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LOCATION/ADDRESS 

Intersection of Montgomery Village Avenue and 
Stewartown Road, Montgomery Village 

MASTER PLAN  

2016 Montgomery Village Master Plan 

ZONE 

TLD and CRN, within the Montgomery Village 
Overlay Zone 

PROPERTY SIZE 

147 acres 

APPLICANT 

Green Bloom MV Development, LLC 

ACCEPTANCE DATE 

April 10, 2025 

REVIEW BASIS 

Chapter 22A, 59 

 

 

Summary: 
• Staff recommends approval with conditions 

of Site Plan Amendment No. 82017013F and 
Forest Conservation Plan No. F20240970. 

• Bloom MV is a residential project that received 
initial Site Plan approval (No. 820170130) in 
2017. The Site Plan approval, as amended, 
allows construction of 514 dwelling units on 
the site of the former Montgomery Village Golf 
Course. 
 

• Approximately 83% of the units and the 
majority of the Montgomery Village 
Foundation Park have been constructed.  

• The Applicant requests modification to two 
Site Plan conditions regarding the community 
gardens and a walking path between two 
neighborhoods and an update of the Forest 
Conservation Plan phased planting 
requirements.  

• Staff has received correspondence about the 
Site Plan Amendment application as detailed 
in the report.  

Planning Staff 

 Emily Tettelbaum, Planner III, Midcounty Planning, Emily.Tettelbaum@montgomeryplanning.org, (301) 495-4569  

 Carrie Sanders, Chief, Midcounty Planning, Carrie.Sanders@montgomeryplanning.org, (301) 495-4653 
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SECTION 1: RECOMMENDATIONS AND CONDITIONS 

SITE PLAN AMENDMENT NO. 82017013F  

Staff recommends approval of Site Plan Amendment No. 82017013F to allow flexibility for the width of 
the Area VI shared use path, the timing of side path construction, and the timing for completion of the 
Montgomery Village Park community garden. Staff also recommends requiring the Applicant to add 
walking paths to the Certified Site Plan that were removed during a prior amendment without proper 
public notice. All site development elements shown on the latest electronic version of the Site Plan, as 
of the date of this Staff Report, submitted via ePlans to the M-NCPPC, are required, except as modified 
by the following conditions.1 Condition Nos. 7e2 and 7g3 are modified from prior approvals, as shown 
below. Condition Nos. 16x and 26 are new conditions and all other previously approved conditions 
remain in full force and effect. 

Modified Conditions 

7e. Prior to the issuance of the building permit for the 300th 470th Residential Unit, the Applicant 
must construct an eight-foot-wide shared use path between Montgomery Village Avenue and 
Private Road “J” Sol Place in Area 6., which may be located either along the south side of 
Stewartown Road or along Private Road “H” in Area 6. If constructed along Stewartown Road,.the 
The Shared Use Path must connect Nature Trail to Sol Place across the Cabin Branch Stream by 
resurfacing an old golf cart path and an existing bridge. The width of the Shared Use Path on the 
resurfaced golf cart path and existing bridge will have a variable width that may be less than eight 
feet wide in the stream valley buffer or topographically constrained areas. Both options must be 
shown on the certified site plan as alternatives. 

7g. Prior to issuance of the 54th residential building permit in Area 2, the final inspection of the final 
dwelling unit in the Project, the community garden in the Montgomery Village Foundation Park 
must be completed. 

Additional Conditions 

16. CERTIFIED SITE PLAN 

Before approval of the Certified Site Plan, the following revisions must be made and/or information 
provided subject to Staff review and approval: 

 
1 For the purposes of these conditions, the term “Applicant” shall also mean the developer, the owner or any successor (s) in 
interest to the terms of this approval. 
2 Site Plan 820170130 
3 Site Plan Amendment 82017013B 
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x.  Add all pedestrian trails shown on the Site Plan Amendment No. 82017013D Recreation 
Facilities Plan (Sheet REC 01).  

26.  Prior to final inspection of the final dwelling unit in the Project, the Applicant must provide the 
pedestrian trails in the locations shown on the Recreation Facilities Plan (Sheet REC 01), unless a 
subsequent Site Plan Amendment approves removal of the path(s).  
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FOREST CONSERVATION PLAN AMENDMENT NO. F20240970 

Staff recommends approval of Forest Conservation Plan Amendment No. F20240970. Condition Nos. 
2.e4 and 2.f5 are modified from prior approvals as shown below and all other previously approved 
conditions remain in full force and effect. 

Modified Conditions 

2.e.  By December 31, 2025, or before Prior to the issuance of the building permit for the 150th 
residential unit final inspection of the last residential unit in the Project, whichever comes first, or at 
the direction of the forest conservation inspector, the Applicant must complete the removal of the 
following above grade items: all cart paths, bridges, and any other impervious surface not otherwise 
incorporated into the trail system such as drinking fountains, debris; signs; bollards; buildings; and 
sand traps. 

2.f.  The required afforestation planting must be completed within one year or two growing seasons 
after the issuance of the final residential building permit for each Areas with the minimum percentage 
of afforestation for each area described below, except that within one year or two growing seasons 
after the issuance of the 415th residential unit building permit, any remaining afforestation required by 
the Final Forest Conservation Plan must be planted, with the overall percentage not to exceed 100 
percent: 

Area  % of Total Afforestation Requirement 

Area 1  22.5% 

Area 2  21.5% 

Area 3  10.0% 

Area 4  19.0% 

Area 5  17.0% 

Area 6  25.5% 

By December 31, 2025, the Applicant must install all required plantings per the sequence of planting 
shown on the Mitigation/Afforestation Credit table on Final Forest Conservation Plan No. F20240970 
to fulfill the total forest mitigation requirement of 26.70 acres.  

 
4 Final Forest Conservation Plan 82017013D 
5 Final Forest Conservation Plan 820170130 
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SECTION 2: SITE DESCRIPTION 

 

VICINITY 

The Subject Property, which is a 147-acre site, (outlined in red in Figure 1) is surrounded by a variety of 
residential uses, including a mix of detached houses, townhouses, and condominiums, in various 
residential zones. Several shopping centers and an elementary, middle, and high school are also 
located in the vicinity. 

 

Figure 1 – Vicinity Map (Property outlined in red) 

PROPERTY DESCRIPTION 

The Subject Property is approximately 147 acres zoned TLD and CRN and within the Montgomery 
Village Overlay Zone. The Property is the former Montgomery Village Golf Course and is located 
roughly in the center of Montgomery Village, straddling Montgomery Village Avenue and extending 
generally north toward Arrowhead Road and west to Watkins Mill Road. A Pepco/Exelon transmission 
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line stretches across the Property on both sides of Montgomery Village Avenue. The Property contains 
a portion of the Cabin Branch Stream and 70.38 acres of stream buffer, large expanses of floodplain, 
and steep slopes that come down to meet the stream valley.  

Bloom MV is currently under construction pursuant to Site Plan No. 820170130, as amended.  
Approximately 83% of the homes have been completed, as well as the Montgomery Village 
Foundation Park (“MVF”)6, private streets, and many of the community amenities. The development 
areas are primarily in the upland areas in the old fairways and greens. 

 

Figure 2 – Property (outlined in white) 

  

 

6 The MVF Park is complete except for the community garden, further discussed in the Proposal section of the report. 
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SECTION 3: PROJECT DESCRIPTION 

 

PREVIOUS SITE PLAN APPROVALS 

The Planning Board approved Preliminary Plan No. 120170150 (Resolution MCPB No. 17-110) and Site 
Plan No. 820170130 (Resolution MCPB No. 17-111) concurrently on November 16, 2017.  The 147-acre 
site was approved for 494 lots (26 detached houses, 2 duplexes and 466 townhouses) as well as 
various stormwater management facilities, common open spaces, private roads, HOA parcels, parcels 
for dedication to the Montgomery Village Foundation, and a potential dedication to M-NCPPC Parks. 
Sixty-eight of the 494 units were approved as MPDUs. 

On October 17, 2019, the Planning Board approved Site Plan Amendment No. 82017013A (Resolution 
MCPB No. 19-122) to make minor modifications to final locations of infrastructure and stormwater 
management facilities; increase the number of moderately priced dwelling units provided throughout 
the Site Plan area to 25%, including new MPDU locations in Area V; identify the conservation easement 
areas in Area VI to meet Phase I afforestation requirements; and make minor revisions to proposed 
landscape elements per updated architecture, permit review, and utility company requirements. 

On October 1, 2020, the Planning Board approved Site Plan Amendment No. 82017013B (Resolution 
MCPB No. 20-091) to make minor revisions to the Montgomery Village Foundation Park; reallocate 
units and MPDUs throughout the project; remove a duplex and replace with standard units; remove 
units within dam breach limits; provide Forest Conservation Plan revisions; and update utilities, 
stormwater and grading on the Subject Property. 

