parking in phase 2. on-
street parking that is available to visitors and future patrons of the retail
space is also being provided. Long-term indoor bicycre parking is being
provided in the multi-family residential buildings along with outside shortl
term bicycle parking for visitors. Each non-residentiar buirding wiil arso
contain bike rooms and the appropriate bicycle amenities.

iii. Open Space and Recreation
The overall Sketch plan has a 10 percent, or 225,121 square feet, open
space requirement, which has to be provided as common open space forthe townhouse units and public open space for the remaining blidings.
The sketch Pran provides a totar of 234,702 square feet or td.+z otiire
net area as open space. As discussed in Finding no. 6 below, the Sketch
Plan provides an additionar 49g,933 square feet 6f open .p""" o"vono tn"10 percent requirement of the zone ihat is counted as'a pubric o"n"tt
supporting the requested incentive density.

The Sketch Plan meets the active and passive recreatton needs of thefuture residents' The. dev-eropment wiir provide tne toilowint on-site
recreation facirities: indoor.fitness facirity, swimming poor, *aoTng pooipicnic/sitting areas, play lot. tot lots, open ptay areis, a bike sysiem, apedestrian system, and nature trairs, in accoidance with the Hrrrrrcppc
Recreation Guidelines. Ail of these facilities wiil be provided in phase 1,which will enabre future residents to read an active and hearthy rifestyre.

iv. General Landscaping and Outdoor Lighting
Landscaping and righting, as weil as other s-ite a-menities, wiil be provided
to ensure that site amenities wiil be safe, adequate, and efficient io,. y""r-
round. use and enjoyment by residents and'visitors. fne fanOs"jpingprovided serves the following purp-oses: screening and buffering Oet"le"idifferent uses within the Sketch plan; canopy 

"iouerage 
and shade forroads, parking areas and open spaces; and beiutificatio-n of op"n 

"pa"es,entryways and through brock connections. The right fixtures wiil dr;;id;enough illumination to create safe environments, but not so much as tocause glare, while respecting the pedestrian scale.

The sketch Plan substantiaily conforms to the recommendations of the sector
Plan.
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The 2009 Germantown Employment Area Sector plan offers broad land use ano
urban form recommendations for the cloverleaf District, which includes the
Subject Property. The Plan's overall recommendation is for mixeo_use
development to be concentrated at a future ccr station that will be located on
century Boulevard adjacent to the property. lt recommends a ratio of 40 percent
to 50 percent residential uses and s0 percent to 60 percent commercial uses,
and recommends that employment uses be located closer to l-270 to maximize
their visibility. The Plan also recommends a privately developed ,,green common"
and some retail development along century Boulevard that would help to activate
the street.

consistent with sector plan's recommendations, the sketch plan provides a
mixed-use development with residential, office, hotel, retail and restaurant uses
centered on the future ccr station and within a short walking distance from each
other. As corrected at the planning Board Hearing, the miiof uses provided is
well balanced and consistent with sector plan;s ranges. The sietch plan
includes 50.6 percent residential and 4g.2 percent commercial uses.

The sector Plan recommended that maximum building heights be located
nearest the station, with reduced heights along l-270. Thtsketch plan provides
the tallest and most dense buildings at the core of the site across from the future
station and office buildings along l-270 to maximize their visibility. The main
entrance to the site, opposite to existing cloverleaf center Drive, will be frameo
with a 13-story mixed use building to the left and2-over-2 units to the right. The
latter unit type was added to the townhouse cluster to better meet thidensity
and massing recommendations of the Sector plan at the transit stop. The Sketch
Plan includes a green common area of approximatery 0-7 acres, which
Incorporates a transit plaza, along century Boulevard and across from the future
CCT stoo.

streeloriented development is. achieved by placing the front door of the buildings
on the street with minimal building setbacks and providing parking in the rear.
The multi-family buildings along century Boulevard ano stiebt A inilude access
from some ground-floor units direcily to the sidewalk in addition to the marn
building entrances. These additional access points promote activation of the
adjacent streets. The townhouse units and 2-over-2 units along century arso
have the front doors on century Boulevard and are rear-loaded from the all6v.

3. The sketch P/an safisfles, under section 7.7.1.8.s of the Zoning ordinance,
the binding elements of any development plan or schematic 

-development
plan in effect on October 29, 2014.
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The sketch Plan is not subject to a development plan or schematic development
plan.

4. The sketch Plan achieves compatible intemal and extemal relationships
between existing and pending nearby development.

The sketch Plan will achieve compatible internal and external relationships
between existing nearby development by creating a mixed-use development with
residential, office, hotel, and retail/restaurant usls within a short disiance from
each other. Internal relationships between the different uses are furthered by a
well-connected network of streets with sidewalks and a network of diverse ojen
spaces. The orientation of the townhouse buildings fronting onto streets ano iSar_
loaded 

. 
from 

. 
atJeyways reinforces compatibility ririth other- uses. Simitarly, offlce

and. hotel buildings front onto open spaces and streets and parking is in tlhe rear.At the corner of century Boulevard and cloverreaf centei Drive"e*tenJeo, t|,e
uKercn pran concentrates the tallest mixed-use buildings and 2_over_2 units with
? large gr_eg of open space, which estabrishes a compatibre rerationship *itn tn"future ccr station at this rocation and is consistent with seitor pian
recommendations. The Sketch plan provides an easement for a future inter_parcel connection along the southern property boundary, which courd improve
connectivity with the adjacent development to the south.

5. The sketch PIan provides satisfactory generar vehicurar, pedestrian, and
bicyclist access, circulation, parking, and toading.

The 
. 
sketch Plan wirr provide satisfactory pedestrian, bicycrist access and

circulation within the subject property and to the e)fternar street network.
streetscape improvements arong the subject property's frontage on C"ntrrv
Boulevard will create a recreational path for oicy'ctisti and pe-destrians. Theinternal streets have sidewalks on both sides which accommodates safepedestrian circulation throughout the development.

The sketch Plan will provide satisfactory vehicular circulation utilizing three
intersections along the propefi frontage and an easement for a futur6 inter-parcel connection to the south. Adequate parking wiil be provided on-site via
surface parking in Phase I and a combination of structured and surface parrintin Phase 2. .Access to parking and roading has been rocated to minimiz6pedestrian-vehicular conflicts.
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6. The sketch Plan proposes an ouiline of pubtic benefits that suppotis the
requested incentive density and is appropiate for the specific community.

Under section 59.4.7.1 .8, in approving any incentive FAR based on the provision
of public benefits, the planning Board must consider:

1. the recommendations of the applicable Sector plan;
2. CR Zone lncentive Density tmpilementation Guidetines;
3. any design guidelines adopted for the applicable master plan area;4. the size and configuration of the site;
5. the relationship of the site to adjacent propertres;
6. the presence or lack of similar public benefits nearby; and7. enhancements beyond the elements listed in an individual public benefit that

increase public access to, or enjoyment of, the benefit.

The Planning Board finds that the pubric benefits proposed by the Appricant asset forth in the foilowing_tabre are appropriate in'concept, 
"no "ppiJpri"t" 

to.further detailed review. 
. 
Final determinition of public benefit point uitu5" *itt u"

determined at Site plan(s).

Public Benefit Incentive Density Points
Total Points
Possible

4.7.3.8:, Transit

4.7.3.D: Diversity of Uses &

4.7.3.E: of Buildins and Site

4.7.3.F: Protection and E
Building Lot Termination (BL
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Transit Proximitv
The subject Property is abutting the master-planned ccr station on century
Boulevard, which allows the development to be eligible for Level 2 transit as
defined in the Zoning ordinance. The planning Board supports the full 30 pornts
as provided in the Zoning ordinance for cR-zoned properties that are abutting or
confronting a master-planned transit station.

Connectivitv and Mobilitv
Through Block connections: The Apprication provides two safe and aftractive
pedestrian connections between streets within the townhouse cluster. one
connects Century Boulevard to Street E on the townhouse cluster and terminates
on a centrar pocket park. The other extends sheet D off century Bourevard
through another pocket park to street c and the various open spaces for the
hotel and office buirdings. These through brock connections are open-air, at reast
15 wide, and open to the pubric at least between g AM and 9 pM. Enhanceo
landscaping and light bollards will be provided for orientation and safety.

wayfinding: The sketch pran has an eraborate wayfinding system orienting
residents, workers and visitors throughout the 51.7-acre site to the scurptural Art
Piece, the crubhouse amenity area, the major open space area with nature ano
exercise trails in the northeast corner of the site and along 1270, the future ccr
station, retail praza, office and hoter praza and rawn area. Given the size of the
site, the wayfinding system encompasses a rarge number of signs incruding
informational signs, directional signs, and interpretive signs. Further details and
refinement are to be provided at the time of site pran. The pranning Board
supports the fuil 10 points as ailowed in the Zoning ordinance for designing and
implementing a way-finding system orienting pedestrians and cyctistJto ia.ior
open spaces, cultural facilities and transit opportunities using a large number of
stgns.

Diversitv of Uses & Activities
small Business opportunities: The sketch pran provides on-site space for at
least three smarr, neighborhood-oriented businesses that are each no greater
than 5,000 square feet in size. The pranning Board supports incentive density of
10 points since retair bays for onry three smail businesses are being provided.
The size of these three wiil be restricted for a period of six years after the
issuance of the initial use and occupancy permits.
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Qualitv of Buildinq and Site Desiqn
Public Open Space: The Sketch plan provides 498,933 square feet of open
space in excess of the minimum open space requirement of the zone. The
additional open space is generally located in the northeast corner of the site and
extending along 1270 in the buffer area between l2z0 and the development. The
open space is open to the public between sunrise and sunset; it is at least 35 feet
wide; it includes an exercise trail with 2 fitness stations, which connects to a
mulch path through the environmentaily sensitive areas. This rarge area of
contiguous open space is wefl connected to other areas of pubric open space
and common open space to form a comprehensive network of open spaces. The
Planning Board supports the fuil 20 points in this category based on the
percentage of qualifying open space provided (49g,933 square feet) over tne net
lot area (2,251,210 square feet).

Public Art: The Sketch plan includes a pubric art component that was reviewed
for comment by the Art Review paner on september 16, 2015. The an
component will recognize the work and design of aircraft by Fairchild Industries,
which was historically located on the subject property. The large-scale scurpture
of a plane wirr be reminiscent of the Fairchird aircraft. The pranning Board
supports the full 15 points to be attributed since the Public Art .orpon"nt frlfill,
the following goals:
. achieves aesthetic excellence;

' Ensures an appropriate interaction between the art and the architectural
setting in terms of scare, materiars and context. The 30-foot tafi by 21 -foot
wide sculpture effectively functions as a focal point at the terminus of street
B, while celebrating the history of the site.

' Ensures pubric access and invites public participation. The sculpture rs
located in a pubric praza easiry accessibre from nearby sidewarks and highry
visible as one enters the site. During the day, the scurpture wiil cast murtipre
blue airplane silhouettes on the ground level, which will move with the rotation
of the earth. The prayfur and temporar nature of these shadows wiil invite
public participation.

' Encourages collaboration between the artist and other project designers early
in the design process. The project has incruded the artist Judy Moore since
the early design stages and has arso been reviewed by the Art Review panel
early in the review cycle.

' Ensures long-term durability of permanent works through material selection,
such as, polished stainless steel and blue resin;
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Increases public understanding and enjoyment of art through interpretive
information. The sculpture will include an interpretative exhibit with
information on the sculpture and history of the site;
Contributes to a collection of commissioned art that is unique and fosters a
positive community identity.

Building Lot rermination: The Appricant must purchase BLT easements in an
amount equal to 5oo/o or the incentive density froor area, per the Germantown
Transit Mixed Use overray Zone (section 59.4.9.9). one BLT must be purchased
for every 31,500 square feet of gross froor area comprising the 50 percent
incentive density froor area. with these parameters, the Appricant must purchase
13.6 BLTs, which, at the ratio of 9 points for each BLT, yierds more points than
allowed by this pubric benefit category. Therefore, the pranning Boaid supports
the full 25 points in this category, which is the maximum ailowable.

vegetated Roof rhe Appricant requests 15 points for providing vegetated roofs
on Buildings 81,B.2, C1, C2, C3, D and E with a soil depth of at least 8 inches
and covering more than 33% of the totar roof, excruding space for mechanical
equipment. The prant materiar serected incrude a mix of row-growing sedums ano
ground cover species. The planning Board supports this request.

7. The Sketch ptan esfab/rshes a. leasibte and appropnate phasing plan forall.structures, uses, ights-of-way, sidewatks, dedicltions, puntic oei6hts, atiafuture preliminary and site plan applications.

The development wiil be.buirt in two phases with three sub-phases for theresidential,. murti-famiry and non-residentiar portions of phase r. pirase i consisisof a. townhouse section, murti-famiry section, and a non-residentiar sectionconsisting of a hotel and two office buildings lAuihings C1, E, D) 
";d 

;;; ;;surfa-ce parking. The deveropment in phase t'consisis oi +e8'#"ili"g ;it. "ii388,000 square feet of hotel and office uses.

Phase 2 will consist of Building 9?, C3, 81 ,82, and D1, which wilt contain up593'700 square feet of office, 63,200 square feet'of retair, 166,400 
"qr"i"-r""t ,iiresidential over retair (approximatery 17b units) ano a g story parxing'str*i; bserve the surrounding offices.

The Preliminary Pran and site pran for phase 't have been submitted.
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Total Sketch
Plan Points

and

Qualitv of Bui and Site

Protection and Enhancemffi

BE lr FURTHER RESOLVED that the Board's approval of a sketch plan is in
concept only and subject to further review at site plan, when, based on detailed review
the Board may modify the sketch plan's binding elements or conditions based on the
Montgomery County Code, the Sector plan, or other requirements; and

BE lr FURTHER RESOLVED that this Resolution incorporates by reference all
evidence of record, including maps, drawings, memoranda, correspondence, and other
information; and

BE lr FURTHER RESOLVED that all binding site development elements snown
on the latest electronic version of century, 320160020, submitted via eplans to the M_NcPPc as of the date of the staff Report, are required, except as modifieJ oy tne
above conditions of approval; and

BE lr FURTHER RESoLVED that this Resolution corptilutes the^written oprnion
of the Board in this matter, and the date of this Resotution is FEB 3 0l61wnicn is tne
date that this Resolution is mailed to all parties of record); and

BE lr FURTHER RESOLVED that any party authorized by raw to taxe an
administrative appeal must initiate such an appeal within thirty days oithe date of this



MCPB No. 15-160
Sketch Plan No. 320160020
Century
Page 16

Resolution, consistent with the procedure rules for the judicial review of administrative
agency decisions in Circuit Court (Rule 7-203, Maryland Rules).

