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DATE MAILED: 

August 5, 2026 

MCPB No. 26-54 
Preliminary Plan Amendment No. 12019004C 
Poplar Grove 
Date of Hearing: July 9, 2026 

RESOLUTION 

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

WHEREAS, on October 3, 2019, the Planning Board, by Corrected Resolution 
MCPB No. 19-109 (dated December 16, 2019), approved Preliminary Plan No. 
120190040, creating 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 19.4 acres of land in the 
CR 2.0, C-1.75, R-1.0, H-145T zone and the Germantown Transit Mixed-Use Overlay 
zone, located on the east side of Century Boulevard between Father Hurley Boulevard 
and future Dorsey Mill Road  (“Subject Property”), in the Germantown West Policy Area 
and 2009 Germantown Employment Area Sector Plan (“Master Plan”) area; and 

WHEREAS, on January 21, 2021, the Planning Board approved a Preliminary 
Plan Amendment No. 120190040A by Resolution MCPB No. 21-008 (dated February 
16, 2021) to update the phased adequate public facilities validity period, clarify the 
extent of rough grading, stockpiling, sediment and erosion control, re-grading for 
stockpiling, and interim uses on the Subject Property; and 

WHEREAS, by resolution dated June 16, 2023, the Planning Board approved 
Preliminary Plan Amendment No. 12019004B (MCPB No. 23-028) to extend the validity 
period, adjust the phasing schedule and incorporate an interim cemetery maintenance 
agreement; and 

WHEREAS, on October 29, 2025, Dream Finders Homes, LLC (“Applicant”) filed 
an application for approval of an amendment to the previously approved preliminary 
plan(s) 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 
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consisting of 93 townhouse dwelling units and 314 multi-family dwelling units, and 
including a minimum of 12.5% MPDUs on the Subject Property; and 

 
WHEREAS, Applicant’s application to amend the preliminary plan was 

designated Preliminary Plan Amendment No. 12019004C, Poplar Grove (“Preliminary 
Plan,” “Amendment,” or “Application”); and 

 
WHEREAS, the Application was submitted for concurrent review and approval 

with Sketch Plan Amendment No. 32018022A, Site Plan No. 820250110, and Forest 
Conservation Plan No. F20250770; and 

 
WHEREAS, following review and analysis of the Application by Planning Board 

staff (“Staff”) and other governmental agencies, Staff issued a memorandum to the 
Planning Board, dated June 26, 2026, providing its analysis and recommendation for 
approval of the Application, subject to certain conditions (“Staff Report”); and 
 

WHEREAS, on July 9, 2026, the Planning Board held a public hearing on the 
Application and voted to approve the Application subject to conditions, on the motion of 
Commissioner Hedrick, seconded by Commissioner Pedoeem, with a vote of 5-0; Chair 
Harris, Vice Chair Linden, and Commissioners Bartley, Hedrick and Pedoeem voting in 
favor. 
 

NOW, THEREFORE, BE IT RESOLVED that the Planning Board APPROVES 
Preliminary Plan Amendment No. 12019004C 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 subject to the following 
conditions, which supersede all previously approved conditions of approval:1   
 
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 units2, and including a minimum of 12.5% 
MPDUs. 

 
1 For the purpose of these conditions, the term “Applicant” shall also mean the developer, the owner or any 
successor(s) in interest to the terms of this approval. 
 
2 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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Adequate Public Facilities  

 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 
Corrected Planning Board Resolution No. 19-109, including the 12-year 
extension granted as part of this Preliminary Plan. The Applicant must comply 
with the following cumulative development triggers for the APF to remain valid: 

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/or 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/or 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/or 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. 

Plan Validity Period  
 The Preliminary Plan will remain valid for up to 210 months (17.5 years) from the 

mailing date of the Corrected Preliminary Plan Resolution, MCPB 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:  

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

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

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

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

 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  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 Subject 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.  
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 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. 

 Before the issuance of the right-of-way permit, the Applicant must submit all 
designs and receive approval from MCDOT for the traffic signal installation at 
Century Boulevard and Kinster Drive. Before the issuance of the last building 
permit of Phase II, the Applicant is responsible for installing the traffic signal, all 
conduits and accessible pedestrian crossings, high-visibility crosswalks on all 
four legs of the intersection to meet ADA and Complete Streets Design Guide 
standards for protected intersections, including any additional stripping in the 
median and traffic control devices, as required by MCDOT. 

New Roads 
 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 Roads and Private Alleys, 
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 feet (21 ft) 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 feet (21 ft) 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. 
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c) Private Street C (extension): closed section with twenty-one feet (21 ft) 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 feet (16 ft) 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 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.  
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Record Plats 

 There shall be no clearing or grading of the site before recordation of plat(s), 
except that rough grading, sediment and erosion control, stockpiling, and/or any 
regrading related to stockpiling may be allowed, subject to any temporary use 
permits required by MCDPS.  