On June 24, 2021, the Planning Board approved Site Plan Amendment No. 82017013C (Resolution 
MCPB No. 21-045) to adjust the percentage of MPDUs within Areas I and II to provide 12.5% MPDUs in 
Area I and 25% MPDUs in Areas II-VI. 

On April 26, 2022, the Planning Board approved Site Plan Amendment No. 82017013D (Resolution 
MCPB No. 22-041) to increase the residential dwelling units from 494 to a maximum of 514 units; 
reallocate units and utilities in Area 6A; make minor revisions to landscape, lighting and site details; 
and finalize planting within forest conservation easements. 

On October 20, 2023, the Planning Director approved Site Plan Amendment No. 82017013E to revise 
private road alignment to accommodate gas easement constraints; update landscape, hardscape, 
and civil design per road alignment revision; update Certified Site Plan (CSP) per construction 
inspections and field adjustments; and revise limits of disturbance in Areas II and VI. 
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Figure 3: Site Plan Amendment No. 82017013E 

PROPOSAL 

The Applicant, Green Bloom MV Development, LLC., proposes the following changes to the Site Plan 
and Forest Conservation Plan:  

• Update the timing for completion of the Montgomery Village Park community garden.  

• Allow flexibility for the Area VI shared use path width and update the construction timing.   

• Update the afforestation planting schedule to ensure compliance with pro-rated planting 
requirements.  

In addition, Staff recommends adding a condition to the Site Plan Amendment requiring that the 
Applicant show on the Certified Site Plan paths that were removed during prior Amendments without 
the required public notice.  
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COMMUNITY GARDEN 

The Applicant requests a modification to the deadline for completion of the MVF Park community 
garden in Area II. Rather than requiring completion of the community garden prior to the issuance of 
the 54th residential building permit in Area II, as required by condition No. 7g, the Applicant proposes 
to complete the community garden before the Department of Permitting Services conducts the final 
inspection for the last dwelling unit in the Project.  

The Applicant will complete the community garden (future location shown with an asterisk in Figure 
4) once the confronting section of proposed Stewartown Road (dashed blue line in Figure 4) is 
complete, and the associated parking and trail connections can be built. However, this section of 
proposed Stewartown Road is still undergoing permit approval, causing an unforeseen delay in the 
construction of the community garden. The permitting and construction of this section of Stewartown 
Road is complicated by features that the proposed road must cross including two floodplains, a 
stream (Area C in Figure 4), and a Pepco easement (Area B in Figure 4). To accommodate the 
construction phasing and ensure safe and accessible pedestrian routes, the community garden, which 
is dependent on the infrastructure grading, will be completed when this section of Stewartown Road 
is open and paths are complete. 

 

Figure 4: Future Stewartown Road (Area II) 

PATHS 

Per condition No. 7e, a shared use path is required to connect Sol Place with Montgomery Village 
Avenue in Area VI since there is currently no pedestrian or bicycle connectivity between Sol Place and 
Montgomery Village Avenue/ the Montgomery Village Park to the west. Condition No. 7e allowed two 
options for this connection. Alternative 1, labeled in Figure 5, shows the connection along Stewartown 



    
 BLOOM MV, 

Plan Nos. 82017013F, F20240970 
11 

 

Road. However, due to environmental constraints along the south side of Stewartown Road, the 
Applicant has chosen to construct Alternative 2. Most of Alternative 2 has been constructed, but the 
dilapidated golf cart path that connects the two Area VI neighborhoods still needs to be rebuilt to 
complete the connection.  

The Applicant requests a modification of Condition No. 7e to reflect the removal of Alternative 1 along 
Stewartown Road, flexibility for the width of Alternative 2 in environmentally sensitive areas along the 
old golf cart path, and a change in the timing to complete the path. As with Alternative 1, Alternative 2 
has a section of the existing cart path that runs through environmentally sensitive areas – forest, 
stream valley, and floodplain. To support the conservation goals of the Project and the Forest 
Conservation Plan, the section of trail through these sensitive areas will be built over the existing cart 
path, which varies in width from 6 to 10 feet. The flexibility in the width of the path will allow the 
existing path to be smoothed and resurfaced without any disturbance in the area and without 
increasing impervious area near the stream. 

 

Figure 5: Area VI Path 

As conditioned, the Applicant is required to add walking paths to the Certified Site Plan that were 
removed from prior Site Plan Amendments without proper public notice. Figure 6 (left side) shows the 
paths that were approved with the original site plan but had been removed by Site Plan Amendment 
82017013E (Figure 6, right side) without notice to the Planning Department or the public. Therefore, 
the Applicant must add the paths back to the Certified Site Plan and provide the paths in the locations 
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circled in red below, or in an alternate location that provides a similar connection. Aside from the 
addition of the previously approved paths, there are no other changes to Site Plan Amendment 
drawings. If construction of one or more of the walking paths is infeasible, the Applicant must amend 
the Site Plan and send application notice specifying changes to certain walking paths.  

 

Figure 6: Paths removed from the Recreation Plan 

FOREST CONSERVATION  

The forest conservation mitigation requirements for the Bloom MV development total 26.70 acres. 
Implementation of the afforestation requirements has been phased according to a schedule created 
to provide planting roughly proportionate to each phase of development approved. Forest 
Conservation Plan No. F20240970 amends the planting sequence to align with changes to the 
development phases, including expanding the number of building phases to nine to continue to 
ensure that the amount of forest mitigation provided cumulatively covers the requirements of all 
building phases that have been completed. The amendment does not propose any changes to the 
Forest Conservation worksheet and would not change the type and amount of mitigation provided. 
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SECTION 4: COMMUNITY OUTREACH 

The Applicant has complied with all submittal and noticing requirements, and a pre-submittal public 
meeting is not required.  Staff received a few emails and phone calls from Montgomery Village 
residents with questions and comments about the Amendment (Attachment C). The comments, with 
Staff responses, are summarized below. 

• The Planning Board should not allow the developer to delay anything.  

Staff response: Given the complexity of the development, changes to construction phasing 
are reasonable for a Project of this size. 

• The path shown on prior versions of the Site and Preliminary Plan connecting the 
neighborhood in Area 1 with Stewartown Road/the Montgomery Village Park should be 
constructed.  

Staff response: Approval of the Amendment is conditioned upon adding previously approved 
paths back to the Site Plan. If the paths cannot be constructed, the Applicant must submit 
another site plan amendment with the required public notice.  

• Bloom MV does not have enough parking. 

Staff response: Parking for the Project is outside the scope of this Amendment. 

 

SECTION 5: SITE PLAN 82017013F FINDINGS AND ANALYSIS 
 

Site Plan Amendment No. 82017013F requests to update the Area VI shared use path width and 
construction timing, and the timing for completion of the Montgomery Village Park community 
garden. The proposed Site Plan Amendment does not alter the intent of the previous findings, which 
remain applicable.  
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SECTION 6: FOREST CONSERVATION PLAN F20240970 FINDINGS AND ANALYSIS 

FOREST CONSERVATION PLAN 

The Property is subject to the Montgomery County Forest Conservation Law, Chapter 22A of the 
County Code, and requires a Forest Conservation Plan. The Forest Conservation Plan complies with 
the Montgomery County Environmental Guidelines and the Forest Conservation Law,7 as conditioned 
and described further below.  

Natural Resource Inventory/Forest Stand Delineation Plan 

A Natural Resource Inventory/Forest Stand Delineation (NRI/FSD No. 420170430) was approved for 
this property on December 27, 2016.  The NRI/FSD documented 6704 linear feet of stream and 70.38 
acres of stream buffer on the property.  The stream buffer included 56.17 acres of 100-year floodplain, 
0.29 acres of wetlands, and 0.79 acres of forest.  There were no documented occurrences of rare, 
threatened, or endangered species on the site. A portion of Property (development Area IV) is covered 
by NRI/FSD No. 420151680, which was approved on April 3, 2015.   

The Bloom MV development occupies the site of the former Montgomery Village Golf Course near 
Gaithersburg, Maryland.  A substantial portion of the site lies within the Cabin Branch stream valley, 
including large expanses of floodplain, with steep slopes coming down to meet the stream valley.  The 
development areas are primarily in the upland areas in the old fairways and greens.  An extension of 
Stewartown Road, required by the Master Plan to improve circulation, crosses the site from Watkins 
Mill Road on the west to Montgomery Village Avenue on the east.   

Final Forest Conservation Plan 

This Application amends all previous FFCPs for the Bloom MV development, including FFCP 
820170130, which established forest conservation mitigation requirements for the entire Bloom MV 
development, including specific planting requirements associated with development of each of the 
phases of the Site Plan; Amendment 82017013A, which made minor adjustments to the planting areas, 
and specifically identified the planting areas used to meet the planting requirements for Areas 4 and 5 
of the development; Amendment 82017013B, which  made additional adjustments to planting areas, 
and identified the planting areas to satisfy the forest conservation mitigation requirements for 
development Area 1, Area 3, and a portion of Area 6; and Amendment D, which made adjustments to 
planting requirements and forest conservation easements.  While the Bloom MV site is largely within a 

 
7 Based on the initial acceptance date for the Subject Application, the Forest Conservation Plan is subject to the Forest 
Conservation Law in effect on April 4, 2023. 
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Priority Urban Forest Area, no forest is being removed in association with this Final Forest 
Conservation Plan. 