CERTIFICATION

This is to certify that the foregoing is a true and correct copy of a resolution adopted by
the M.ontgomery county Planning Board of the Maryland-National capital park and
Planning commission on motion of commissioner Dreyfuss, seconded by
commissioner Fani-Gonz6lez, with chair Anderson, Vice chair wells-Harley, and
commissioners Dreyfuss, Presley, and Fani-Gonzdlez voting in favor at its iegurar
meeting held on Thursday, January 7,2016, in Silver Spring, Maryland.

nty Planning Board
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MCPB No. 15-161
Preliminary Plan Amendment No. 120020958
Century
Date of Hearing: February 18, 2016

RESOLUTION

WHEREAS, under Montgomery County Code Chapter 50, the Montgomery
County Planning Board is authorized to review preliminary plan applications; and

WHEREAS, the Planning Board, by Opinion dated August 14,2002, approved
Preliminary Plan No. 120020950, to create four recorded parcels on 55.81 acres of land
for a total of 498,934 square feet of office space, which included 1 56,51 6 square feet of
new general office space and 342,418 square feet of existing office space in the l-3
zone, located on Gentury Blvd opposite Cloverleaf Center Drive ("Subject Property"), in
the Germantown West Policy Area and 1989 Germantown Master Plan area; and

WHEREAS, on January 25,2010, the Planning Board approved an amendment
to Preliminary Plan No. 120020954 (MCPB No. 09-156) to create one recorded parcel
on 51.8 acres of land for 510,702 square feet of general office and 21,000 square feet
of accessory storage uses on the Subject Property; and

WHEREAS, following the approval of Site Plan No. 120020954, the Subject
Property was rezoned from l-3 to TMX-2 and then from TMX-2 to CR-2.0: C-1.25 R-1.0
H-145T in the Germantown Transit Mixed Use Overlay Zone;

WHEREAS, on July 16, 2015, Trammell Crow Company ('Applicant") filed an
application for approval of an amendment to the previously approved preliminary plan(s)
to create 160 townhouse lots, 3 lots for 28 two-over-two dwelling units, one lot for 300
mufti-family units, four lots for a combined 437,420 SF of commercial uses, one outlot
for a forest conservation/natural area, and one outlot for stormwater management in the
CR zone on the Subject Property, in the Germantown West Policy Area and 2009
Germantown Employment Area Sector Plan ("Sector Plan") area; and
and

Approved as to l(!
495.4605

'2,
Fa* iLegal

E-Mait mcp-chait@mncppc-mc.org
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WHEREAS, Applicant's application to amend the preliminary plan was
designated Preliminary Plan No. 120020958, Century ("Preliminary Plan,"
'Amendment," or "Application"); and

WHEREAS, following review and analysis of the Application by Planning Board
staff ("Staff') and other govemmental agencies, Staff issued a memorandum to the
Planning Board, dated February 2,2016, setting forth its analysis and recommendation
for approval of the Application, subject to certain conditions ("Staff Report"); and

WHEREAS, on February 18,2016, 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, on February 18, 2016 the Planning Board voted to approve the
Application subject to certain conditions, on motion of Commissioner Presley, seconded
by Commissioner Wells-Harley, with a vote of 5-0; Commissioners Anderson, Dreyfuss,
Fani-Gonzalez, Presley, and Wells-Harley voting in favor.

NOW, THEREFORE, BE lT RESOLVED that the Ptanning Board APpROVES
Preliminary Plan Amendment No. 120020958 to create 160 townhouse lots, 3 lots for 28
two-over-two dwelling units, one lot for 300 multi-family units, four lots for a combined
437,420 SF of commercial uses, one outlot for a forest conservation/natural area, and
one outlot for stormwater managemenl with the following conditions:1

1. All conditions imposed by the approval of Preliminary Plan Amendment No.
12OO2O95A in Planning Board Resolution MCpB No. 09-156 dated January 10,
2010, are superseded by the conditions contained herein.

2. Approval is limited to one hundred and sixty (160) lots for townhouses, three (3)
lots for 28 2-over-2 dwelling units, and one (1) lot for up to 300 multi-family
dwelling units including 12.5o/o moderately priced dwelling units ("MpDUs',) with a
maximum density of 902,530 square feet of residential uses, and up to 437,420
square feet of nonresidential (office and hotel) uses, one ouflot for forest
conservation and one outlot for stormwater management.

3. The Applicant must comply with the binding elements and conditions of approval
for Sketch Plan No. 320160020 as listed in the MCPB Resolution No. 15-160.

4. The Planning Board accepts the recommendations of MCDpS - Water
Resources Section in its stormwater management concept letter dated January
5, 2016, and hereby incorporates them as conditions of the preliminary plan

I For the purpose 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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Amendment approval. The Applicant must comply with each of the
recommendations as set forth in the letter, which may be amended by MCDPS -
Water Resources Section provided that the amendments do not conflict with
other conditions of the Preliminary Plan Amendment approval.

5. The Planning Board accepts the recommendations of the Montgomery County
Fire and Rescue Services ("MCFRS") approval dated February 2, 2016 and
hereby incorporates them as conditions of the Preliminary Plan Amendment
approval. The Applicant must comply with each of the recommendations as set
forth in the approval. These recommendations may be amended by MCFRS
provided that the amendments do not conflict with other conditions of the
Preliminary Plan Amendment approval.

6. The Applicant must show on the record plat a parcel for the following private
streets as well as construct the roads to the design standards specified below:

a. Private Street A (Sherman Boulevard) with a minimum parcel width of 50
feet from Century Boulevard to Private Street C (Stol Run Way). private
Street A must be constructed to Montgomery County Department of
Transportation ('MCDOT) Road Code Standard MC-2001 .02: Tertiary
Residential Street Modified as shown on the Certified Preliminary plan.

b. Private Street B (Fairchild Boulevard) with a minimum parcel width of 76
feet from Century Boulevard to Private Street C (Stol Run Way). private
Street B must be constructed to MCDOT Road Code Standard MC-
2005.04: Business District Street Modified as shown on the Certified
Preliminary Plan.

c. Private Street C (Stol Run Way) with a minimum parcel width of 50 feet
from Private Street A tci Private Alley A. private Street C must be
constructed to MCDOT Road Code Standard MC-2001.02: Tertiary
Residential Street Modified as shown on the Certified preliminary plan.

d. Private Street D (Mills Drive) with a minimum parcel width of S0 feet from
Century Boulevard to Private Street E. Private Street D must be
constructed to MCDOT Road Code Standard MC-20O1.02: Tertiary
Residential Street Modified as shown on the Certified preliminary plan.

e. Private Street E (Provider Lane) with a minimum parcel width of 50 feet
from Private Street B to Private Street C. Private Street E must be
constructed to MCDOT Road Code Standard MC-2001.02: Tertiary
Residential Street Modified as shown on the Certified preliminary plan.

7. A public access easement must be shown on the record plat for private Street A,
Private Street B, Private Street C, Private Street D, and private Street E.

8. The Applicant must show on the record plat a SO-foot wide access easement for
a future inter-parcel street connection, as show on the preliminary plan
Amendment, from the southem terminus of Private Street C (Stol Run Way) to
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the southern property boundary to provide future access to Parcel J on Plat No.
13751 .

9. The Applicant must show a note on the record plat for an easement for a 2,000
square foot bicycle parking facility adjacent to the Century Boulevard rightof-way
and outside of the Public Utility Easement between Private Street B and Private
Street A that will be provided to the County when the Corridor Cities Transitway -
Phase ll is funded fordesign and construction in the Capital lmprovement
Program (ClP).

10.The Applicant must install a traffic signal at the intersection of Century Boulevard
and Cloverleaf Center Drive/Private Street B prior to the issuance of the third
nonresidential building permit (either Building C or Building D only, as shown on
the Preliminary Plan). This allows the issuance of building permits for all
approved residential dwelling units (488 units) and up to 284,399 square feet of
nonresidential uses on the Subject Property.

1'1.The Applicant must inslall a traffic signal at Crystal Rock Drive/Cloverleaf Center
DriveMaters Landing Drive prior to the issuance of the second nonresidential
building permit. This allows the issuance of building permits for all approved
residential dwelling units (488 units) and up to 266,899 square feet of
nonresidential uses on the Subject Property.

12.The Applicant must construct a second northbound right turn lane on Crystal
Rock Drive at Father Hurley Boulevard prior to the issuance of the first
nonresidential building permit of any Use and occupancy certificate for any floor
in nonresidential Buildings C, D, and E as shown on the preliminary plan. This
allows the issuance of building permits forall approved residential dwelling units
(488 units) on the Subject Property.

13.The Applicant must satisfy the Adequate Public Facilities - Transportation policy
Area Review (TPAR) test by making a TPAR payment, equal to 25o/o ol the
applicable development impact tax, to the Montgomery County Department of
Permitting Services (DPS) at the time of building permit.

14.The Planning Board has accepted the recommendations of the Montgomery
County Department of Transportation (MCDOT) in its letter dated December g,
2O15, and does hereby incorporate them as conditions of the preliminary plan
Amendment approval except for Commenl#2 and Comment#11A, 11B, ano
11E. Comment #2 is amended by the triggers in the preliminary plan conditions
#10 and #'l 1 , for the construction of the traffic signals. For MCDOT Comment
#11, the permit and bonding of the improvements is amended as follows:

a. 114 - prior to the issuance of any building permit for any residential
building fronting Century Boulevard.
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b. 1 1 B - prior to the issuance of the triggering building permit as noted in the
Preliminary Plan conditions #10 and #1 1 for the construction of the traffic
signals.

c. 11E - prior to the issuance of any building permit for any residential
building fronting Century Boulevard.

Except for the above amendments, the Applicant must comply with each of the
recommendations as forth in the MCDOT letter, which may be subsequently
amended by MCDOT provided that the amendments do conflict with other
conditions of the Preliminary Plan Amendment approval.

1 5. The Certified Preliminary Plan must contain the following note:

"Unless specifically noted on this plan drawing or in the Planning
Board conditions of approval, the building footprints, building
heights, on-site parking, site circulation, and sidewalks shown on
the Preliminary Plan are illustrative. The final locations of buildings,
structures and hardscape will be determined at the time of Site Plan
approval. Please refer to the zoning data table for development
standards such as sefbacks, building restriction lines, building
height, and lot coverage for each lot. Other limitations for site
development may also be included in the conditions of the planning
Board's approval."

1 6. The record plat must show necessary easements.

17.The record plat must reflect all areas under Homeowners Association ownership
and specifically identify stormwater management parcels.

18.The flnal number of Building Lot Termination (BLT) will be determined at the time
of Site Plan(s) approval.

19.The final number of MPDUs and other affordable housing units as per condition
#2 above will be determined at the time of Site Plan(s) approval.

20.The record plat must reference the Common Open Space Covenant recorded at
Liber 28045 Folio 578 ("Covenant"). The Applicant must provide verification to
Staff prior to release of the final building permit that the Applicant's recorded
HOA Documents incorporate the Covenant by reference.

21 . Except for the demolition of existing structures that does not require a sediment
control permit, no clearing, grading or recording of plats prior to Certified Site
Plan approval.
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22.Final approval of the number and location of buildings, dwelling units, on-site
parking, and internal sidewalks will be determined at Site Plan.

23.Include the stormwater management concept approval letter, other agency letters
referenced in the conditions, and Preliminary Plan Amendment Resolution on the
approval or cover sheet(s) of the Certified Preliminary Plan.

24.In the event that a subsequent Site Plan approval substantially modifies the
subdivision shown on the approved Preliminary Plan with respect to lot
configuration or location or righfof-way width, or alignment, the Applicant must
obtain approval of a Preliminary Plan amendment prior to certification of the Site
Plan.

25.The Adequate Public Facility ("APF') review for the Preliminary Plan Amendment
will remain valid for eighty-five (85) months from the date of mailing of the
Planning Board Resolution.

BE lT FURTHER RESOLVED that having considered the recommendations and
findings of its Staff as presented at the hearing and as set forth in the Staff Report,
which the Board hereby adopts and incorporates by reference (except as modified
herein), and upon consideration of the entire record, the Planning Board FINDS, with
the conditions of approval, that:

1. The Preliminary PIan Amendment substantially conforms to the Master plan.
The 2009 Germantown Employment Area Sector Plan offers broad land use and
urban form recommendations for the Cloverleaf District, which includes the
Subject Property. The Sector Plan's overall recommendation is for mixed-use
development to be concentrated at a future CCT station that will be located on
Century Boulevard adjacent to the Property. The Sector Plan recommenos a
ratio of 40 percent to 50 percent residential uses and 50 percent to 60 percent
commercial uses. Furthermore, the Sector Plan recommends that employment
uses be located closer to l-270 to maximize their visibility. A privately developed
"green common" and some retail development along Century Boulevard that
would help to activate the street is also strongly suggested in the Sector plan.

Consistent with Sector Plan's recommendations, the preliminary plan
Amendment and Site Plan Amendment provide a mixed-use development with
residential, office, and hotel uses along the future CCT station and within a short
walking distance from each other. The Sector Plan recommends that maximum
building heights be located nearest the station, with reduced heights along l2TO.
Phase I does not preclude future phases with taller buildings from occurring
across from the station or other building included in Sketch Plan No. 320160020.
The first phase provides a multi-family building and 2-over-2 units framing the
entrances to the site. Residential 2-over-2 unit types, which are taller and denser
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than townhouse units, have been added to the townhouse cluster to better meet
the density and massing recommendations of the Sector Plan at the transit stop.
The Application includes office buildings along l-270 to maximize their visibility.
Also, it includes a green common area of approximately 0.7 acres, which
incorporates a transit plaza, along Century Boulevard and across from the future
CCT stop.

Street activation is achieved by placing the front door of the buildings on the
street with minimal building setbacks and providing parking in the rear. The multi-
family buildings along Century Boulevard and Street A include access from some
ground-floor units directly onto the sidewalk in addition to the main building
entrances. These additional access points promote activation of the adjacent
streets. The townhouse units and 2-over-2 units along Century also have the
front doors on Century Boulevard and are rear-loaded from the alley.

The Preliminary Plan Amendment propose 67.4% residential and 32.60/o
commercial land use mix. while this mix is outside the recommended range in
the Sector Plan, it represents only Phase I of the ultimate buildout, whicn was
approved with Sketch Plan No. 320160020 with the ratio of 50.6% residential and
49.4% commercial uses. The ultimate buildout is in substantial conformance with
the Sector Plan ranges. The Site Plan Amendment and preliminary plan
Amendment are an interim step towards achieving the ultimate land use mix
recommended in the sector Plan. Lastly, the phase I development is a significant
improvement towards achieving the Sector plan's goals and recommendations
as compared to the existing development, or even the previously approved Site
Plan Amendment No. 820030074 and preliminary plan Amendment No.
12002095A, which had no residential component.

Therefore, the Planning Board finds that Application (phase l) continues to meet
the sector Plan's objectives for the cloverleaf District by providing a mixed use
development centered on a future transitway stop, with employment uses along l-
270, and street-oriented development along Century Boulevard while laying the
groundwork to ultimately achieve the land use mix desired in the sector plan.
The Planning Board finds the Preliminary plan Amendment substantially
conforms to the Sector Plan.

Public facilities will be adequate to support and service the area of the approved
subdivision.

Roads and Transportation Facilities
current improvements on century Boulevard include four lanes of travel along
the full length of the Subject Property's frontage and a median along the northem
half of the Property's frontage. The ultimate right-of-way for Century Boulevard of
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134 feet, as recommended in the Sector Plan, to accommodate the future CCT
has already been dedicated. Additional right-of-way has also been dedicated at
the location of the future CCT station. While sufficient right-of-way has been
dedicated, the roadway travel lanes are not in their ultimate location and will
need to be reconstructed when the CCT phase ll is constructed and open to the
public.

Vehicular access to the Property is provided directly from Century Boulevard.
Currently, there are two full movement vehicular access points, one to the north
and one to the south of the Cloverleaf Center Drive and Century Boulevard
intersection. Both of these accesses are proposed to remain full movement until
the CCT Phase ll is constructed, at which time they will become right-in/right-out
only to minimize the number of median openings and potential conflicts with the
CCT operations. A note will be placed on the record plat to this effect. An
additional access point is proposed as an extension of Cloverleaf Center Drive
across Century Boulevard into the Property. As the main access point to the
Property, this will remain a full movement access when the CCT Phase ll is
constructed. Additionally, the intersection of Cloverleaf Center Drive and Century
Boulevard warrants a traffic signal to be installed when all the residential
development is constructed and 266,900 square feet of non-residential
development is constructed.

The Subject Property has no access to any other roads or inter-parcel access
with properties to the north or south. However, the Applicant is granting an
access easement for a future inter-parcel street connection from the terminus of
Private Street D to the southem property boundary. To the east of the property is
l-270 and the Applicant is not proposing any development in the 200-foot setback
from the lnterstate.

