ATTACHMENT A

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

l. 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
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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”.

I1.  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 1-270 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
2
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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.

I11.  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 facade 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 fagade
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

6

4310084.2 94151.001



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 (“MPDUSs”) 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 facade. 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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V.

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 1-3 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 1-3 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
0f902,530 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
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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:

e Increase Sketch Plan Density
0 CR=690,170 sf
0 (=339.730 sf
0 R=350,440 sf

e Revise the residential vs non-residential land use mix
0 Residential 50.63%
0 Non-Residential 49.37%

e Increase Preliminary Plan Density
o CR=1,109,8700 sf
0 (C=763,430 sf
0 R=346,440 sf, or 233 Dwelling Units

e Retest Adequate Public Facilities to accommodate increase in density
e Update Subdivision Lots(s)
0 Lot5-202971 sf
O Lot6-111,863 sf
0 Lot 7—364,380 sf, with ‘ownership lot line’
e Increase Site Plan Density
0 (=763,430 sf (Office, Hotel, Restaurant, Retail)
0 R=233 Dwelling Units (Multi-Family)
e Update Public Open Space
e Re-Allocate Incentive Density “Public Benefits”
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VI.

o0 Remove Public Art
0 Provide minimum 20% total residential as MPDUSs 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.

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 [-270 by providing building heights of up to 125 feet. Additional
recommendations for building setbacks from [-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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VII.

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.

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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(b)

(©)

(d)

(€)

(f)

Implement the recommendations of applicable master plans;

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

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;

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

Integrate an appropriate balance of employment and housing
opportunities; and

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.

18

4310084.2 94151.001



(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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ATTACHMENT B

A\

AMENDMENT DESCRIPTION

THE PROPOSED AMENDMENT IS A REDESIGN OF THE AREA LOCATED
AT CLOVERLEAF CENTER SUBDIVISION LOTS 2, 3, & 4, BLOCK A, OF
THE CENTURY SITE DEVELOPMENT CONSISTING OF A TOTAL DENSITY
OF +/- 299,870 SF OF MIXED COMMERCIAL / RESIDENTIAL USE.

LIST OF AMENDMENT ITEMS:

A RE-DESIGNED AND RE-DEFINED AREA IC, LOCATED AT
CLOVERLEAF CENTER SUBDIVISION LOTS 2,3, & 4, BLOCK A - FOR

NEWLY PROPOSED BUILDING CI, C2,D,E, G, & H.

RE-SUBDIVISION OF LOTS 2-4, WITH UPDATED LOT AREAS.

REVISED DEVELOPMENT PROGRAM AND BUILDING USES.

REVISED DEVELOPMENT DATA TABLE

REVISED ARCHITECTURE MASSING, BUILDING HEIGHTS, AND

ELEVATIONS.

REVISED PHASING / BUILDINGS.

REVISED CIRCULATION ROUTING (PEDESTRIAN, VEHICLE, SERVICE

&FIRE).

REVISED AMENITIES, PUBLIC USE & OPEN SPACE.
REVISED PARKING AND SERVICE LAYOUT.
REVISED SWM CONCEPTS.

REVISED ARCHITECTURAL ELEVATIONS.
REVISED SITE SIGNAGE

NO SHEET CHANGES.

CENTURY
SKETCH PLAN SUBMISSION

#32016002A

Sheet List Table
Sheet Number Sheet Title
Sketch Plan (Black & White)
SK-000 Cover Sheet
SK-001 Local Vicinity Map
SK-001a Zoning Map
SK-002 Existing Conditions Aerial
SK-003 Approved NRI - FSD
SK-004 Gross Tract Area Exhibit
SK-005 Sketch Plan
SK-006 Massing Diagram
SK-007 Massing Diagram
SK-008A Illustrative Plan
SK-008B Phasing Exhibit
SK-009 Amenity Public Use & Open Space Exhibit
SK-010 Pedestrian Circulation & Signage Exhibit
SK-010A Site Signage Concept Images
SK-011 Vehicular Circulation Exhibit
SK-11A Street Location Exhibit
SK-012 Service Truck Circulation Exhibit
SK-013 Fire Access Plan
SK-014 Lotting Exhibit
SK-015 SWM Concept Plan
SK-016 Public Benefit Points Exhibit
SK-017 Representatitve Office Building Images
SK-018 Representative Retail & Hotel Images
SK-019 Representative Retail & Hotel Images
SK-020 Representative Residential Building Images
SK-021 Representative Residential Building Images