The forest conservation mitigation requirements for the Bloom MV development total 26.70 acres, 
which is unchanged with this amendment. Implementation of the afforestation requirements has 
been phased according to a schedule created to provide planting roughly proportionate to each 
phase of development approved.  F20240970 amends the planting sequence to align with changes to 
the development phases, including expanding the number of building phases to nine to continue to 
ensure that the amount of forest mitigation provided cumulatively covers the requirements of all 
building phases that have been completed.  All other elements of the previously approved Final Forest 
Conservation Plans remain unchanged, including Variance approvals. 

 

SECTION 7: CONCLUSION 

As conditioned, the Site Plan Amendment and Forest Conservation Plan applications each satisfy the 
applicable requirements of the County Code.  Therefore, Staff recommends approval of the Site Plan 
Amendment and Forest Conservation Plan with the conditions specified at the beginning of this 
report.   

ATTACHMENTS 

Attachment A: Site/FCP Plan 

Attachment B: Prior Approvals 

Attachment C: Community Correspondence 
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MONTGOMERY COUNTY PLANNING BOARD 
Tl I I: MARYI..\ND-NATION \I . C.\ l'IT.\I . l ' ,\RK \ND l'I..\NNINC, COMJ\llSSION 

MCPB No. 20-091 
Site Plan No. 82017013B 
Bloom Montgomery Village 
Date of Hearing: October 1, 2020 

OCT O 8 2020 

RESOLUTION 

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

WHEREAS, on October 17, 2018, the Planning Board, by Resolution MCPB No. 
17-111, approved Site Plan No. 820170130, for 494 dwelling units including 68 MPDUs 
on 147 acres of CRN-0.5 C-0 R-0,5 H 65 or TLD zoned-land, located at the intersection 
of Montgomery Village Avenue and Stewartown Road ("Subject Property"), in the 2016 
Montgomery Village Master Plan area; and 

WHEREAS, on November 8, 2019, the Planning Board approved an amendment 
to the Site Plan No. 820170130A (MCPB No. 19-122) to make changes to the previously 
approved site plan to the infrastructure and stormwater management modifications, 
identify the conservation easement areas to meet Phase 1 afforestation requirements, 
make minor architecture and landscape revisions, and increase the percentage of 
MPDUs provided to 25% on the Subject Property; and 

WHEREAS, on May 21, 2020, USL2MR Montgomery Village Business Trust 
LLC, c/o Monument Realty ("Applicant") filed an application for approval of an 
amendment to the previously approved site plan(s) to make minor revisions to the 
Montgomery Village Foundation Park; reallocation of units and MPDUs throughout 
the project; remove a duplex and replace with standard units; removal of units 
within dam breach limits; and provide Forest Conservation plan revisions, update of 
utilities, stormwater and grading on the Subject Property; and 

WHEREAS, the application to amend the site plan was designated Site Plan No. 
82017013B, Bloom Montgomery Village ("Site Plan," "Amendment," or "Application"); 
and 

A J425 Reedie D · d 20902 Phone: 301.495.4605 Fax: 301.495.1320 
pprove as to , ~~~(p '!~iJU.t!~org E-Mail: mcp-chair([!:mncppc.org 

Legal Sufficiency: ......:..,_ __ ..,;__::;___...i...-1.,,,.===:::=...L-

M-NCPPC Legal Department 
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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 August 31, 2020, setting forth its analysis of, and 
recommendation for approval of the Application, subject to certain conditions ("Staff 
Report"); and 

WHEREAS, on October 1, 2020, the Planning Board held a public hearing on the 
Application at which it heard testimony and received evidence submitted for the record 
on the Application; and 

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

NOW, THEREFORE, BE IT RESOLVED that the Planning Board approves Site 
Plan No. 820170130B for minor revisions to the Montgomery Village Foundation 
Park; reallocation of units and MPDUs throughout the project; remove a duplex and 
replace with standard units; removal of units within dam breach limits; and provide 
Forest Conservation plan revisions, update of utilities, stormwater and grading by 
adding and modifying the following conditions: 1 

6. RIGHT-OF-WAY 
The Planning Board accepts the recommendations of the Montgomery County 
Department of Permitting Services-Right-of-Way (MCDPS-ROW) in its letter 
dated SeflEoBlBOP 5, ~017 August 11, 2020, and hereby incorporates them as 
conditions of approval. The Applicant must comply with each of the 
recommendations as set forth in the letter, which MCDPS.ROW may amend if 
the amendments do not conflict with other conditions of Site Plan approval. 

7. RECREATION FACILITIES 
d. Prior to issuance of the building permit for the 150th residential unit, all 

amenities for the Montgomery Village Foundation Park must be completed 
elieef)t fot· the eemRlunit;· giu·den. This includes, but is not limited to, the 
dog park, tot lots, play area, and trail system. 

g. Prior to issuance of the 54th residential building permit in Area 2, the 
community garden in the Montgomery Village Foundation Park must be 
completed. 

1 For the purpose of these conditions, the term "Applicant" shall also mean the developer, the owner 
or any successor(s) in interest to the terms of this approval. 
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8. The Planning Board accepts the recommendations of the Montgomery County 
Department of Permitting Services (MCDPS), Fire Department Access and 
Water Supply Section in its amended letter dated Set)temhet· 29, B017 J une 17, 
2020, and hereby inco1·porates them as conditions of approval. The Applicant 
must comply with each of the recommendations as set forth in the letter, which 
MCDPS may amend if the amendments do not conflict with other conditions of 
Site Plan approval. 

16. CERTIFIED SITE PLAN 
Before approval of the Certified Site Plan, the following revisions must be made 
and/or information provided subject to Staff review and approval: 

g. Correct the Mitigation/Afforestation Table percentages to agree with the 
minimum required afforestation percentages in Planning Board Resolution 
No. MCPB 17-111. 

h. Make certain that the acreages stated agree with the minimum afforestation 
percentages. 

1. Change the last column to show total planting area provided in Amendment 
A and Amendment concurrently. 

J- Add a note to the FFCP explaining the division of Development Area G into 
two phases, A and B, and noting the percentage of the developable area 
represented by each phase. Since Development Area VI B is s tated to he 27 
percent of the total of Development Area VI , Development Area V I A should 
be 73 percent of the total. 

k. Provide updated architecture elevations for Area G front load units 
elevations. 

L Prnvide safe and adequate sight distance for the revised pai·cel E access point 
on sheet 25. 

m. Ensure all handicap ramps have receiving ramps and are aligned with them. 
n. Provide an updated lighting detail sheet. 

18. The Planning Board accepts the recommendations of the Montgomery County 
Department of Permitting Services (MCDPS), Right of Way in its letter dated 
August 11, 2020, and hereby incorporates them a s conditions of approval. The 
Applicant must comply with each of the recommendations as set forth in the 
letter, which MCDPS may amend if the amendments do not conflict with other 
conditions of Site Plan approval. 

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 all site development elements shown on the 
latest electronic version of 820170130B and Bloom Montgomery Village, submitted via 
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ePlans to the M-NCPPC as of the date of the Staff Report August 31, 2020, are 
required, except as modified by the above conditions of approval; and 

BE IT FURTHER RESOLVED that having conside1·ed the recommendations and 
findings of its Staff as presented at the hearing and set forth in the Staff Report, which 
the Planning Board hereby adopts and incorporates by reference (except as modified 
herein), and upon consideration of the entire record, the Planning Board FINDS, with 
the conditions of approval, that: 

1. Unless specifically set forth herein, this Amendment does not alter the intent, 
objectives, or requirements in the originally approved site plan as revised by 
previous amendments, and all findings not specifically addressed remain in 
effect. 

a. Satisfies any previous approval that applies to the site; 
The Site Plan Amendment conforms to all binding elements of the previously 
approved Preliminary Plan 120170150, Site Plan 820170130 and 82017013A. 

d. Satisfies applicable use standards, development standards, and general requirements 
under this Chapter; 
The Site Plan Amendment includes reconfiguration of number of units to the 
entire project. These changes are shown in the tables below: 
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CAN ZONE {Area I) Standa,d M•lhod 

Oeve~opmen.t Standard Pe rmUted/Required 

Oetached House Duplex 

Site 

Uniu 

MPDUs 

Common open space (mi n) •I• n/• 

l ot and Density Detached Houst Duplex 

t ot area {min) IOOOsl SOOsl 

t ot width (al ffont bldg r ne~ lffl in J lS' 12 5' 

Lot width (a I front tot hne. rlll ifl• 10' 10' 

l ot Covera1e (maxJ 90" 90" 

Density Max 0.5 FAR 

Pla cement Oetached House Duplex 

Ftont (m, r,,~ 5' 

