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LOCATION/ADDRESS 

Southeast quadrant of the intersection of  
Century Boulevard and Dorsey Mill Road 

MASTER PLAN  

2009 Germantown Employment Area Sector Plan 

ZONE 

Commercial-Residential (CR-2.0, C-1.75, R-1.0, H-
145T) and Germantown Transit Mixed Use Overlay 

PROPERTY SIZE 

27.15 gross acres  

APPLICANT 

Dream Finders Homes, LLC  

ACCEPTANCE DATE 

October 29, 2025  

REVIEW BASIS 

Chapters 22A, 50, and 59  

Summary: 
• Staff recommends approval of Sketch Plan 

Amendment No. 32018022A, Preliminary Plan 
Amendment No. 12019004C, Site Plan No. 
820250110, and Forest Conservation Plan No. 
F20250770, with conditions. 

• The Project will create 93 lots and 54 parcels 
for a maximum of 1,010,000 square feet of 
density, comprised of 12,000 square feet of 
non-residential development and 998,000 
square feet of residential development; 
including a maximum of 407 dwelling units 
consisting of 93 townhouse dwelling units and 
314 multi-family dwelling units, and including 
a minimum of 12.5% MPDUs. 

• The site plan application will approve up to 
314 dwelling units comprised of 93 
townhouses and 268 multi-family units. The 
remaining 46 multi-family units and 12,000 sq. 
feet of commercial space, which are included 
in the sketch plan and preliminary plan 
applications, will be reviewed under a future 
site plan application. 

• Staff recommends awarding 112.5 public 
benefit points for dedication in advance, 
wayfinding, small business opportunities, 
architectural elevations, historic resource 
protection, public open space, building lot 
termination, and vegetated area.  

• To date, no community comments have been 
received.   

Planning Staff 

 Phillip Estes, AICP, Planner III, Upcounty Planning, Phillip.Estes@montgomeryplanning.org, (301) 495- 2176 

 Nkosi Yearwood, Supervisor, Upcounty Planning, Nkosi.Yearwood@montgomeryplanning.org, (301) 495-1332 

 Patrick Butler, AICP, Chief, Upcounty Planning, Patrick.Butler@montgomeryplanning.org , (301) 495- 4561  
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SECTION 1: RECOMMENDATIONS AND CONDITIONS 

 

SKETCH PLAN AMENDMENT 32018022A 

Staff recommends approval of Poplar Grove, Sketch Plan Amendment No. 32018022A, for up to 
1,010,000 square feet of density, including 998,000 square feet of residential density and 12,000 
square feet of commercial density on 27.15 acres, zoned CR-2.0, C-1.75, R-1.0, H-145T, in the 2009 
Germantown Employment Area Sector Plan. The following site development elements are binding 
under Section 59-7.3.3.F: 

 Maximum density and height; 

 Approximate location of lots and public dedications;  

 General location and extent of public open space; 

 General location of vehicular access points; and 

 Public benefit schedule. 

All other elements of the Sketch Plan are illustrative and subject to refinement at the time of Site Plan. 

This approval is subject to the following conditions1 which  supersede and replace in their entirety all 
previous conditions of approval: 

 Density 
The Sketch Plan is limited to a maximum of 1,010,000 square feet of maximum density, 
including 12,000 square feet of non-residential development and 998,000 square feet of 
residential development. 

 Height 
The development is limited to a maximum height of 80 feet, as measured from the building 
height measuring point to be illustrated on the Certified Site Plan.  

 Incentive Density 
The development must be constructed with the public benefits listed below unless 
modifications are made under Section 59-7.3.3.I.  Total points must equal at least 100 and be 
chosen from at least four (4) categories as required by Section 59-4.5.4.A.2.  The requirements 
of Division 59-4.7 and the CR Zone Incentive Density Implementation Guidelines must be 
fulfilled for each public benefit.  Final points will be established at Site Plan approval. 

a) Connectivity and Mobility, achieved by providing advanced dedication and wayfinding;   

 

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. 
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b) Diversity of Uses and Activities, achieved by providing small business opportunities;  

c) Quality of Building and Site Design, achieved by providing exceptional design, 
architectural elevations, historic resource protection, and public open space; and 

d) Protection and Enhancement of the Natural Environment achieved through the purchase 
of building lot terminations and vegetated area.  

 Interim Land Uses  
In areas that are subject to a Preliminary Plan but not yet subject to a Site Plan, interim land 
uses, including but not limited to farmers markets, festivals, community farming or gardens, 
food or vendor carts, outdoor shows, play spaces, gravel parking for pop-up events, or 
interactive art installations may be allowed, subject to any necessary permits required by 
Montgomery County Department of Permitting Services (MCDPS). 

 Public Open Space 
The Applicant must provide a minimum of 17% of the Site Area (833,848 square feet) as Public 
Open Space, totaling 142,000 square feet. 

 Future Coordination for the Site Plan 
In addition to any other requirements for Site Plans under Chapter 59, the following must be 
addressed in the Site Plan application: 

a) Stormwater Management concept approval consistent with Chapter 19 of the 
Montgomery County Code. 

b) Submit a noise analysis report.  

 Validity 

The Sketch Plan will remain valid for three (3) years from its initiation date (as defined in 
Montgomery County Code Section 50.4.2.G).  
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PRELIMINARY PLAN AMENDMENT 12019004C 

Staff recommends approval with conditions of the Preliminary Plan Amendment to create 93 lots and 
54 parcels for a maximum of 1,010,000 square feet of density, comprised of  12,000 square feet of non-
residential development and 998,000 square feet of residential development; including a maximum of 
407 dwelling units consisting of 93 townhouse dwelling units and 314 multi-family dwelling units, and 
including a minimum of 12.5% MPDUs. 

All site development elements shown on the latest electronic version of the Preliminary Plan 
Amendment No. 12019004C as of the date of this Staff Report submitted via ePlans to the M-NCPPC, 
are required except as modified by the following conditions.2 The following Condition No. 2 and 
Condition No. 4 modifies the previous conditions, and the new conditions below supersede all 
previously approved conditions of approval. 

Modified Conditions 

2. The Preliminary Plan will remain valid for up to 210 months (17.5 years) from the mailing date of the 
Corrected Preliminary Plan Resolution, MCP No. 19-109 dated December 16, 2019 (“Corrected 
Resolution”). This validity period and phasing schedule accounts for the extension granted by 
Montgomery County Council Ordinance No.19-12 (Subdivision Regulation Amendment No. 20-01 – 
the “SRA”) as approved on July 28, 2020. Following an initial 24-month (2 year) extension period as 
provided by the SRA, which extends the Preliminary Plan’s validity period to December 16, 2021, 
the Applicant must record plats based on the following schedule:  

i) Within 7 years of the expiration of the SRA extension period for the first phase (64 dwelling 
units) to be developed (December 16, 2028). 

ii) Within 10 years of the expiration of the SRA extension period for the second phase (182 
dwelling units) to be developed (December 16, 2031).  

iii) Within 13 years of the expiration of the SRA extension period for the third phase (115 
dwelling units) to be developed (December 16, 2034).  

iv) Within 15.5 years of the expiration of the SRA extension period for the final fourth phase (46 
dwelling units and 12,000 square feet of commercial use) to be developed (June 16, 2037). 

4. The Adequate Public Facility ("APF") review for the Preliminary Plan will remain valid for one 
hundred eighty-six (186) months from the date of mailing of this Corrected Planning Board 
Resolution No. 19-109, including the 12-year extension granted as part of this Preliminary Plan. The 

 
2 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. 
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Applicant must comply with the following cumulative development triggers for the APF to remain 
valid: 

a. Within five years (60 months) from the date of the mailing of this resolution, building permits 
for at least 70 townhouse units are issued by Montgomery County or equivalent generating at 
least 34 AM and 58 PM peak hour trips. 

b. Within eight years (96 months) from the date of the mailing of this resolution, building 
permits for 176 total townhouse units are issued by Montgomery County or equivalent 
generating at least 88 total AM and 119 total PM peak hour trips. 

c. Within 11 years (132 months) from the date of the mailing of this resolution, building permits 
are issued by Montgomery County or equivalent generating at least 222 total AM and 449 
total PM peak hour trips. 

d. By 15.5 years (186 months) from the date of the mailing of this resolution, all building 
permits associated with the Preliminary Plan are issued by Montgomery County totaling up 
to 1,015 total AM and 1,203 total PM peak hour trips. 

a. Phase 1: On or before December 16, 2028 (84 months from the expiration of the SRA 
extension period) building permits are issued for 64 townhouse and multi-family units. 

b. Phase 2: On or before December 16, 2031 (120 months from the expiration of the SRA 
extension period) building permits are issued for 182 townhouse and multi-family units.  

c. Phase 3: On or before December 16, 2034 (156 months from the expiration of the SRA 
extension period) building permits are issued for 115 townhouse and multi-family units.  

d. Phase 4: On or before June 16, 2037 (186 months from the expiration of the SRA extension 
period) issuance of all building permits associated with the Preliminary Plan. 

New Conditions 

GENERAL APPROVAL 

 This Preliminary Plan is limited to 93 lots and 54 parcels for a maximum of 1,010,000 square 
feet of density, comprised of  12,000 square feet of non-residential development and 998,000 
square feet of residential development; including a maximum of 407 dwelling units consisting 
of 93 townhouse dwelling units and 314 multi-family dwelling units3, and including a 
minimum of 12.5% MPDUs. 

 
3 The dwelling unit types may be modified if there is no adverse impact on the Site Plan and the APF findings, 
and if approved by Staff. 
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HISTORIC PRESERVATION  

 The Applicant must continue to implement and comply with the interim cemetery 
maintenance plan agreed upon by Symmetry at Cloverleaf, LLC and the Montgomery County 
Planning Board until a final cemetery maintenance plan is approved by Historic Preservation 
Staff and in effect.  

 The Applicant must permit any human remains exhumed as a result of Montgomery County 
Department of Transportation’s (MCDOT) construction of the Dorsey Mill Road overpass to be 
reinterred by MCDOT within the Waters Family Cemetery, provided that adequate burial space 
is available. 

 Before the issuance of the first above ground building permit for Phase I, the Applicant must 
develop a final maintenance plan for the Waters Family Cemetery and Waters Walk with final 
approval authority delegated to Historic Preservation staff.  

 Before the issuance of the final use and occupancy permit for the dwelling units on Parcel A-E, 
fronting the Waters Walk improvement (excluding core and shell), the Applicant must:  

a) Develop and install two (2) interpretive signs in consultation with Historic 
Preservation Division Staff and the Historic Preservation Commission.  

b) Reset gravestones in the cemetery using a qualified stone conservator. 

OUTSIDE AGENCIES 

 The Planning Board has reviewed and accepts the recommendations of the Montgomery 
County Department of Transportation (“MCDOT”) in its letters dated June 15, 2026 and June 
16, 2026, and incorporates them as conditions of the Preliminary Plan approval.  The 
Applicant must comply with each of the recommendations in the letter, which may be 
amended by MCDOT if the amendment does not conflict with any other conditions of the 
Preliminary Plan approval. 

 Before recording a plat for the Subject Property, the Applicant must satisfy MCDOT’s 
requirements for access and improvements.  

 The Planning Board has reviewed and accepts the recommendations of the Montgomery 
County Department of Permitting Services (“MCDPS”), Water Resources Section in its 
stormwater management concept letter dated February 4, 2026 and incorporates them as 
conditions of the Preliminary Plan approval. The Applicant must comply with each of the 
recommendations in the letter, which may be amended by MCDPS – Water Resources Section 
if the amendment does not conflict with any other conditions of the Preliminary Plan 
approval. 

 The Planning Board has reviewed and accepts the recommendations of the MCDPS, Fire 
Department Access and Water Supply Section in its letter dated January 31, 2019, as amended 
on June 11, 2026, and incorporates them as conditions of approval.  The Applicant must 
comply with each of the recommendations in the letter, which MCDPS may amend if the 
amendment does not conflict with other conditions of Preliminary Plan approval. 
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 The Planning Board has reviewed and accepts the recommendations of the Montgomery 
County Department of Housing and Community Affairs (“DHCA”), in its letter dated May 27, 
2026 and incorporates them as conditions of approval. The Applicant must comply with each 
of the recommendations in the letter, which DHCA may amend if the amendment does not 
conflict with other conditions of Preliminary Plan approval. 

OTHER APPROVALS 

 Before approval of a record plat or any demolition, clearing or grading for the Subject 
Property, the Applicant must receive Staff certification of any subsequent Site Plan(s) 
associated with this Preliminary Plan.  The number and location of site elements including but 
not limited to buildings, dwelling units, on-site parking, site circulation, sidewalks and bike 
paths (modify list as appropriate) is determined through site plan review and approval.  

 If an approved site plan amendment for the Subject Property substantially modifies the lot or 
right-of-way configuration or quantities shown on this Preliminary Plan, the Applicant must 
obtain approval of a Preliminary Plan amendment before certification of the site plan 
amendment.  

TRANSPORTATION 

Frontage Improvements on Existing Roads 

 The Applicant must provide the following dedications and show them on the record plat(s) for 
the following existing roads: All land that is necessary to accommodate all required and 
master planned frontage improvements from the existing pavement centerline along the 
Subject Property frontage for Century Boulevard. 

 Before the recordation of plat(s), the Applicant must satisfy all necessary requirements of 
MCDOT to ensure construction of a twelve-foot-wide (12 ft) sidepath with an eight-foot-wide 
(8 ft) street buffer along the Property frontage on Century Boulevard, as shown on the 
Certified Preliminary Plan.  

 The Applicant must pay the cost to construct the remaining segment of the twelve-foot-
wide (12 ft) sidepath, along their Century Boulevard Site frontage (along the stormwater 
management facility). Prior to certified preliminary plan approval, the Applicant must obtain 
an approved engineer cost estimate that includes a contingency for the sidepath and all 
related improvements (as determined by MCDOT), based on the latest version of the Local 
Area Transportation Review (LATR) Cost Estimation Tool. This estimate must receive approval 
from MCDOT and Planning Staff.  

 Before the issuance of the right-of-way permit or the first above-grade building permit 
(whichever comes first), the Applicant must make the fee-in-lieu-of-construction payment to 
MCDPS and provide proof of payment. The payment will be inflated based on the Federal 
Highway Administration’s National Highway Construction Cost Index from the mailing date of 
the Planning Board Resolution to the date of payment. 