Frontage improvements include the construction of a 12-foot shared use oath in
addition to rough grading the road so that Century Boulevard can be constructed
to its ultimate cross section when the CCT Phase ll is funded. The shared-use
path provided will also function as a fire access lane. The shared-use path is an
interim improvement, which will ultimately be changed to separated bicycle lanes,
when the CCT is constructed. The separated bike lanes on the northbound side
of Century Boulevard (the Applicant's side) will be accompanied by separated
bike lanes on the southbound side. Additionally, wide sidewalks will also be
provided with the ultimate construction of Century Boulevard. The cunent
Functional Master Plan of Bikeways calls for a shared-use path on the
southbound side of Century Boulevard. The interim and ultimate
recommendations for bicycle facilities on Century Boulevard are considered to be
an upgraded facility and can be accommodated within the 134-foot right-of-way
recommended in the Sector Plan.
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All of the intemal roads being constructed on the Subject Property are proposed
to be private roads. The Planning Board supports private roads for several
reasons. As designed, and given the Property's location, all internal roads only
serve the proposed uses within the Subject Property, and all of the Property's
access points only connect to Century Boulevard. Private roads will be
constructed to Montgomery County Department of Transportation (MCDOT)
standards, as specified in the Preliminary Plan Amendment conditions, which will
ensure safety and adequacy. Even though the roads will be privately owned and
maintained, public access easements will be placed on all private streets and an
access easement to extend Private Street D to the south will be placed on the
record plat. Lastly, private roads allow for more flexibility in design and choice of
materials, such as, along Street C where brick pavers are provided.

Pedestrian and bicycle access to the Property will be provided along the Subject
Property's entire frontage on Century Boulevard, in the interim, with the shared
use path, and ultimately, with separated bike lanes and wide sidewalks as noted
above. Bicycles will be able to travel in the same lanes as vehicles within the
Subject Property as vehicle speeds are not expected to be higher than a
residential street and will likely be slower due to the mixed-use nature of the
development. Pedestrians, bicycles, and vehicles will be accommodated on
every street within the development on sidewalks and travel lanes, respectively.

Bicycle parking is provided throughout the Property with short-term bicycle
parking outside and long-term parking inside each of the multifamily and non-
residential buildings. Long-term parking is on the first floor of each multifamily
and non-residential building in bike rooms. Additionally, a 2,000 square foot
public improvement easement is being placed next to the Century Boulevard
right-of-way, where the CCT station is planned, to accommodate a 100-space
bicycle parking facility. Since this facility is meant to support the CCT phase ll,
which is not in the County's Capital lmprovement Program, the Applicant is not
being requested to construct it or provide funds for its construction.

Vehicle parking for the residential multifamily buildings will be provided with a
combination of predominately surface lots and some one-car garages for a
portion of the multifamily units. Surface parking is being provided for the non-
residential uses. The townhomes and 2 over 2 units will have parking in garages,
driveways, and on-street.

Montgomery County Ride-on route 83 provides service in front of the Subject
Property. The route connects the Holy Cross Germantown Hospital to the
Germantown Transit Center and to the Germantown MARC Station (during the
AM and PM peak periods) Monday through Saturday. Service is provided
approximately every 30 minutes. Ride-on route gB also provides service within
close proximity of the site from the Kingsview Park and Ride to the Germantown
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Transit Center Monday through Saturday. Service is provided approximately
every 30 minutes. Future transit in the area includes the CCT operating within
the median of Century Boulevard and a planned station in front of the Subject
Property at Cloverleaf Center Drive and Century Boulevard.

Master Plan Transportation Facilities
As discussed above, the Application substantially conforms to the 2009
Germantown Employment Sector Plan with respect to the following
recommendations for roadway, transit, and bikeway facilities on Century
Boulevard:

r A business district street (B-10) with four divided lanes (two in each
direction) and a right-of-way of 134 feet.

o A shared use path (LB-2 and SP-66) from the proposed Dorsey Mill Bridge
to Aircraft Drive. The SP-66 designation refers to the same shared use
path as part of the planned CCT. However, as noted above, the shared
use path facility is being upgraded to a shared use path on both sides of
Century Boulevard and then ultimately to separated bike lanes.

o Corridor Cities Transitway (CCT) with a S0-foot width inside the 134-foot
right-of-way for Century Boulevard.

Adequate Public Facilities Review (APF)

Local Area Transportation Review (LATR)
A traffic study dated July 2015 (with a minor revision on October 6, 2015), was
submitted to determine the impact of the development on the area transportation
system. Seven local intersections were identified as critical intersections for
analysis to delermine whether they meet the applicable congestion standard,
including four access points for the driveway. The intersections are located in the
Germantown West Policy Area wlth a Critical Lane Volume (CLV) standard of
1,425 and in the Germantown Town Center Policy Area with a CLV of 1,600. The
development trips were added to the existing and the background traffic (trips
generated from approved but unbuilt developments) to determine the total future
traffic. The total future traffic was assigned to the critical intersections to evaluate
the total future cLVs. one of the intersections will not operate at acceptable
conditions under the background development condition and the CLV is made
worse under the total future condition with the proposed use on the Subject
Property.

The intersection of Father Hurley Boulevard and crystal Rock Drive exceeds the
CLV standard in the background condition. The Subject property, further
compounds the issue increasing the unacceptable condition of the CLV standard.
An improvement was identified in the original traffic study submitted for the
Subject Property, which is to convert one of the northbound through lanes on
Crystal Rock Drive to a right-tum lane. This would change the northbound
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approach so that there would be one left turn lane, one through lane, and two
right turn lanes. This improvement was identified in another that is within close
proximity of the Subject Property, which is the Black Hill development (formerly
Crystal Rock). However, MCDOT traffic engineering did not agree with the
conversion of one of the two through lanes to a right turn lane. Therefore, based
on the feedback from MCDOT, the improvement being put forth is to add a
second northbound right tum lane. So the ultimate northbound approach on
Crystal Rock Drive will have one left tum lane, two through lanes, and two right
turn lanes. The two right turn lane scenario is not included in the CLV table;
however, the CLV will either be the same or befter based on the agreed upon
imorovement.

The Applicant identified that the unsignalized intersection of Cloverleaf Center
Drive/ Crystal RockMaters Landing Drive met the signal wanants analysis based
on a future condition. That signal will be needed when all of the residential
development from the Subject Property plus 266,900 square feet of non-
residential development has been built. The construction of the signal, based on
the phasing of development at the Subject Property, is included in the conditions.

Transportation Policv Area Review (TPAR)
The Property is located in the Germantown West Policy Area. According to the
2012-2016 Subdivision Staging Policy (SSP), the Germantown West Policy Area
is adequate for the roadway test but inadequate under the transit test; therefore,
a TPAR payment of 25o/o of the General District Transportation lmpact Tax is
required. The timing and amount of the payment will be in accordance with that
set in Chapter 52 of the Montgomery County Code.

Transportation Conclusion
The Application has been evaluated by the Planning Board, Staff, the
Montgomery County Department of Transportation, and the Montgomery County
Department of Fire and Rescue Services (MCFRS) all of which support the
transportation elements of the Preliminary Plan Amendment. The Planning Board
finds the proposed accesses to the site, as shown on the Preliminary Plan and
Site Plan, to be adequate to serve the traffic generated by the development. The
Planning Board also finds that the internal and external pedestrian and bicycle
circulation and walkways as shown on the Preliminary Plan Amendment will
provide adequate movement of pedestrian traffic and bicycle traffic.

Other Public Facilities and Services
Other public facilities and services are available and adequate to serve the
proposed lots. The Property is located in the W-1/S-1 water and sewer seryice
categories and, therefore will be utilizing existing water and sewer infrastructure.
The Application received MCFRS approval on February 2,2016. Other utilities,
public facilities and services, such as electric, telecommunications, police
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stations, firehouses and health seryices are currently operating within the
standards set by the FY 2016 Growth Policy Resolution cunently in effect. The
Application is located in the Seneca Valley Cluster, which is not identified as a
school moratorium area; and is not subject to a School Facilities Payment.

Adequate Public Facilities Conclusion

3. The size, width, shape, and orientation of the approved lots are appropriate for
the location of the subdivision, taking into account the recommendations included
in the applicable master plan, and for the type ot development or use
contemplated.

This Application has been reviewed for compliance with the Montgomery County
Code, Chapter 50, the Subdivision Regulations. The Application meets all
applicable sections. The size, width, shape, and orientation of the proposed lots
are appropriate for the location of the subdivision taking into account the
recommendations included in the Sector Plan , and for the type of development
or use contemplated. As discussed, the Application substantially conforms to the
Sector Plan. The Planning Board find that the Application complies with the land
use recommendations for the site as well as the applicable urban design,
roadway, and general recommendations outlined in the Sector Plan.

Under Section 4.5.4 of the Zoning Ordinance, the dimensional standards for the
lots will be determined at Site Plan(s).

4. AII stormwater management requirements shall be met as provided in Chapter
19, article ll, title "stormwater management", Section 19-20 through 19-35.

The MCDPS Stormwater Management Section accepted a stormwater
management concept for the Application on January 5, 2016. The stormwater
management concept consists of a micro-bioretention, planter boxes, bioswales,
green roofs and two surface sand filters. Partial waivers to DA's #1 and #4 to
Lake Churchill Regional pond.

BE lT FURTHER RESOLVED that this Resolution constitutes the written oDinion
of the Board in this matter, and the date of this Resolution is IAR I I 2016

(which is the date that this Resolution is mailed to all parties of record); and

BE lT FURTHER RESOLVED that any party authorized by law to take an
administrative appeal must initiate such an appeal within thirty days of the date of this
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Resolution, consistent with the procedural rules for the judicial review of administrative
agency decisions in Circuit Court (Rule 7-203, Maryland Rules).

CERTIFICATION

This is to certify that the foregoing is a true and correct copy of a resolution adopted by
the Montgomery County Planning Board of the Maryland-National Capital Park and
Planning Commission on motion of Commissioner Fani-Gonz6lez, seconded by Vice
Chair Wells-Harley, with Chair Anderson, Vice Chair Wells-Harley, and Commissioners
Dreyfuss, Presley, and Fani-GonzSlez voting in favor at its regular meeting held on
Thursday, March 10, 2016, in Silver Spring, Maryland.

Casey A
Montgome
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MCPB No. 15-162
Site Plan No. 820030078
Century
Date of Hearing: February '18, 2016

RESOLUTION

WHEREAS, under Section 59-7.1.2 of the Montgomery County Zoning Ordinance,
the. Montgomery county Planning Board is authorized to review site plan lpplications;
and

WHEREAS, on March 17,2003, the planning Board approved Site plan No.
820030070, century Technology campus at cloverleaf center, for a total of 499,000
square feet of office space, which included 156,500 square feet of new commercial office
space and 342,500 square feet of existing office space, on ss.gl acres of l-3 zoned-land,
located on century Boulevard, opposite cloverleaf center Drive ("subject property"), in
the Germantown Policy Area and '1989 Germantown Master plan area; and

WHEREAS, on December 14,2010, the planning Board, by Corrected Resolution
MCPB No. 10-153 (original MOPB No. 09-157), approved site ptan No. 820030074 for
510,702 square feet of general office and 21,000 square feet of accessory storage uses,
on the Subject Property; and

WHEREAS, following the approval of Site plan No. 820030074, the Subject
Property was rezoned from l-3 to TMX-2 and then from TMX-2 to CR-2.0: C-1.2S R:1.0
H-145T in the Germantown Transit Mixed Use Overlay Zone;

WHEREAS, on August 12, 2015, Century Technotogy Campus, LLC (,Appticant',)
filed an application for approval of an amendment to the previously approved siie prans
to replace the approved development with a mixed-use project consisting of 160
townhouse units, 28 two-over-two units, 300 multi-family units, 303,000 sF of nlw office
uses, 85,000 sF of hotel and 49,420 sF of existing office uses, on the subject property
in the 2009 Germantown Employment Area Sector plan ("Sector plan',) area; and

Approved as to 3
4605Phonei301.495.Legal

E-Mait arcp-chair@hncppc-anc.org
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WHEREAS, the application to amend the site plan was designated site pran No.
820030078, Century (Site Plan," "Amendment," or "Application,,); and

WHEREAS, following review and analysis of the Application by planning Board
staff ("stafr') and other governmental agencies, staff issued a memorandum to tne
Planning Board, dated February4, 2016, setting forth its analysis of, and recommendation
for approval of the Application, subject to certain conditions (,,Staff Report',); and

WHEREAS, on February 18,2016, the planning Board held a public hearing on
the Application, and at the hearing the Planning Board heard testimony and received
evidence submitted for the record on the Application; and

WHEREAS, on February 18, 2016 the planning Board voted to approve the
Application subject to conditions, on the motion of commissioner presley, seconded by
commissioner Fani-Gonzalez, with a vote of 5-0; commissioners Andeison, Dreyfusi,
Fani-Gonzalez, Presley, and Wells-Harley voting in favor.

NOW, THEREFORE, BE lT RESOLVED that the planning Board approves Site
Plan No. 820030078 for Phase 1 development with 160 townhouse units,'2'g two-over-
two units, and 300 multi-family units (inctuding 12.5% MpDUs), 3O3,OOO SF of new
office uses, 85,000 sF of hotel and 49,420 sF of existing office uses, on approximately
57.6 gross acres with the following conditions:1

Conformance with Previous Approvals

1 . Previous Conditions
All conditions imposed by the approval of site plan No. g2oo3oo7A in planning
Board Resolution MCPB No. 10-153 dated December 14,2010, are superseded
by the conditions contained herein.

2. Sketch Plan Conformance
The Applicant must comply with the binding elements and conditions of approvar
for sketch Plan No. 320160020 as listed in the MCpB Resolution No. 15-1'60.

3. Preliminarv Plan Conformance
The Applicant must comply with the conditions of approval for preliminary plan
Amendment No. 120020958 as listed in the MCpB Resolution No. 15_.161.

Environment

1 Forthe purpose ofthese conditions, the term 'Applicant" shall also mean the developer, the owneror any
successor(s) in interest to the terms of this aooroval.
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4. Forest Conservation & Tree Save
The Applicant must comply with the conditions of the approved Final Forest
Conservation Plan No. 820030078.
a. The Applicant must record a Category | Conservation Easement over all areas

of forest retention, forest planting and environmental buffers as specified on the
approved Forest Conservation Plan and demonstrated on the Easement
Tracking Exhibit. The Category | Conservation Easement approved by the M-
NCPPC Office of the General Counsel must be recorded in the Montgomery
Coung Land Records by deed prior to the start of any demolition requiring
sediment control permit, clearing, or grading on the Subject property. The Libei
Folio for the easement must then be referenced on the record olat.

b. The Applicant must provide financial surety to the M-NCppC planning
Department for the 5.97 acres of new forest planting prior to the start of any
demolition requiring sediment control permit, clearing, or grading on the
Propefi.

c. The Applicant must submit a two-year Maintenance and Management
Agreement approved by the M-NCPpC Office of General Counsel prioi to the
start of any demolition requiring sediment control permit, clearing or grading on
the Property.

d. Prior to the issuance of the first building permit for the Subject property, the
Applicant must install permanent Category | Conservation Easement signage
along the perimeter of the conservation easements.

e. The Final sediment control Plan must be consistent with the final limits of
disturbance shown on the approved Final Forest Conservation plan.

f. The Applicant must comply with all tree protection and tree save measures
shown on the approved Final Forest conservation plan. Tree save measures
not specified on the Final Forest Conservation plan may be required by the M_
NCPPC forest conservation inspector at the pre-construction meeting.-

g. All planting on the forested berms, as shown on the Forest conservition plan
sheet FCP-04, must be completed prior to the release of the 120th townhouse
building permit, which represents 71o/o of the total number of townhouse units.

h. All other forest plantings must be completed within two (2) years of the first
Multi-family building permit release.
Applicant must submit and have approved by M-NCppC an invasive species
management plan for all forest conservation areas prior to Certified Site plan.

t.