*  Sheets revised under this Amendment
#  Sheets added under this Amendment

Preliminary Not For Construction

CENTURY
RODGERS

CONSULTING

19847 Century Boulevard, Suite 200, Germantown, Maryland 20874
Ph: 301.948.4700 (Main), Fx: 301.948.6256, www.rodgers.com

DESIGN TEAM

Owner / Developer:

Century Development Services LLC.
4495 Montgomery Road

Ellicott City, Maryland 21043

443.802.9077

Acen: Pradip Ghosh

Attorney

Lerci’l, Early & Brewer
7600 Wisconsin Avenue

Suite 700

Bethesda, Maryland 20814
301.986.1300

Actn: Patrick O'neil

Land Planning / Landscape Architect / Civil Engineering:
Rodgers Consulting, Inc.

19847 Century Boulevard

Suite 200

Germantown, Maryland 20878

301.948.4700

Attn: Robert Graham

Architect:

Daniel Ball & Associates
5513 Twin Knolls Road

Suite 216

Columbia, Maryland 21045
410.715.0408

Attn: Dan Ball
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‘Washington, DC 20005
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MCPB No. 19-078

Site Plan No. 82003007E
Century

Page 2

WHEREAS, 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 MPDUs on the Subject Property; and

WHEREAS, on May 21, 2019, Elms at Century, LLC (“Applicant”), filed an
application for approval of an amendment to the previously approved site plan(s) for
approval of the following modifications:

1. To increase the number of MPDUs to 25 percent from the previously approved
12.5 percent,; and

WHEREAS, Applicant’s application to amend the site plan was designated Site
Plan No. 82003007E, Century (“Site Plan,” “Amendment,” 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 the
Planning Board, dated June 27, 2019, setting forth its analysis of, and recommendation
for approval of the Application, subject to certain conditions (“Staff Report”); and

WHEREAS, on July 11, 2019, Staff presented the Amendment to the Planning
Board as a consent item for its review and action, at which time the Planning Board voted
to approve the Amendment subject to certain conditions, by the vote certified below.

NOW, THEREFORE, BE IT RESOLVED THAT, the Planning Board adopts the
Staff's recommendation and analysis set forth in the Staff Report and hereby approves
Site Plan No. 82003007E, subject to the following modified conditions:

14. Density
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,
including 25 percent Moderately Priced Dwelling Units (122 units) (“MPDUSs”).
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. Moderately Priced Dwelling Units (MPDUs)

The Planning Board accepts the recommendations of the Montgomery County
Department of Housing and Community Affairs (“DHCA”) in its correspondence
dated June 10, 2019, 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 DHCA, provided that the




MCPB No. 19-078

Site Plan No. 82003007E
Century

Page 3

amendments do not conflict with other conditions of the Preliminary Plan

approval.

a. The development must provide 25 percent MPDUs on-site consistent with the
requirements of Chapter 25A.

BE IT FURTHER RESOLVED that all other site plan conditions of approval for
this project remain valid, unchanged and in full force and effect

BE IT FURTHER RESOLVED, that, having given full consideration to the
recommendations and findings of its Staff as set forth in the Staff Report, which the
Board hereby adopts and incorporates by reference, the Montgomery County Planning
Board FINDS, with the conditions of approval, that this Amendment does not alter the
intent, objectives, or requirements in the originally approved site plan, as revised by
previous amendments and that all findings remain in effect; and

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

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

JUEEI .}TZDFSURTHER RESOLVED, that the date of this written resolution is
(which is the date that this resolution is mailed to all parties of

record); and

BE IT 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







ATTACHMENT G

DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS

Marc Elrich Scott Bruton
County Executive Acting Director

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 |
Affordable Housing Programs Section

Division of Housing
Affordable Housing Landlord Tenant Affairs Multifamily Housing

1401 Rockville Pike, 4th Floor « Rockville, Maryland 20852 « 240-777-0311 * 240-777-3691 FAX * www.montgomerycountymd.gov/dhca

montgomerycountymd.gov/311 240-773-3556 TTY



DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS

Marc Elrich Scott Bruton
County Executive Acting Director

June 15, 2023

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 |
Affordable Housing Programs Section

Division of Housing
Affordable Housing Landlord Tenant Affairs Multifamily Housing