New Roads 
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 The Applicant must dedicate the rights-of-way and ensure the construction of all necessary 
road improvements for all public streets, as shown on the Preliminary Plan, to the design 
standards imposed by all applicable road codes, and in accordance with MCDOT’s letter dated 
June 12, 2026.  

Private Roads 

 The Applicant must provide the following Private Road(s) and Private Alley(s), including any 
sidewalks, bikeways, storm drainage facilities, street trees, streetlights, private utility systems, 
and other necessary improvements as required by either the Preliminary Plan or the 
subsequent Site Plan within the delineated private road area (collectively, the “Private Road”: 

a) Private Street A (extension): closed section with twenty-one (21) feet of pavement and 
six-foot-wide sidewalks (6 ft) on both sides with a six-foot-wide (6 ft) street buffer on 
one side and a fourteen-foot-wide (14 ft) street buffer on the other side, as shown in 
the Certified Preliminary Plan.  

i. Accessible ramps to be provided at both sides of the street aligned with the 
crosswalk, and curb radii built as shown in the Certified Preliminary Plan. 

b) Private Street B (extension): closed section with twenty-one (21) feet of pavement and 
six-foot-wide sidewalks (6 ft) with ten-foot-wide street buffers (10 ft) on both sides, as 
shown in the Certified Preliminary Plan.  

i. Accessible ramps to be provided at both sides of the street aligned with the 
crosswalk, and curb radii built as shown in the Certified Preliminary Plan. 

c) Private Street C (extension): closed section with twenty-one (21) feet of pavement and 
six-foot-wide (6 ft) sidewalks on both sides with six-foot-wide (6 ft) street buffer on one 
side and a six-foot-wide (6 ft) street buffer with an eight-foot-wide (8 ft) parking lane 
on the other side as shown in the Certified Preliminary Plan.  

i. Accessible ramps to be provided at both sides of the street aligned with the 
crosswalk, and curb radii built as shown in the Certified Preliminary Plan. 

d) Private Alleys: open section with sixteen (16) feet of pavement, as shown in the 
Certified Preliminary Plan. 

 The record plat must clearly delineate the Private Road and include a metes and bounds 
description of the boundaries of the Private Road. 

 The Private Road must be subjected by reference on the plat to the Declaration of Restrictive 
Covenant for Private Roads recorded among the Land Records of Montgomery County, 
Maryland in Book 54062 at Page 338, and the terms and conditions in the Montgomery County 
Code § 50-4.3.E et seq regarding private roads.  The Covenant includes, but is not limited to 
the following requirements/conditions: 

a) The Applicant, at its expense, shall design, construct and maintain the Private Road.  

b) The Applicant, at its sole cost and expense, shall properly and continually maintain 
(including ordinary and capital maintenance and removal of snow, ice, litter, and 
other obstructions and hazards as soon as conditions reasonably allow), repair, and 
replace any portion of the Private Road and all improvements located within the 
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Private Road, in good condition and repair for safe use and operation of the Private 
Road.  The Applicant must maintain a commercially reasonable budget (operating and 
capital, as applicable) to address both short-term and long-term maintenance, and 
reserves for capital repairs. The Applicant must provide certification of the reserves to 
the Planning Board or its Staff every two (2) years (or every five (5) years in the event 
there are no below-ground parking structures in the Private Road).  The reserves must 
be adequate to cover the costs of repairs needed. 

i. The Applicant must post and retain signage to notify the public that the 
Private Road is not publicly maintained and to provide contact information to 
handle complaints, concerns or questions regarding the Private Road. 

c) Approved sub-grade for private roads to be six-inch Graded Aggregate Base (GAB) or 
acceptable MCDOT road classification standard. 

RECORD PLATS 

 There shall be no clearing or grading of the site before recordation of plat(s).  

 The record plat must show necessary easements. 

 The record plat must reflect common ingress/egress and utility easements over all shared 
driveways. 

 The record plat must show the abandonment of 3,964 square feet of existing right­ of-way for 
portions of Century Boulevard and Dorsey Mill Road, as shown on the Certified Site Plan 

Notes and Labels 

 The record plat must reflect all areas under common ownership.  

 The record plat must reference the Common Open Space Covenant recorded among the 
Montgomery County Land Records at Book 28045 Page 578 (“Covenant”).  

DEVELOPMENTS WITH MPDUS 

 The final number of MPDUs as required by Condition No. 1, above, will be determined at the 
time of site plan approval.  

CERTIFIED PRELIMINARY PLAN 

 The certified Preliminary Plan must contain the following notes:  

a) Unless specifically noted on this plan drawing or in the Planning Board conditions of 
approval, the building footprints, building heights, on-site parking, site circulation, and 
sidewalks shown on the Preliminary Plan are illustrative.  The final locations of buildings, 
structures and hardscape will be determined at the time of  site plan approval.  Please refer 
to the zoning data table for development standards such as setbacks, building restriction 
lines, building height, and lot coverage for each lot.   
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 Before submittal of the Certified Preliminary Plan, the Applicant must make the following 
changes: 

a) Show resolutions and approval letters on the certified set 

b) Show private roadway details and cross sections on the certified set. 



          
Poplar Grove, Sketch Plan Amendment No. 32018022A, Preliminary Plan Amendment No. 12019004C, 

Site Plan No. 820250110, Forest Conservation Plan No. F20250770   12 
 

SITE PLAN 820250110 

Staff recommends approval of Site Plan No. 820250110, for the construction of a maximum of 998,000 
square feet of residential development; including a maximum of 361 dwelling units consisting of 93 
townhouse dwelling units and 268 multi-family dwelling units, and including a minimum of 12.5% 
MPDUs.  

The development must comply with the binding elements and/or conditions of approval for Sketch 
Plan No. 32018022A and Preliminary Plan No.  12019004C, as may be amended. 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.4  

DENSITY, HEIGHT & HOUSING  

 Density  
The Site Plan is limited to a maximum of 998,000 square feet of residential development; 
including a maximum of 361 dwelling units consisting of 93 townhouse dwelling units and 268 
multi-family dwelling units, and including a minimum of 12.5% MPDUs5. 

 Height 
The development is limited to a maximum height of 80 feet, as measured from the building 
height measuring point, as illustrated on the Certified Site Plan. 

OPEN SPACE, FACILITIES AND AMENITIES  

 Public and Common Open Space, Facilities, and Amenities 

a) The Applicant must provide a minimum of 108,000 square feet of common open space 
(39.5% of net lot area) and 135,000 square feet of public open space (26.5% of net lot area) 
on the Subject Property. 

b) Before the issuance of the final use and occupancy certificates (excluding core and shell) 
for Phase I, all public and common open spaces, facilities and amenities located in Phase I 
on the Subject Property must be completed, including the community park, and Garden 
Street/amenity zone.  

c) Before the issuance of the final use and occupancy certificates (excluding core and shell) 
for Phase 2, all public and common open spaces, facilities and amenities located in Phase 
2 on the Subject Property must be completed, including the community playground, 
Waters Family Cemetery, and Waters Walk. 

 
4 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. 
5 The dwelling unit types may be modified if there is no adverse impact on the Site Plan and the APF findings, 
and if approved by Staff. 
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d) Before the issuance of the final use and occupancy certificates (excluding core and shell) 
for Phase 3, all public and common open spaces, facilities and amenities located in Phase 
3 on the Subject Property must be completed, including the community trail. 

 Public Benefits6 
The Applicant must provide the following public benefits and meet the applicable criteria and 
requirements of the Zoning Ordinance and the CR Zone Incentive Density Implementation 
Guidelines for each one. 

a) Connectivity between Uses, Activities, and Mobility Options 

i. Advance Dedication –For the prior dedication of 3.86 acres of land for the construction 
of Century Boulevard. (21.5 points)  

ii. Wayfinding – The Applicant must coordinate with MCDOT to establish a way-finding 
circulation system. The Wayfinding Plan may include, but is not limited to internal and 
external signage, banners, lighting, and design elements that efficiently direct patrons 
through the Property. The Wayfinding Plan will be incorporated into the Certified Site 
Plan and will be approved by M-NCPPC Staff before certification. The Wayfinding Plan 
must include the internal circulation of the trail and central green. The locations of the 
proposed signage shall be free of all obstructions and clearly visible from the directed 
routes. (4 points) 

b) Diversity of Uses and Activities 

Small Business Opportunities – Before issuance of any building permit, the Applicant must 
record a covenant among the County Land Records that reflects certain restrictions for the 
operation of a farmer’s market and/or food trucks reserved for small, neighborhood-
oriented businesses that requires the Applicant and/or any future Homeowners 
Association (HOA) governing the property to host a farmer’s market and/or food truck 
vendors along Garden Street or on the Subject Property for a minimum of six times per 
year for a minimum period of six (6) years after the issuance of the initial use and 
occupancy certificates. This requirement must also be separately contained in the 
documents of any future HOA governing the Property. The six-year time period is binding 
upon future owners and successors in title. (5 points) 

c) Quality Building and Site Design 

i. Architectural Elevations – Final elevation design must be shown on the Certified Site 
Plan.  The exterior architectural elements must be substantially similar to 
architectural elevations as shown on the Certified Site Plan and as determined by M-
NCPPC Staff. (5 points) 

ii. Historic Resource Protection – For the preservation of Waters Family Cemetery and 
the development of Waters Walk (20 points):  

a. The Applicant must continue to implement and comply with the interim 
cemetery maintenance plan agreed upon by Symmetry at Cloverleaf, LLC and 

 
6 Public benefit points for the site plan development are for Phase 1, Phase 2, and Phase 3. Per the preliminary 
plan approval, Phase 4 includes one public benefit point for wayfinding. 
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the Montgomery County Planning Board until a final cemetery maintenance 
plan is approved by Historic Preservation Staff and in effect.  

b. The Applicant must permit any human remains exhumed as a result of the 
Montgomery County Department of Transportation’s (MCDOT) construction of 
the Dorsey Mill Road overpass to be reinterred by MCDOT within the Waters 
Family Cemetery, provided that adequate burial space is available. 

c. Before the issuance of the first above ground building permit for Phase I, the 
Applicant must develop a final maintenance plan for the Waters Family 
Cemetery and Waters Walk with final approval authority delegated to Historic 
Preservation Division Staff.  

d. Before the issuance of the final use and occupancy permit for the dwelling 
units on Parcel A-E, fronting the Waters Walk improvement (excluding core 
and shell), the Applicant must:  

i. Develop and install two (2) interpretive signs in consultation with 
Historic Preservation Division staff and the Historic Preservation 
Commission.  

ii. Reset gravestones in the cemetery using a qualified stone conservator. 

iii. Public Open Space – The Applicant must provide a minimum of 135,000 square feet of 
public open space (26.5 percentage of net lot area) on-site as shown on the Certified 
Site Plan. (16 points) 

d) Protection and Enhancement of the Natural Environment 

i. Building Lot Terminations (BLTs) – The Applicant must provide proof of purchase and 
payment of a total of 6.65 BLTs to MCDPS and M-NCPPC staff (30 points) under the 
following schedule: 

a. One (1) BLT prior to issuance of the first building permit;  

b. Three (3) additional BLTs prior to issuance of the first building permit in the 
second phase;  

c. 1.9 additional BLTs prior to issuance of the first building permit in the third 
phase; and  

d. 0.75 additional BLT prior to the issuance of the first building permit in the 
fourth and final phase. 

ii. Vegetated Area – The Applicant must install plantings in a minimum of 12 inches of 
soil, covering a minimum of at least 5,000 square feet of the site as shown on the 
Certified Site Plan. (10 points) 

 Common Open Space Covenant 
The record plat must reference the Common Open Space Covenant recorded at Book 28045 
Page 578 (Covenant). 

 Recreation Facilities 
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The Applicant must provide the required recreation facilities as shown on the Certified Site 
Plan (CSP). 

 Maintenance of Public Amenities 
The Applicant is responsible for maintaining all publicly accessible amenities including, but 
not limited to the following: park, trail, playground, street garden, water walk, and the 
cemetery. 

TRANSPORTATION 

 The Planning Board has reviewed and accepts the recommendations of the Montgomery 
County Department of Permitting Services Right-of-Way Section (DPS-ROW) in its memo dated 
April 6, 2026, and incorporates them as conditions of approval. The Applicant must comply 
with each of the recommendations in their memo, which DPS-ROW may amend if the 
amendments do not conflict with other conditions of Site Plan approval. 

 For any Private Streets or Trails/Pathways, ensure that target lighting values from the 
appropriate tables in the MCDOT Streetlighting Design Requirements, Installation Procedures, 
and Specification Standards are met, or the lighting design is deemed sufficient by Planning 
Staff. 

 Before issuance of the first building permit, the Applicant must deliver to the Planning 
Department, with a copy to MCDPS, certification by a professional engineer licensed in the 
State of Maryland that the Private Road has been designed and the applicable building 
permits will provide for construction in accordance with the paving detail and cross-section 
specifications required by the Chapter 49, COMCOR and design standards, as may be modified 
on this Site Plan, and that the road has been designed for safe use including horizontal and 
vertical alignments for the intended target speed, adequate typical section(s) for 
vehicles/pedestrians/bicyclists, ADA compliance, drainage facilities, sight distances, points of 
access and parking, and all necessary requirements for emergency access, egress, and 
apparatus as required by the Montgomery County Fire Marshal. 

 Before approval to release any portion of the site plan performance bond, the Applicant must 
deliver to the Planning Department and MCDPS inspector certification by a professional 
engineer licensed in the State of Maryland that the Private Road has been constructed in 
accordance with the paving detail and cross-section specifications required by the Chapter 49, 
COMCOR and design standards, as may be modified on the Preliminary Plan or Site Plan, 
including in-place density testing of the roadway soil sub-grade, aggregate base, and asphalt, 
and that the road has been designed for safe use including horizontal and vertical alignments 
for the intended target speed, adequate typical section(s) for vehicles/pedestrians/bicyclists, 
ADA compliance, drainage facilities, sight distances, points of access and parking, and all 
necessary requirements for emergency access, egress, and apparatus as required by the 
Montgomery County Fire Marshall. 