Side street (mtn) S' 

s;de abunins res. 10ne1.fm i"• 6' 6' 

S-de end unit (m nl n/a n/a 

Side b/w lot and sile boundary !min) n/a n/• 

Rear (r'l'nn) 15' 15' 

Rear a lley {min) n/a n/• 

Front :setback(maK) n/a n/a 

BuLld ng in front street BTACmin) n/• n/a 

Height Detached House Duplex 

6S' 

llO ZONE(A, .. , 11·\/l)Optional Mothod 

Oevelopment S.tanda1d Permitted/Required 

Detached House Duplex 

Site 

Density (units/ac.re of uuble area) 9.76 

Units 

MPOU, 

Open Space (min) 

Common OpertSp,c:e ("ofusable ueal 20% 

Site Covera1e (max) n/a n/a 

lot and Density Detached House Oup1tx 

Lot area (min) 3000 sr 1500 sr 

Townhouse 

10" 

Townhouse 

800sl 

12' 

n/• 

n/• 

Townhou5e 

4' 

2' 

4' 

10' 

5' 

IS' 

70" 

Townhouse 

Townhous.e 

40" 

Townhouse 

800 sf 

Lot width(at front bldg line. minJ Oelermined at sitl! plan 

Lot width(at front lot line. min) IS' 15' 14' 

Plaument Detached House Duplex Townhouse 

Front from public: stretl (mini 10' n/> n/a 

Front from private street (min) 4 ' n/a n/a 

Side stre, I (min) 10' 10' 5' 

Side o, rear (minJ Determined at site plan 

s•de or rear abutting propeny not included in 
Equal to detached building type setbu 

.ioolication fm,n) 

Rear alley {mini 4' n/a n/a 

Heltht 40' n/• •I• 

Previou,ly Approved 820170130 Proposed ll 017013A Proposed 82017013B 

Detached House Ouple,c Tow nhouse Detached House OupleK Townhouse Ottached House Duplex Townhouse 

n/a n/• lll "1• n/a Ill n/a n/a f.H- 11~ 

n/• n/• 14 r>/• n/a 28 n/a •I• M-IG 

n/• n/a >llllll r>I• n/a >10" n/a n/a >10% 

D11tac.hed Haun Ouplew Towr house Detached House Duplex Townhouse Detached .-ouse Duplex Townhouse 

n/a n/• 800 , 1 •I• n/a 800sl •I• n/a 800 sf 

n/a n/• 12' n/a n/a 12' n/• n/a 12' 

n/a n/a 10' •I• n/a 10' n/a n/a 10' 

n/a n/a n/a n/a n/a n/• n/a n/a n/a 

023FAR 0.23FAR 0.23FAR 

Oetac:htd Hous.e Duplex Townhous.e Detached House Duple. Townhouse Detached Hous.e OupleK Townhous.e 

5' s· 5' 

5' 5' s· 
10' 10' 10' 

4' 4' 4' 

4 ' 4' 4' 

IS' IS' 15' 

n/a n/• n/a .,. n/a IS' n/• n/a 15' n/a n/• IS' 

n/a n/a 70" nl• n/a 70% n/a n/• 701' 

Detached House Duprex TownhQ-Ut t Oe1 ar;hed House Duplex. Townhouse Detached House Duplex Townhouse 

4S 45' 45' 

Previou,ly Approyed 820170130 Proposed 820170 llA Proposed 82017013B 

Dl'tached Hou,oe Duplex Townhouse Detached House Ouple11: Townhouse Oetuhed House Duplex Townhouse 

3.21 3.21 3.21 

26 2 355 26 2 349 * !7 ~o 'iWH6 

54 89 e.M9 

>20% >20% >20" 

n/a n/a <40" n/a •!• <40% n/a n/• <40% 

Detached House Duplex Townhoust Ottached House Ouplex Townhouse Detached HouH Duplu. Townhouse 

3000sr 11oosr 1000 sf 3000 sf 1700 sf IOOOsf 3000sf 1700sf IOOOsf 

40' 22' 16' 40' 22' 16' 40' 22' 16' 

15' 15' 16' I S' 15' 16' 15' 15' 16' 

Oetached House Duplex Townhouse Detached House Duplex Townhouu: Detached House Duplex Townhouse 

IS' .,. n/a 15' n/a n/• 15' n/• n/1 

n/a n/a n/• n/a n/a n/a n/a n/• n/a 

n/• 10' 5' n/a 10' s· n/a 10' s· 
4' n/a n/a 4' n/a n/a 4' n/a n/a 

10' side /20' rear lO'side /20'rear 10'side/20'rear 

15' n/a n/a IS' n/a n/a IS' n/• n/a 

35' 40' 40' 35' 40' 40' 35' 40' 40' 
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e. satisfies the applicable requirements of Chapter 22A: 

This application includes amendments to FFCP 820170130, which 
established forest conservation mitigation requirements for the entire Bloom 
MV development, including specific planting requirements associated with 
development of each of the six phases of the Site Plan, and Amendment 
82017013A, which makes minor adjustments to the planting areas, and 
specifically identifies the planting areas that will be used to meet the 
planting requirements fo1· Areas 4 and 5 of the development. This 
application, FFCP 82017013B, makes additional adjustments to planting 
areas, and identifies the planting areas to satisfy the forest conservation 
mitigation requirements for development of Area 1, Area 3, and a portion of 
Area 6. 

The total forest conservation mitigation requirements for the Bloom MV 
development total 26.12 acres. Development Area 1 is supposed to provide 
22.5% of the total mitigation requirement, or 5.88 acres. Development Area 3 
must provide 10% of the total mitigation requirement, or 2.61 acres. 
Development Area 6 is supposed to provide 25.5% of the total mitigation 
requirement, or 6.66 acres. The Applicant has divided Development Area 6 
into two phases: Area 6B is to be developed under this Site Plan Amendment 
and constitutes 27% of the developable area in Development Area 6. 
Therefore, the portion of the mitigation requirement that must be prnvided in 
this development application is 27% of 6.66 acres, or 1.80 acres. The total 
forest mitigation planting that must be provided for the three areas is 10.29 
acres. 

FFCP amendment 82017013B proposes to fulfill the forest conservation 
requirement for Areas 1, 3, and 6B by planting the following planting areas: 

Planting Area Acres 
lB 1.367 
lC 0.899 
2B 0.793 
6B 4.491 
6C 1.718 
6D 0.216 
6E 0.449 
6F 0.904 
6J 0.269 
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Total 11.11 Acres 

The planting requirements for Site Plan Amendment 82017013A previously 
provided 10.521 acres of the total mitigation requirement of 26.12 acres. 
With the 11.11 acres of afforestation provided by this Amendment, the 
Applicant will have provided a total of 21.631 acres of the total requirement 
of 26.12 acres. This will leave a forest conservation mitigation requirement 
of 4.489 acres to be fulfilled by subsequent phases of the overall development 
as shown on the final forest conservation plan. 

As shown in the list of planting areas, the required afforestation for 
Development Areas 1, 3, and 6 development will occur in Planting Areas 1, 2, 
and 6. While Area 2 is not being developed at this time, it was a priority of 
the Forest Conservation Plan to get the stream buffers afforested as early as 
possible in the development process in order to improve the water quality in 
the Cabin Branch stream. 

There are some technical corrections that will be made prior to Certified Site 
Plan to ensure consistency of the mitigation and planting requirements in 
tables in the Site Plan Amendment. Additional notes will be added to the 
plan to make certain this information is clearly depicted. These conections 
are included in the conditions of approval. 

The Site Plan Amendment must continue to comply with all prior 
requirements of FFCP 820170130 not modified by this Amendment. This 
includes meeting the minimum afforestation requirements for each Area as 
they come in for Site Plan approval. The minimum afforestation 
requirements for each Area, as specified in the Resolution for the original 
Site Plan approval (MCPB No. 17-111) are: 

Area 

Area 1 

Area 2 

Area 3 

Area 4 

Area 5 

Area 6 

% of Total Afforestation Requirement 

22.5% 

21.5% 

10.0% 

19.0% 

17.0% 

25.5% 
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Tree 
Number 
979 

980 

981 

While the total of the above minimum afforestation requirement percentages 
exceed 100 percent, once the total requirement of 26.12 acres is reached, the 
mitigation requirement will be fulfilled, and no additional mitigation will be 
required. 

Forest Conservation Variance 

Section 22A-12(b) (3) of Montgomery County Forest Conservation Law 
provides criteria that identify certain individual trees as high priority for 
retention and protection. Any impact to these trees, including removal of the 
subject tree or disturbance within the tree's critical root zone (CRZ) requires 
a variance. An applicant for a variance must provide certain written 
information in support of the required findings in accordance with Section 
22A-21 of the County Forest Conservation Law. The law requfres no impact 
to trees that: measure 30 inches or greater DBH; are part of an historic site 
or designated with an historic structure; are designated as a national, State, 
or County champion tree; are at least 75 percent of the diameter of the 
current State champion tree of that species; or trees, shrubs, 01· plants that 
are designated as Federal or State rare, threatened, or endangered species. 