The Applicant shall revise the configuration of previously recorded Category
conservation easements; via abandonment of all the current Category
conservation easements and recordation by deed of all new of Category
conseryation easements on the Subject property. The final Category
conseryation easement area onsite must match the easement tracking exhibit
and the Final Forest Conservation Plan. All new easements must be recorded
prlor to the abandonment.
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Noise Attenuation
a. Prior to issuance of the first building permit, the Applicant must provide

certification to M-NCPPC Staff from an engineer that specializes in acoustica
treatment that:

i. the location of the noise mitigation techniques to attenuate current
and/or future noise levels to no more than 60 dBA Ldn for areas of
common outdoor activity in the townhouse portion of the property are
adequate.

ii. the building shell for residential dwelling units to be constructed within
the projected >60 dBA Ldn noise contour is designed to attenuate
projected exterior noise levels to an interior level not to exceed 45 dBA
Ldn.

b. lf any changes occur to the Site Plan after Certified Site Plan, which affect the
validity of the noise analysis dated, November 9, 2015, acoustical certifications
and/or noise attenuation features, a new noise analysis will be required to
reflect the revised plans and new noise attenuation features may be required.

c. Prior to Certified Site Plan, the Applicant must certify that they will construct the
noise impacted units (Lots 1-59, 103-149, Condo2l2 (a-e), and Condo2l2(a-
n)) in accordance with the recommendations of the engineer that specializes in
acoustical treatments.

d. For any residential dwelling units to be constructed within the projected 60, dBA
Ldn noise contour (Lots 1-59, 103-149, Condo2l2 (a-e), and Condo 2/2 (a-n)),
the Applicant must disclose in writing to all prospective residents that those
units are impacted by transportation noise.

Stormwater Manaqement
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 January S, 2016, 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.

Public Use Space, Facilities and Amenities

Public Use Space. Facilities. and Amenities
a. The Applicant must provide a minimum of 750,000 square feet of public open

space (33% of net lot area) on-site.

o.
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b. Before issuance of the Use & occupancy Permit for the last floor of each multi-
family building, all on-site amenities2 associated with that building must be
installed.

c. Before issuance of the use & occupancy Permit for the last floor of Building
43, the Clubhouse, swimming pool, wading pool or Staff approved equivalent,
and tot lot must be completed.

d. Before issuance of the 1st Commercial Use & Occupancy permit for the hotel,
the open space and amenities fronting the hotel must be completed.

e. Before issuance of the use & occupancy Permit for the last floor of the office
Buildings, the open space and amenities fronting each building, including public
art, must be completed.

f. Before issuance of the 120th townhouse building permit, which represents 75%
of the total number of townhouse units, the exercise trail and associated
amenities must be completed. The natural surface trail to be delineated after
the stormwater management facility conversion.

g. Prior to the release of the 159th townhouse building permit, which represents
99% of the total number of townhouse units, the open space on Century
Boulevard and associated amenities must be completed.

h. All public and common open space areas, including those with or without
amenities, within each sub-Phase (l-A, l-B, l-C), shall be completed when each
respective Phase is completed.

8. 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 lncentive
Density lmplementation Guidelines lor each one:

a. Transit Proximity (30 points)
The Subject Property is abutting the master-planned Corridor Cities Transitway
(CCT) station on Century Boulevard, which allows the development to be eligible
for Level 2 transit as defined in the Zoning Ordinance. The Site Plan qualifies for
the full 30 points as provided in the Zoning Ordinance for CR-zoned properties that
are abutting or confronting a master-planned transit station.

b. Connectivity and Mobility
i. Through Block Connections (10 points)

The Applicant must provide two pedestrian connections within the townhouse
cluster that are open-air, at least 15 feet wide, open to the public at least between
8 AM and 9 PM, and with enhanced landscaping and light bollards, as shown on
the Certified Site Plan.

2 On-site amenities include, but not limited to, streetlights, sidewalks/pedestrian pathways, hardscape,
benches, trash receptacles, bicycle facilities, and recreation amenities.



MCPB No. 15-162
Site Plan No. 820030078
Century
Page 6

ii. Wayfinding (8 points)
The Applicant must install informational signs, directional signs, and interpretive
signs directing pedestrians and bicyclists to the sculpturalArt Piece, the Clubhouse
amenity area, the major open space area with nature and exercise trails in the
northeast corner of the site and along l-270, the future CCT station, office and hotel
plaza and lawn area, as shown on the Certified Site Plan.

c. Quality of Building and Site Design
i. Public Open Space (20 points)

The Applicant must provide a minimum of 20 percent of the net lot area as public
open space in excess of the minimum open space requirement of the zone.

ii. Public Art (15 points)
The Planning Board accepts the recommendations of the Art Review panet as
described in their letter dated October 7, 2015 and hereby incorporates them as
conditions of approval. The Applicant must provide for and install the public art
concept designed by artist Judy Moore, as presented to the Planning Board's Art
Review Panel on September 16, 2015, and illustrated in the Certified Site plan.
Any significant changes to the concept must be presented to the Art Review Panel
and may require a Site Plan Amendment.

a) Prior to the issuance of the first building permit for the nonresidential
portion of the Property, the Applicant must submit engineering drawings,
certified by a structural engineer, regarding the construction of the
artwork(s) to the Arts & Humanities Council of Montgomery County
(AHCMC) and MCDPS. The drawings must contain site details that
clearly indicate the overall dimensions, prescribed materials, necessary
lighting fixtures, footers, and fasteners to ensure adequate safety and
proper inspection by AHCMC and MCDPS. The Certified Site plan must
include a note referencing the aforementioned drawings.

b) The appropriate signage should also be clearly visible on-site,
specifically identifoing the title of the piece, artist name, materials,
completion date, and overall dimensions.

c) Prior to final inspection of the public artwork(s), the Applicant must
submit to the Public Art Coordinator at the Maryland - National Capital
Park and Planning Commission (M-NCPPC) at least three images of the
artwork(s) on-site and information regarding the 1) associated project
number, 2) title of the piece, 3) date of completion, 4) description of
materials used, and 5) address. This information will be added to the
existing inventory of the public artworks throughout the County
(nttp:llwww. mcattas.orc .

d. Protection and Enhancement of the Natural Environment
i. Building Lot Termination ("BLT") (1 1.5 points)
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The Applicant must provide proof of purchase and/or payment of 1.32 BLTs to the
McDPs prior to the issuance of building permit(s) for density in excess of the base
0.5 FAR (1,256,899 square feet) of combined construction of residential and
commercial square footage. Prior to release of each building permit, the Applicant
must submit to MCDPS a certified running tabulation of the individual building
square footage and the cumulative total square footage against the 0.S FAR. lf
the available site Plan density is subsequently reduced pursuant to a site plan
Amendment, the BLT requirement may be reduced accordingly.

ii. Vegetated Roof (5 points)
The Applicant must install a vegetated roof on Buildings Cl, D, and E with a soil
depth of at least 8 inches and covering more than 33% of the total roof, excluding
space for mechanical equipment, as shown on the Certified Site plan.

9. 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
M-NCPPC Staff that each element meets M-NCppC Recreation Guidelines.

b. The Applicant must provide at a minimum the following recreation facilities: one
(1) indoor fitness facility, one (1) swimming pool, one (1) wading pool or Staff
approved equivalent, ten (10) picnic/sitting areas, one (1) play lot, three (3) tot
lots, one (1) open play area with a minimum of 5,000 SF, a bike system, a
pedestrian system, and nature trails.

c. The Applicant must allow access to the pool facilities to all future residents of
the development, including the townhouse units, two-over-two units, and multi-
family units.

d. The Applicant must provide a minimum of 3 fitness stations, 4 outdoor musical
play structures, and a junior half basketball court along the exercise trail in rear
of the Property.

e. The Applicant must provide a minimum of 3 butterfly boxes and 3 bird ooxes
along the natural surface trail in the northeast corner ofthe property.

f. The Applicant must provide a total of 3 trellis structures, one at each entrance
to the natural surface trail and exercise Dath.

g. The Applicant must provide a minimum of 2 pet stations in the open space on
Century Boulevard and adjacent to the future transit stop.

10. Maintenance of Public Amenities
The Applicant is responsible for maintaining all publicly accessible amenities
including, but not limited to pedestrian pathways, landscaping, lighting, hardscape,
recreation facilities, site amenities, and public open space.

Transportation & Girculation
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1 1 . Transportation
a. The Applicant must construct the private internal streets to applicable

Montgomery County structural standards as specified in preliminary plan No.
120020958 and must construct all sidewalks, both on and off the Subject
Property, to applicable ADA standards. The structural standards must be
shown on the Certified Site Plan. Before the release of bond or surety, the
Applicant must provide DPS Zoning and Site plan Enforcement Section
(Z&SPE) staff with certification from a licensed civil engineer that all streets and
sidewalks have been built to the above standards.

b. Prior to issuance of the 30th building permit for the townhomes fronting private
Street C (Stohl Run Way), which represents 85 percent of the total number of
units fronting street c, street c must be opened to traffic. prior to the issuance
of the building permits for the last stick of townhouses fronting Private Street
C, Private Street C cannot be used for construction staging, material storage,
and operations.

12. Public Road Rioht-of-wav
The Planning Board accepts the recommendations of the MCDpS Right-of-Way
Permitting Section in its letter dated January 7,2016, 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 permitting Right-of-
Way Section may amend if the amendments do not conflict with other conditions
of Site Plan approval

13. Pedestrian & Bicvcle Circulation
a. The Applicant must provide 182 longterm (private) and 20 short{erm (public)

bicycle parking spaces.
b. The private spaces must be on-site in a secured, well-lit bicycle room adjacent

to the covered parking area, and the public spaces must be inverted_U racxs
installed in a location convenient to the main entrance (weather protected
preferred). The specific location(s) of the public bicycle rack(s) must be
identified on the Certified Site Plan.

c. Prior to the issuance of the first use and occupancy permit for the first floor in
Buildings A1-A5, the Applicant must complete the bike rooms in eacn
respective building, as shown on the Certified Site plan.

d. Prior to the issuance of the first use and occupancy permit for the first floor rn
Building A2, the Applicant must install six bicycle parking spaces (inverted U
rack or design approved by the MCDPS) in the location as shown on the
Certified Site Plan

e. Prior to the issuance of the first use and occupancy permit for the first floor rn
Building A3, the Applicant must install six bicycle parking spaces (inverted U
rack or design approved by MCDPS) within 20 feet of Building A3.
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f. Prior to the issuance of any commercial use and occupancy permit for Buildings
C, D, and E, the Applicant must complete the bike room in each building that
can accommodate the number of bicycle parking spaces specified on the
Certified Site plan.

g. Prior to the issuance of any commercial use and occupancy permit for Buildings
C and D, the Applicant must install four bicycle parking spaces (inverted U rack
or design approved by MCDPS) at each building within 50 feet of the main door
facing Private Street D.

Density & Housing

14. Densitv
The Phase I development is limited to a maximum 0.53 FAR consisting of 902,530
SF of residential uses and 437,420 SF of non-residential uses. Residential uses
include 160 townhouse units, 28 two-over-two units, and 300 multi-family units.
Non-residential uses include an 85,000 SF hotel (120 keys), 303,000 SF of new
office and 49,420 SF of existing office space.

15. Moderatelv Priced Dwellino Units (MPDUs)
The Planning Board accepts the recommendations of the Montgomery County
Department of Housing and Community Affairs ("DHCA") in its letter dated January
29,2016, and hereby incorporates them as conditions of Site Plan approval. The
Applicant must comply with each of the recommendations as set forth in the letter,
which may be amended by DCHA, provided that the amendmenls do not conflict
with other conditions of the Site Plan approval.
a. The development must provide 12.5 percent MPDUs on-site consistent with the

requirements of Chapter 25A and the applicable Sector Plan.
b. Before issuance of any building permit for any residential unit(s), the MPDU

agreement to build between the Applicant and DHCA must be executed.

Site Plan

16. Site Desiqn
a. The exterior architectural character, proportion, materials, and articulation must

be substantially similar to the schematic elevations shown on the latest
approved architectural drawings included in the Certified Site Plan, 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.

c. The Applicant must provide multiple direct ingress/egress points for the multi-
family buildings from Century Boulevard and Street A, as shown on the
Certified Site Plan.
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17. Landscapinq
The Applicant must install the landscaping associated with each phase no later
than the ne)d growing season after completion of each phase and site work.

18. Liqhtino
a. Before issuance of any above-grade building permit, the Applicant must provide

certification to M-NCPPC Staff from a qualified professional that the lighting in
this Site Plan conforms to the llluminating Engineering Society of North
America (IESNA) recommendations in effect on the date of this Resolution for
a development of this type.

b. Deflectors must be installed on all up-lighting fixtures to prevent excess
illumination and glare.

c. lllumination levels generated from on-site lighting must not exceed 0.5
footcandles (fc) at any property line abutting public roads.

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

19. Site Plan Surety and Maintenance Aqreement
Before issuance of any building permit, sediment control permit, or use-and-
occupancy permit for each blocUphase of development, the Applicant must enter
anto a separate Site Plan Surety and Maintenance Agreement with the planning
Board in a form approved by the M-NCPPC Office of General Counsel that ouflines
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 materlals 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: entrance signage features; decorative and security fencing; plant
materials; on-site lighting; e*erior site furniture; all recreation and playground
equipmentffeatures; artwork; retaining walls; railings; private roads, streets,
and alleys; curbs; gutters; sidewalks; specialty pavers; group mailboxes; and
associated improvements within the relevant phase of development.

c. The bond or surety must be tied to the development program, and completion
of plantings and installation of particular materials and facilities covered by the
surety will be followed by inspection and release of the surety.

d. The bond or surety for each blocUphase shall be clearly described within the
Site Plan Surety & Maintenance Agreement including all relevant conditions
and specific Certified Site Plan sheets depicting the limits of each phase.

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

21. 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 final forest conservation approval letter, stormwater management

concept approval letter, development program, Sketch plan resolution,
Preliminary Plan resolution 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. Modify data table to reflect development standards approved by the planning
Board.

d. Ensure consistency of all details and layout between site and Landscape plans.
e. show all recreation and site amenities approved on the site and landscape

sheets.
f. The Applicant must provide an additional half-court basketball court in the

immediate proximity of the multi-family buildings prior to certified Site plan.

BE lr FURTHER RESOLVED that all site development erements shown on the
latest electronic version of century, site Plan No. 820030078, submitted via eplans to
the M-NCPPC as of the date of the staff Report, are required, except as modified by the
above conditions of approval; and

BE lr FURTHER RESOLVED that having considered the recommendations and
findings of its Staff as presented at the hearing and set forth in the staff Report, which
the Board hereby adopts and incorporates by reference (except as modified herein), and
upon consideration of the entire record, the Planning Board FINDS, with the conditions of
approval, that:

1 . when reviewing an application, the approval findings apply only to the site covered by
the application.

2. To approve a site plan, the Planning Board must find that the proposed development:

a. saflsfies any previous approval that applies to the site;

The Site Plan Amendment, covering phase 1 of the ultimate development,
conforms to all binding elements and conditions of approval of sketch plan No.
320160020, which was approved by the Planning Board on February 3, 20j6
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[MCPB Resolution No. 15-'160]. The Site Plan was reviewed concurrenfly with an
amendment to the approved Preliminary Plan. Subsequent site plan(s) will be filed
in the future when the remaining phase(s) of the development are ready to move
fonivard.

b. satisfies under Section 7.7.1 .8.5 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. saflsfies under Section 7.7.1.8.5 any green area requirement in effect on
October 29, 2014 for a propefty where the zoning ctassification on October 29,
2014 was the result of a Local Map Amendment;

This section is not applicable as the Property's zoning classification on october
29, 2014 was not the result of a Local Map Amendment.

d. satrsfles applicable use standards, development standards, and general
requirements under this Chapte1

i. Division 4.5. Commercial/Residential Zones

Development Standards
The Phase 1 Site Plan is approximately 51.68 net acres zoned CR-2.0 C-1 .25 R-
1.0 H-145T in the Germantown Transit Mixed Use Overlay Zone. The following
table, shows the Application's conformance to the development standards of the
zone and the overlay zone.