 The Applicant must provide 128 long-term and 7 short-term bicycle parking spaces. 

a) The long-term spaces must be located inside the two-over-two stacked units. The 
exact location will be identified on the Certified Site Plan. 
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b) The short-term spaces must be inverted-U racks (or approved equivalent) installed in 
a convenient location, near the designated open space (weather-protected preferred). 
The specific location(s) of the short-term bicycle rack(s) must be identified on the 
Certified Site Plan. 

ENVIRONMENT 

Noise Attenuation  

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

a) The installation of the noise mitigation techniques to attenuate the current noise 
levels to no more than 65 dBA Ldn for the exterior ground level living noise impacted 
units as shown on the Traffic Noise Impact Analysis prepared by Phoenix Noise & 
Vibration, LLC, dated April 29, 2026 are adequate. 

b) The building shell for residential dwelling units affected by exterior noise levels 
projected at or above 65 dBA Ldn, the noise impacted units as shown on the Traffic 
Noise Impact Analysis prepared by Phoenix Noise & Vibration, LLC, dated April 29, 
2026 will attenuate the projected exterior noise levels to an interior level not to exceed 
45 dBA Ldn. 

c) Before the issuance of the use and occupancy certificate for any of the noise impacted 
units: 

i. A Professional Engineer must provide a certification to M-NCPPC Staff that the 
noise impacted units have been constructed and installed in accordance with 
the recommended acoustical treatments in report dated April 29, 2026, to 
mitigate noise on the interior to no more than 45 dBA Ldn. 

ii. The noise wall as shown on the certified Site Plan must be completed. 

 If any changes occur to the Site Plan which affect the validity of the noise analysis dated April 
29, 2026, acoustical certifications, and/or noise attenuation features, a new noise analysis will 
be required to reflect the changes and new noise attenuation features may be required. 

 For all noise impacted residential dwelling units, the Applicant must disclose in writing to all 
prospective purchasers that those homes are impacted by transportation noise. Such 
notification may be accomplished by inclusion of this information and any measures to 
reduce the impacts in brochures and promotional documents and must be included in any 
noise impacted sales contracts, any illustrative site plan(s) on display within any sales related 
offices(s); in Homeowner Association documents; with all Deeds of Conveyance of noise 
impacted units; and by inclusion on all signature subdivision and site plans. A copy of this 
notification must be provided to the Planning Department and Montgomery County 
Department of Permitting Services, Site Plan Enforcement Section prior to the issuance of a 
Use and Occupancy Certificate or final inspection, whichever is relevant, for any noise 
impacted residential unit. 

AGENCY COORDINATION 
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 Fire and Rescue 

a) The Planning Board has reviewed and accepts the recommendations of the Montgomery 
County Department of Permitting Services (“MCDPS”), Fire Department Access and Water 
Supply Section in its letter dated January 31, 2019, as amended on June 11, 2026, and 
incorporates them as conditions of approval.  The Applicant must comply with each of the 
recommendations in the letter, which MCDPS may amend if the amendment does not 
conflict with other conditions of Preliminary Plan approval. 

b) Before approval to release any portion of the site plan performance bond, the Applicant 
must deliver to the Planning Department, with a copy to MCDPS, certification by a 
professional engineer licensed in the State of Maryland that the fire access improvements 
have been constructed and installed per the recommendations from the Fire Department 
Access and Water Supply Section, and as shown in the approved MCDPS fire access plan, 
or as amended. 

 Before issuance of each building permit for a residential dwelling unit, the Applicant must 
obtain an assessment from Montgomery County Department of Permitting Services (MCDPS) 
for Utilization Premium Payments (UPPs) consistent with the Growth and Infrastructure Policy 
currently in effect, as follows: 

a) 0.727 of a Tier 1 elementary school UPP required per unit. 

b) No middle school UPP per unit. 

c) No high school UPP per unit. 

SITE PLAN 

 Site Design  

a) The exterior architectural character, proportion, materials, and articulation must be 
substantially similar to the schematic elevations shown on the submitted architectural 
drawings, as determined by M-NCPPC Staff. 

b) The exterior architectural character, proportion, materials, and articulation of the MPDU 
units must be substantially similar to the exterior architectural character, proportion, 
materials, and articulation of the market-rate units.  

 Lighting 

a) Before certified Site Plan, the Applicant must provide certification to Staff from a qualified 
professional that the exterior lighting in this Site Plan conforms to the latest Illuminating 
Engineering Society of North America (IESNA) recommendations (Model Lighting 
Ordinance-MLO: June 15, 2011, or as superseded) for a development of this type.  All 
onsite exterior area lighting must be in accordance with the latest IESNA outdoor lighting 
recommendations (Model Lighting Ordinance-MLO: June 15, 2011, or as superseded). 

b) All onsite down-lights must have full cut-off or BUG-equivalent fixtures. 

c) Deflectors will be installed on all proposed fixtures to prevent excess illumination and 
glare. 
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d) Illumination levels generated from on-site lighting must not exceed 0.5 footcandles (fc) at 
the lot line, excluding areas impacted by streetlights within the right-of-way. 

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

f) Any lighting changes as a result of utility company or contractor installation will require a 
new lighting certification from a qualified professional that the design conforms to the 
latest Illuminating Engineering Society of North America (IESNA) recommendations. 

 Site Plan Surety and Maintenance Agreement 
Before issuance of any building permit, sediment control permit, or Use and Occupancy 
Certificate (excluding core and shell), whichever comes first, the Applicant must enter into a 
Site Plan Surety and Maintenance Agreement with the Planning Board in a form approved by 
M-NCPPC Office of General Counsel that outlines the responsibilities of the Applicant.  The 
Agreement must include a performance bond(s) or other form of surety in accordance with 
Section 59.7.3.4.K.4 of the Montgomery County Zoning Ordinance, with the following 
provisions: 

a) A cost estimate of the materials and facilities, which, upon Staff approval, will establish 
the surety amount.  

b) The cost estimate must include applicable Site Plan elements only for facilities located on 
the Subject Property (not in the public right-of-way), including, but not limited to plant 
material, on-site lighting, recreational facilities, site furniture, mailbox pad sites, trash 
enclosures, retaining walls, fences, railings, private roads and sidewalks, private utilities, 
paths and associated improvements of development, including sidewalks, bikeways, 
storm drainage facilities, street trees and street lights. The surety must be posted before 
issuance of any building permit of development and will be tied to the development 
program. 

c) The bond or surety must be tied to the development program, and completion of all 
improvements covered by the surety for each phase of development will be followed by a 
site plan completion inspection.  The surety may be reduced based upon inspector 
recommendation and provided that the remaining surety is sufficient to cover completion 
of the remaining work. 

 Development Program 
The Applicant must construct the development in accordance with a development program 
table that will be reviewed and approved before the approval of the Certified Site Plan. 

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

a) Include the stormwater management concept approval letter, development program, and 
Site Plan resolution on the approval or cover sheet(s). 

b) Add the following notes: 

i. “M-NCPPC Staff must inspect all tree-save areas and protection devices before 
clearing and grading.” 
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ii. “Minor modifications to the limits of disturbance shown on the site plan within the 
public right-of-way for utility connections may be done during the review of the right-
of-way permit drawings by the Department of Permitting Services.” 

iii. “The Applicant must schedule a preconstruction meeting (pre-con), preferably on-site, 
with staff from the Department of Permitting Services (DPS) responsible for Certified 
Site Plan conformance and compliance, upon approval of the Certified Site Plan (CSP).  
The pre-con must occur before any site development work commencement and 
before any work that is covered by the site plan surety and maintenance agreement.  
The Applicant, along with their representatives, must attend the pre-con with DPS CSP 
Staff. A copy of the approved Certified Site Plan along with any subsequent 
amendments is required to be on-site at all times during construction.” 

iv. “Without a site plan amendment application, staff may approve changes to specified 
landscape materials, light fixtures, site furniture, and hardscape finishes if such 
changes are of the same or better-quality alternatives.”  

c) Include approved Fire Department Access Plan. 

d) Modify data table to reflect development standards approved by the Planning Board. 

e) Ensure consistency of all details and layout between Site and Landscape plans. 

f) Show and label noise impacted units. 

g) Show all private road sections/profiles including curb & gutter, apron, and handicap ramp 
details. 

h) Demonstrate that each recreational element proposed in the Recreation Plan satisfies the 
relevant specifications in the M-NCPPC Recreation Guidelines. 

i) Provide the minimum number of bicycle parking spaces pursuant to Section 59-6.2.4.C. 

j) Abandon and rescind the approval of Site Plan No. 820190060.  

k) The Applicant must address the revisions in the DPS-ROW memo dated April 6, 2026, 
which may be amended by DPS-ROW if the amendment does not conflict with any other 
conditions of the Site Plan approval. 
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FOREST CONSERVATION PLAN F20250770 

Staff recommends approval with conditions of the Final Forest Conservation Plan No. F20250770 
(“FFCP”), for all site development elements shown on the latest electronic version of the Final Forest 
Conservation Plan, as of the date of this Staff Report submitted via ePlans to the M-NCPPC, by adding 
new Condition Nos. 5 and 6 to the previously approved conditions, as follows (Condition No. 1 
approved as part of Preliminary Plan No. 120190040 and Condition Nos. 2 through 4 approved as part 
of Site Plan No. 820190060)7 

1. There shall be no clearing or grading of the site prior to the certification of the Final Forest 
Conservation Plan.8 

2. Before any clearing, grading, or demolition on the property, the Applicant must obtain the M-
NCPPC General Counsel Approval of a Certificate of Compliance agreement for the 1.41-acre 
off-site forest planting requirement.  

3. The Limits of Disturbance (“LOD”) shown on the Final Sediment and Erosion Control Plan 
must be consistent with the LOD shown on the approved Final Forest Conservation Plan. 

4. Tree save measures not specified on the Final Forest Conservation Plan may be required by 
the M-NCPPC forest conservation inspector at the pre-construction meeting.9 

5. The Applicant must schedule the required site inspections by M-NCPPC Forest Conservation 
Inspection Staff per Section 22A.00.01.10 of the Code of Montgomery County Regulations 
(“COMCOR”), Forest Conservation Regulations. 

6. Before certification of the Final Forest Conservation Plan, the Applicant must update the 
Resource Data table to reflect the existing stream buffer and associated features. 

 
7 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. 
8 Condition No. 1 associated with Preliminary Plan No. 120190040. 
9 Condition Nos. 2 to 4 associated with Site Plan No. 820190060. 
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SECTION 2: SITE DESCRIPTION 

 

VICINITY 

The Subject Property consists of 27.15 gross acres of land bordering the I-270 and Father Hurley 
Boulevard interchange to the east and southeast, and Century Boulevard to the west, and the right-of-
way for the future Dorsey Mill Road; is located within the 2009 Germantown Employment Area Sector 
Plan (“Master Plan”); and is zoned Commercial-Residential (CR-2.0, C-1.75, R-1.0, H-145T) and 
Germantown Transit Mixed Use Overlay zone (“Subject Property or “Property”).  

North of the property is a commercial office building (Viasat), which is part of the Black Hills mixed-
use development, in the CR-0.75, C-0.5, R-0.5, H-145T zone. Land to the east and south of the Property 
consists of the Father Hurley Boulevard interchange with I-270. To the east of the Property are 
townhouses in the Residential Multi-Unit Low Density–30 (R-30) zone. Black Hill Regional Park is 
located approximately one-third of a mile north of the Property. The Germantown Town Center 
development is located approximately one mile to the south of the Property.  
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Figure 1 - Vicinity Map 
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Figure 2 - Zoning Map 
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PROPERTY DESCRIPTION 

Presently, the Property is undeveloped land and is mostly rolling meadow and trees, with more dense 
tree coverage located along the east and southeast property lines. Along a remnant asphalt road, 
there is a row of trees in the center portion of the Property. In the southern portion of the Property, 
there is a stormwater management pond providing stormwater treatment for Century Boulevard. The 
terrain is gentle to moderate, with the highest elevations in the northeast along I-270, and the lowest 
elevation in the south near the existing stormwater facility. As shown in Figure 3, the Property is 
irregularly shaped with approximately 1,800 feet of frontage along Century Boulevard to the west, 
approximately 700 feet of frontage along Dorsey Mill Road (future) to the north, and approximately 
2,200 feet of frontage along the I-270 right-of-way to the east.  

There are 100-year floodplains and wetlands on the Property. There is no forest, natural steep slopes, 
or identified threatened or endangered species on the Property. 

On the Subject Property is the Waters (Zachariah) Family burial ground is located approximately 300 
feet northeast of Century Boulevard. The burial ground associated with the family and descendants of 
Zachariah Waters (1748-1825) is at the north end of the Poplar Grove development project, which was 
brought forward in the past under a development group known as Symmetry, now known as Dream 
Finders Homes, LLC. The cemetery is listed on the Montgomery County Burial Sites Inventory (HP-
219). There are five marked burials within the presently fenced cemetery on property owned by the 
applicant. The five surviving headstones date from 1824 to 1864 and include the graves of Zachariah 
Waters, Anna Waters, Baker Waters, Courtney Waters, and Tilghman Waters. 

 

 

 



          
Poplar Grove, Sketch Plan Amendment No. 32018022A, Preliminary Plan Amendment No. 12019004C, 

Site Plan No. 820250110, Forest Conservation Plan No. F20250770   25 
 

 

Figure 3 - Subject Property 
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SECTION 3: PROJECT DESCRIPTION 

 

PREVIOUS APPROVALS 

The previous approvals for the Subject Property are as follows: 

• On October 3, 2019, the Planning Board approved Sketch Plan No. 320180220 (MCPB No. 18-099) 
for 1,206,000 square feet of total development including a maximum of 520,000 square feet of 
commercial development and a maximum of 686,000 square feet of residential on the  Subject 
Property.  

• On October 3, 2019, the Planning Board approved Preliminary Plan No. 120190040 (MCPB No. 19-
109) to create 176 lots, 45 parcels for up to 1,206,000 square feet of mixed-use development, 
including up to 176 townhomes, 365 multi-family residential dwellings and 520,000 square feet of 
non-residential uses on the Subject Property.  

• On October 3, 2019, the Planning Board approved Site Plan No. 820190060 (MCPB No. 19-110) for a 
maximum of 460,000 square feet of residential development for 176 townhouse dwelling units, 
including 22 MPDUs on the Subject Property.  