Variance Request - The Applicant submitted a va1·iance request in a letter 
dated June 19, 2020, amending the original variance request approved with 
Preliminary Plan 120170150. The Applicant proposes to increase the 
previously approved Critical Root Zone impacts to three (3) trees that are 30 
inches or greater DBH, that are considered high priority for retention under 
Section 22A-12(b)(3) of the County Forest Conservation Law. 
Trees to be removed: 

Species DBH Status 
Inches 

White oak (Quercus 33" 
To be sa ved. CRZ impact increasing from 6.94% to 10.08%. 

alba) 
White oak (Querc1ts 33" 

To be saved. CRZ impact increasing from 17.82% to 21.33¾. 
alba) 
White oak (Quercus 33" To be saved. CRZ impact increasing from 22.44% to 27.38%. 
alba) 

Unwarranted Hardship Basis 

Per Section 22A-21, a variance may only be granted if the Planning Board 
finds that leaving the requested trees in an undisturbed state would result in 
unwarranted hardship, denying the Applicant reasonable and significant use 
of its property. In this case, site conditions we1·e discovered that require 
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minor grading changes to accommodate the proposed development and 
infrastructure. The additional CRZ impacts are minor and should not affect 
the ability to save the trees. Denying the variance would require significant 
changes to the site layout, even though no additional trees are being 
1·emoved. Therefore, the Applicant has a sufficient unwarranted hardship to 
justify a variance request. 

Section 22A-21 of the County Forest Conservation Law sets forth the findings 
that must be made by the Planning Board or Planning Director, as 
appropriate, for a variance to be granted. The following determinations in the 
review of the variance request and the proposed forest conservation plan: 

Variance Findings - The following determination based on the required 
findings that granting of the requested variance: 

1. Will not confer on the applicant a special privilege that would be 
denied to other applicants. 

Granting the variance will not confer a special privilege on the 
Applicant as the disturbance of the three trees is due to the 
location of the trees and necessa1·y grading changes. The 
Applicant proposes to continue to save the trees. Therefore, 
granting of this variance is not a special privilege that would be 
denied to other applicants. 

2. Is not based on conditions or circumstances which are the result 
of the actions by the applicant. 

The requested variance is not based on conditions or 
circumstances which are the result of actions by the Applicant. 
The requested variance is based upon the existing site 
conditions and necessary design requirements of this project. 

3. Is not based on a condition relating to land or building use, 
either permitted or non-conforming, on a neighboring property. 

The requested variance is a result of the existing conditions and 
not as a result ofland or building use on a neighboring property. 

4. Will not violate State water quality standards or cause 
measurable degradation in water quality. 
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The variance will not violate State water quality standards or 
cause measurable degradation in water quality. The three trees 
being disturbed will be retained and will continue to provide 
water quality benefits as before. Therefore, the project will not 
violate State water quality standards or cause measurable 
degradation in water quality. 

No mitigation is required for trees that are impacted but 
retained. 

County Arborist's Recommendation on the Variance - In 
accordance with Montgomery County Code Section 22A-21(c), 
the Planning Department is required to refer a copy of the 
variance request to the County Arborist in the Montgomery 
County Department of Environmental Protection for a 
recommendation prior to acting on the request. The request was 
forwarded to the County Arborist on July 1, 2020. A response 
has not been received. 

Variance Recommendation - The Planning Board approves the 
variance request. 

Therefore, the Site Plan Amendment continues to be in compliance with 
Chapter 22A, Forest Conservation, and in conformance with the 
Environmental Guidelines. 

All Other Findings 
All other findings remain in full force and effect. 

BE IT FURTHER RESOLVED that this Resolution incorporates by reference all 
evidence of record, including maps, drawings, memoranda, col'l'espondence, 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 

BE IT FURTHER RESOLVED that this Resolution constitutes the written 
opinion of the Board in this matter, and the date of this Resolution is 

OCT O 8 2020 (which is the date that this resolution is mailed to all parties of 
record); and 
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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 Resolution, consistent with the procedural rules for the judicial review of 
administrative agency decisions in Circuit Court (Rule 7-203, Maryland Rules). 

* * * * * * * * * * * 
CERTIFICATION 

This is to certify that the foregoing is a true and correct copy of a resolution adopted by 
the Montgomery County Planning Board of the Maryland-National Capital Park and 
Planning Commission on motion of Commissioner Cichy, seconded by Commissioner 
Verma, with Chair Anderson, Vice Chair Fani-Gonzalez, and Commissioners Cichy, 
Patterson, and Verma voting in favor at its regular meeting held on Thursday, October 
1, 2020, in Wheaton, Maryland. 

Casey Anderson, Chair 
Montgomery County Planning Board 
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'I Montgomery County Planning Board 
THE MARYLAND TNATIONAL CAPITAL PARK AND PLANNING COMMISSION 

MCPB No. 229 041 
Site Plan No. 82017013D 
BLOOM MV ITIV 
Date of Hearing: April 7, 2022 

APR 2 6 2022 

RESOLUTION 

WHEREAS, under Section 59-7.1.2 of the Montgomery County Zoning Ordinance, 
the Montgomery County Planning Boa1·d is authorized to review site plan applications; 
and 

WHEREAS, on December 26, 20171, the Planning Board, by Resolution MCPB No. 
17-111, approved Site Plan No. 820170130, for 494 dwelling units including 68 MPDUs 
on 147 acres of CRN-0.5 C-0.0 R-0.5 H-65 and Townhouse Low Density (TLD) zoned-land, 
located at the intersection of Montgomery Village Avenue and Stewartown Road 
("Subject Property"), in the 2016 Montgomery Village Master Plan area; and 

WHEREAS, on November 8, 2019, the Planning Board approved an amendment 
to Site Plan No. 82017013A (MCPB No. 19-122) to make changes to the previously 
approved site plan to make infrastructure and stormwater management modifications, 
identify the conservation easement areas to meet Phase 1 afforestation requirements, 
make minor architecture and landscape revisions, and increase the percentage ofMPDUs 
provided to 25% on the Subject Property; and 

WHEREAS, on October 8, 2020, the Planning Board approved an amendment to 
Site Plan No. 82017013B (MCPB No. 20-091) to make minor revisions to the Montgomery 
Village Foundation Park; reallocate units and MPDUs throughout the project; remove a 
duplex and replace with standard units; remove units within dam breach limits; and 
provide Forest Conservation Plan revisions, update of utilities, storm water and grading 
on the Subject Property; and 

WHEREAS, on June 24, 2021, the Planning Board approved an amendment to 
Site Plan No. 82017013C (MCPB No. 21-045) to adjust the percentage ofMPDUs within Areas 

1 This date was incorrect in Resolutions MCPB No. 19-122 and MCPB No. 20-091. 

2425 Reedie Drive, Floor 14, Wheaton, MD 20902 I Phone: 301-495-4605 I Fax: 301-495-1320 
www.montgorneryplanningboard.org I rncp-chair@rnncppc.org 

Approved as to 
Legal Sufficiency: /s/ Emily Vaias 

M-NCPPC Legal Department 
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I and II to provide a minimum of 12.5% MPDUs in Area I and 25% MPDUs in Areas II-VI on 
the Subject Property; and 

WHEREAS, on August 26, 2021, Green Bloom MV Development, LLC 
("Applicant") filed an application for approval of an amendment to increase the 
residential dwelling units from 494 to a maximum of 514 units; modify the Stewartown 
Road alignment through the PEPCO easement and modify the cul-de-sac in Area 6A; 
change site plan conditions 2e. and 7d; reallocate units and utilities in Area 6A; make 
minor revisions to landscape, lighting and site details; and finalize planting and 
conservation easement in the Park conveyance areas on the Subject Property; and 

WHEREAS, Applicant's application to amend the site plan was designated Site 
Plan No. 82017013D, BLOOM MV I-IV ("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 March 28, 2022 , setting forth its analysis and recommendation 
for approval of the Application, subject to certain conditions ("Staff Report"); and 

WHEREAS, on April 07, 2022, the Planning Board held a public hearing on the 
Application and voted to approve the Application subject to certain conditions, by motion 
of Commissioner Rubin, seconded by Vice Chair Verma, with a vote of 5-0; Chair 
Anderson, Commissioners Cichy, Patterson, Rubin, and Verma voting in favor. 