Development Standard Approved by
the Planning
Board

Gross Tract Area (sq. ft.)
Previous Dedications
Net Tract Area 251.210
Max. Density
cR2.0, c1.25. R1.0, H1457

Commercial (FAR/GFA)
Residential (FARyGFA)

TOTAL (FAR/GF

1.25t3,142,248
1.0t2,513,798
2.0t5,027.596

0.17t437,420
0.36/902,530

0.53/1.339.950
Commercial Density (sq. ft.)

Buildino C1 (Office
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Building D (Office)
Building E (Hotel)
Existing Fisher Building

Total

144,000
85,000
49.420

437,420
Residential Mix (DUs)

Building A1 (Multi-family)
Building 42 (Multi-family)
Building A3 (Multi-family)
Building A4 (Multi-family)
Building A5 (Multi-family)
Townhouses (Lots 1-160)

16-foot wide
20-foot wide
24-foot wide

Two-over-Two's
Total

60

45
40
70

46
77
JT
zd

488
MPDUS (%/ units) 12.5o/ol 61 12.SYol 61

4.5.4.8.2
.b

Max. Building Height (feet)
Building A1 (Multi-family)
Building 42 (Multi-family)
Building A3 (Multi-family)
Building 44 (Multi-famity)
Building A5 (Multi-family)
Building Cl (Office)
Building D (Office)
Building E (Hotel)
Townhouses (Lots 1-160)
Two-over-Two's

145
80
80
80
/5
IJ
80
80
75

55
4.5.4.8.3 Minimum Setback (feet)

Principal Building
Townhouse
- Front
- Side
- Side, End unit
- Rear, alley
Multi-family/ Apartment
- Front
- Side
- Rear, alley
General (Office/Hotel)
- Front
- Side
- Rear, alley

4

0
0
4

0
0
4

4

15
12
4

19
'18

4
Parking

- Front
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3 Future buildings pad sites are being used for interim surface parking areas, which in some cases do not
fully meet the setback requirements
a As required by the Germantown Transit Mixed Use Overlay Zone.
5 The final number of parking spaces may be adjusted between the minimum and maximum allowed under
Section 6.2 of the Zoning Ordinance at the time of building permit based on final unit count and/or bedroom
mix.
6 Residential number of spaces adjusted for MPDU credit.

Side street
Side
Rear

Must be behind front building line 3

Must be behind side street building line
Must accommodate landscaping
Must accommodate landscapinq

4.5.4.8.1 Open Space (%/sq. ft.)
o Common open space

(462,450 SF - TH cluster)
. Pubf ic Open Space (1,411 ,719 SF - area

for remaining buildings)
. Additional Public Open Space counted

towards Incentive Density
TOTAL (net site area 2,251,210 SF)

1Oo/o146,245

100/01141,172

nla

10o/01225,121

16.10/0174,468

11o/o1155,719

522,431

33o/ol7 52,618
4.9.9.D BLT easements

(50% of the incentive density = 50%.83,051)4
't.32

(1 BLT=31,500 SF)
1.32

6.2 Max. Vehicle Parking (spaces)5
MultFfamily (A1, A2, A3, 44, A5) 6

Buildings Cl & D (Office) and Fisher Bldg.
Building E (Hotel)
Townhouses 7

Total

Min-Max

1.474 - 2.886

489
6Vt
tzo
418

1.930
Motorcycle Parking (spaces)

Multi-family (A1, A2, A3, A4, A5)
Buildings C1 & D (Office) and Fisher Bldg.
Building E (Hotel)

Total

20

-:-

10
20

-;;
Bicycle Parking (spaces)

Multi-family (A1, 42, A3, A4, A5)
Building Cl (Office)
Building D (Office)
Building E (Hotel)

Total

100 (max)
32 (min)
29 (min)
17 (min)

178

100
5Z
5Z
18
182

6.2.9.C.3
.'t.

Parking Lot Internal Landscape Area (%)
Parking Lot A
Parking Lot C
Parking Lot D
Parking Lot E

5 17.0
19.1
11.1
16.7
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Section 4.5.4.8.4 - Form Standards
The site Plan conforms to the intent of the Form Standards, including active
entrances, transparency, and blank walls. Buildings are located so that they
provide a vertical edge and activation through main entrances and transparency
to the adjacent streets and open spaces. The two office buildings and the hotel
face onto open spaces with activating features, such as, public art, outdoor seating
and game tables. The majority of the townhouse units face onto streets while some
front onto open spaces with play equipment and seating areas. The multi-family
buildings are oriented towards century Boulevard and street A with general
building entrances on these facades as well as direct access from individull units
at ground floor to these streets. The non-residential buildings have significant glass
features at the ground-level for transparency. As conditioned, the exterior
architectural character, proportion, materials, and articulation must be substantially
similar to the schematic elevations shown on the architectural drawings included
in the Certified Site Plan, as determined by Staff

ii. Division 4.7. Optional Method public Benefits

ln accordance with the Zoning ordinance, section sg-4.7.1,the phase 1 site plan
provides the following phased public benefits to satisfy the requirements: Transit
Proximity, Connectivity and Mobility, euality of Building and Site Design, ano
Protection and Enhancement of the Natural Envrronmenr.

Public Benefit lncentive Density Points
Approved
with Sketch
Plan

Requested Approved by
the Planning
Board

4.7.3.9: Transit Proximity 30 30 30
4.7.3.C: Connectivity and Mobility

Through Block Connections 20 10 10
Wayfinding 10 I 8

4.7.3.D: Diversity of Uses & Ac{ivities
Small Business Opportunities 20 0

4.7.3.E: Quality of Building and Site Design
Public Open Space 20 20 20
Public Art 15 15 15

4.7.3.F: Protection and Enhancement of the Natural Environment
Building Lot Termination (BLT) ZJ '1 1.5 11.5
Vegetated Roof 15 5

TOTAL POINTS r55 99.5 99.5
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Transit Proximity
The Subject Property is abutting the master-planned CCT station on Century
Boulevard, which allows the development to be eligible for Level 2 transit ai
defined in the Zoning ordinance. The planning Board approved the full 30 points
as provided in the Zoning ordinance for cR-zoned properties that are abutting or
confronting a master-planned transit station.

Connectivitv and Mobility
Through Block connections'. The site plan provides two safe and attractive
pedestrian connections between streets within the townhouse cluster. one
connects Century Boulevard to Street E on the townhouse cluster and terminates
on acentral pocket park. The other extends street D off century Boulevard through
another pocket park to street c and the various open spaces fronting the hotel and
office buildings. These through block connections are open-air, ai least 15 feet
wide, and open to the public at least between g AM and 9 pM. Enhanced
landscaping and light bollards are provided for orientation and safetv. These
attributes meet the criteria in the cR Zone Guidelines, and therefore, the'planning
Board approved 10 points.

wayfinding: The site Plan has an elaborate wayfinding system orienting residents,
workers and visitors throughout the s1.7-acre site to the sculptural Art piece, the
clubhouse amenity area, the major open space area with nature and exercise trails
in the northeast corner of the site and along l-270, the future ccr station, office
and hotel plaza and lawn area. Given the size of the site, the wayfinding system
encompasses a large number of signs including informational signs, directional
signs, and interpretive signs. The planning Board approved 8 poinis for designing
and implementing a way-finding system that orients pedestrians and cyclists to
m€jor open spaces, cultural facilities and transit opportunities using a large number
of signs. Two additional points will be provided in phase 2 when the remaining
signs will be provided.

Qualitv of Buildinq and Site Desiqn
Public Open Space.- The Site Plan provides 522,431 square feet of open space
in excess of the minimum open space requirement of the zone. The additional
open space is generally located in the northeast corner of the site and extending
along 1270 in the buffer area between 1270 and the approved development. The
open spac€ is open to the public between sunrise and sunset; it is at least 3b feet
wide; and it includes diverse site amenities that provide unique opportunities for
recreation and environmental education. These include a paved exercise trail with
3 fitness stations, 4 outdoor musical play structures, and a junior half basketball
court; a natural surface trail with interpretive exhibits, butterfly boxes and bird
boxes. Trellis structures demarcate entrance locations for the natural surface trail
and exercise trail. This large area of contiguous open space is well connected to
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other areas of public open space and common open space to form a
comprehensive network of open spaces. The Planning Board approved the full 20
points in this category based on the percentage of qualifying open space provided
(522,431 square feet) over the net lot area (2,251,210 square feet).

Public Art: The Site Plan includes a public art component that was reviewed for
comment by the Art Review Panel on September 16,2015. The art component will
recognize the work and design of aircraft by Fairchild Industries, whicn was
historically located on the Subject Property. The large-scale sculpture of a plane
will be reminiscent of the Fairchild aircraft. The Planning Board approved the full
15 points to be attributed since the Public Art component fulfills the following goals:. Achieves aesthetic excellence;. Ensures an appropriate interaction between the art and the architectural setting

in terms of scale, materials and context. The 3O-foot tall by 21-foot wide
sculpture effectively functions as a focal point at the terminus of Street B, while
celebrating the history of the site. The public art component is set in a
hardscape plaza with seating, which is appropriately landscaped and lit to
emphasize the art piece.

' Ensures public access and invites public participation. The sculpture is located
in a public plaza easily accessible from nearby sidewalks and highly visible as
one enters the site. During the day, the sculpture will cast multiple blue airplane
silhouettes on the ground level, which will move with the rotation of the earth.
The playful and temporal nature of these shadows will invite public
participation.

. Encourages collaboration between the artist and other project designers early
in the design process. The Application has included the artist Judy Moore srnce
the early design stages and has also been reviewed by the Art Review panel
early in the review cycle.. Ensures long-term durability of permanent works through material selection,
such as, polished stainless steel and blue resin;. Increases public understanding and enjoyment of art through interpretive
information. The sculpture will include an interpretative exhibit with information
on the sculpture and history of the site;. Contributes to a collection of commissioned art that is unique and fosters a
positive community identity.

Protection and Enhancement of the Natural Environment
Building Lot Termination: The Applicant must purchase BLT easements In an
amount equal to 50% of the incentive density floor area, per the Germantown
Transit Mixed Use Overlay Zone (Section 59.4.9.9). One BLT must be purchased
for every 31 ,500 square feet of gross floor area comprising the 50 percent incentive
density floor area. With these parameters, the Applicant must purchase 1.32 BLTs
for Phase l, which, at the ratio of 9 points for each BLT, yields 11.86 points for this
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public benefit category. The Planning Board approved 11.S points, in compliance
with the Zoning Ordinance and the CR Zone lmplementation Guidelines.

Vegetated Roof: The Planning Board approved 5 points for the vegetated roofs on
Buildings C, D and E, which have a soil depth of at least 8 inches and cover more
than 33o/o of the total roof, excluding space for mechanical equipment. The plant
material selected include a mix of low-growing sedums and ground cover species.

iii. Division 6.7. Slfe Access

Vehicle, pedestrian, and bicycle access to the Subject property is adequately and
safely provided at three locations on century Boulevard. The main access point is
located opposite to existing cloverleaf center Drive, and the other two access
points are to the north and south of the main entrance. Until the ccr is built, all
three intersections will have full turning movements. After that time, the north and
south intersections will likely become right-in/righfout only while the main
intersection at cloverleaf center Drive will remain a full turning movement
intersection. A network of internal streets accommodates vehicular, pedestrian and
bicycle circulation to the new uses, parking areas, alleyways, open spaces and site
amenities.

To facilitate inter-parcel connectivity, the Applicant is granting an access easement
at the terminus of street c towards the property boundary to the south. Inter-parcer
connectiorls are key within these large parcels, especially when the ccr is built,
because full movement intersections along century Boulevard will be very limited.

iv. Division 6.2. Pafuing, eueuing, and Loading

within the multi-family building cluster, vehicle parking is provided primarily with
surface lots and a limited number of one-car garages lining street A. Vehicle
parking for the townhouse units and 2-ove?2's is accommodated in garages,
driveways, and on-street. Parking for the hotel and office uses is prwioeo in
surface lots. Long-term indoor bicycle parking is provided in the multi-family
residential buildings along with outside short-term bicycle parking for visitors. Each
non-residential building will also contain bike rooms and the appropriate bicycle
amenities.

v. Division 6.3. Open Space and Recreation

The Site Plan has a 10 percent, or 225,121 square feet, open space requirement,
which has to be provided as common open space for the townhouse units ano
public open space for the remaining buildings. The site plan provides a total of
752,618 square feet, or 33 percent, of the net area as open space, which is well
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above the minimum requirement of the Zone. Common open space encompasses
roughly 16 percent of the townhouse cluster area, and the majority is centrally
located, bordered by streets or building lots. At least 50 percent of the required
common open space is in one contiguous area only separated by a residential
street. Public open space encompasses roughly 11 percent of the lots/parcels
covered by other buildings.

The remaining open space in excess of the 10 percent requirement of the zone is
counted as a public benefit supporting the requested incentive density. As
discussed in Finding d-ii) above, this amounts to 522,43'l square feet of open
space or 23 percent of the net lot area.

The Site Plan meets the active and passive recreation needs of the future residents
by providing the following on-site recreation facilities: indoor fitness facility,
swimming pool, wading pool, picnic/sitting areas, play lot, tot lots, open play areas,
a bike system, a pedestrian system, and nature trails, in accordance with the
MNcPPc Recreation Guidelines. Additionally, the site plan also provides site
amenities that enrich the recreation opportunities provided and add uniqueness to
the project. These include fitness stations, outdoor musical play equipment, junior
half basketball court, butterfly boxes and bird boxes along the rear of the site and
the environmentally sensitive areas; and pet stations and specimen boulders in the
transit plaza. At the Hearing, the Planning Board required that the Applicant
provide an additional half-court basketball court in the immediate proximity of the
multi-family buihings prior to Certified Site Plan. All of these facilities-will be
provided in Phase 1, which will enable future residents to lead an active and
healthy lifestyle.

vi. Division 6.4. General Landscaping and Outdoor Lighting

Landscaping and lighting, as well as othersite amenities, will be provided to ensure
that site amenities will be safe, adequate, and efficient for year-round use and
enjoyment by residents and visitors. The landscaping provided serves the
following purposes: screening and buffering between different uses within the
Project; canopy coverage and shade for roads, parking areas and open spaces;
and beautification of open spaces, entryways and through block connections. The
light fixtures will provide enough illumination to create safe environments, but not
so much as to cause glare, while respecting the pedestrian scale.

As shown in the Development standards table, the phase 1 Site plan meets all of
the general requirements and development standards of section 4.5 of the Zoning
Ordinance, the optional method public benefits provisions of Division 4.2 ol the
Zoning Ordinance, and the general development requirements of Article 59-6 of
the Zoning Ordinance.



MCPB No. 15-162
Site Plan No. 820030078
Century
Page 20

e. safibfies the applicable requirements of:

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

The MCDPS Stormwater Management Section approved the stormwater
management concept on January 5, 2016. According to the approval letter, the
stormwater management concept meets stormwater management requirements
via environmental site design to the maximum extent practicable through the use
of micro-bioretention, planter boxes, bioswales, green roofs and two surface sand
filters.

ii- Chapter 22A, Forest Conservation.

The Application is in compliance with the Environmental Guidelines and Forest
conservation Law. The Planning Board approves the final Forest conservation
Plan ("FCP") as part of the Site Plan with conditions.

The Natural Resource Inventory/Forest Stand Delineation (NRyFSD) #420063560
for the Subject Property was originally approved on August 10, 2006 and was
recertified on March 2,2009. The NRI/FSD identifies the environmental constraints
and forest resources on the Subject Property. The Property contains 4.25 acres of
forest, and 98 trees greater than 24" diameter at breast (DBH), a stream, weflands,
and associated environmental buffers in the northern corner of the subiect
Property.