• On January 21, 2021, the Planning Board approved Preliminary Plan Amendment No. 12019004A 
(MCPB No. 21-008) to update the phased APF validity period, clarify rough grading, stockpiling, 
sediment and erosion control, re-grading for stockpiling, and interim uses on the Subject 
Property.  

• On January 21, 2021, the Planning Board approved Site Plan Amendment No. 82019006A (MCPB 
No. 21-009) to clarify that rough grading, stockpiling, sediment and erosion control, re-grading for 
stockpiling, and interim uses are allowed without amendments to the site plan or entering into a 
site plan surety and maintenance agreement for the certified site plan elements on the Subject 
Property. 

• On June 1, 2023, the Planning Board approved Preliminary Plan Amendment No. 12019004B 
(MCPB No. 23-028) to extend the preliminary plan validity period by 3.5 years to align with the 
existing APF validity period, adjust the validity period phasing schedule, and incorporate an 
interim cemetery maintenance agreement on the Subject Property.  
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PROPOSAL 

On October 25, 2025, Dream Finders Homes, LLC (“Applicant”) filed Sketch Plan Amendment No. 
32018022A, Preliminary Plan Amendment No. 12019004C, and Forest Conservation Plan No. 
F20250770 to amend the previously approved applications and create 93 lots and 54 parcels for a 
maximum of 1,010,000 square feet of density, comprised of  12,000 square feet of non-residential 
development and 998,000 square feet of residential development; including a maximum of 407 
dwelling units consisting of 93 townhouse dwelling units and 314 multi-family dwelling units, and 
including a minimum of 12.5% MPDUs on 27.15 acres of land; and the Applicant concurrently 
submitted Site Plan No. 820250110 to allow the development of a maximum of 361 dwelling units 
consisting of 93 townhouse dwelling units and 268 multi-family dwelling units, and including a 
minimum of 12.5% MPDUs on 17.96 acres of land  (“Applications” or “Project”) (Figure 4, Figure 5, 
Figure 6, and Attachment A). The 12,000 square feet of non-residential development and 46 dwelling 
units included in the sketch plan and preliminary plan applications are not part of the concurrent site 
plan application and will be reviewed under a future site plan application. 

 

Figure 4 - Sketch Plan rendering of the overall density, building massing, open spaces, and circulation 
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Figure 5 - Proposed Preliminary Plan   
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Figure 6 - Proposed Site Plan 
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SITE LAYOUT AND OPEN SPACE 

The neighborhood is organized around a network of new streets forming a connected block pattern. 
Garden Street, which runs generally parallel to Century Boulevard, will serve as the primary 
north/south spine through the site. A secondary north–south connection, Street C, will extend one 
block. Three east–west streets, Street A, Kinster Drive Extended, and Street D, will intersect with 
Garden Street and provide direct connections to Century Boulevard. Kinster Drive Extended will align 
with the existing Kinster Drive and function as the primary entrance into the community. An alley 
network will serve all residences, allowing homes to be rear-loaded and creating uninterrupted 
streetscapes without multiple curb cuts. 

A series of open spaces of varying sizes and functions will be distributed throughout the development. 
A central open space located immediately north of Kinster Drive Extended will serve as the primary 
community gathering area, featuring a large open lawn and picnic/seating areas. Along Garden Street, 
planting areas for vegetables and herbs will complement traditional landscaping, reinforcing the 
agricultural theme of the community. 

Mews are strategically located at the northern ends of the north/south streets, along the axis of 
Kinster Drive Extended, and between Garden Street and Alley No. 5. These mews will provide 
pedestrian-friendly, well-landscaped open spaces between townhouse building strings. A fenced area 
containing the historic Waters family cemetery will be preserved and incorporated within one of the 
northern mews, providing both protection of the resource and integration into the neighborhood’s 
open space network. Additional amenities will include a community garden, playground, and 
picnic/seating area in the northeast corner of the site, as well as a second playground along the 
southern portion of the property. A perimeter fitness trail along the northern, eastern, and southern 
edges of the property will connect these open spaces, link to the shared-use path on Century 
Boulevard and create a continuous neighborhood walking loop.  

The mews, as well as portions of the fitness trail and central open space, will incorporate 20-foot-wide 
unobstructed fire department access (FDA) lanes to ensure safe and efficient emergency access to the 
residential units that front the FDA lanes. The FDA lanes will be constructed of concrete with 
decorative paver banding along the edges. These lanes will be enhanced by extensive landscaping, 
including evenly spaced shade trees and planted beds, creating a cohesive and seamless integration 
with the surrounding open space design. 
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Figure 7 – Rendering of typical mews along the north end of the neighborhood, which inclues a fire department 
access lane 

All dwelling units are oriented to face either public streets or open spaces, reinforcing a pedestrian-
friendly environment and enhancing the overall streetscape, appearance and experience.  

ARCHITECTURE 

The Project includes a mix of rear-loaded townhouse units, biplex units, and “2-over-2” units, creating 
a diverse and cohesive residential community. For this Project, a “biplex unit” consists of two stacked 
units with flexible space on the ground floor and a two-car garage for each unit. Similarly for this 
Project, a “2-over-2" unit consists of two stacked units with two floors per unit, a kitchen and dining 
space on the ground floor, with a one-car garage for each unit. Biplex units and 2-over-2 units are 
attached to their respective unit type and together form a multi-unit living use building, as defined in 
the zoning ordinance.  

The townhouse buildings are primarily situated along the internal street network, as well as along the 
portion of Century Boulevard located south of Kinster Drive Extended. The biplex and 2-over-2 units 
are predominantly located adjacent to community open spaces and along the segment of Century 
Boulevard north of Kinster Drive Extended, serving to frame these areas and provide added visual 
interest. 
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The townhouse units are offered in three distinct footprints: 16 feet by 36 feet, 16 feet by 40 feet, and 
20 feet by 40 feet, allowing for variation in unit size and layout. The biplex units feature a footprint of 
22 feet 8 inches by 44 feet, while the 2-over-2 units have a larger footprint of 24 feet by 50 feet, 
accommodating their stacked configuration. 

All residential building strings are four stories in height and incorporate a combination of materials, 
including brick, fiber cement siding, and polymer vinyl siding. These materials are arranged in 
traditional farmhouse-inspired patterns, such as vertical board-and-batten, shingles, and horizontal 
clapboard, contributing to a cohesive architectural character throughout the development. 

The building strings also include a variety of architectural features such as front gables, bay windows, 
and dormers, which will help create varied rooflines. The coordinated use of materials, architectural 
detailing, and complementary color palettes ensure a unified design that promotes the pedestrian 
scale and provides visual interest along community streetscapes and open spaces. 

  

 

Figure 8 – Typical elevations of biplex string (top left), 2-over22 string (top right), and townhouse string (bottom left) 

TRANSPORTATION 

The proposed development will have vehicular access through three (3) curb cuts on Century 
Boulevard, a County-owned and maintained public Town Center Street per the Master Plan of 
Highways and Transitways (Figure 9). The Project will create a network of public streets, except for the 
loop street along Parcels B-C and B-D, which will be privately-owned and maintained (see Figure 5).  
As part of this Project, the Applicant is required to provide a 12-foot-wide asphalt separated from 
traffic by an eight-foot-wide (8 ft) street buffer along Century Boulevard.   
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Figure 9 - Proposed street network 

The Project also features a fully connected pedestrian network. Six-foot-wide (6 ft) concrete sidewalks 
separated from traffic by street buffers will be provided on both sides of the proposed street network. 
In addition to this, the stormwater management facility to the east of the Project (“the Pond”) will 
feature a walking trail that will connect all the development (including the rear end units) to the 
proposed 12-foot-wide asphalt sidepath.  

WATERS FAMILY CEMETERY 

The Applicant proposes to subdivide the parcel containing the Waters Family Cemetery, to develop a 
memorial park and related pedestrian walkway (Figure 9 and Figure 10). The Applicant had previously 
submitted a preliminary plan that was approved in 2019, which proposed an area of approximately 86 
feet by 71 feet. The Applicant has substantially redesigned the overall development project since then. 
The size of the cemetery parcel has been reduced and the configuration of the proposed Waters 
Memorial Park and surrounding built environment have been reconfigured to include a pedestrian 
walkway leading to the southern entrance of the cemetery. The Applicant proposes to develop 
interpretive signage about the cemetery history. The proposed parcel boundaries will completely 
enclose the cemetery boundaries. 
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Figure 10 - Rendering of Water Family Cemetery and Waters Walk (center) 

 

Figure 11 – Plan of Waters Family Cemetery and Waters Walk 
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ENVIRONMENT AND CLIMATE 

The proposed development will be a mix of higher-density housing types. Higher density housing 
requires less land than single-family development per unit. Further, denser housing types share walls, 
utilities, and other resources by design, which reduces the burden of individually developing these 
components for less dense housing types. The proposed sidewalks and connected pedestrian system 
will promote walking and cycling. The proposed open space areas and landscaping will provide 
shade, cooling, oxygen, and enjoyment for future residents. 

The development will result in an increase in impervious surfaces, as the Property is mostly 
undeveloped. This increase in imperviousness will impact stormwater management and heat, as 
vegetation absorbs water and has a cooling effect, while impervious surfaces do not. The impact of 
this development will be reduced through the proposed landscape plantings across the property. The 
proposed new trees, shrubs, and groundcover plantings will grow to provide ecosystem services such 
as cooling and runoff mitigation. 

 

SECTION 4: COMMUNITY OUTREACH 

The Applicant has complied with all submittals and noticing requirements. A pre-submittal public 
meeting was held on May 28, 2025 via Zoom. There were questions concerning the impact to schools, 
traffic, the on-site cemetery, and architecture. During the meeting, the Applicant indicated the Project 
proposed a net reduction of total units from 541 to 394 units, which would reduce impacts to traffic 
and schools. The final proposed number of units has since been reduced to 407 total units for the 
sketch plan and preliminary plan applications. The Applicant indicated they were in discussions with 
the Historic Preservation Commission concerning the preservation and maintenance of the cemetery. 
The Applicant also welcomed further discussions concerning the cemetery with the attendee. The 
Applicant indicated they would consider an attendee’s suggestion of specific architectural treatments. 
There were no additional issues raised by attendees.  

As of date of this Staff Report, no correspondence has been received. 
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SECTION 5: SKETCH PLAN 32018022A FINDINGS AND ANALYSIS 

The purpose of a Sketch Plan is to identify general land uses, development intensity, and public 
benefits for the optional method of development in the CR, CRT, EOF or LSC zones. The Sketch Plan is 
intended to be conceptual in nature with an emphasis on building densities, massing, heights and 
anticipated uses, the locations of open and public use spaces, the general circulation patterns for all 
modes of transportation, an estimated range of peak hour trips and relationships between existing or 
proposed adjacent buildings and rights-of-way. Details of the proposed development are determined 
during Preliminary and Site Plan review. Section 59.7.3.3.E of the Zoning Ordinance states: “To 
approve a Sketch Plan the Planning Board must find that the following elements are appropriate in 
concept and appropriate for further detailed review at Site Plan. The Sketch Plan must: 

1. Meet the objectives, general requirements, and standards of this Chapter; 

Table 1 - Poplar Grove Sketch Plan Data Table for CR Zone, Optional Method, Section 59.4.5.4 

Development Standard Permitted/Required Proposed 

Tract Area (gross area) n/a 27.15 acres (1,182,690 SF)  
Site Area (net area)  n/a 19.14 acres (833,848 SF) 
Mapped Density, max. 
CR-2.0, C-1.75, R-1.0, H-145T  

- - 

Residential (GFA/ FAR) 1,182,690 SF/1.00 998,000 SF/0.84 
Commercial (GFA/FAR) 2,069,707 SF/1.75 12,000 SF/0.01 
Total Mapped Density (GFA/FAR) 2,365,380 SF/2.00 1,010,000 SF/0.85 

MPDU Requirement, min. 12.5%  12.5% 
Building Height, max. average 145 FT 80 FT 
Public/Common Open Space, min. 
10% of net area (833,848 SF) 

83,385 SF (10%) 142,000 SF (17%) 

 

a) Implement the recommendations of applicable master plans (59.4.5.1.A)  

The Project substantially conforms to the recommendation of the 2009 Germantown 
Employment Area Sector Plan (“Master Plan”). The Property is located in the North End 
district of the Master Plan and is identified as the Totah property. The vision for the North 
End district is a mix of residential development, office, hotel, and industrial uses along I-
270, Century Boulevard, and Ridge Road. The North End District was to be served by the 
Corridor City Transit (CCT), however, the CCT has been eliminated from future 
transportation planning efforts. 

The Master Plan contains the following recommendation regarding the Property: 
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Develop the Symmetry/Totah property (NE-1) at an average density of 1.0 FAR and a mix 
of uses with a minimum of 60 percent employment and a maximum of 40 percent 
residential. Permit a limited amount of street level retail near transit and along Century 
Boulevard. Design employment uses and a hotel to take advantage of the site’s visibility 
from I-270. Sector Plan (p. 63). 

The Master Plan’s original guidance for the Property is an overall 1.0 FAR with a 60 percent 
employment/40 percent residential mix. This was fully incorporated into the original site 
plan approval. However, the employment/residential mix recommendation no longer 
governs the Property after the County adopted District Map Amendment G-956, which 
rezoned the site from the more rigid TMX-2 zone to the more flexible CR zone. 

The 2014 zoning rewrite sought to modernize Montgomery County’s zoning framework by 
replacing prescriptive zones like TMX-2 with CR zones that allow development to respond 
to current market conditions. The district map amendment implemented this vision by 
eliminating TMX-2 and similar zones entirely. The current zone of CR-2.0, C-1.75, R-1.0, 
H-145T aligns with the Master Plan’s 60/40 vision while embracing the built-in flexibility of 
the CR zone. 

Under this zoning, the Property owner may pursue any mix of commercial/residential uses 
within the overall 2.0 FAR cap, including the full 1.0 FAR of residential. The Project 
proposes an overall FAR of 0.85, including 0.01 commercial FAR and 0.84 residential FAR, 
which are within the limits of the maximum FAR ratios of the zone. 

One of the Master Plan’s overarching goals is to create transit-served mixed-use 
neighborhoods, diverse housing types, and high-quality design. The Property is currently 
served by the Ride-On No. 83 bus route, with connections to the Germantown Transit 
Center. Current land uses in the vicinity include a full-service grocery store, multiple retail 
shops, restaurants, and professional offices. With the addition of a total of 407 dwelling 
units, consisting of townhouses and multi-family units, and a mixed-use building, the 
Project achieves the Master Plan’s overarching goal of creating a mixed-use community.  