NOW, THEREFORE, BE IT RESOLVED that the Planning Board approves Site 
Plan No. 82017013D to increase the residential dwelling units from 494 to a maximum 
of 514 units; modify the Stewartown Road alignment through the PEPCO easement 
and modify the cul-de-sac in Area 6A; change site plan conditions 2e. and 7d; reallocate 
units and utilities in Area 6A; make minor revisions to landscape, lighting and site 
details; and finalize planting and conservation easement in the Park conveyance areas 
by adding and modifying the following condition:2 

Modified Conditions 
2e. PFiar ta the issuaAee of the 1:n:tildiAg l=)eFmit foF 150th resieeAtial uAit, the ApplieaAt must 
eompete the reffio•;al ohhe following above graee iteffis: all eart paths, l:nidges, and any other 
impervious surfaee not otherwise ineorporated into the trail s~·stem; drinking fountains; Eleeris; 
sigA eollaFEls; and sand traps 

2 For the purpose of these conditions, the term "Applicant" shall also mean the developer, the owner 
or any successor(s) in interest to the terms of this approval. 
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2e. In connection with each phase of development for which a sediment control permit is granted 
and prior to issuance of any use and occupancy permit for the subject phase. the Applicant must 
prepare and M-NCPPC Staff must approve a Development Phasing Schedule indicating the 
timing for the removal of the following above grade items. as applicable: cart paths. bridges. and 
any other impervious surface not otherwise incorporated into the trail system. drinking fountains. 
debris. signs. bollards; and buildings. 

7. RECREATION FACILITIES 
El. Prior to iss1:10Aee ohhe b1:1ilaiAg pem:iit for the 150th resiaeAtial 1:1Ait, all aFA1mities for the 
MoAtgomery Village f:01:1AaatioA Park FAl:ISt be COFApletea. This iAcluaes, eut is AOt limitea to, 
the Eiog park, tot lots, play area, aAEi trail S)'SteFA. 

d. All Montgomery Village Foundation Park facilities. including but not limited to the dog park. 
tot lots. play area and trail system. except for the community garden and associated trail access. 
must be completed in coordination with Montgomery Village Foundation by December 1. 2022; 
except that plantings must be installed by the end of the next growing season. 

18. The Planning Board accepts the recommendations of the Montgomery County Department of 
Permitting Services (MCDPS), Right of Way in its letter dated August 11, 2020, February 2. 
2022 and hereby incorporates them as conditions of approval. The Applicant must comply with 
each of the recommendations as set forth in the letter, which MCDPS may amend if the 
amendments do not conflict with other conditions of Site Plan approval. 

New Conditions 

16. CERTIFIED SITE PLAN 
Before approval of the Certified Site Plan, the following revisions must be made and/or 
information provided subject to Staff review and approval: 

t. Correct the Recreational Table and Legend to reflect the original approval 

u. Prior to Certified Site Plan approval. changes must be made to the Final Forest 
Conservation Plan to correct tree variance information and the forest conservation 
worksheet to be consistent with the information in the staff report. 

v. Prior to Certified Site Plan approval. the afforestation planting schedule must be 
changed to replace sweet gum (Liquidambar styraciflua) with boxelder (Acer negundo). 
replace sweetbay (Magnolia virginiana) with gray dogwood (Cornus racemosa), and 
summersweet (Clethra alnifolia) with New Jersey tea (Ceanothus americanus}. 

19. The Site Plan is limited to 514 residential units (27 detached houses and 487 townhouses) 
w ith a minimum of 25% moderately 1priced dwelling units in areas zoned TLD and minimum of 
12.5% moderately priced dwelling units in areas zoned CRN. 
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20. A Park Permit is reguired for any work being done on parkland or future land to be conveyed 
to the Parks Department. 

23. The required afforestation planting must be completed within one year or two growing 
seasons after the issuance of the final residential building Berm it for each Area. 

24. Prior to the issuance of the first Sediment Control Permit for each of the six Areas shown on 
the Site Plan, the Applicant must submit financial surety, in a form approved by the M-NCPPC 
Office of the General Counsel, to the M-NCPPC Planning Department for the new forest 
planting specified in the approved Final Forest Conservation Plan, as well as maintenance, 
including invasive species management controls, credited toward meeting the requirements of 
the FCP. 

25. Prior to the issuance of the first Sediment Control Permit for each of the six Areas shown on 
the Site Plan, the Applicant must execute a five-year Maintenance and Management Agreement 
("MMA") in a form approved by the M-NCPPC Office of General Counsel. The MMA is 
required for all forest planting areas. mitigation tree plantings, including variance tree mitigation 
plantings, and landscape plantings credited toward meeting the requirements of the FCP. The 
MMA includes invasive species management control measures. All proposed measures should be 
chosen with consideration of the proximity to the on-site stream and wetlands and the sensitive 
nature of this watershed. The use of herbicides should be avoided where possible. 

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 all site development elements shown on the 
latest electronic version of BLOOM MV I-IV, Site Plan Amendment 82017013D, 
submitted via ePlans to the M-NCPPC as of the date of the Staff Report, are required, 
except as modified by the above conditions of approval; and 

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

Unless specifically set forth herein, this Amendment does not alter the intent, objectives, 
or requirements in the originally approved site plan as revised by previous amendments, 
and all findings not specifically addressed remain in effect. 

2.d) satisfies applicable use standards, development standards, and general requirements 

under this Chapter; 
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1. Division 4.5.3. & 4.4.ll Zone 
Table 4: Bloom MV I-VI Site Plan Amendment Data Tobie for CRN (Standard Method) & TLD (Optional Method) Zone, 

Section 59.4.5. & 59.4.4. 

DEVELOPMENT STANDARDS FOR TLD & CRN ZONES 
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2.e Satisfies the applicable requirements of: 

Environmental Guidelines 
A Natural Resources Inventory/Forest Stand Delineation (NRIIFSD) was approved 
for this property on December 27, 2016. The NRI/FSD documented 6704 linear feet 
of stream and 70.38 acres of stream buffer on the property. The stream buffer 
included 56.17 acres of 100-year floodplain and 0.29 acres of wetlands. There were 
no documented occurrences of Rare, Threatened, or Endangered species on the site. 
A portion of this site ( development Area 4) is covered by NRI/FSD No. 420151680, 
which was approved on April 3, 2015. 
The proposed Bloom MV development occupies the site of the former Montgomery 
Village Golf Course near Gaithersburg, Maryland. A substantial portion of the site 
lies within the Cabin Branch stream valley, including large expanses of floodplain, 
with steep slopes coming down to meet the stream valley. The proposed development 
areas are primarily in the upland areas in the old fairways and greens. An extension 
of Stewartown Road, required by the Master Plan to improve circulation, crosses the 
site from Watkins Mill Road on the west to Montgomery Village Avenue on the east. 
Site Plan 820170130 approved the encroachment of several road sections into the 
edges of environmental buffers on the property after determining that these 
encroachments were necessary and unavoidable, per Section V .A. I .( f) of the 

Environmental Guidelines. 

The original Site Plan also approved the encroachment of all or part of seven 
townhouse units in Area I into a delineated stream buffer, though not into I 00-year 
floodplain. Compensation for the loss of buffer function in this area was provided 
through enhanced forestation totaling approximately 14,629 square feet. 
Final site design and grading have created additional encroachments into the 
environmental buffers in Area I, bringing the total area of encroachment to 66,831.02 
square feet. This is being offset through buffer averaging, which entails expanding 
the size of the buffer in other areas (see Environmental Guidelines Section V.A.1.(e)). 
The expanded area of environmental buffers totals 70,744.65 square feet, resulting in 
a net gain of 3,913.63 square feet. (Figure 6) 

With the enhanced forestation previously approved, and the buffer averaging applied 
in this application, the Site Plan Amendment is in conformance with the 
Environmental Guidelines. 
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Figure 7. Environmental Buffer Encroachments and Expanded Buffer Areas 

Chapter 22A, Forest Conservation. 

This application includes amendments to FFCP 820170130, which established forest 
conservation mitigation requirements for the entire Bloom MV development. This 
includes specific planting requirements associated with development of each of the 
six phases of the Site Plan. 

Amendment 82017013A made minor adjustments to the planting areas, and 
specifically identifies the planting areas used to meet the planting requirements for 
Areas 4 and 5 of the development. Amendment 82017013B made additional 
adjustments to planting areas and identified the planting areas to satisfy the forest 
conservation mitigation requirements for development of Area 1, Area 3, and a 
portion of Area 6. 

The forest conservation mitigation requirements for the Bloom MV development 
totaled 26.12 acres in the original Final Forest Conservation Plan (No. 820170130). 
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Implementation of the afforestation requirements has been phased according to a 
schedule created to provide planting roughly proportionate to each phase of 
development approved. The planting requirements for Site Plan Amendment 
82017013A previously provided I 0.52 I acres of the total mitigation requirement of 
26.12 acres. Site Plan Amendment 820170138 provided an additional 11.11 acres of 
afforestation, bringing the total provided to 21.631 acres. This left a forest 
conservation mitigation requirement of 4.489 acres to be fulfilled by subsequent 
phases of the overall development as shown on the final forest conservation plan. 
This Site Plan Amendment responds to several changes in the layout of the site, 
including required road realignments, utilities, and an increase in units. Another 
change is the identification of an existing utility easement covering 0.43 acres of 
forest previously included in the worksheet, but now subtracted from the net tract 
area. This change decreases the Net Tract Area in Area I from 27.98 to 27.55 acres. 
The 0.43 acres of forest in the easement is likewise deducted from the worksheet, 
although there is no plan to remove the forest. This results in a decrease in mitigation 
required in Area I from 4.20 acres to 4.13 acres, and a decrease in the overall 
mitigation total from 26.69 acres to 26.62 acres. The total on-site planting being 
provided is 26.69 acres. 