 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 Preliminary 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.   

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

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

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 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 Subject Property. 
a) The block design is appropriate for the development or use 

contemplated 
The block design is appropriate for the development and use contemplated. 
New residential blocks are shown with 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 
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 
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 Subject Property, including a fitness trail, open grass 
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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. 
 

Data Table: Table 1 - 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 Approved 
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) 

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 
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%) Public Open Space: 135,000 SF 
(16%) 
Common Open Space: 108,000 
SF (13%) 
Total Open Space: 243,000 SF 
(29%) 
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Development Standard Permitted/Required Approved 
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 Approved concurrently 
 
 

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

The Project substantially conforms to the recommendation of the 2009 
Germantown Employment Area Sector Plan (“Master Plan”). The Subject 
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 applicable recommendation regarding the 
Subject Property: 
 

“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.” (p. 63). 

 
The Master Plan’s original guidance for the Subject Property is an overall 1.0 
FAR with a 60 percent employment/40 percent residential mix. This was fully 
incorporated into the original approvals for the Subject Property. However, the 
employment/residential mix recommendation no longer governs the Subject 
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. 
 
With the 2014 zoning rewrite, the Council 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 
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with the Master Plan’s 60/40 vision while embracing the built-in flexibility of the 
CR zone. 
 
Under this zoning, the Subject 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 Subject 
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 of residential and commercial uses, 
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 
Subject Property. The spaces are designed to promote social gathering, active 
recreation for children, and physical and visual connections with the community, 
which enhances the 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 applicable 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 29 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 these recommendations by providing townhomes and 
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multifamily units along Century Boulevard, which is 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. The 
Applicant will construct a twelve-foot-wide (12 ft.) sidepath along the frontage of 
Century Boulevard, up to the drainage pond. 

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 Subject 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.  

Proposed public transportation infrastructure  
As part of this Project, the Applicant will construct a street network that will 
gain access primarily from Century Boulevard. All 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.  
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 sidepath facility will transition into the concrete sidewalk 
along the pond (stormwater management facility) east of the Subject 
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 
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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  
The street 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 are 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) 
Previously, the Applicant had a 2019 approval which included 176 
townhomes, 365 multifamily units, 85,000 square feet of retail space, and 
435,000 square feet of office space. With the Amendment, the Applicant has 
reduced the number of dwelling units to 93 townhome units and 314 
multifamily units, and for LATR purposes, includes 7,000 square feet of retail 
space and a 5,000 square feet fast food restaurant without a drive-through. 
As such, the 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 
revised their TIS to reassess previously approved transportation conditions 
for off-site improvements based on the reduced impacts of the amended 
proposal.  
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Table 2 - Trip Generation Analysis 

Land Uses  AM  
Vehicle
 Trips  

PM  
Vehicle
 Trips  

AM 
Adjusted
 Trips  

PM 
Adjusted
 Trips  

Previous Approval 
Preliminary Plan 120190040  

- -  
1015 

 
1203  
  

 - 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 

 – 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. 

 
Based on the proposed TIS revisions provided by the Applicant and reviewed 
by Planning and MCDOT, the Board evaluated the prior Preliminary Plan 
conditions of approval related to the LATR as follows: 
 

Prior 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 poles and boxes 
located in a location that can accommodate the ultimate intersection 
configuration required by condition 15c below. 
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The Planning Board finds that, because trip generation will be 
substantially reduced and because the intersection identified in this prior 
condition is located off-site, this condition is no longer required to address 
the traffic impacts of the Project.  
 
Prior 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.  
 
The Planning Board considered the information submitted by the Applicant 
but finds that the installation of the traffic signal, as recommended by 
Planning Staff and MCDOT, is necessary to mitigate the impacts of the 
Project and create safe access to the Property. The primary access for the 
Project 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. Installation of the signal at this intersection, as 
recommended by MCDOT, ensures future residents and visitors have 
secure access to the development and appropriately addresses the 
addition of 93 townhouse dwelling units and 314 multi-family dwelling units 
to the Property. 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.  
 