The Application includes a trail which runs around the Subject propefi providing
connectivity between the residential and natural areas. A portion of this trail
network is within the stream Valley Buffer (SVB). This portion of the trail within
the SVB will be a natural surface trail with no impacts to the natural grade of the
Subject Property. The trail is shown on the approved FCp within the Category |
conservation easement and will be field located to determine the best route while
following the general alignment shown. The natural surface trail as shown on the
FCP is consistent with the Environmental Guidelines and provides for important
connectivity and amenities for future residents.

The Subject Property has a previously approved FCP dating November 18, 2OO9
in association with the original site Plan #820030070. This Application contains
an amended FCP that will clear 0.70 acres of forest and retain 3.04 acres of forest.
The acreage of forest onsite differs from the approved NRI/FSD due to the
deduction of easements not being developed as part of the Application. A
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complete list of easements and deductions is shown on page 1 of the FCp, but
includes pre-existing WSSC, Pepco, SRC, and Storm Drain Easements. The FCp
generates a 5.71 acre planting requirement. The planting requirement is
generated because the project is clearing below the conservation threshold set
under the MPD land use category of 20o/o net tract area. The Applicant is meeting
the entire planting requirement on-site with 5.97 acres of forest planting.

The Amendment has no new impacts to any trees 30" DBH or larger and does not
generate the requirement for a Variance.

As a part of this Amendment, the Applicant has requested to revise the
configuration of previously recorded Category | conservation easements on the
Subject Property. The Applicant is removing 0.46 acres of Category | conservation
easement. The Applicant is mitigating the removal of easement by creating an
additional 1.15 acres of new Category | conservation easement onsite. All of the
new easement areas will be planted as part of this Amendment. The Applicant
has provided an easement tracking exhibit, which shows all area of Category |

conservation easement to be retained, removed, and created onsite.

iii. Noise

A Roadway Noise lmpact Analysis was prepared for the Subject property and the
results provided in a report dated October 20,2015 and a subsequent addenoum
dated November 9, 201 5. A noise analysis is necessary to determine the projected
interior and exterior noise levels requiring mitigation for residential units and
outdoor recreational areas. The Montgomery County "Staff Guidelines for the
Consideration of Transportation Noise lmpacts in Land Use planning and
Development" stipulate a 60 dBA Ldn maximum noise level for outdoor recreation
areas and 45 dBA Ldn for indoor areas.

Due to the noise reduction provided by the townhomes surrounding the outdoor
areas, roadway noise levels in the two playgrounds located on the interior of the
site will be below 60 dBA Ldn, with the exception of a small portion of the southern
playground where noise levels will slightly exceed 60 dBA Ldn. Under the current
site design, further mitigation for the site's public outdoor activity areas is not
recommended.

The Noise Analysis for this Property indicates that future unmitigated traffic noise
levels above 60 dBA Ldn will impact the residential areas of the Subject property.
Ten of the two-over-two's and 106 townhouses will be exposed to future roadway
noise levels above 60 dBA Ldn. While noise impact upon these units will be above
the recommended outdoor noise level of 60 dBA Ldn, compliance with
Montgomery County's residential 45 dBA Ldn interior noise level requiremenr can
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be achieved through modifications to building construction and using enhanced
building materials.

Depending upon the noise level specific to each impacted unit, modifications may
include increased window/door STC ratings and slight adjustments to exterior wall
construction. Further analysis is required to determine the exact mitigation designs
necessary, which will be established once a builder has been selected and
architectural plans (building elevations, windoddoor schedule, unit plans) for
available units are available (see condition 5a).

ln addition to the modifications to building construction, the Applicant is also
providing varying height (up to 10 feet) forested berms along l-270. The forested
berms will help both with noise reduction at the ultimate buildout but also provide
some physical and psychological noise reduction during the interim between the
initial buildings and final site buildout.

f. provides safe, well-integrated parking, circulation paftems, buitding massing
and, where required, open spaces and site amenities;

The Phase 1 site Plan provides safe, well-integrated parking, circulation patterns, building
massing, open spaces and site amenities. Buildings are adequately oriented to front onto
streets or open spaces with parking in the rear. Building locations and massing create a
vertical edge to streets, which effectively re-enforce the circulation patterns both for
pedestrians and vehicles. The Application provides a well-connected network of streets
that give access to buildings, parking areas, alleyways, open spaces and site amenities.

The diverse open spaces and site amenities provided are well integrated into the site
Plan to create unique opportunities for recreation and leisure while adding distinctiveness
to the project. For instance, on century Boulevard across from the future ccr transit
stop, the open space includes pet stations and specimen boulders. At the terminus of
Street B, the open space includes a large-scale public art piece. In front of the hotel and
the adjacent office building, the open spaces consist of a large lawn area and a plaza with
seating and game tables. within the townhouse cluster, the common open space areas
are centrally located and include a range of play structures with seating. These open
spaces are complemented by a large area of open space in the rear of the subject
Property which features amenities with an environmental education component such as
interpretive exhibits, butterfly boxes and bird boxes. Trellis structures demarcate entrance
locations for the natural surface trail and exercise trail. Along the exercise trail, the project
features fitness stations, musical play structures and a junior half basketball court.
Collectively, the open spaces and site amenities enable a diverse range of activities that
enhance the usability of the spaces and distinctiveness of the project.
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g. substantially conforms with the recommendations of the appticable master plan
and any guidelines approved by the planning Board that implement the
applicable plan;

The Phase 1 site Plan substantially conforms with the recommendations of the 2009
Germantown Employment Area sector Plan by creating a mixed use developmenr
centered on the future ccr station, with employment uses along l-270, and stree!
oriented development along Century Boulevard.

h. will be served by adequate public seruices and facitities including schoo/s,
police and fire protection, water, sanitary sewer, pubtic roads, storm drainage,
and other public facilities. lf an approved adequate pubtic facitities test is
cunently valid and the impact of the development is equal to or less than what
was approved, a new adequate public facilities fesf ls nol required. If an
adequate public facilities test is required the Planning Board must find that the
proposed development will be served by adequate public seruices and facitities,
including schoo/s, police and fire protection, water, sanitary sewer, public
roads, and storm drainage;

As fully discussed in Preliminary Plan No. 12oo2o9sB, the phase 1 development will be
served by adequate public facilities, including schools, police and fire protection, water,
sanitary sewer, public roads, storm drainage, and other public facilities.

i. on a propefty in a Rural Residential or Residential zone, is compatible with the
character of the residential neighborhood; and

The Subject Property is not located in a Rural Residential or Residential zone.

j. on a property in all other zones, is compatible with existing and approved or
pe nd ing adj acent develop ment.

The Phase 1 site Plan is compatible with existing adjacent development in terms of
buildlng heights, access points, and setbacks. The site plan includes two S-story office
buildings 

-and 
one s-story hotel building towards the rear of the site to maximize visiOitity

from 1270 as recommended in the sector plan. At the corner of century Boulevard and
cloverleaf center Drive extended (Street B), the Application provides a lirge open space
area with a s-story multi-family building and 2-over-2 units framing it, which will be further
densified with the Phase ll development. The uses and masiing at this location is
compatible with the future transit stop. The three access points to the project off century
Boulevard are located opposite to existing access points on adjaceni prbperties, which
creates a compatible vehicular circulation pattern. Additionally, the project provides an
access easement for a future inter-parcel connection along the southern propeny
boundary, which will improve connectivity with the adjacent development to the south.
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The building setbacks provided conform to the zoning ordinance and establish
compatibility with existing development, which typifies the more traditional development
pattern with office buildings surrounded by parking areas and located away from streets.

BE lT FURTHER RESOLVED that this Resolution incorporates by reference all
evidence of record, including maps, drawings, memoranda, correspondence, and other
information; and

BE lT FURTHER RESOLVED that this Site Plan shall remain valid as provided in
Montgomery County Code g 59-7.3.4.H; and

BE lT FURTHER RESOLVED that this Resolution constitutes the written ooinion
of the Board in this matter, and the date of this Resolution is . -
(which is the date that this Resolution is mailed to all parties ot recoffiffi- ?016

BE lT FURTHER RESOLVED, that any party authorized by law to take an
administrative appeal must initiate such an appeal within thirty days of the date of this
Resolution, consistent with the procedural rules for the judicial review of administrative
agency decisions in Circuit Court (Rule 7-203, Maryland Rules).

CERTIFICATION

This is to certify that the foregoing is a true and correct copy of a resolution adopted by
the Montgomery County Planning Board of the Maryland-National Capital Park and
Planning Commission on motion of Commissioner Fani-Gonzdlez, seconded by Vice
Chair Wells-Harley, with Chair Anderson, Vice Chair Wells-Harley, and Commissioners
Dreyfuss, Presley, and Fani-Gonz6lez voting in favor at its regular meeting held on
Thursday, March 10, 2016, in Silver Spring, Maryland.

Montgomery County Planning Board
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June 15, 2023 

 
 
Mr. Jeffrey Server 
Montgomery County Planning Department 
8787 Georgia Avenue 
Silver Spring, Maryland 20910 
 
Re:  20301 Century Boulevard 
 Sketch Plan # 32016002A 
  
Dear Mr. Server: 
 
 The Montgomery County Department of Housing and Community Affairs (DHCA) has 
reviewed the above referenced plan and recommends Approval for up to 233 total units. 
 

The above plan must provide 20% MPDUs based on the total of up to 233 total units, 
with up to 138 in Building H and up to 95 in Building G. The applicant requires an Agreement to 
Build to be submitted to DHCA for the forty-seven (47) MPDUs before building permits are 
obtained from the Department of Permitting Services (DPS).  
 

The final MPDU locations, layouts and bedroom mix will need to be approved by DHCA 
at the MPDU Agreement to Build stage and must be in accordance with Chapter 25A.   

 
 

  
       Sincerely, 

        

       Maggie Gallagher, Program Manager I 
       Affordable Housing Programs Section 

ATTACHMENT G
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Mr. Ryan Sigworth 
Montgomery County Planning Department 
8787 Georgia Avenue 
Silver Spring, Maryland 20910 
 
Re:  20301 Century Boulevard 
 Preliminary Plan # 12002095C 
  
Dear Mr. Sigworth: 
 
 The Montgomery County Department of Housing and Community Affairs (DHCA) has 
reviewed the above referenced plan and recommends Approval for up to 233 total units. 
 

The above plan must provide 20% MPDUs based on the total of up to 233 total units, 
with up to 138 in Building H and up to 95 in Building G. The applicant requires an Agreement to 
Build to be submitted to DHCA for the forty-seven (47) MPDUs before building permits are 
obtained from the Department of Permitting Services (DPS).  
 

The final MPDU locations, layouts and bedroom mix will need to be approved by DHCA 
at the MPDU Agreement to Build stage and must be in accordance with Chapter 25A.   

 
 

  
       Sincerely, 

        

       Maggie Gallagher, Program Manager I 
       Affordable Housing Programs Section 
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July 12, 2023 

 
 
Mr. Jeffrey Server 
Montgomery County Planning Department 
8787 Georgia Avenue 
Silver Spring, Maryland 20910 
 
Re:  20301 Century Boulevard 
 Site Plan # 82003007F 
  
Dear Mr. Server: 
 
 The Montgomery County Department of Housing and Community Affairs (DHCA) has 
reviewed the above referenced plan and recommends Approval for up to 233 total units. 
 

The above plan must provide 20% MPDUs based on the total of up to 233 total units, 
with up to 138 in Building H and up to 95 in Building G. The applicant requires an Agreement to 
Build to be submitted to DHCA for the forty-seven (47) MPDUs before building permits are 
obtained from the Department of Permitting Services (DPS).  
 

The final MPDU locations, layouts and bedroom mix will need to be approved by DHCA 
at the MPDU Agreement to Build stage and must be in accordance with Chapter 25A.   

 
 

  
       Sincerely, 

        

       Maggie Gallagher, Program Manager I 
       Affordable Housing Programs Section 



DPS-ROW CONDITIONS OF APPROVAL April 18, 2022 
 

82003007F Century 
Contact: Sam Farhadi at 240 777-6333 

 
We have reviewed site plan files:  
 
“07-BSITE-82003007F-SP-05.pdf V3” uploaded on/ dated “4/13/2022” and 
 
The following needs to be addressed prior to the certification of site plan: 
 

1. Please ensure any preliminary plan changes per MCDOT comments are reflected 
on the site plan as well. 



 

DEPARTMENT OF PERMITTING SERVICES 
 
            Marc Elrich                                                  Mitra Pedoeem 
        County Executive                                                                                Director 

                                                         

2425 Reedie Drive, 7th Floor, Wheaton, Maryland 20902 | 240-777-0311 
www.montgomerycountymd.gov/permittingservices 

 
 

March 18, 2022 
Mr. Robert Graham, P.E. 
Rodgers Consulting, Inc. 
19847 Century Boulevard 
Germantown, Maryland 20878 
      Re: SITE DEVELOPMENT STORMWATER 

MANAGEMENT PLAN for  
       Century 
       Preliminary Plan #:  12002095C 
       Site Plan: 82003007F    
       SM File #:  287589 
       Tract Size/Zone:  55.54 Acres  
       Total Concept Area:  44.03 Acres 
       Lots/Block:  N/A  
       Parcel(s):  NA 
       Watershed:  Little Seneca Creek Class IV  
Dear Mr. Graham: 
 
 Based on a review by the Department of Permitting Services Review Staff, the stormwater 
management concept Site Development Plan for the above-mentioned site is acceptable. The 
stormwater management concept proposes to meet required stormwater management goals via 
Environmental Site Design, Green Roof, Microbioretention, Bioswales, and two existing Structural Sand 
Filters.   
 
 The following items will need to be addressed during the detailed sediment control/stormwater 
management plan stage:     

 
1. A detailed review of the stormwater management 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, whether for new development or 
redevelopment, must consist of MDE approved material. 

 
 This list may not be all-inclusive and may change based on available information at the time.   
 
 Payment of a stormwater management contribution in accordance with Section 2 of the 
Stormwater Management Regulation 4-90 is not required.   
 
 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  
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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. 
 
 If you have any questions regarding these actions, please feel free to contact Andrew Kohler at 
240-777-6275. 
 
       Sincerely, 
 
 
 
       Mark C. Etheridge, Manager 
       Water Resources Section 
       Division of Land Development Services 
 
MCE: 287589  
    
cc: SM File # 287589 
 
 
ESD: Required/Provided 117012 cf / 89449 cf 
PE: Target/Achieved:  1.8”/1.32” 
STRUCTURAL: 26179 cf 
WAIVED: N/A ac. 
  
 



 
OFFICE OF THE COUNTY EXECUTIVE 

 
   
  
 

_____________________________________________________________________________________ 
101 Monroe Street   •   Rockville,  Maryland  20850 

240-777-2500 •  240-777-2544 TTY •  240-777-2518 FAX 
www.montgomerycountymd.gov                              

Marc Elrich 
County Executive 

Christopher R. Conklin 
Director 

July 14, 2023 
 
 
Mr. Ryan Sigworth, Planner II 
Up-County Planning Division 
The Maryland-National Capital 
Park & Planning Commission 
2425 Reedie Drive 
Wheaton, MD  20902 
 

      RE:  Preliminary Plan Amendment 
 No. 12002095C 
 Century  

 
Dear Mr. Sigworth: 
  

We have completed our review of the revised preliminary plan uploaded to eplans on May 24, 2023. 

A previous version of the plans was reviewed by the Development Review Committee at its January 4, 

2022, meeting. We recommend approval of the plans subject to the following comments:  

Significant Comments 

1. All comments from our previous preliminary plan letters dated December 8, 2015, and December 

15, 2015, continue to apply to this Preliminary plan amendment unless revised in this letter.   

2. Storm Drain Study: The amendment does not impact the existing public storm drain system and 

will not increase flow to the public storm drain system. We defer to MDSHA for runoff from the site 

draining to an existing downstream storm drain system maintained by MDSHA.   