1401 Rockville Pike, 4th Floor « Rockville, Maryland 20852 « 240-777-0311 * 240-777-3691 FAX * www.montgomerycountymd.gov/dhca

montgomerycountymd.gov/311 240-773-3556 TTY



DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS

Marc Elrich Scott Bruton
County Executive Director

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 [
Affordable Housing Programs Section

Division of Housing
Affordable Housing Landlord Tenant Affairs Multifamily Housing

1401 Rockville Pike, 4th Floor « Rockville, Maryland 20852 « 240-777-0311 * 240-777-3691 FAX * www.montgomerycountymd.gov/dhca

montgomerycountymd.gov/311 240-773-3556 TTY



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

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. Allfiltration 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

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




Mpr. Robert Graham, P.E.
March 18, 2022
Page 2 of 2

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: 1.87/1.32”
STRUCTURAL: 26179 cf

WAIVED: N/A ac.



OFFICE OF THE COUNTY EXECUTIVE

Marc Elrich Christopher R. Conklin
County Executive Director

July 14, 2023

Mr. Ryan Sigworth, Planner Il
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.

101 Monroe Street ¢ Rockville, Maryland 20850
240-777-2500 » 240-777-2544 TTY o 240-777-2518 FAX
www.montgomerycountymd.gov



Ryan Sigworth
Preliminary Plan Amendment No. 12002095C

Century
July 14,

2023

Page 2 of 7

3.

10.

11.

The

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.

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.

No steps, stoops, balconies or retaining walls for the development are allowed in county right-of-
way. No door swings into county ROW.

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.

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

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.

Relocation of utilities along existing roads to accommodate the required roadway improvements
shall be the responsibility of the applicant.

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.

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

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 am

endment, 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:

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.

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.

i. 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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C.

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.

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.

i. 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 aspeed study conducted by the Applicant satisfies MCDOT’s criteria for the need
of aroad 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 llI
Development Review Team
Office to Transportation Policy

SharePoint\teams\DOT\Director’s Office\Development Review\Brenda\Preliminary Plan\PP12002095C Century\Letters\12002095C Century-
DOT Preliminary Plan _7.14.23

cc: Correspondence folder FY 2024

cc-e:  Kelvin Robinson Symmetra Design
Mark Terry MCDOT DTEO
Atiq Panjshiri MCDPS RWPR
Sam Farhadi MCDPS RWPR

Rebecca Torma MCDOT OTP
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To Whom It May Concern,

My name is a John Kim and | am a resident of Century Boulevard (the “community”), house number 3305. As
a resident of the community, | think | speak for many that we are against the action of the development plan
outlined under Plan Numbers 32016002A, 12602095C, and 82003007F: Sketch Plan Amendment: Mixed-Use
Development with increase of 350,440 SF Residential and 339,730 SF Non-Residential, Preliminary Plan
Amendment and Site Plan Amendment: Mixed-Use Development with increase of 346,440 SF. Residential
{233 D.U.) with 20% MPDUs, 199,580 SF. Hotel, and 563,850 SF. Non-Residential.

This is not only a direct challenge to the beautification of the community but will introduce many unfavorable
variables to the residents of Century Boulevard, including, but not limited to, inducing an increase in
unwanted outside traffic, engendering architectural density to an already densely packed development plan,
and ultimately infringing on the residents’ timely right to know about the community’s future development
ptans, especially those which would have an impact on the purchasing decision of a new home. While | do
support the addition of public facitities and amenities, | do not agree that this is the correct location to do so.
Many residents of the community use this area as a public park.

Included in the proposed development plan is the addition of non-residential structures. According to a study
which examines the relationship between the numbers of tourists in an area driven by the prevalence of
lodging listings and crime rates, there is a correlation between the two. There is evidence which suggests that
increases in outside tourists leads to more incidents of private conflict, social disorder, and violence in
neighborhoods and erodes the natural ability of a neighborhood to prevent crime.

Notwithstanding the above, this proposed development plan encroaches on the land designated as a forest
conservation area. According to the Maryland Forest Conservation Act (Natural Resources Article Section 5
1601 through 5-1613)

- to minimize the loss of Maryland's forest resources during land development by making the
identification and protection of forests and other sensitive areas an integral part of the site planning
process

Every effort should be made to preserve this forest conservation area to a satisfactory level, notwithstanding
development which is deemed essential to the community or is determined to result in concrete benefit as
agreed upon by the majority of all of its residents.

Based on these reasons, we are against the proposal outlined in the development plan and urge the
Montgomery County Planning Board to consider these facts when ultimately coming to a decision about the
future of the community.