The staff report reflects work done to identify minor corrections to the submitted 
variance request and FFCP. The conditions of approval include a requirement to 
correct the FFCP to agree with the information in the staff report prior to Certified 
Site Plan approval. 

Forest Conservation Variance 
Section 22A-12(b) (3) of Montgomery County Forest Conservation Law provides 
criteria that identify certain individual trees as high priority for retention and 
protection. Any impact to these trees, including removal of the subject tree or 
disturbance within the tree's critical root zone (CRZ) requires a variance. An 
applicant for a variance must provide certain written information in support of the 
required findings in accordance with Section 22A-2 I of the County Forest 
Conservation Law. The law requires no impact to trees that: measure 30 inches or 
greater DBH; are part of an historic site or designated with an historic structure; 
are designated as a national, State, or County champion tree; are at least 75 
percent of the diameter of the current State champion tree of that species; or trees, 
shrubs, or plants that are designated as Federal or State rare, threatened, or 
endangered species. 

The original variance request submitted with preliminary forest conservation plan 
120170150 approved impacts to 98 trees that are considered high priority for 
retention under section 22a-12(b) (3) of the county forest conservation law 
(Attachment C ). Of the 98 trees impacted, 82 were approved for removal, and 16 
were to be saved. The variance was amended with the approval of the final forest 
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Tree Number 

710 

711 

928 

635 

973 

979 

981 

734 

980 

692 

conservation plan amendment 82017013b to allow slight increases in the critical 
root zone impacts to trees 979, 980, and 981, but to continue to save the trees. 
This site plan amendment application includes an amended variance request to 
increase Critical Root Zone (CRZ) impacts to ten trees previously approved for 
impact in previous variance requests. Eight of these trees are to be preserved; the 
status of the other two is being changed from "preserve" to "remove." One 
additional tree has been newly identified as a variance tree. Permission is sought 
for its removal. Five trees are newly impacted by changes to the plans. These 
three trees are to be preserved. 

Tables- Previously Approved Variance Trees- Increased Critical Root Zone impacts 

Species 
DBH (Inches) 

Previous CRZ NewCRZ Status 
Impacts(%) Impacts(%) 

Eastern white 31.4" 6.17% 21.84% Preserve 
pine (Pinus 
strobus) 

Eastern white 32" 3.22% 24.91% Preserve 
pine (Pinus 

strobus) -
Eastern white 32" 28.38% 28.49% Preserve 
pine (Pinus 
strobus) 

Eastern 39" 2.03% 
I 

3.90% Preserve 
cottonwood 
(Populus 

I deltoides) 

Red maple 30" 2.44% 20.32% Preserve 
(Acer rubrum) 

White oak 33" 6.94% 20.45% Preserve 
(Quercus alba) I 

White oak 33" 22.44% 27.38% Preserve 
(Quercus alba) 

Eastern white 31" 18.09% 37.18% Change from 
pine (Pinus preserve to 
strobus) remove 
White oak 33" 17.82% 25.77% Change from 
(Quercus alba) preserve to 

remove 
Eastern white 33.4" 100% 100% Remove - Not 
pine (Pinus previously 
strobus) identified as 

variance tree 
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Table 6 - Newly Impacted Variance Trees 

Tree Species %CRZ Status 
DBH 

Number Inches 
Impacts 

607 White ash (Froxinus 48" 
13.75% Preserve 

americana) 
608 Silver maple (Acer 43" 

0.07% Preserve 
saccharinum) 

649 Eastern white pine 
30" 

5.61 o/o Preserve 
(Pinus strobus) 

648 Silver maple (Acer 
33" 

0.1% Preserve 
saccharinum) 

975 Red maple (Acer 30" 
11.32% Preserve 

rubrum) 

Table 7- Justification for Variance Tree Disturbance 

Trees already granted variance approval, but impacts are increasing requiring a new variance 
approval. Impacts increased but continue to preserve the tree. 

Tree Number Justification 

710 Increased impacts from grading to tie in path, respond to realignment of Stewartown 
Road 

711 Increased impacts from grading to tie in path, respond to realignment of Stewartown 
Road 

928 Impacts from connection to the existing sewer line 

635 Increased impact from stormwater management connection 

973 Increased impact from stormwater management facility 

979 More accurate surveying places tree CRZ within the Limits of Disturbance 

981 More accurate surveying places tree CRZ within the Limits of Disturbance 

Trees already granted variance approval, but impacts are increasing requiring a new variance 
approval. Status of tree changing from preserve to remove. 

Tree Number Justification 

734 Impacts from grading required for necessary drainage improvements 

980 More accurate surveying places tree CRZ within the Limits of Disturbance 

692 This tree was listed as 29" on initial PFCP but is 31". Now included on variance 
for removal 

Trees newly impacted, not on previous variance request. Tree to be preserved. 

Tree Number Justification 
607 New impact from stormwater management connection 

608 New impact from stormwater management connection 

649 New impact from stormwater management connection 
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648 
975 

New impact from water line connection 
New impact from stormwater management facility 

Unwarranted Hardship Basis 
Per Section 22A-21, a variance may only be granted if the Planning Board finds 
that leaving the requested trees in an undisturbed state would result in 
unwarranted hardship, denying the Applicant reasonable and significant use of its 
property. The disturbances to the trees are caused by requirements to provide 
stormwater management and safe and efficient circulation, as well as grading 
required to provide positive drainage. Justification for disturbing each tree is 
detailed in Table 7. Denying the variance would prohibit the Applicant from 
providing required infrastructure and grading necessary for the development. 

Therefore, the Planning Board finds that the Applicant has a sufficient 
unwarranted hardship to justify a variance request. 

Section 22A-21 of the County Forest Conservation Law sets forth the findings 
that must be made by the Planning Board or Planning Director, as appropriate, in 
order for a variance to be granted. Planning Board has made the following 
determinations in the review of the variance request and the proposed forest 
conservation plan: 

Variance Findings - the Planning Board has made the following determination 
based on the required findings that granting of the requested variance: 

I. Will not corifer on the applicant a special privilege that would be denied 
to other applicants. 

Granting the variance will not confer a special privilege on the Applicant. 
The disturbances are due to requirements to provide adequate stormwater 
management and safe and efficient circulation, as well as necessary 
grading for drainage. Therefore, Planning Board believes that the granting 
of this variance is not a special privilege that would be denied to other 
applicants. 

2. Is not based on conditions or circumstances which are the result of the 
actions by the applicant. 

The requested variance is not based on conditions or circumstances which 
are the result of actions by the Applicant. The requested variance is based 
upon the existing site conditions and necessary design requirements of this 
project. 
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3. Is not based on a condition relating to land or building use, either 
permitted or non-conforming. on a neighboring property. 

The requested variance is a result of the existing conditions and not as a 
result of land or building use on a neighboring property. 

4. Will not violate State water quality standards or cause measurable 
degradation in water quality. 

The variance will not violate State water quality standards or cause 
measurable degradation in water quality. The variance trees being 
removed will be mitigated by an additional 0.08 acres of afforestation 
within the stream buffer (see explanation of the mitigation formula, 
below). As these trees grow, they will replace the lost water quality 
function of the trees that were removed. Therefore, the Planning Board 
finds that the project will not violate State water quality standards or cause 
measurable degradation in water quality. 

Mitigation for Trees Subject to the Variance Provisions 
Removal of the additional variance trees will result in the loss of 64 
diameter inches of mature trees. Planning Department policy requires 
replacement of variance trees at a rate of I" replaced for every 4" removed 
to replace lost environmental functions performed by the trees removed. 
Based on this formula, the applicant is required to plant 16 caliper inches 
of variance mitigation trees. Ordinarily, the requirement is for variance 
tree loss is to replant with trees of a minimum 3" caliper. In this case, 
however, the priority is to restore a forested stream buffer to protect water 
quality. Therefore, the Planning Board finds that 1.5 to 2-inch caliper 
trees may be planted, along with the requisite number of shrubs, following 
the requirements for planting in Forest Conservation Regulation 
22A.00.0 I .08(E)(3 )(c ). When planting trees of this size, the stocking rate 
is I 00 trees and 33 shrubs per acre. The replacement of 16 caliper-inches 
of variance trees, divided by 2" per tree yields an additional .08 acres of 
planting. This acreage has been added to the previous forest conservation 
mitigation requirements, increasing the additional area for variance tree 
mitigation from 3.77 acres to 3.85 acres. These trees and shrubs will be 
planted within the approved forest planting areas in the stream buffer. 

The Planning Board approves the variance request. 