Standard Comments 

1. All Planning Board Opinions relating to this plan or any subsequent revision, project plans or site 

plans should be submitted to the Department of Permitting Services (DPS) in the package for 

record plats, storm drain, grading or paving plans, or application for access permit.  Include this 

letter and all other correspondence from this department.  

2. Forest Conservation Easements are NOT ALLOWED to overlap any easement.   
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3. If the proposed development is reconstructing or modifying any pedestrian facilities or traffic 

control devices/equipment (identified as “improvements”) at an intersection or along their site 

frontage, the developer will be responsible to upgrade or bring into ADA compliance all facilities 

at the intersection to the current standards. At or before the right-of-way permit stage, please 

contact Mr. Kamal Hamud of our Transportation Systems Engineering Team at (240) 777-2190 or 

at kamal.hamud@montgomerycountymd.gov for proper executing procedures.  All costs 

associated with such improvements shall be the responsibility of the developer. 

4. Stop sign locations, crosswalks and markings will be shown on the signing and marking plans 

and be reviewed and approved at the right-of-way permit stage. 

5. No steps, stoops, balconies or retaining walls for the development are allowed in county right-of-

way. No door swings into county ROW. 

6. The owner will be required to submit a recorded covenant for the operation and maintenance of 

any private storm drain systems, and/or open space areas prior to MCDPS approval of the record 

plat. The deed reference for this document is to be provided on the record plat. 

7. Provide on-site handicap access facilities, parking spaces, ramps, etc. in accordance with the 

Americans with Disabilities Act. 

8. All private streets and alleys should be located on their own separate parcel.  Recorded covenant 

for the operation and maintenance of any private streets (including alleys), storm drainage 

systems, and/or open space areas.   

9. Relocation of utilities along existing roads to accommodate the required roadway improvements 

shall be the responsibility of the applicant. 

10. Trees in the County rights of way – spacing and species to be in accordance with the applicable 

MCDOT standards.  Tree planning within the public right of way must be coordinated with DPS 

Right-of-Way Plan Review Section.  

11. If the proposed development will alter any existing streetlights, replacement of signing, and/or 

pavement markings, please contact Mr. Dan Sanayi of our Traffic Engineering Design and 

Operations Section at (240) 777-2190 for proper executing procedures.  All costs associated with 

such relocations shall be the responsibility of the applicant. 

Century Amendment – Transportation Study Exemption 

The Transportation Exemption dated May 24, 2023, was prepared by Symetra Design. The applicant 

provided a comparison of person trips associated with the approved preliminary plan versus the preliminary 

plan amendment, where the vehicle trips associated to the approved trip cap were converted to person trips 

in accordance with the September 2022 Local Area Transportation Review Guidelines.  
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We offer the following comments: 

1. The applicant states in the report that the proposed amendment results in a reduction of total person 

trips in the AM and zero (0) net new trips in the PM when comparing to the previously approved 

trips as shown in Table 2 (Pg. 5).  The applicant states that as outlined in Montgomery County 

Local Area Transportation Review (LATR), applications to amend valid APFs (Adequate Public 

Facilities) may modify the approved land use, trip generation, distribution, and assignment without 

providing a new transportation study provided the amendment does not generate more peak hour 

person trips than the original approval. Thus, the applicant states the project should be exempt 

from submitting a complete transportation study.  

2. The applicant is proposing to change conditions number 10, 11 and 12 from Montgomery County 

Planning Board’s Resolution dated February 18, 2016.  

a. Condition No. 10: 
i. Original Condition:  

The Applicant must install a traffic signal at the intersection of Century Boulevard and 

Cloverleaf Center Drive/Private Street B prior to the issuance of the third 

nonresidential building permit (either Building C or Building D only, as shown on the 

Preliminary Plan). This allows the issuance of building permits for all approved 

residential dwelling units (488 units) and up to 284,399 square feet of nonresidential 

uses on the Subject Property. 

ii. Proposed Revised Condition by Applicant:  

Century Blvd at Cloverleaf Center Drive mitigation: The Applicant must install a traffic 

signal at the intersection of Century Boulevard and Cloverleaf Center Drive/Private 

Street B Center Drive/Private Street B prior to the occupancy of up to 248,000 SF of 

office [building C1/C2]. This allows occupancy for all approved residential mixed-use 

buildings (233 new units [building H and building G]) and two hotel buildings [building 

D and building E] on the Subject Property. 

MCDOT Response: We generally agree with the applicant’s request to amend this 

condition. The final language for the resolution as agreed to by MCDOT and the Parking 

and Planning is as follows: 

Century Blvd at Cloverleaf Center Drive mitigation: Prior to the application for the second 

building permit for Phase I-C, the applicant will need to obtain the Department of 

Transportation’s approval of the detailed/engineered traffic signal or roundabout 

construction plans for the intersection of Century Boulevard and Cloverleaf Center 

Drive/Private Street B.  Prior to the issuance of the second building permit, the applicant 
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must have bonded the traffic signal or roundabout construction.  The traffic signal must 

be operational prior to the issuance of the any Use and Occupancy permit for the second 

building.  

If MCDOT decides to install the permanent traffic signal and related pedestrian 

improvements or the roundabout prior to the applicant completing the work listed above, 

the Applicant must pay the full cost of design and installation to MCDOT for the traffic 

signal or roundabout prior to the issuance of the Use and Occupancy Certificate. 

b. Condition No. 11: 
i. Original Condition: The Applicant must install a traffic signal at Crystal Rock 

Drive/Cloverleaf Center Drive/Waters Landing Drive prior to the issuance of the 

second nonresidential building permit. This allows the issuance of building permits 

for all approved residential dwelling units (488 units) and up to 266,899 square feet 

of nonresidential uses on the Subject Property. 

ii. Proposed Revised Condition by Applicant:  

Crystal Rock Drive at Cloverleaf Center Drive/Waters Landing Drive mitigation: The 

Applicant must install a traffic signal at Crystal Rock Drive/Cloverleaf Center 

Drive/Waters Landing Drive prior to the occupancy of the first office building. This 

allows the occupancy for all approved residential mixed-use buildings (233 new units 

[building H and building G]) and two hotel buildings [building D and building E] on the 

Subject Property. 

If Montgomery County Department of Transportation (MCDOT) installs a traffic 

signal at the Crystal Rock Drive/Cloverleaf Center intersection prior to the occupancy 

of the first office building, the applicant must reimburse MCDOT for the cost of the 

signal prior to the occupancy of the first office building.  

MCDOT Response: We generally agree with the applicant’s request to amend this 

condition. The final language for the resolution as agreed to by MCDOT and the Parking 

and Planning is as follows: 

Crystal Rock Drive at Cloverleaf Center Drive/Waters Landing Drive mitigation: 

Montgomery County DOT is in the process of installing a temporary traffic signal and 

related pedestrian facilities at this intersection.  These facilities are not considered 

permanent. Prior to application for the first building permit for either office building C1 or 

C2, whichever is built first, the applicant will need to obtain the Department of 

Transportation’s approval of the detailed/engineered traffic signal construction plans for 

the intersection of Crystal Rock Drive and Cloverfield Center Drive/Waters Landing Drive.  
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Prior to issuance of the first office building permit, either C1 or C2, the applicant must 

have bonded the traffic signal construction.  The traffic signal must be operational prior to 

issuance of the first Use and Occupancy permit for the first office building, either C1 or 

C2, whichever is built first on the site.   

If Montgomery County Department of Transportation (MCDOT) installs the permanent 

traffic signal (underground utilities, non-wooden poles, etc.) at the Crystal Rock 

Drive/Cloverleaf Center intersection prior to the building permit for the first office building, 

either C1 or C2, the applicant must reimburse MCDOT for all costs associated with the 

traffic signal installation.  

c. Condition No. 12: 
i. Original Condition:  

The Applicant must construct a second northbound right turn lane on Crystal Rock 

Drive at Father Hurley Boulevard prior to the issuance of the first nonresidential 

building permit of any Use and Occupancy Certificate for any floor in nonresidential 

Buildings C, D, and E as shown on the Preliminary Plan. This allows the issuance of 

building permits for all approved residential dwelling units (488 units) on the Subject 

Property. 

ii. Proposed Revised Condition by Applicant:  

Northbound Crystal Rock Drive at Father Hurley Blvd mitigation: The Applicant must 

construct a second northbound right turn lane on Crystal Rock Drive at Father Hurley 

Boulevard prior to the occupancy of the second residential mixed-use building permit 

associated with existing Lots 2, 3 and 4. This allows the occupancy for one new 

residential mixed-use building (138 new units [building H]) on the Subject Property. 

MCDOT Response: We generally agree with the applicant’s request to amend this 

condition. The final language for the resolution as agreed to by MCDOT and the Parking 

and Planning is as follows: 

Northbound Crystal Rock Drive @ Father Hurley Blvd mitigation: The applicant has not 

provided any information to determine if there is enough right-of-way to complete this 

improvement.  Prior to application of the second building permit associated with either 

office building C1 or C2, the applicant must provide design plans with the building permit 

to construct a second northbound right turn lane on Crystal Rock Drive at Father Hurley 

Boulevard.  Prior to issuance of the second office building permit, the right turn lane must 

be bonded, and the right-of-way permit issued to construct the right turn lane. Prior to 

issuance of the Use and Occupancy permit for the second office building, either C1 or C2, 

the applicant must construct the second northbound right turn lane. 
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d. Planning staff suggested the applicant install a road diet that would reduce Century 

Boulevard from four lanes to two lanes between Crystal Rock Drive and Father Hurley 

Boulevard. 

i. Proposed Condition by Applicant:  

Frontage Improvements: The applicant, in conjunction with other applicants, must 

construct a road diet along the property frontage of Century Blvd to include bicycle 

facilities within the road comprised of a painted striped median, concrete dividers, 

and flex bollards. This allows the occupancy of the first new (per 2023 Preliminary 

Plan amendment) residential mixed-use building. 

MCDOT Response: At this time, MCDOT does not recommend a road diet be installed. 

The speed study shows that vehicle speeds at the 85 percentiles operate at 40 mph, which 

does not meet MCDOT’s requirement for traffic calming.  The lane reduction will create 

congestion at unacceptable levels.  In addition, we do not believe that it will reduce vehicle 

speeds unless physical barriers will be installed such as narrowing the lanes with concrete 

curbs. Lastly, the lane will need to be milled and overlayed along with the removal of 

significant amount of stripping in the future to accommodate the BRT service since Century 

Boulevard is an Area Connector. Therefore, Planning staff revised their language, which 

MCDOT and Planning staff have agreed to is as follows: 

 

The Applicant must receive approval from MCDOT and Planning Staff for final designs of 

one of two frontage mitigation improvements listed below. The timing of ultimate 

construction will be determined at Site Plan.  

a. Design for a twelve-foot-wide two-way separated bike lane along the property 

frontage on the east side of Century Boulevard with a minimum six-foot-wide buffer 

in the ultimate location of the cross section for Century Boulevard with a parallel 

eight-foot-wide wide asphalt sidepath. 

or; 

b. If a speed study conducted by the Applicant satisfies MCDOT’s criteria for the need 

of a road diet.  Then the applicant should provide a road diet design with bike lanes 

on Century Boulevard with the applicant completing the following requirements: 

i. A road diet on both sides of Century Boulevard from the driveway access 

point approximately 700 ft. north of Fairchild Drive to the intersection with 

Aircraft Drive in the south. The road diet will consist of bicycle facilities within 
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the road comprised of a painted striped median, concrete dividers, and flexi 

bollards. 

ii. Restriping the right travel lanes in each direction into a bike lane with a 

minimum four-feet wide buffer with interim barriers equivalent to concrete 

wheel stops with bollards. 

iii. Provision of breaks to accommodate bus stops and movement or 

consolidation of existing bus stops.   Bus stops must remain ADA compliant.  

iv. Traffic analysis showing that the improvement will meet safety and 

congestion standards. 

In the event that MCDOT cannot agree to the improvements, the Applicant must make a 

payment to MCDOT equal to the actual cost to design, permit, construct and relocate of 

utilities of the separated bike lanes.  

 

 
Thank you for the opportunity to review this preliminary plan.  If you have any questions or comments 

regarding this letter, please contact me for this project at brenda.pardo@montgomerycountymd.gov or at 

(240) 777-7170. 

 
 
Sincerely, 
 
 
Brenda M. Pardo, Engineer III 
Development Review Team 
Office to Transportation Policy 
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1 EXECUTIVE SUMMARY 

Phoenix Noise & Vibration has conducted an analysis of transportation noise impact upon 
Amendment Lots 2, 3, and 4 of the Century development in Montgomery County, Maryland. 
Amendment Lots 2, 3, and 4 will contain an office building (Building C1), an office building 
with a parking garage (Building C2), two hotels (Buildings D and E), and two residential 
buildings (Buildings G and H). This study addresses noise impact upon Buildings D, E, G, and 
H, as noise impact upon office buildings and parking garages (Buildings C1 and C2) is not 
regulated by Montgomery County, and was limited to noise impact from surrounding roadways, 
primarily Dwight D. Eisenhower Memorial Highway (I-270). 
 
Noise impact throughout the Century development will change with elevation; therefore, impact 
upon Amendment Lots 2, 3, and 4 has been presented throughout the development at the ground 
level (5 feet above grade) and across each future building facade. Impact is presented in varying 
colors and building elevations, indicating future transportation noise levels throughout the site 
and upon each residential unit. The noise levels presented are due only to the surrounding 
transportation sources and do not account for noise from other sources such as construction, 
mechanical noise, environmental noise, etc.   
 
All calculated noise levels are “mitigated,” accounting for the presence of existing topography, 
surrounding buildings, and significant structures, as well as the future Amendment Lot 2, 3, and 
4 topography and buildings. Structures along roadways act as noise barriers, providing protection 
from noise exposure and reducing the impact and extent of any potential mitigation required, if 
any, to comply with the noise regulations of Montgomery County. 
 
Noise levels throughout the outdoor exercise areas and basketball court to the east of the 
buildings will be as high as 76 dBA Ldn due to the proximity to I-270. If these are outdoor areas 
in which the County will require noise levels to be maintained below 60 dBA Ldn, additional 
mitigation will be required. 
 
Residential units located on the elevations facing I-270 will be exposed to future transportation 
noise levels greater than 60 dBA Ldn, with noise impact up to 77 dBA Ldn for the upper levels 
of the east elevation of Buildings E, G, and H. Noise impact on Building D will be slightly 
lower, with a maximum noise impact of 69 dBA Ldn. Most of the residential units located on the 
north and south elevations and a very small portion on the west elevations of each building will 
also be exposed to future transportation noise levels greater than 60 dBA Ldn. Further analysis 
on these units is required to determine whether the proposed building architecture will be able to 
maintain interior noise levels below 45 dBA Ldn. 
 
This analysis can only be conducted once architectural plans for each building are available and 
cannot typically be completed until after the Design Development drawing submission. If 
necessary, interior noise levels can be kept below 45 dBA Ldn by using exterior building 
components (walls, windows, and doors) with higher STC ratings than typical standard 
components.  
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The remaining residential units, primarily living units on the west elevations, will not be exposed 
to future transportation noise levels above 60 dBA Ldn. Further analysis on these residential 
units is not required. The proposed standard building construction may be used without 
modification for these living units. 
 
Please note that after construction of the buildings on Lots 2, 3, and 4 is complete, the 
transportation noise impact upon the townhomes and two-over-two condominiums at Century 
closest to I-270 will be slightly lower. Transportation noise impact upon the townhomes and 
two-over-two condominiums closest to Century Boulevard will not be affected. 

2 NOISE TERMINOLOGY 

2.1 Ldn 

The day-night average noise level, or Ldn, is the equivalent sound pressure level (average 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. 
 
The Ldn is sometimes referred to as the “Ldn,” however, both terms represent the same quantity.  
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). 
 
2.2 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. 
 