Furthermore, the Master Plan encourages “high quality design that enhances character 
and identity” (p. 10) to create attractive neighborhoods and urban spaces. The Project 
provides a compatible presence along Century Boulevard with a well-designed townhouse 
community that activates the streetscape. Setbacks accommodate the pedestrian-
oriented public realm with a sidewalk, street trees, and front yard landscaping. Accessed 
from Century Boulevard, the Project provides a centrally located public use space, which 
is connected to additional public use space and a new shared-use path along the frontage 
of the Property. The spaces are designed to promote social gathering, active recreation for 
children, and physical and visual connections with the community, which enhances the 
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community’s character and identity. The Project places a six-story mixed-use building 
with ground-floor retail at the key intersection with Dorsey Mill Road, where the Master 
Plan calls for limited retail. 

The Project also fulfills the Master Plan’s environmental objectives. Although infiltration 
techniques are not feasible due to site soil conditions, the design incorporates 
Environmental Site Design (ESD) to the maximum extent practicable, including 
bioretention, underground detention, and a retrofit of the existing stormwater pond. 
Overall open space is maximized at 39.5 percent, and the adjacent engineered channel 
will be widened to improve drainage from I-270. 

Beyond consistency with the Master Plan, the Project directly advances the goals of Thrive 
Montgomery 2050, which calls for flexible redevelopment, increased residential density 
along major corridors, and a broader mix of housing types. The Project is aligned with 
such recommendations by providing townhomes and multifamily units along Century 
Boulevard, a major transportation corridor.  

The Project is consistent with the 2018 Bicycle Master Plan. The Bicycle Master Plan 
recommends a sidepath along this portion of Century Boulevard. Therefore, the Applicant 
will construct a twelve-foot-wide (12 ft.) sidepath along the frontage of Century Boulevard, 
up to the pond. 

b) Target opportunities for redevelopment of single-use commercial areas and surface 
parking lots with a mix of uses. 
 
This finding is not applicable because the Property does not encompass a single-use 
commercial area or a surface parking lot. Presently, the land is undeveloped and vacant. 
 

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

The Project encourages development that integrates a combination of housing types, 
mobility options, commercial services, and public facilities and amenities, and where 
parking is prohibited between the building and the street. A mix of both townhouse and 
multi-family dwelling units, including MPDU units is provided. The project provides for an 
integrated circulation system for vehicles, bicycles and pedestrians, including a new 
recreational public trail and 12-foot-wide shared use path. Commercial use opportunities 
are provided in a mixed-use building with 12,000 square feet of ground floor commercial 
space. The Project provides multiple public facilities and amenities, including the 
following: Waters Family Cemetery rehabilitation and Waters Walk, recreational trail, open 
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lawn areas, community garden, playground, urban plaza, dog run, fitness stations, and 
picnic/seating areas.  

d) Allows a flexible mix of uses, densities, and building heights appropriate to various 
settings to ensure compatible relationships with adjoining neighborhoods. 
 
The Project allows a flexible mix of uses, densities, and building heights appropriate to 
various settings to ensure compatible relationships with adjoining neighborhoods. As 
shown in Figure 8, the Project’s building heights and massing consists of four to five story 
townhouses and multi-family buildings, and a six-story mixed use building at the 
intersection of Century Boulevard and future Dorsey Mill Road. To the east and across 
Century Boulevard, a 150-foot right-of-way, is a three-story townhouse community. To the 
north and northeast of the Property are a three-story commercial office building (Viasat) 
and the mixed-use community of Black Hill, which contains three to five-story residential 
and mixed-use buildings. The proposed mix of uses, density and building heights are 
compatible with adjoining neighborhoods. 
 

e) Integrate an appropriate balance of employment and housing opportunities. 
 
The Project provides an appropriate balance of employment and housing opportunities. A 
six-story mixed-use building will contain up to 12,000 square feet of commercial space, 
which will provide for restaurant, retail, or office employment opportunities. Additionally, 
the Applicant proposes to provide small business opportunities to partially satisfy the 
public benefit requirements. This provision would facilitate a periodic farmer’s market 
and food truck vendors on the Property. The proposed employment opportunities are in 
addition to existing employment opportunities in the area, including Black Hill, Milestone 
Business Park, Milestone shopping center, the Shops at Seneca Meadows, and offices 
located south of Father Hurley Boulevard. The sketch plan application provides up to 407 
dwelling units, which is expected to support the proposed and existing nearby offices, 
services, restaurants, and retail uses. As such, the proposed employment and housing are 
balanced and appropriate.  
 

f) Standardize optional method development by establishing minimum requirements for 
the provision of public benefits that will support and accommodate density above the 
standard method limit. 
 
The Project will provide the required 100 minimum public benefit points from a minimum 
of four categories to achieve the desired incentive density above the standard method 
limit. Final determination of public benefit points will be determined at the time of Site 
Plan. 
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2. Substantially conforms to the recommendations of the applicable master plan: 
 
As discussed above in Section 1a, the Project substantially conforms to the recommendations 
of the Master Plan.  

3. Satisfy any development plan or schematic development plan in effect on October 29, 2014; 
 
Not applicable; the Sketch Plan is not subject to a development plan or schematic 
development plan. 

4. Under Section 7.7.1.B.5, for a property where the zoning classification on October 29, 2014 
was the result of a Local Map Amendment, satisfy any green area requirement in effect on 
October 29, 2014; any green area under this provision includes and is not in addition to any 
open space requirement of the property’s zoning on October 30, 2014; 

Not applicable; the zoning on October 29, 2014 was not the result of a Local Map Amendment. 

5. Achieve compatible internal and external relationships between existing and pending 
nearby development; 

The Project achieves compatible internal and external relationships between existing nearby 
developments. There is no known nearby pending development. The Project will establish 
strong internal spatial relationships and compatibility with adjacent development. The 
Project illustrates a neo-traditional community characterized by structured block patterns, 
interconnected open-space corridors, and streetscape design that emphasizes pedestrian 
connections. Building massing, orientation, and circulation patterns are applied consistently 
across the site to reinforce a unified development character. 

Along the external frontages, residential units positioned on Century Boulevard are scaled to 
align with the existing townhouse communities, maintaining compatible height, bulk, and 
visual rhythm. Higher-density multi-family units and the mixed-use building are strategically 
located at the northern portion of the site, where they transition appropriately toward the 
existing office and multifamily buildings to the north of the Property.  

6. Provides satisfactory general vehicular, pedestrian, and bicyclist access, circulation, 
parking, and loading; 
 
The Project provides satisfactory vehicular, pedestrian, and bicyclist access, circulation, and 
parking as discussed in the preliminary plan findings section below, Finding No. 3.  

7. Propose an outline of public benefits that supports the requested incentive density and is 
appropriate for the specific community; 
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Taking into account the considerations in Section 59.4.7.1.B, including the recommendations 
and objectives of the Sector Plan and any applicable design guidelines, the Incentive Density 
Implementation Guidelines, the size and configuration of the site and its relationship to 
adjacent properties, similar public benefits nearby, and additional enhancements related to 
the individual public benefits, the following outline of public benefits supports the Applicant’s 
request for incentive density and is appropriate for the community surrounding the site, as 
described below. 
 
For the proposed development, the Zoning Ordinance requires 100 points in four categories. 
The Applicant proposes 112.5 points in four categories. Although at the time of Sketch Plan 
review only an outline of public benefits needs to be approved, the following table shows both 
the categories and points for the public benefits requested at Sketch Plan to demonstrate the 
project’s ability to meet the requirement to provide sufficient benefit points. 

Table 2 - Public Benefit Calculations- Division 59-4.7 

Public Benefit Category  Maximum Points 
Allowed 

Proposed  

Connectivity and Mobility - - 
Advance Dedication 30 21.5 
Wayfinding 10 5 

Diversity of Uses and Activities - - 
Small Business Opportunities 20 5 

Quality Building and Site Design - - 
Architectural Elevations 20 5 
Historic Resource Protection 20 20 
Public Open Space 20 16 

Protection and Enhancement of the 
Natural Environment 

- - 

Building Lot Terminations (BLT) 30 30 
Vegetated Area 10 10 

Total Points 100 (min. 
required) 

112.5 

8. Establish a feasible and appropriate provisional phasing plan for all structures, uses, 
rights-of-way, sidewalks, dedications, public benefits, and future preliminary and site plan 
applications. 
 
The Project establishes a feasible and appropriate provisional phasing plan for all structures, 
uses, rights-of-way, sidewalks, dedications, public benefits, and future preliminary and site 
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plan applications. As shown on the Applicant’s Phasing Plan (Figure 11) and Table 3, the 
Project will be implemented over four phases and includes appropriate provisional phasing 
plan for all structures, uses, rights-of-way, sidewalks, dedications, public benefits, and future 
preliminary and site plan applications.  

 

Figure 12 - Phasing plan showing four phases 

Preliminary Plan Amendment No. 12019004C and Site Plan No. 820250110 are being reviewed 
concurrently and will implement the overall Project in three phases. Phase 4 will be reviewed 
under a separate and future site plan application. 

Table 3 - Summary of Applicant's phasing plan 

Phase Development 

Phase 1 Phase 1 is located at the intersection of Century Boulevard and Kinster Drive and 
includes 64 units of townhouses and multi-family units, and the community green 
area. 

Phase 2 Phase 2 includes 182 additional townhouses and multi-family units, a 
community park, and Water Walk incorporating the historic cemetery 

Phase 3 Phase 3 extends along the rear portion of the Property, along I-270 and 
includes 115 units of townhouses and multi-family units, a playground, and 
the Orchard Trail. 

Phase 4 Phase 4 is located at the corner of the future Dorsey Mill Road and Century 
Boulevard. Proposed for Phase 4 is a five-story 12,000 square feet mixed use 
building with 46 multi-family units and a parking lot.  
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Phase Development 

The development of Phase 4 will be reviewed under a separate and future site 
plan application.  

 

The Application also includes proposed phasing for the provision of public benefits and the public 
amenities as shown below in Table 4 and Table 5 below. Each phase adequately contributes a 
proportion of the total public benefit points as construction proceeds. The public benefit amenities 
provided will support the common and public open spaces, recreation and other amenities for the 
future residents and visitors of the development.  

Table 4 - Public benefits phasing 

Public Benefits Phase 1 Phase 2 Phase 3 Phase 4 Total Points 

Advance Dedication 7.5 7.5 7.5 - 21.5 
Wayfinding 1 2 1 1 5 
Small Business 
Opportunities 

- 2.5 2.5 - 5 

Architectural Elevations 2 2 1  5 
Historic Preservation 
Resource, Waters 
Memorial Park 

5 10 5 - 20 

Public Open Space 6 6 5 - 17 
BLTs 10 10 10 - 30 
Vegetated Area 2 4 4 - 10 
Total Points per Phase 36 46.5 38.5 1 112.5 

 

  

Table 5 - Public amenities and infrastructure phasing 

Public Amenities, 
Infrastructure 

Phase 1 Phase 2 Phase 3 

Community Park, Plaza, 
Court 

X X X 

Community Trail  X X 
Community Playground  X  
Garden Street Garden, 
Amenity Zone 

X X  
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Public Amenities, 
Infrastructure 

Phase 1 Phase 2 Phase 3 

Water Walk  X  
Public Roads X X  
Private Alleys associated 
with each phase 

X X X 

 

SECTION 6: PRELIMINARY PLAN 12019004C FINDINGS AND ANALYSIS 

The Planning Board previously approved Preliminary Plan No. 12019004B, MCPB No. 23-028, to extend 
the Preliminary Plan validity period by 3.5 years to align with the APF validity period for 176 lots, 45 
parcels for up to 1,206,000 square feet of mixed-use development, including up to 176 townhomes, 
365 multi-family residential dwellings and 520,000 square feet of non-residential uses on the Subject 
Property, with conditions.  

This Preliminary Plan Amendment 12019004C modifies the ‘B’ Amendment and requests to create 93 
lots and 54 parcels for a maximum of 1,010,000 square feet of density, comprised of  12,000 square 
feet of non-residential development and 998,000 square feet of residential development; including a 
maximum of 407 dwelling units consisting of 93 townhouse dwelling units and 314 multi-family 
dwelling units, and including a minimum of 12.5% MPDUs.  

The proposed Preliminary Plan Amendment does not alter the intent of the previous findings, which 
remain applicable, except as modified below. 

1. The layout of the subdivision, including size, width, shape, orientation and density of lots, 
and location and design of roads is appropriate for the subdivision given its location and 
the type of development or use contemplated and the applicable requirements of Chapter 
59. 

This Application has been reviewed for compliance with the Montgomery County Code, 
Chapter 50, the Subdivision Regulations. The Application meets all applicable subdivision 
regulations. The proposed lot sizes, widths, shapes, and orientation are appropriate for the 
subdivision’s location, taking into account the recommendations of the Master Plan, the 
existing development patterns of surrounding properties, environmental features, and the 
uses, buildings, and facilities contemplated for the Property. 

a) The block design is appropriate for the development or use contemplated 

The block design is appropriate for the development and use contemplated. As shown on 
the proposed preliminary plan (Attachment A), new residential blocks are proposed with 
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three access points from Century Boulevard. The block design consists of lots and parcels 
for townhouse units and multi-family units, fronting and served by new public and private 
roads, alleys, and sidewalks. The blocks are appropriate length and width to 
accommodate pedestrian and vehicular circulation, fire department access, public use 
spaces, residential lots, and a mixed-use parcel along Century Boulevard.   

b) The lot design is appropriate for the development or use contemplated 

As shown in Table 6, the Application meets all applicable sections of the Zoning Code, 
including the lot design. The Project creates 93 townhouse lots and 54 parcels for multi-
family units, private roads and alleys, and open spaces. The dimensions of the lots and 
parcels will accommodate the dwelling units and other necessary infrastructure to serve 
the Project.  

c) The Preliminary Plan provides for required public sites and adequate open areas 

As shown in Table 6 and Attachment A (open space exhibit), the Application meets the 
required public sites and provides adequate open areas. The Project provides both 
common open space and public open space distributed across the Property, including a 
fitness trail, open grass areas, a community garden, a playground, picnic/seating areas, 
and a grilling area.  

d) The Lot(s) and Use comply with the basic requirements of Chapter 59 
 
The Application was reviewed for compliance with the dimensional requirements for the 
CR zone as specified in the  Zoning Ordinance. The Project meets all applicable 
development standards of Chapter 59. A summary of this review is shown in Table 6 
below. 