Sincerely,
John Kim

Y ASS
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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 [-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.

Century — Amendment Lots 2, 3, & 4 31 March 2021
Phase | Noise Analysis Page 1
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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 1-270 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 dBvs.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.

Century — Amendment Lots 2, 3, & 4 31 March 2021
Phase | Noise Analysis Page 2
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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 Line® For Noise Sensitive Land Uses (Table 2-1).

Guideline

Value Area of Application

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.

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.
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.

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

Ldn =55 dBA

Ldn = 60 dBA

Ldn = 65 dBA

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.

Century — Amendment Lots 2, 3, & 4 31 March 2021
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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).
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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, [-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.

Century — Amendment Lots 2, 3, & 4 31 March 2021
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5 BACKGROUND

Phoenix Noise & Vibration previously completed a Phase I Noise Analysis for the Century
development' 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.”

Traffic volumes for the future Century Boulevard alignment were based upon a traffic study
completed for the development® 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

! Century Phase I Noise Analysis, Report #150929, dated 9 November 2015.

“Montgomery 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.

Century — Amendment Lots 2, 3, & 4 31 March 2021
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the peak hour volume represented 8% of the total AAWDT.* 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.

2014 2041 Nighttime 0 Posted Speed
HEELITEY) AAWDT AAWDT sy || e Limit (mph)
1-270 121,392 207,202 18.6% 14% 55
Century 3,412 15,675 to 21,750 7.0% 3% 30
Boulevard

Table 2 Notes:
A. Allvalues 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.

Century — Amendment Lots 2, 3, & 4 31 March 2021
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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 <60to 73 66 to 74 67 to 74
East <60 to 69 74t077 741077 74t077
South <60 to 65 65to 73 67 to 74 69 to 74
West <60 <60 <60 to 66 <60 to 65

Residential units located on the elevations facing [-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.

31 March 2021
Page 8
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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)
ratings® 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.

Century — Amendment Lots 2, 3, & 4 31 March 2021
Phase | Noise Analysis Page 9
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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 [-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.

Century — Amendment Lots 2, 3, & 4 31 March 2021
Phase | Noise Analysis Page 10
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Acoustical Engineering Solutions.
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ATTACHMENT J

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:

e 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.

e 8-story hotel building towers with 154 keys, 2,440 sf retail, and 2,830 sf conference meeting space.

e 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:

e 49,250 SF (Existing Fisher Building — constructed prior to 2016 amendment)
e 303,000 SF Office

e 120 - Key Hotel

e 300 Multi-Family Units

e 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:

e 49,420 SF Office (Existing Fisher Building)
e 300 Multi-Family Units
e 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, 11 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
300
Multi-
. . Famil
Residential | o7 TZ' 73 238 311 214 132 346
and 2/2
Units
Office 352,420 572 78 650 106 516 622
Hotel 120 24 22 46 26 29 55
Rooms
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
Mid Rise
Residential w/
Ground Floor 233 16 41 57 75 32 108
Commercial -
ITE LU 231
Century Hotel — ITE LU 154 36 32 63 36 39 75
Amendment | 311 Rooms
(Lots2,3, & | Office=ITELU | 15 500 | 336 46 382 63 309 372
4) 710
Total (less
R&D)* 388 119 507 175 380 555
Multi-Family = 300 43 143 186 110 71 181
Previously | ITE LU 221
Constructed: | Townhouse
Lot 1 (multi- | and 2/2 Units — 188 30 95 125 104 61 165
family), Lot 5 | ITE LU 220
(Fisher Bldg), | Office (Fisher
and Bldg) — ITE LU 49,420 SF 103 17 120 19 102 121
Townhomes | 710
Total 176 255 431 233 234 467
Proposed ;‘:;') ess 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 105 | 36 -69 62 63 1
Trips

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.




	AttachmentA_SOJ
	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 si...

	AttachmentB_SketchPlanComposite
	AttachmentC_PrelimPlanComposite
	AttachmentD_SitePlanComposite
	AttachmentE_FFCPlanComposite
	AttachmentF_PriorApprovals
	AttachmentF_MCPB15160
	AttachmentG_MCPB15161
	AttachmentH_MCPB15162
	AttachmentI_MCPB19078

	AttachmentG_AgencyApprovals
	AttachmentH_CommunityCorrespondence
	AttachmentI_NoiseAnalysis
	AttachmentJ_TransportationExemption
	Figure 1: Vicinity Map
	Prior Approvals