2.3 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 measurable 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 REGULATIONS 

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 interiors 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 interiors 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, the Century development is located within the 60 dBA Ldn noise zone, 
indicating that noise levels in the building’s outdoor activity areas should be maintained at 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 60 dBA Ldn in this zone, Montgomery County also requires 
an analysis of interior noise levels in residential buildings. According to Sections 2.2.2 and 2.2.3 
of the Staff Guidelines, any residential building impacted by noise levels above 60 dBA Ldn 
must be evaluated to certify that the building structure will be capable of maintaining interior 
noise levels at 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). 

Century Development 
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4 SITE CONDITIONS 

Lots 2, 3, and 4 of the Century development (see Figure 2) are located west of Dwight D. 
Eisenhower Memorial Highway (I-270) and northeast of Century Boulevard. Near the site, I-270 
is composed of four northbound and four southbound travel lanes. Century Boulevard is 
composed of two northbound and two southbound travel lanes.  
 
Building C1 will be an office building. Building C2 will be an office building with parking. 
Buildings D and E will be hotels. Buildings G and H will be residential buildings.  
 
 

Figure 2: The buildings of Lots 2, 3, and 4 of the Century development (outlined in red) and surroundings. 

Aerial image (dated October 8, 2020) courtesy of Google Earth.
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5 BACKGROUND 

Phoenix Noise & Vibration previously completed a Phase I Noise Analysis for the Century 
development1 which addressed noise impact upon the townhome and two-over-two 
condominium portion of the site. As part of that Phase I Noise Analysis, noise measurements 
were taken on September 17-18, 2015, and a computer model was developed to determine the 
future transportation noise impact upon the townhomes and two-over-two condominiums within 
the site. The buildings on Lots 2, 3, and 4 were included in the analysis (as planned at the time) 
to account for the noise reduction they will provide to the townhomes and two-over-two 
condominiums; however, the noise impact upon the Lot 2, 3, and 4 buildings was not evaluated.  

6 COMPUTER MODELING 

Since the completion of the previous Phase I Noise Analysis, the Lot 2, 3, and 4 site plan has 
been modified to include two additional multifamily buildings, two hotels, an office building, 
and an office building with a parking garage within the development. The computer model 
developed for the townhome and two-over-two condominium analysis was updated to include 
the latest future topography and buildings for Lots 2, 3, and 4, and used to calculated noise 
impact throughout the site. 
 
The site was computer-modeled using the CadnaA software program, a three-dimensional noise 
propagation model capable of determining noise 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. 
 
Roadway data for I-270 was also updated in the model to account for 20 years from the date of 
this analysis. The Maryland State Highway Administration (MDSHA does not typically provide 
future traffic data; therefore, a conservative, 2% increase in traffic compounded annually until 
2041 was assumed.2   
 
Traffic volumes for the future Century Boulevard alignment were based upon a traffic study 
completed for the development3 which calculated future morning and evening peak hour traffic 
volumes for the various sections of the roadway along the site’s western property boundary.  The 
traffic study did not calculate an AAWDT for Century Boulevard; therefore, it was assumed that 

 
1 Century Phase I Noise Analysis, Report #150929, dated 9 November 2015. 
 
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. 
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the peak hour volume represented 8% of the total AAWDT.4  The traffic study also did not 
provide estimated nighttime or truck volumes; thus these were taken from the current MDSHA 
data.  All necessary traffic data for both roadways is provided in Table 2. 
 

Table 2:  Roadway traffic data used in the computer models. 

Roadway 
2014 

AAWDT 
2041 

AAWDT 
Nighttime 
Volume % 

Truck % 
Posted Speed 
Limit (mph) 

I-270 121,392 207,202 18.6% 14% 55 

Century 
Boulevard 

3,412 15,675 to 21,750 7.0% 3% 30 

Table 2 Notes: 
A. All values are based upon MDSHA roadway data other than the future AAWDT for Century 

Boulevard. 
B. The AAWDT for the future Century Boulevard varies depending upon the roadway section, 

with volumes increasing traveling north to south along the roadway. 

 
The updated future model then calculated noise levels throughout the outdoor exercise areas and 
basketball court as shown on Drawing 1 of the Appendix. Noise levels presented within these 
areas were calculated at a height of 5 feet above the ground.   
 
The future model also calculated the projected noise levels 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 Drawings 1 and 2 are “mitigated” noise levels, calculated in the 
presence of the future buildings and topography, as well as all existing surrounding buildings, 
topography, and significant structures. Mitigated noise levels account for the effect of buildings 
and other significant structures in reducing and reflecting roadway noise propagation and are 
more representative of the actual noise level experienced at a specific location. 
  

 
4 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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7 FUTURE NOISE IMPACT 

Drawing 1 of the Appendix indicates that noise levels throughout the outdoor exercise areas and 
basketball courts will be above 60 dBA Ldn and higher than 75 dBA Ldn in certain areas. If 
these are outdoor areas in which the County will require noise levels to be maintained below 60 
dBA Ldn, additional mitigation will be required. 
 
Future transportation noise levels were calculated across each future building elevation (see 
Drawing 2 of the Appendix). Noise impact upon the residential buildings within Lots 2, 3, and 4 
is summarized in Table 3.  
 

Table 3: Noise impact upon Lots 2, 3, and 4 of the Century development. 

 Future Noise Impact (dBA Ldn) 

Elevation Building D Building E Building G Building H 

North <60 <60 to 73 66 to 74 67 to 74 

East <60 to 69 74 to 77 74 to 77 74 to 77 

South <60 to 65 65 to 73 67 to 74 69 to 74 

West ≤60 ≤60 <60 to 66 <60 to 65 

 
Residential units located on the elevations facing I-270 will be exposed to future transportation 
noise levels greater than 60 dBA Ldn, with noise impact up to 77 dBA Ldn for the upper levels 
of the east elevation of Buildings E, G, and H. Noise impact on Building D will be slightly 
lower, with a maximum noise impact of 69 dBA Ldn.  
 
The majority of the residential units located on the north and south elevations and a small portion 
of the west elevations of each building will also be exposed to future transportation noise levels 
greater than 60 dBA Ldn. Further analysis on these units is required to determine whether the 
proposed building architecture will be able to maintain interior noise levels below 45 dBA Ldn. 
 
The remaining residential units will not be exposed to future transportation noise levels above 60 
dBA Ldn. These residences require no further analysis or modifications to comply with the 
residential noise regulations of Montgomery County. 
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8 MITIGATION 

According to Montgomery County’s noise regulations for residential development in this area 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 interior living spaces below 60 and 45 dBA Ldn, 
respectively. 
 
8.1 Outdoor Noise Levels 

Noise levels throughout the outdoor exercise areas and basketball court to the east of the 
buildings will be as high as 76 dBA Ldn due to the proximity to I-270. If these are outdoor areas 
in which the County will require noise levels to be maintained below 60 dBA Ldn, additional 
mitigation will be required.  
 
8.2 Interior Noise Levels 

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 interior 
noise levels below 45 dBA Ldn. This evaluation, or “building shell analysis,” calculates a room’s 
interior noise level based upon its exterior noise level, the Sound Transmission Class (STC) 
ratings5 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 enough noise reduction to maintain the required 45 dBA Ldn interior 
noise level, particularly for units with noise impact below 65 dBA Ldn. 
 
When architectural drawings are available for each residential building (typically during the 
Design Development phase), noise impact will be analyzed on an elevation-by-elevation, 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). 
  

 
5 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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9 CONCLUSION 

Buildings D, E, G, and H of the proposed Century development will be exposed to future 
transportation noise levels above 60 dBA Ldn and up to 77 dBA Ldn. While this represents a 
high level of noise impact, compliance with Montgomery County’s residential noise regulations 
can be achieved through modifications to proposed building plans. 
 
Noise levels throughout the outdoor exercise areas and basketball court to the east of the 
buildings will be as high as 76 dBA Ldn. If these are outdoor areas in which the County will 
require noise levels to be maintained below 60 dBA Ldn, additional mitigation will be required. 
 
Residential units located on the elevations facing I-270 will be exposed to future transportation 
noise levels greater than 60 dBA Ldn, with noise impact up to 77 dBA Ldn for the upper levels 
of the east elevations of Buildings E, G, and H. Noise impact on Building D will be slightly 
lower, with a maximum noise impact of 69 dBA Ldn. Further analysis on these units is required 
to determine whether the proposed building architecture will be able to maintain interior noise 
levels below 45 dBA Ldn. 
 
Residential units which will not be exposed to future transportation noise levels above 60 dBA 
Ldn, primarily those on the west elevations, require no further analysis. The proposed standard 
building construction may be used without modification for these living units. 
 

Please note that after construction of Buildings C1, C2, D, E, G, and H, the transportation noise 
impact upon the townhomes and two-over-two condominiums at Century closest to I-270 will be 
slightly lower; however, transportation noise impact upon the townhomes and two-over-two 
condominiums closest to Century Boulevard will not be affected. 
 



 

Acoustical Engineering Solutions. 
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MEMORANDUM 
 
TO:   Chris Van Alstyne  M-NCPPC, Area 3 

FROM:   Kelvin Robinson 
Nicole A. White, P.E., PTOE 

   
DATE:  June 26, 2023 
 
RE:   Century Amendment – Transportation Study Exemption  
 
INTRODUCTION 

The following Transportation Exemption has been prepared for the amendment to the Century 
Technology project (“Century”) located in Germantown, Maryland. Amendments are proposed for 
Century’s previously approved Preliminary (No. 12002095B) and Site Plan (No. 82003007E) for the 
subdivision Lots 2, 3, & 4 (collectively, the “Amendments”).  

The Century site is located near Interstate I-270 and Father Hurley Boulevard Interchange, along Century 
Boulevard. Century has two existing driveways, one from Fairchild Drive and one from Dornier Place, both 
onto Century Boulevard. The main entrance is an extension of Cloverleaf Center Drive across Century 
Boulevard. Figure 1 illustrates the site vicinity map. 

 

Figure 1: Vicinity Map 
 

The site consists of 57.7 gross acres zoned CR-2.0: C-1.25 R-1.0 H-145T and is in the Germantown Transit 
Mixed Use Overlay Zone.  
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The project proposes the following development: 

• 5-story over 1-story podium multi-family building towers for a total of 233 D.U. and 48,550 sf of 
ground floor commercial/retail, with connected below grade parking. 

• 8-story hotel building towers with 154 keys, 2,440 sf retail, and 2,830 sf conference meeting space. 
• 8-story towers with a total of 517,000 sf of office space (190,000 general office use, 327,000 

bioscience use).   
 

This memorandum provides justification for the project to be exempt from submitting a complete 
transportation study. As outlined in Montgomery County Local Area Transportation Review (LATR), 
applications to amend valid APFs (Adequate Public Facilities) may modify the approved land use, trip 
generation, distribution, and assignment without providing a new transportation study provided the 
amendment does not generate more peak hour person trips than the original approval.  

 
Prior Approvals 
The project received previous Preliminary Plan and Site Plan approvals as part of an amendment in 2016 
for the following development program: 

• 49,250 SF (Existing Fisher Building – constructed prior to 2016 amendment) 
• 303,000 SF Office  
• 120‐Key Hotel 
• 300 Multi-Family Units 
• 188 TH and 2/2 Units  

 

The development program approvals were associated with the entire Century site, including Lot 1 
(Multi-family), Lot 5 (Fisher Bldg.), and the townhouse lots, which are not part of this amendment.  
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TRIP GENERATION 

This section provides a comparison of person trips associated with the approved preliminary plan versus 
the preliminary plan amendment. The approved development program for the preliminary plan was 
adjusted to reflect the number of person trips based on the September 2022 Local Area Transportation 
Review Guidelines.  

The following development has been constructed under the approved development program and was 
included in the “proposed” trip generation calculations: 

• 49,420 SF Office (Existing Fisher Building) 
• 300 Multi-Family Units 
• 188 TH and 2/2 Units 

 

Table 1 below shows the person trips (based on the September 2022 LATR) for the approved 
development program person trips. Proposed trips are based on rates outlined in the Institute of 
Transportation Engineer’s Trip Generation Manual, 11th Edition.  

Table 2 below shows the person trips for the proposed Amendment. Pursuant to Provision TL2.6 of the 
2020-2024 Growth and Infrastructure Policy (GIP), the Local Area Transportation Review requirements 
of the GIP must not apply to a development or a) portion of a development where:  

a. the primary use is for bioscience facilities, as defined in Section 52-39 of the County Code; and  
b. an application for preliminary plan, site plan, or building permit that would otherwise require 
a finding of Adequate Public Facilities is approved after January 1, 2021 and before January 1, 
2025; and  
c. an application for building permit is filed within 3 years after the approval of any required 
preliminary plan or site plan.  

Thus, 327,000 SF of bioscience use has been excluded from the person trip totals. Trip generation rates 
for ITE Land Use 760 (Research & Development) was used to project person trips for the bioscience use.  

Table 3 provides a comparison of approved versus the proposed person trips (including trips associated 
with the previously constructed residential and office buildings).  
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Table 1: Previous Approval Person Trips 

Person Trips 
   AM Peak Hour PM Peak Hour 
  Units/SF IN OUT TOTAL IN OUT TOTAL 

Residential 

300 
Multi-
Family 
188 TH 
and 2/2 

Units 

73 238 311 214 132 346 

Office 352,420 572 78 650 106 516 622 

Hotel 120 
Rooms 24 22 46 26 29 55 

Total  669 338 1007 346 677 1023 
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Table 2: Proposed Century Amendment Person Trips 

Person Trips 
     AM Peak Hour PM Peak Hour 
    Units/SF IN OUT TOTAL IN OUT TOTAL 

Century 
Amendment 
(Lots 2, 3, & 

4) 

Mid Rise 
Residential w/ 
Ground Floor 
Commercial - 
ITE LU 231 

233 16 41 57 75 32 108 

Hotel – ITE LU 
311 

154 
Rooms 36 32 68 36 39 75 

Office – ITE LU 
710 190,000 336 46 382 63 309 372 

R&D Center – 
ITE LU 760 327,000 340 75 415 67 327 394 

Subtotal  729 194 922 242 707 949 
Total (less 
R&D) 1  388 119 507 175 380 555 

Previously 
Constructed: 
Lot 1 (multi-
family), Lot 5 
(Fisher Bldg), 

and 
Townhomes  

Multi-Family – 
ITE LU 221 300 43 143 186 110 71 181 

Townhouse 
and 2/2 Units – 
ITE LU 220 

188 30 95 125 104 61 165 

Office (Fisher 
Bldg) – ITE LU 
710 

49,420 SF 103 17 120 19 102 121 

Total  176 255 431 233 234 467 

Proposed Total (less 
R&D)  564 374 938 408 614 1022 

 

 

 

 

 
1 Pursuant to Provision TL2.6 of the GIP, the Local Area Transportation Review requirements of the GIP must not apply to a 
development or a portion of a development where:  
a. the primary use is for bioscience facilities, as defined in Section 52-39 of the County Code; and  
b. an application for preliminary plan, site plan, or building permit that would otherwise require a finding of Adequate Public 
Facilities is approved after January 1, 2021 and before January 1, 2025; and  
c. an application for building permit is filed within 3 years after the approval of any required preliminary plan or site plan.  
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Table 3: Approved vs Proposed Century Amendment Person Trips 

Person Trips 
     AM Peak Hour PM Peak Hour 
     IN OUT TOTAL IN OUT TOTAL 
Proposed Total  564 374 938 408 614 1022 
Approved* Total  669 338 1007 346 677 1023 

Net Person 
Trips    -105 36 -69 62 -63 -1 

 

As shown in Table 3, the proposed amendment would result in a reduction of total person trips in the 
AM and PM when the proposed trips are compared to the previously approved trips.   Trips associated 
with the bioscience use (327,000 SF) are not subject to the LATR requirements. 

 

CONCLUSIONS  

In conclusion, the Century Amendment will not generate more person trips than the original approval, 
thus a new transportation study should not be required.  
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