Table 6 - Poplar Grove Preliminary Plan Data Table for CR-2.0, C-1.75, R-1.0, H-145T  Zone, Optional Method, Section 
59.4.5.4 

Development Standard Permitted/Required Proposed 

Tract Area (gross area) n/a 27.15 acres (1,182,690 SF)  
Prior Dedication n/a 3.86 acres (168,113 SF) 
Abandonment of Prior Dedication n/a -0.09 acres (-3,964 SF) 
Proposed Dedication  n/a 4.0 acres (174,173) 

0.24 acres (10,520) 
Site Area (net area) n/a 19.14 acres (833,848 SF) 
Mapped Density, max. 
CR-2.0, C-1.75, R-1.0, H-145T 

- - 

Residential (GFA/ FAR) 1,182,690 SF/1.00 998,000 SF/0.84 
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Development Standard Permitted/Required Proposed 
Commercial (GFA/FAR) 2,069,707 SF/1.75 12,000 SF/0.01 
Total Mapped Density (GFA/FAR) 2,365,380 SF/2.00 1,010,000 SF/0.85 

MPDU Requirement, min. 12.5%  12.5% 
Building Height, max. average 145 FT 80 FT 
Public Open Space, min., 10% of net 
area (508,559 SF)10 

50,856 SF (10%) 135,000 SF (26.5%) 

Common Open space, min., 10% of 
net area (273,510) 

27,351 SF (10%) 108,000 (39.5%) 

Principle Building, Accessory 
Structure, and Parking setbacks 

Established by the site 
plan approval process 

Established by the site 
plan approval process 

Parking  Established by the site 
plan approval process 

Established by the site 
plan approval process 

Site Plan Required Yes Reviewed concurrently 

 

2. The Preliminary Plan substantially conforms to the Master Plan. 

As discussed above in Section 5, the Project substantially conforms to the Master Plan.  

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

a) Roads and other Transportation Facilities 

 Existing Facilities  

The Site has frontage along Century Boulevard, a County-owned and maintained 
public street classified as a Town Center Street under the Master Plan of Highways and 
Transitways, with a minimum master planned right-of-way of 136 feet under the 
Master Plan of Highways and Transitways. Century Boulevard is a four-lane street with 
a wide median and existing sidewalks on both sides of the street. There is an existing 
bus stop on the opposite side of the Property along Century Boulevard that provides 
Ride On bus service. 

Additionally, the Site has frontage along I-270, State-owned and maintained public 
street classified as a Freeway under the Master Plan of Highways and Transitways, with 
a minimum master planned right-of-way of 300 feet. I-270 has six lanes with a median 
and no existing pedestrian or bicyclist facilities.  

 
10 Required open space for proposed parcel A-A (51,779 SF) is not included and will be provided as part of a 
separate site plan application.  
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 Proposed public transportation infrastructure  

As part of this Project, the Applicant is proposing to construct a street network that 
will gain access primarily from Century Boulevard. All proposed public streets (Streets 
A, B, C, D, Garden Street, and Kinster Drive extension) will be built following 
Neighborhood Streets standards, featuring six-foot-wide (6 ft) concrete sidewalks 
separated by street buffers on both sides of the street. This will satisfy the 
requirements under the Complete Streets Design Guide.  

Additionally, the Applicant is responsible for building a 12-foot-wide asphalt sidepath 
separated by an eight-foot-wide street buffer with trees along Century Boulevard. The 
proposed sidepath facility will transition into the proposed concrete sidewalk along 
the proposed pond (stormwater management facility) east of the Property. Thus, the 
Applicant will not be responsible for building this segment of the asphalt sidepath, but 
instead will provide a fee-in-lieu-of-construction to MCDPS. The fee-in-lieu amount 
will be calculated using the latest version of the LATR Cost Estimation Tool at the 
Certified Preliminary Plan stage and must receive approval from MCDOT and Planning 
Staff.  

As stated in MCDOT’s Transportation Impact Study (TIS) letter dated June 11, 2026, at 
the intersection of Century Boulevard and Kinster Drive, the Applicant is responsible 
for installing a traffic signal and reconstructing all four (4) legs of the intersection with 
ADA-compliant curb ramps and high-visibility crosswalks.  

 Proposed private transportation infrastructure  

As previously mentioned, the loop around Parcels B-C and C-D (Street A extension, 
Street B extension, and Street C) will be privately owned and maintained. However, 
these segments and streets will be built to the same standards as the other public 
streets, following Neighborhood Street specifications under the Complete Streets 
Design Guide. Thus, these streets will feature six-foot-wide (6 ft) concrete sidewalks 
separated from traffic by street buffers on both sides of the street.  

All units will be rear-loaded and gain vehicular access through a network of private 
alleys that will be built to a minimum width of 16 feet.  

b) Local Area Transportation Review (LATR) 

As previously mentioned, the Applicant had an approval from 2019 that included 176 
townhomes, 365 multifamily units, 85,000 square feet of retail space, and 435,000 square 
feet of office. With the proposed amendment, the Applicant will downscale the Project to 
156 biplex units, 128 two-over-two stacked units, 96 townhome units, and 46 five-story 



          
Poplar Grove, Sketch Plan Amendment No. 32018022A, Preliminary Plan Amendment No. 12019004C, 

Site Plan No. 820250110, Forest Conservation Plan No. F20250770   48 
 

multifamily units, along with 7,000 square feet of retail space and a 5,000 square feet fast 
food restaurant without a drive-through. As such, the proposed amendment will decrease 
the number of trips being generated by 723 fewer trips during the morning peak hour and 
875 fewer trips during the evening peak hour.  

Although the Applicant is exempt from further transportation analysis because the Project 
is under the 30 net new vehicle trip threshold, the Applicant decided to revise their TIS to 
reassess previously approved transportation conditions for off-site improvements. These 
conditions were included in the previous approval in 2019 taking into account a much 
higher density development compared to the current proposal.  

Table 7 - Trip generation analysis 

Land Uses  AM  
Vehicle Trips  

PM  
Vehicle Trips  

AM 
Adjusted Trips  

PM 
Adjusted Trips  

Previous Approval 
Preliminary Plan  
#120190040  

- -  
1015 

 
1203  
  

Proposed - Residential 
93 Units – Single Attached Housing 
[ITE LUC – 215] 
284 Units – Multifamily, Low-Rise 
[ITE LUC – 220] 
43 Units – Multifamily, Mid-Rise 
[ITE LUC – 221]  

- -  
43 
 
111 
 
9 

 
52 
 
143 
 
18 

Proposed – Retail 
7,000 SF – Strip Retail Plaza 
[ITE LUC – 822] 
5,000 SF – Fast Food w/o Drive-Thru 
[ITE LUC – 933]  

- -  
23 
 
216 

 
60 
 
166 

Net New 
Vehicle Trips  

 - - -723  -875 

Source: Revised Transportation Impact Study by Lenhart Traffic, Inc dated October 13, 2025. 

A summary of the findings of the conditions analyzed under this TIS revision is included 
below:  

• Condition 15.a: Prior to the issuance of the 175th building permit for any dwelling unit, 
the Applicant must design, construct, and have inspected as complete by MCDOT a 
traffic signal at the intersection of Kinster Drive and Crystal Rock Drive, with the signal 
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poles and boxes located in a location that can accommodate the ultimate intersection 
configuration required by condition 15c below. 
 
Planning Staff and MCDOT’s response: Trip generation will be substantially reduced, 
and the intersection is located off-site. Planning Staff and MCDOT support removing 
this condition of approval.  
 

• Condition 15.b: No later than the submittal for any site plan for Phase II or Phase III, a 
major amendment to the site plan for Phase I that changes density, or a major 
amendment  to the Preliminary Plan that has any impact on trip counts, whichever 
comes first, the Applicant must perform a new signal warrant analysis for the 
intersection of Century Boulevard and Kinster Drive, and include any necessary 
supplemental analysis on the operations of Kinster Drive between Century Boulevard 
and Crystal Rock Drive, subject to the satisfaction of MCDOT. The Applicant shall 
design, construct, and have inspected as complete by MCDOT or reimburse MCDOT for 
the cost of installing the signal at Century Boulevard and Kinster Drive at the time 
determined by the analysis.  
 
Planning Staff and MCDOT’s response: The traffic signal remains required. The primary 
access sits directly opposite Kinster Drive along Century Boulevard, a divided roadway 
featuring four travel lanes, a 60-foot-wide median, and a 35 MPH posted speed. 
Navigating left turns or crossing this wide, higher-speed corridor without a signal 
introduces severe operational risks for drivers judging gaps. Retaining the signal 
ensures future residents and visitors have secure access to the development. In 
addition, the intersection is a critical crossing link, and not installing the traffic signal 
eliminates protected pedestrian phases, forcing vulnerable pedestrians to cross a 
wide, multi-lane street unprotected. Planning Staff and MCDOT do not support 
removing this condition of approval.  
 

• Condition 15.c: Prior to issuance of the 175th building permit for any dwelling unit, the 
Applicant must design and have approved by MNCPPC and MCDOT a capacity 
improvement at the intersection of Crystal Rock Drive at Kinster Drive that mitigates 
to the extent possible vehicle trip impacts that fit within the existing right-of-way and 
can accommodate the traffic signal required by condition 15a above. Prior to the 
issuance of any building permits for Phase III, the Applicant must reconstruct the 
intersection of Crystal Rock Drive and Kinster Drive based on the approved design.  
 



          
Poplar Grove, Sketch Plan Amendment No. 32018022A, Preliminary Plan Amendment No. 12019004C, 

Site Plan No. 820250110, Forest Conservation Plan No. F20250770   50 
 

Planning Staff and MCDOT’s response: Traffic modeling shows the intersection 
operates at an acceptable level of service under full build-out. Planning Staff and 
MCDOT support removing this condition of approval. 
 

• Condition 15.d: Prior to issuing any building permits that result in a cumulative 446 PM 
peak hour trips from the Subject Property, the Applicant must either construct or 
provide documentation that permit, and bond have been posted to construct a 
second northbound right turn lane on Crystal Rock Drive at Father Hurley Boulevard. 
 
Planning Staff and MCDOT’s response: Supporting analysis demonstrates that this 
intersection operates at acceptable levels of service under total conditions. Planning 
Staff and MCDOT support removing this condition of approval.  
 

• Condition 15.e: Prior to issuance of any building permits that result in a cumulative 
1,004 PM peak hour trips from Poplar Grove, the Applicant must construct a second 
left turn lane on eastbound Father Hurley Boulevard at Crystal Rock Drive or submit 
for review and construction to M-NCPPC and MCDOT an alternative improvement that 
adequately addresses intersection capacity at this intersection. 
 
Planning Staff and MCDOT’s response: Traffic modeling confirms the intersection 
operates at an acceptable level of service under full build-out, remaining within the 
Germantown Town Center Policy Area vehicular delay thresholds. Planning Staff and 
MCDOT support removing this condition of approval.  
 

• Condition 19: Prior to the issuance of any above-grade building permits for the second 
phase of development, the Applicant shall coordinate with the HOA or community 
association that represents the Cloverleaf Townhouse condominium development on 
the north and south side of Kinster Drive to determine what requests for study by 
MCDOT will be made for Kinster Drive between Crystal Rock Drive and Century 
Boulevard. The requests may include, but are not limited to, traffic calming measures, 
changes in lane markings, added signage, or other appropriate measures that are 
necessary for pedestrian safety and vehicle speed. 
Planning Staff and MCDOT’s response: Supporting Highway Capacity Manual (HCM) 
and Critical Lane Volume (CLV) analyses demonstrate that the existing lane markings 
and signage at Crystal Rock Drive/Kinster Drive and Century Boulevard/Kinster Drive 
are appropriate for safe and adequate operations.  Planning Staff and MCDOT support 
removing this condition of approval.  
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c) Schools 

The Property is located within the Germantown Town Center Policy Area, which is 
categorized as an Infill Impact Area by the 2024-2028 Growth and Infrastructure Policy.  

This application is scheduled to be reviewed on July 9, 2026. Therefore, the results of the 
FY2027 Annual School Test, approved by the Planning Board on June 25, 2026 and 
effective since July 1, 2026, are applicable.  

The property is served by Waters Landing Elementary School, Dr. Martin Luther King, Jr. 
Middle School, and Seneca Valley High School. The enrollment and capacity projections of 
these schools reflected in the FY2027 Annual School Test, which evaluates for the 2030-
2031 school year, and the default Utilization Premium Payment (UPP) tier placements are 
shown in Table 8. 

Table 8 – FY 2026 Annual School Test Projections (2029-2030 School Year) & UPP Tier Placements 

School 
Program 
Capacity 

Enrollment Utilization 
Rate 

Seat Surplus 
or Deficit 

UPP Tier 
Placement 

Waters Landing ES 703 768 109.2% -65 No UPP 
Dr. Martin Luther King, Jr. MS 905 822 90.8% +83 No UPP 
Seneca Valley HS11 2,519 2,428 96.4% +91 No UPP 

 

Based on the FY2027 Annual School Test results above, the school service areas of the project 
are not placed in any UPP tiers by default. A payment will be triggered however if the project’s 
enrollment impact estimate exceeds an adequacy ceiling of a school shown in Table 9 

Table 9 -  FY 2026 Annual School Test Adequacy Ceilings 

School 
Tier 1 
Adequacy Ceiling 

Tier 2 
Adequacy Ceiling 

Tier 3 
Adequacy Ceiling  

Waters Landing ES 9 76 182 
Dr. Martin Luther King, Jr. MS 203 264 400 
Seneca Valley HS 251 595 973 

 

11 Projected enrollment is modified to estimate the impact of Crown HS (CIP P651909), reflecting the scope of the 
boundary study approved by the Board of Education on March 19, 2024. Due to the delay of the Damascus HS 
Major Capital Project (CIP P652102), some of the boundary changes can be implemented in phases. 
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Table 10 shows the project’s enrollment impact estimate calculation based on the School 
Impact Area classification and net residential units proposed, using the FY2026-2027 Student 
Generation Rates.  