The Planning Board concludes that Site Plan Amendment 820170 I 3D continues to be in 
compliance with Chapter 22A, Forest Conservation, and in conformance with the Environmental 
Guidelines. 
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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 

BE IT FURTHER RESOLVED that this Resolution constitutes the written 
opinion of the Board in this matter, and the date of this Resolution is 

APR 2 6 2023 (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 
Resolution, consistent with the procedural rules for the judicial review of administrative 
agency decisions in Circuit Court (Rule 7-203, Maryland Rules). 

* * * * * * * * * * * 
CERTIFICATION 

This is to certify that the foregoing is a true and correct copy of a resolution adopted by 
the Montgomery County Planning Board of the Maryland-National Capital Pat·k 
and Planning Commission on motion of Commissioner Rubin, seconded by Vice Chair Verma, 
with Commissioners Patterson, Rubin, Cichy, and Chair Anderson voting in favor at its regular 
meeting held on Thursday, April 21, 2022, in Wheaton, Maryland. 

Casey Anderson, Chair 
Montgomery County Planning Board 
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From: Edwin Lyons
To: Tettelbaum, Emily
Subject: Re: MV Bloom Amendment No. 82017013F
Date: Thursday, April 24, 2025 8:54:44 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Hello Emily,

Thank you for your detailed email. I want to be informed of the hearing date. I also have an additional
question regarding Tall Oaks Road in Bloom Village that we talked about last year, but I will forward
you a diagram to make sure that I am communicating my concerns effectively. I will send it by next
Monday. 

-Ed

On Apr 24, 2025, at 3:30 PM, Tettelbaum, Emily
<Emily.Tettelbaum@montgomeryplanning.org> wrote:

Good afternoon Mr. Lyons,

I received your voicemail yesterday inquiring about Site Plan Amendment No. 82017013F.
Here is a link to the application documents. The amendment proposes changes to three
conditions of site plan approval, as described in the statement of justification (SOJ). The
SOJ is a bit challenging to understand, and I have asked the applicant to provide
additional information to help explain the changes. Two of the proposed changes relate to
construction phasing of Stewartown Rd and the community gardens. I still need to review
the application in more detail to understand the implications of the proposed changes to
construction phasing.  The third proposed change would allow a path, circled in red in the
plan below, to be less than 8 feet in environmentally sensitive areas, and to clarify the
timing of path construction.

Because the applicant is proposing changes to conditions of approval, this application
has to be reviewed by the Planning Board at a public hearing. The hearing date has not yet
been established, but hearing notices will be mailed out 10 days prior to the hearing. If
you are interested, I can let you know once the hearing date has been finalized. I hope this
answers your questions. If you have further questions about this application, I would be
happy to talk to you next week, after I have had a chance to review the application in more
detail. 

Best Regards,
Emily  

<image006.png>

Emily Tettelbaum
Planner III, Midcounty Planning Division
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From: laura.gates
To: Tettelbaum, Emily
Cc: MCP-Chair
Subject: RE: Bloom MV Site Plan Question
Date: Friday, May 23, 2025 6:43:39 PM
Attachments: image002.png
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[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or responding.

Thanks Emily,

It also doesn’t have to be exactly in the same spot either. The current area of disturbance for WSSC work is
higher ground. There is also another golf card bridge about 100 feet from there too that tolerated the flood
stage of the creek last summer/fall when hurricane remnants came through. 

Thanks again for all of your help with this!

Sent from Proton Mail for iOS

On Fri, May 23, 2025 at 5:26 PM, Tettelbaum, Emily <Emily.Tettelbaum@montgomeryplanning.org>
wrote:

Hello Ms. Gates,

 

Thank you so much for providing this additional information. I am working with our environmental
staff and the applicant team to figure out the feasibility for a new path in this location. In the
meantime, the applicant team may add this path back onto the site plan so they can move forward with
the other amendment items. In that case, they will not send out a revised application notice, but the
path would need to be constructed, or the site plan would need to be amended again in the future, with
application notice listing the proposed removal of the path.

 

I recognize that this explanation is confusing, and I am happy to discuss next week if that would be
helpful.

 

Best Regards,

Emily

 

 

 Emily Tettelbaum

Planner III, Midcounty Planning Division

Montgomery County Planning Department
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2425 Reedie Drive, Floor 14, Wheaton, MD 20902

emily.tettelbaum@montgomeryplanning.org

o: 301-495-4569

              

From: laura.gates <laura.gates@pm.me> 
Sent: Tuesday, May 20, 2025 1:50 PM
To: Tettelbaum, Emily <Emily.Tettelbaum@montgomeryplanning.org>
Cc: MCP-Chair <mcp-chair@mncppc-mc.org>
Subject: RE: Bloom MV Site Plan Question

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Hi Emily,

Thanks so much for this information. I greatly appreciate you getting back with me.  Even though
written communication was previously sent out for the next round of amendments, since the path
removal was not included in that communication will resent to applicable residents and
stakeholders?

My written testimony is below, I will also add mcp-chair@mncppc-mc.org to the CC line:

I very much would like to see this path happen as it it one of the reasons why I purchased in the
"Hawthorne" area of the infill MV community.  I grew up in the area and graduated from Watkins Mill
High School.  After moving back the area during the pandemic, I wanted to make sure my home
had access to walking trails without having to get in the car and drive somewhere.

Reviewing the Ryan Home site plan (see attached) and seeing the connections not only to the park
but along the Stewartown Road extension at my time of purchase along with the entire development
plans available at the time, made me decide on Bloom compared to other communities in within the
County.

The sidewalk along Montgomery Village Ave is too narrow for a person with a stroller, wheelchair,
or walking a dog to safely pass another pedestrian without having to walk in the street.  I've also
provided written testimony to https://www.montgomerycountymd.gov/DOT-
PedSafety/PRSA/MontgomeryVillageAve.html about this.
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Even though it is a flood zone where this path is due to go, it's possible to build a pedestrian bridge
that is flood tolerant, like the bridges on the Greenway Trail between Watkins Mill Road and 355. 
Even if the path itself is crushed gravel instead of a paved surface.  Surely there can be a
compromise to be found here.  Many people still use the old golf course trails and bridges
throughout the Montgomery Village community.

 

Thanks Kindly,

Laura Gates

19718 Preservation Mews

20886

 

 

Sent with Proton Mail secure email.

 

On Tuesday, May 20th, 2025 at 1:01 PM, Tettelbaum, Emily
<Emily.Tettelbaum@montgomeryplanning.org> wrote:

Good morning Ms. Gates,

 

My apologies for delayed response, but I finally have an answer to your question.
The path referenced in your email was removed from the Site Plan, but it was not
highlighted as a change during prior amendments and the path removal was not
reviewed by the Planning Department or the Planning Board. As such, the path
removal has been added to the site plan amendment currently under review. The
applicant team has provided the following relevant information about this path in
the latest Statement of Justification (also see attached):

 

As noted in the introduction, an existing pathway between Area I and the
new portion of Stewartown Road by the recently built MVF Park that was
originally to remain, was damaged by flooding and there is no longer a
stream crossing nor much of the path left. Because there is a sidewalk
nearby connecting Area I with the Park and the area is subject to flooding
and damage, this path was deemed redundant and dangerous. The area
in question will be part of the forest conservation planting and subject to
future stream restoration.  (page 5)

 

This amendment will be reviewed by the Planning Board in June or July, and you are
welcome to submit testimony. Here is information about testifying in front of the
Planning Board and submitting written testimony. If you prefer, you can also  email
written testimony directly to me. Feel free to contact me if you have any further
questions and thank you for bringing this change to our attention.
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Best Regards,

Emily

Emily Tettelbaum

Planner III, Midcounty Planning Division

Montgomery County Planning Department

2425 Reedie Drive, Floor 14, Wheaton, MD 20902

emily.tettelbaum@montgomeryplanning.org

o: 301-495-4569

              

From: laura.gates <laura.gates@pm.me> 
Sent: Tuesday, April 22, 2025 9:40 AM
To: Tettelbaum, Emily <Emily.Tettelbaum@montgomeryplanning.org>
Subject: Bloom MV Site Plan Question

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Hi Emily,

I have a quick question for you about the remaining Bloom MV construction notices
that went out to residents in the area.

Going back to 2018 plans, there was always a 10' shared use path going over Cabin
Branch through area 1 (1B and 1C) to the Humphrey Park connecting the new Bloom
neighborhood to the park without having to walk on MV Ave.

https://eplans.montgomeryplanning.org/UFS/5419/26554/07-PREL-120170150-
PP07.pdf/07-PREL-120170150-PP07.pdf_V4/07-PREL-120170150-PP07.pdf

Now when looking at https://eplans.montgomeryplanning.org/daiclinks/pdoxlinks.aspx?
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apno=82017013F&projname=Bloom%20MV , I don't see the path anymore. 

 

Did this shared use path get removed at some point from the plan? 

 

Thanks Kindly,

Laura Gates

 

Sent with Proton Mail secure email.
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Map is an artist’s representation for display purpose only. Ryan Homes 2023
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