Further, Section 50.4.3.E.2.f.ii. of the Montgomery County Code requires 
intersections along Town Center Streets to have a maximum protected 
crossing spacing target of 400 feet to mitigate traffic conflicts and protect 
pedestrians. Engineering judgment dictates that the volume of traffic being 
generated by the Project exacerbates the existing unsafe conditions for all 
users. Therefore, the installation of the traffic signal will mitigate the 
associated impacts as a direct byproduct of the Proposed Development.  
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The Planning Board modified the language of the prior condition, as 
reflected in Condition No. 19 above, to reflect the completion of the signal 
warrant analysis and MCDOT's determination that a traffic signal is 
needed at the intersection of Century Boulevard and Kinster Drive. The 
revised condition also establishes specific requirements and deadlines for 
the design, approval, and installation of the signal. 
 
Prior 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.  
 
The Planning Board finds that this condition is no longer required, as 
traffic modeling shows the intersection operates at an acceptable level of 
service under full build-out of the Project, as amended. Planning Staff and 
MCDOT support removing this condition of approval. 
 
Prior Condition 15.d: Prior to issuing any building permits that result in 
cumulative 446 PM peak hour trips from the Subject Property, the 
Applicant must either construct or provide documentation that permit, and 
bonds have been posted to construct a second northbound right turn lane 
on Crystal Rock Drive at Father Hurley Boulevard. 
 
The Planning Board finds that this condition is no longer required, as 
supporting analysis demonstrates that this intersection operates at 
acceptable levels of service under total conditions of the amended Project. 
Planning Staff and MCDOT support removing this condition of approval.  
 
Prior 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. 
 
The Planning Board finds that this condition is no longer required, as 
traffic modeling confirms the intersection operates at an acceptable level 
of service under full build-out of the amended Project, remaining within the 
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Germantown Town Center Policy Area vehicular delay thresholds. 
Planning Staff and MCDOT support removing this condition of approval.  
 
Prior 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. 
 
The Planning Board finds that this condition is no longer required.  
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 are appropriate for safe and adequate 
operations.  The installation of the traffic signal at Century Boulevard and 
Kinster Drive, required by Condition No. 19 above, will address safety and 
operational concerns. Planning Staff and MCDOT support removing this 
condition of approval.  
 

c) Other Public Facilities and Services 
 
The Subject 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 Subject Property, which will be adequate to serve the subdivision. 
 
Dry utilities including electricity, gas, and telephone are available to the 
Subject 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. 
 

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 No. F20250770, 
as separately approved and incorporated herein. 
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5. All stormwater management, water quality plan, and floodplain 
requirements of Chapter 19 are satisfied. 
 
The Board finds that this provision is met, as 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 historic Waters Family Cemetery is located on the Property; therefore, the 
requirements of County Code Subsection 50-4.3.M apply to this Application. 
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. 
 
As part of the original Preliminary Plan approval, the Applicant identified the 
boundaries of the cemetery and inventoried surviving cemetery features as 
required by County Code Subsection 50-4. 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. Archaeological consultants for 
MCDOT found evidence of four or more graves within the right of way for Dorsey 
Mill Road outside of the Subject 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 
is appropriate to reinter any human remains found during any future development 
of Dorsey Mill Road within the boundaries of the Waters Family Cemetery. 
 
The cemetery location is enclosed within a metal fence and is shown on the 
Applicant’s plans. The parcel will measure approximately 48 feet by 56 feet and 
will 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 space to provide for the long-term protection and preservation of the 
Waters Family Cemetery. 
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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 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 (generally 
April through October), late spring and late summer.  

• Twice during the growing season (generally April through 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 
maintenance 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. On December 17, 
2025, the Applicant presented their Preliminary Plan and concept for Waters 
Walk to the Historic Preservation Commission (“HPC”) for comment. 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 that the 
gravestones in the cemetery be reset by a qualified stone conservator.  

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 Subject Property 
or necessary for approval of the subdivision. 
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BE IT FURTHER RESOLVED that this Resolution constitutes the written opinion 
of the Board in this matter, and the date of this Resolution is 

August 5, 2026

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

BE IT FURTHER RESOLVED that any party authorized by law to take an 
administrative appeal must initiate such an appeal consistent with the Maryland Rules 
for the judicial review of administrative agency decisions. 

* * * * * * * * * * *

CERTIFICATION 

This is to certify that the foregoing is a true and correct copy of a resolution adopted by 
the Montgomery County Planning Board of The Maryland-National Capital Park and 
Planning Commission on the motion of Commissioner Hedrick, seconded by 
Commissioner Pedoeem, with a vote of 5-0; Chair Harris, Vice Chair Linden, and 
Commissioners Bartley, Hedrick, and Pedoeem voting in favor of the motion, at its 
regular meeting held on Thursday, July 30, 2026, in Wheaton, Maryland and via video 
conference. 

_____________________________ 
Artie L. Harris, Chair 
Montgomery County Planning Board 

Approved as to 
Legal Sufficiency:  _/s/ Allison Myers__________ 

M-NCPPC Legal Department
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