Table 10 - Student Enrollment Impact Estimate (reflects FY 2026-2027 Student Generation Rates) 

Type of Unit Net 
Number 
of Units 

Infill  
ES Student 
Generation 
Rate 

ES 
Student 
Estimate 

Infill  
MS Student 
Generation 
Rate 

MS 
Student 
Estimate 

Infill  
HS Student 
Generation 
Rate 

HS 
Student 
Estimate 

SF Attached 93 x 0.165 = 15.345 x 0.088 = 8.184 x 0.137 = 12.741 

MF Low-rise 268 x 0.066 = 17.688 x 0.034 = 9.112 x 0.049 = 13.132 

TOTAL12 - - 33 - 17 - 25 

The enrollment impact of the proposed units during an average year throughout the life of this 
project is estimated to be 33elementary school students, 17 middle school students, and 25 
high school students. This exceeds the Tier 1 adequacy ceiling for the elementary school 
identified in Table 10.  

Table 11 - UPP Tier Allocation of Estimated Enrollment Impact 

School Total 
Seats 

No 
UPP 
Seats 

Tier 1 
Seats 

Tier 2 
Seats 

Tier 3 
Seats 

Tier 1 
Ratio 

Tier 2 
Ratio 

Tier 3 
Ratio 

Waters 
Landing ES 

33 9 24 0 0 0.727 0.000 0.000 

As shown in Table 11, 24 of the 33 seats needed at the elementary school level exceed the Tier 
1 adequacy ceiling identified in Table 9. Therefore, a UPP is required at a rate that reflects the 
24 seats in Tier 1.   

d) Other Public Facilities and Services 
 
The Property is served by public water and sewer and is classified in the W-3 and S-1 
categories.  Public water and sewer mains currently serve the Property, which will be 
adequate to serve the proposed subdivision. 
 
Dry utilities including electricity, gas, and telephone are also available to the Property. 
Other utilities, public facilities and services, such as telecommunications, police stations, 
firehouses and health services are currently operating within the standards set by the 
Growth and Infrastructure Policy currently in effect. 

 
12 Total values are rounded down. 
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4. All Forest Conservation Law, Chapter 22A requirements are satisfied. 
 
The Application satisfies all of the applicable requirements of the Forest Conservation Law, 
Montgomery County Code, Chapter 22A and is in compliance with the Montgomery County 
Planning Department’s Environmental Guidelines as further discussed in the findings for 
Forest Conservation Plan F20250770. 

5. All stormwater management, water quality plan, and floodplain requirements of Chapter 
19 are satisfied. 
 
DPS approved a Stormwater Management Concept on February 4, 2026. The plan proposes to 
meet required stormwater management goals via the use of micro-bioretention facilities and 
a retrofitted pond. 

6. Any burial site of which the applicant has actual notice or constructive notice or that is 
included in the Montgomery County Cemetery Inventory and located within the subdivision 
boundary is approved under Subsection 50-4.3.M. 

The requirements of County Code Subsection 50-4.3.M apply for the subdivision of any 
property that has a “burial site of which the applicant has actual notice or constructive notice 
or that is included in the Montgomery County Cemetery Inventory and located within the 
subdivision boundary.” Requirements include establishing the cemetery’s boundaries, 
completing an inventory of cemetery features, marking boundaries in the field, including the 
cemetery on the preliminary plan, establishing lot lines that will promote long term 
maintenance and protection of existing elements, protect the site during development, and 
provide for future maintenance. 

Staff worked with the previous Property entity, Symmetry, to identify the boundaries of the 
cemetery and inventory surviving cemetery features as required by County Code Subsection 
50-4 prior to submittal and approval of the original Preliminary Plan in 2019. Archaeological 
survey and testing consistent with the Planning Board Guidelines for Burial Sites included 
ground penetrating radar followed by shallow excavation to explore radar reflections and to 
verify that no evidence of graves exists outside the fenced area of the cemetery. This work 
confirmed five graves within the fenced area and no additional graves were found in the 
project area. The area of known graves is entirely included within a metal fenced area 
measuring 40 feet by 40 feet.  Archaeological consultants for MCDOT found evidence of four or 
more graves within the right of way for Dorsey Mill Road outside of the applicant’s property 
and project area. It is not known whether these graves are associated with the Waters Family 
Cemetery; however, they are located on land once belonging to the Waters family. For this 
reason, it would be appropriate to reinter any human remains found during any future 
development of Dorsey Mill Road within the boundaries of the Waters Family Cemetery. 
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The cemetery location is enclosed within a metal fence and is shown on current application 
plans. The proposed parcel would measure approximately 48 feet by 56 feet and would 
include the currently fenced area surrounding the known graves plus a small buffer on all 
sides. The fenced area measures 40 feet by 40 feet. This is adequate to provide for the long-
term protection and preservation of the Waters Family Cemetery. 

Chapter 50.4 also requires the applicant to develop a plan for the long-term maintenance and 
preservation of the cemetery. In November 2023, an interim cemetery maintenance 
agreement was created (Attachment C) to meet previous preliminary plan approval conditions 
approved by the Planning Department. It includes the following items: 

• Ground cover in the form of Pennsylvania sedge, or vinca/periwinkle, or similar 
groundcover, will be planted around each gravestone.  This will eliminate the need for 
mowing near the gravestones and reduce the chances that a gravestone is bumped or 
damaged by a mower. Alternatively, mulch may be placed around the gravestones, or 
whatever other means other than hardscape that the Applicant and the County agree on 
to buffer the gravestones. 

• The area within the fence surrounding the cemetery that is not treated with landscaping, if 
any, will be mowed twice during the growing season (April-October), late spring and late 
summer.  

• Twice during the growing season (generally April to October), late spring and late summer, 
the landscaping within the fenced-in cemetery will be weeded, and any litter in the 
landscaping disposed of. Any clippings left on the gravestones will be gently hand-
brushed off so that the clippings do not attract moisture or begin to grow on the 
gravestones. 

As conditioned, the interim maintenance plan will be replaced with a long-term plan that will 
take the design of Waters Walk into account and reflect any approval conditions by the 
Planning Board. 

The Applicant proposes to preserve and interpret the cemetery and create public open space 
that will include a paved walkway, shade trees, plantings, interpretive signage, benches, and a 
fence to screen adjacent parking. The Applicant presented their Preliminary Plan and concept 
for Waters Walk to the Historic Preservation Commission for comment on Dec. 17, 2025. The 
HPC was generally supportive of the overall design. In their comments, the HPC 
recommended that the Applicant find ways to soften the design of Waters Walk leading to the 
cemetery in ways consistent with its history as a component of a rural farm landscape. The 
current plan adequately responds to this request. The HPC recommended that signage be 
equitable for the two entrances of the cemetery and that interpretive text be developed in 
consultation with the Historic Preservation Division and the HPC. The HPC also recommended 
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that the stones in the cemetery be reset by a qualified stone conservator. Staff has proposed 
two conditions that address these comments. 

7. Any other applicable provisions specific to the property and necessary for approval of the 
subdivision is satisfied. 
 
There are no other applicable provisions that are specific to the Property or necessary for 
approval of the subdivision. 
 

SECTION 7: SITE PLAN 820250110 FINDINGS AND ANALYSIS 
 

Section 59.4.5.4.A.1 requires that Optional Method projects in the CR zone receive an approved Site 
Plan under Section 59.7.3.4 for any development on a property with an approved Sketch Plan. 

1. When reviewing an application, the approval findings apply only to the site covered by the 
application. 
 
The findings herein apply only to the Subject Property. 

2. To approve a Site Plan, the Planning Board must find that the proposed development: 

a) Satisfies any previous approval that applies to the site; 
 
With the concurrently reviewed sketch plan and preliminary plan amendment 
applications, the Project satisfies all previous approvals that apply to the site.  
 

b) Satisfies under Section 7.7.1.B.5 the binding elements of any development plan or 
schematic development plan in effect on October 29, 2014; 
 
This section is not applicable as there are no binding elements of an associated 
development plan or schematic development plan in effect on October 29, 2014. 
 

c) Satisfies under Section 7.7.1.B.5 any green area requirement in effect on October 29, 
2014 for a property where the zoning classification on October 29, 2014 was the result of 
a Local Map Amendment; 
 
This section is not applicable as the Subject Property’s zoning classification on October 
29, 2014 was not the result of a Local Map Amendment. 
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d) Satisfies applicable use standards, development standards, and general requirements 
under this Chapter; 

 Division 4.5.4  

Section 59.3.1.6 of the Zoning Ordinance lists the uses that are permitted in the CR 
Zone. The residential uses proposed, townhouse living and multi-unit living (duplex 
units and 2-over-2 units), are permitted in the CR Zone. 

Table 12 - Poplar Grove Site Plan Data Table for CR Zone, Optional Method, Section 59.4.5.4 

Development Standard Permitted/Required Proposed 

Tract Area (gross area) n/a 27.15 acres (1,182,690 SF)  
Prior Dedication n/a 3.86 acres (168,113 SF) 
Abandonment of Prior Dedication n/a -0.09 acres (-3,964 SF) 
Proposed Dedication n/a 4.24 acres (184,693 SF) 
Site Plan Area (net) n/a 17.96 acres (782,169 SF) 
Mapped Density, max. 
CR-2.0, C-1.75, R-1.0, H-145T  

- - 

Residential (GFA/ FAR) 1,182,690 SF/1.00 998,000 SF/0.84 
Commercial (GFA/FAR) 2,069,707 SF/1.75 12,000 SF/0.01 
Total Mapped Density (GFA/FAR) 2,365,380 SF/2.00 1,010,000 SF/0.85 

MPDU Requirement, min. 12.5%  12.5% 
Building Height, max. average 145 FT 80 FT 
Public Open Space, min., 10% of net 
area (508,559 SF)13 

50,856 SF (10%) 135,000 SF (26.5%) 

Common Open space, min., 10% of 
net area (273,510) 

27,351 SF (10%) 108,000 (39.5%) 

Principle Building Setbacks 0 FT Century Boulevard: 8 FT  
Front: 5 FT  
Rear: 2 FT  
Side: 3 FT  

Vehicle Parking14,15 - - 
Multi-unit market  233 min. to 466 max. 438 
Multi-unit MPDU 18 min. to 70 max.  66 
Townhouse market 83 min. to 166 max. 112 

 
13 Required open space for proposed parcel A-A (51,779 SF) are not included and will be provide as part of a 
separate site plan process.  
14 Pursuant to Sec. 59-6.2.3.I.2, the minimum number of parking spaces for MPDUs units is reduced by 0.50. 
15 In accordance with Sec. 59-6.2.4, the number of parking spaces provided may be adjusted by DPS at building 
permit. 
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Development Standard Permitted/Required Proposed 
Townhouse MPDU 5 min. to 20 max.  11 
Total  339 min. to 722 max.  627 spaces max. 

On-street parking No requirement 83 spaces  
Bicycle Parking   
     Short-term spaces 6 spaces 6 spaces 
     Long-term spaces 128 spaces 

(130 spaces max.) 
128 spaces 

 

GERMANTOWN TRANSIT MIXED USE OVERLAY 

The purpose of the GTMU Overlay zone is to establish the priority of Building Lot Terminations (BLT) in 
the optional method of development for properties in the CR zone under the Germantown Master 
Plan. The property is subject to the GTMU Overlay zone. The Project is reviewed as the optional 
method of development. Optional method development under the CR zone and the GTMU Overlay 
zone must purchase BLT easements or make payments to the Agricultural Land Preservation Fund. 
(ALPF), in an amount equal to 50% of the incentive density floor area. As discussed below, the Project 
satisfies this requirement with the purchase of 6.64 BLT easements. 

NOISE 

A Traffic Noise Impact Analysis was prepared by Phoenix Noise & Vibration, LLC, dated April 29, 2026, 
for noise impact upon the Property due to its proximity to I-270, Father Hurley Boulevard, Century 
Boulevard, and all associated on/off ramps. The future Dorsey Mill Road extension and bridge were 
included in the noise analysis as well. The noise analysis is necessary to demonstrate conformance 
with the 1983 Staff Guidelines for the Consideration of Transportation Noise Impacts in Land Use 
Planning and Development (“Noise Guidelines”) by determining the projected interior and exterior 
noise levels and whether mitigation for residential units and outdoor recreational areas is required.  

The Noise Guidelines contain strategies for mitigating the impact of transportation noise on new 
residential development.  The Noise Guidelines Map 2-1 indicates that the Subject Property lies within 
the 60 dBA Ldn guideline area. Table 2-1 on page 8 of the Noise Guidelines provides additional 
guidance for determining appropriate thresholds for exterior noise. This guidance suggests that major 
highway corridor areas, as is the case with Poplar Grove, are more appropriately reviewed at the 65 
dBA Ldn noise guideline level. The Noise Guidelines stipulate a 65 dBA (A-weighted decibel scale of 
frequency sensitivity that accounts for the sensitivity of the human ear) Ldn (the average A-weighted 
sound level during a 24-hour day) maximum noise level for outdoor recreation areas and 45 dBA for 
indoor areas.  
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The analysis for this Property indicates that future unmitigated noise levels above 65 dBA Ldn will 
most impact the proposed townhouses and two over two buildings nearest I-270. The study states 
that: 

“Residences exposed to noise levels above 65 dBA Ldn require further analysis to determine the 
mitigation necessary to comply with Montgomery County’s Indoor noise regulation.” 

Standard conditions of approval regarding noise are recommended to ensure the guideline 
recommendations for interior areas are achieved.  

As shown in Figure 12, the analysis mapping also indicates that the outdoor areas around the 
perimeter of the Subject Property will be impacted by noise levels exceeding 65 dBA Ldn. As 
recommended by Phoenix Noise & Vibration, a 29-foot-tall noise wall will be implemented in order to 
attenuate noise levels below 65 dBA Ldn within the playground area in the northeast corner of the 
Site.  

The community park closest to I-270 off-ramp will be impacted by noise up to 70 dBA Ldn. This is 
above the recommended level of 65 dBA Ldn. The Applicant has stated that noise mitigation in this 
area is not feasible as the “Continuation of the noise barrier along this area is not practical and would 
adversely affect the aesthetics and openness of this space.” As stated in Section 2.2.2 of the Noise 
Guidelines, attenuation of these levels may be infeasible due to aesthetics. Noise barriers and similar 
measures would have a significant impact on the community park. 

 

Figure 13 - Proposed noise mitigation wall and subsequent projected noise levels 
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As of the date of this Staff Report, the Applicant has been in coordination with a vendor who works in 
the County, determining the appropriate building materials for the noise wall. Staff support the 
Applicant’s request, which will allow enjoyment of the playground area while still reducing noise 
levels to at least 65 dBA or less.  

 Division 4.7 Optional Method Public Benefits 
 
In accordance with the Zoning Ordinance, Section 59-4.7.1, the Site Plan proposes 
122 public benefit points in four categories to satisfy the requirements as shown in 
Table 13:  

Table 13 - Public benefit calculations, site plan - Division 59-4.7 

Public Benefit Category  Maximum Points 
Allowed 

Proposed  

Connectivity and Mobility - - 
Advance Dedication 30 21.5 
Wayfinding 10 4 

Diversity of Uses and Activities - - 
Small Business Opportunities 20 5 

Quality Building and Site Design - - 
Architectural Elevations 20 5 
Historic Resource Protection 20 20 
Public Open Space 20 16 

Protection and Enhancement of the 
Natural Environment 

- - 

Building Lot Terminations (BLT) 30 30 
Vegetated Area 10 10 

Total Points 100 min. 
required 

111.516 

CONNECTIVITY AND MOBILITY  

Advance Dedication  

The Project qualifies for 21.5 public benefits points for the advance dedication of 168,113 square feet 
of land to the County for Dorsey Mill Road along Century Boulevard in advance of the preliminary and 
site plan applications (168,113/782,169 = 21.5). 

 
16 A total of 111.5 public benefit points are available for Phases 1 to 3 for the site plan application. As required by 
the preliminary plan approval, Phase 4 will require at least one public benefit point for wayfinding. 
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Wayfinding  

The Project is eligible for four public benefit points for the placement of wayfinding signage within the 
Project’s public and common open spaces to direct residents and visitors to the various community 
amenities, including Waters Walk and the Waters Family Cemetery. 

DIVERSITY OF USES AND ACTIVITIES 

Small Business Opportunities  

To reinforce the agricultural theme of the Project, as conditioned for a period of at least six years, the 
Applicant will facilitate periodic seasonal farmer’s markets along Garden Street to both promote small 
businesses and give residents direct access to local farm products. During colder months, the 
Applicant will host food trucks on the Property at regular intervals. As such, staff concurs that five 
public benefit points in this category are appropriate.  

QUALITY OF BUILDING AND SITE DESIGN 

Architectural Elevations  

Up to 5 points for providing architectural façades and agreeing to be bound by particular elements of 
design. All residential building strings are four stories in height and incorporate a combination of 
materials, including brick, fiber cement siding, and polymer vinyl siding. These materials are arranged 
in traditional farmhouse-inspired patterns, such as vertical board-and-batten, shingles, and 
horizontal clapboard, contributing to a cohesive architectural character throughout the development. 

The building strings also include a variety of architectural features such as front gables, bay windows, 
and dormers, which will help create varied rooflines. The coordinated use of materials, architectural 
detailing, and complementary color palettes ensure a unified design that promotes the pedestrian 
scale and provides visual interest along community streetscapes and open spaces. 

Historic Resource Protection  

Up to 20 points are eligible for the preservation or enhancement of a historic resource or a 
contributing element within a historic district designated in the Montgomery County Master Plan for 
Historic Preservation. The Applicant has requested 20 public benefit points for preserving and 
interpreting the cemetery and planning a park that will include a paved walkway, shade trees, 
plantings, interpretive signage, benches, and a fence to screen adjacent parking. As conditioned, the 
project meets the recommendations of the HPC. 

Public Open Space 

The Zoning Ordinance requires a minimum of 10 percent public open space for the portion of the 
Property used for multi-family and commercial development. A minimum of 135,000 square feet of 
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public open space is proposed. This exceeds the minimum of 50,856 square feet required. The Project 
is eligible for 16 points (135,000/844,368 x 100 = 16).  

PROTECTION AND ENHANCEMENT OF THE NATURAL ENVIRONMENT 

Building Lot Termination (BLT) 

The Project proposes 418,655 square feet of incentive density, requiring Building Lot Termination 
(“BLT”) easements on 50% (209,328 square feet), which equals 6.65 BLT easements. The Applicant will 
make a payment for a total of 6.65 BLT easements. As such, the Project is eligible for the maximum of 
30 points in this category (0.5 x 418,655 = 209,328; 209,328/31,500 x 9 = 59.81). 

Vegetated Area 

Up to 10 points for the installation of plantings in a minimum soil depth of 12 inches covering at least 
5,000 square feet. The Project proposes 12,000 square feet of plantings in a minimum soil depth of 12 
inches in a community garden area. Therefore, ten points are eligible in this category.  

 Division 59-6 General Development Standards 

(1) Division 6.1 Site Access 
 
As conditioned, access and circulation are safe, adequate, and efficient to serve 
the Project. As discussed in detail in the preliminary plan findings of this report, 
site access is provided by a public road from Century Boulevard. On-site 
circulation is provided by internal public and private roads and alleys. The 
Project also provides an internal pedestrian circulation system between open 
spaces and residential units, which are interconnected with the public sidewalk 
system. The Century Boulevard frontage will be improved by constructing a 
sidepath, which will enhance pedestrian and bicycle access to the Site. 

Division 6.2 Parking, Queuing and Loading 
 
As shown in Table 12 and on the site plan, the Project satisfies Division 6.2 
(Parking, Queuing, and Loading). The Project provides a minimum of 662 spaces 
for dwelling units, which is within the maximum/minimum (339/722 spaces) 
range of required vehicle parking spaces. Additionally, 83 on-street parking 
spaces are provided. The required number of long-term and short-term bicycle 
parking spaces are provided. There are 128 long-term bicycle parking spaces 
provided in individual private garages, and six short-term bicycle parking 
spaces are located near open space and playground areas.  
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(2) Division 6.3 Open Space and Recreation 
 
The Project is required to provide both common and public open spaces. In the 
CR zone, townhouses must provide a minimum of 10 percent common open 
space. Multi-family units in the CR zone must provide a minimum of 10 percent 
public open space. As shown on the Applicant’s plan, 273,510 square feet is 
attributed to townhouse units, which require a minimum of 27,351 square feet 
of common open space. Also shown, 508,559 square feet is attributed to multi-
family units, which requires a minimum of 50,856 square feet of public open 
space. As shown on the open space plan (Attachment A), the Project exceeds the 
minimum required by providing approximately 108,000 square feet of common 
open space and 135,000 square feet of public open space.  

(3) Division 6.4 General Landscaping and Outdoor lighting 
 
As shown on the Applicant’s landscape plan, the Project satisfies the 
requirements of Section 59-6.4.3 (Attachment A). The landscape plan provides 
numerous shade trees, evergreen trees, ornamental trees, shrubs, and 
groundcover which is evenly distributed across the Property. Additionally, the 
landscape plan provides adequate shading for the common and public open 
spaces with shade and ornamental trees.  

As shown on the Applicant’s outdoor lighting plan, the Project satisfies Section 
59-6.4.4 (Attachment A). All fixtures direct light downward and minimize the 
amount of light spill, and all outdoor lighting fixtures utilize a full or partial 
cutoff fixture. All on-site illumination is 0.5 footcandles or less at the lot line, 
excluding streetlights within the right-of-way. 

(4) Division 6.5 Screening  
 
This finding is applicable only to the standard method of development. The 
Project is reviewed under the optional method of development.  

e) Satisfies the applicable requirements of: 

 Chapter 19, Erosion, Sediment Control, and Stormwater Management; and 
 
DPS approved a Combined Stormwater Management Concept/ Site Development 
Stormwater Management Plan on February 4, 2026. The plan proposes to meet 
required stormwater management goals via the use of micro-bioretention facilities 
and a retrofitted pond. 
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 Chapter 22A, Forest Conservation 
 

The Application satisfies all of the applicable requirements of the Forest 
Conservation Law, Montgomery County Code, Chapter 22A and is in compliance with 
the Montgomery County Planning Department’s Environmental Guidelines as 
further discussed in the findings for Forest Conservation Plan F20250770.  

f) Provides safe, well-integrated parking, circulation patterns, building massing and, 
where required, open spaces and site amenities; 

The Project provides safe, well-integrated parking, circulation patterns, building massing, 
open spaces, and site amenities. The Site is accessed from Century Boulevard. Public and 
private streets, alleys, and sidewalks provide internal circulation.  

The proposed building heights and massing are appropriately scaled for the surrounding 
area and adjacent properties. The proposed residential buildings are four stories in height. 
Existing buildings on adjacent properties include a four-story commercial office building 
to the north, and three-story townhouse units are across Century Boulevard.  

The Project provides safe and well-integrated site amenities. As shown on the plans, 
outdoor site amenities include a fitness trail, open lawn area, community garden, multi-
age playground (ages 2 to 12), picnic/seating areas, grilling area. All amenities are well-
integrated into the community’s overall design and interconnected with the vehicular and 
pedestrian circulation system. 

g) Substantially conforms with the recommendations of the applicable master plan and 
any guidelines approved by the Planning Board that implement the applicable plan; 
 
As discussed above in Section 5, the Project substantially conforms with the 
recommendations of the applicable Master Plan. There are no other applicable guidelines 
approved by the Planning Board that implement the applicable plan. 
 

h) 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; 
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As discussed above in the preliminary plan findings of this report, the Project 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.  
 

i) On a property in a Rural Residential or Residential zone, is compatible with the 
character of the residential neighborhood; and 
 
This finding is not applicable because the Property is not located in a Rural Residential or 
Residential zone. The Property is located in the Commercial-Residential zone.  
 

j) on a property in all other zones, is compatible with existing, approved or pending 
adjacent development. 
 
The Property is compatible with existing, approved or pending adjacent development. The 
proposed building heights and massing are appropriately scaled for the surrounding area 
and adjacent properties. The proposed residential buildings are four six-stories in height. 
Existing buildings include a three-story commercial office building to the north, and three-
story townhouse units across Century Boulevard. There is no other known pending 
development on adjacent property.  

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. 
 
The finding is not applicable because the Project does not include a restaurant with a drive-
thru facility.  

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. 
 
The finding is not applicable because the Property was not zoned C-1 or C-2 on October 29, 
2014. 
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SECTION 8: FOREST CONSERVATION PLAN F20250770 FINDINGS AND ANALYSIS 

All Forest Conservation Law, Chapter 22A requirements are satisfied. 

Final Forest Conservation Plan No. F20250770 has been submitted concurrently with Sketch Plan 
Amendment No.32018022A, Preliminary Plan Amendment No. 12019004C, and Site Plan No. 
820250110. The Application satisfies all the applicable requirements of the Forest Conservation Law, 
Montgomery County Code, Chapter 22A, and complies with the Montgomery Planning Department’s 
Environmental Guidelines. Final Forest Conservation Plan No. F20250770 is consistent with the 
Preliminary Forest Conservation Plan (PFCP No. 820190060) and meets all requirements. 

ENVIRONMENTAL GUIDELINES 

A Natural Resource Inventory/Forest Stand Delineation (NRI/FSD) plan No. 420011560 was approved 
on December 20, 2000. There are no forests within the plan amendment area. There is a stream on the 
south end of the Subject Property, and no specimen trees on site. This is an area of Minimal Flood 
Hazard, according to FEMA Flood Insurance Rate (FIRM) Map 24031C0160D. The 100-year floodplain 
according to M-NCPPC maps will be addressed with the existing SWM bottomless arch culvert, and the 
proposed swale on the MSHA right-of-way along the east side of the site. 

The stream and associated stream valley buffer on the south end of the property is currently 
encumbered with several necessary easements. The existing permanent storm drainage easement, 
utility easements, and WSSC easement overlap with the stream channel. The existing stormwater 
management easement and stormwater management pond are north of the stream channel and are 
partially within the stream buffer. See the utilities overlapping with the stream and associated buffer 
in Figure 14 below. The stream channel was strengthened with rip rap and connects to bottomless 
culverts on either side of the Subject Property, from east to west. 
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Figure 14 - Map of existing easements and overlap with stream valley buffer 

The existing easements are allowed in the stream buffer, as the stormwater management facility and 
storm drainage easements were implemented previously for the improvement of stormwater 
management in this area. The existing utility easement locations follow the shape of the Property 
boundary, and the locations minimize encroachment into the buffer to the extent possible. The WSSC 
easement allows for the management of water and is a necessary utility crossing within the buffer. 
Further, these easements are collocated, which reduces their disturbance elsewhere on the property. 

FOREST CONSERVATION 

The Preliminary Forest Conservation Plan for the Site was No. 820190060 and was approved on 
October 30, 2019. As required by the conditions of approval of Preliminary Forest Conservation Plan 
No. 820190060, the Conservation Easement Agreement was recorded on January 22, 2020, among the 
Montgomery County Land Records in Liber 49037, Folio 237. This recorded easement agreement 
provided the required 1.41 acres of offsite forest mitigation on the Forest Conservation mitigation 
area owned by the Bethesda Chevy Chase Izaak Walton League of America, Inc.  
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SECTION 9: CONCLUSION 

As conditioned, Sketch Plan Amendment No. 32018022A, Preliminary Plan Amendment No. 
12019004C, Site Plan No. 820250110, Forest Conservation Plan No. F20250770  applications each 
satisfy the applicable standards of the Zoning Ordinance, Subdivision Regulations, and Forest 
Conservation Law and substantially conform to the recommendations of the 2009 Germantown 
Employment Area Sector Plan. Therefore, Staff recommends approval of Sketch Plan Amendment No. 
32018022A, Preliminary Plan Amendment No. 12019004C, Site Plan No. 820250110, Forest 
Conservation Plan No. F20250770 with the conditions specified at the beginning of this report.   

 

ATTACHMENTS 

Attachment A: Sketch Plan, Preliminary Plan, Site Plan, Forest Conservation FCP Plan 

Attachment B: Prior Approvals 

Attachment C: Interim Cemetery Management Agreement  

Attachment D: Agency Letters 

Attachment E: Affidavit of Community Meeting and Minutes 

Attachment F: Letter from Applicant to Planning Board 
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