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DATE MAILED: 

August 5, 2026 
MCPB No. 26-53 
Sketch Plan Amendment No. 32018022A 
Poplar Grove 
Date of Hearing: July 9, 2026 

RESOLUTION 

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

WHEREAS, on October 4, 2018, the Planning Board, by Resolution MCPB No. 
18-099, approved Sketch Plan No. 320180220 for up to 1,206,000 square feet of total
density, including 686,000 square feet of residential density and 520,000 square feet of
commercial density on 19.41 acres of CR-2.0, C-1.75, R-1.0, H-145T and Germantown
Transit Mixed-Use Overlay Zone zoned-land, located at southeast quadrant of the
intersection of Century Boulevard and the future Dorsey Mill Road (“Subject Property”),
in the Germantown West Policy and 2009 Germantown Employment Area Sector Plan
(“Master Plan”) area; and

WHEREAS, on October 29, 2025, Dream Finders Homes, LLC (“Applicant”) filed 
an application for approval of an amendment to the previously approved sketch plan for 
to up to 1,010,000 square feet of total density, including 998,000 square feet of 
residential density and 12,000 square feet of commercial density on 27.15 gross acres 
of CR-2.0, C-1.75, R-1.0, H-145T and Germantown Transit Mixed-Use Overlay Zone 
zoned-land on the Subject Property; and 

WHEREAS, Applicant’s application to amend the sketch plan was designated 
Sketch Plan Amendment No. 32018022A, Poplar Grove (“Sketch Plan,” “Amendment,” 
or “Application”); and 

WHEREAS, the Application was submitted for concurrent review and approval 
with Preliminary Plan Amendment No. 12019004C, Site Plan No. 820250110, and 
Forest Conservation Plan No. F20250770; and 
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WHEREAS, following review and analysis of the Application by Planning Board 
staff (“Staff”) and other governmental agencies, Staff issued a memorandum to the 
Planning Board, dated June 26, 2026, providing its analysis and recommendation for 
approval of the Application subject to certain binding elements and 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 Vice Chair Linden, 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 
Sketch Plan Amendment No. 32018022A for up to 1,010,000 square feet of total 
density, including 998,000 square feet of residential density and 12,000 square feet of 
commercial density on the Subject Property with the following binding elements and the 
following conditions, which supersede and replace in their entirety all previous 
conditions of approval:1    

 
A. Binding Elements.  The following site development elements are binding under 

Section 59-7.3.3.F of the Montgomery County Zoning Ordinance: 
 
1. Maximum density and height; 
2. Approximate location of lots and public dedications; 
3. General location and extent of public open space; 
4. General location of vehicular access points; and 
5. Public benefit schedule. 

 
All other elements are illustrative. 
 

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

 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 

 
1 For the purpose of these conditions, the term “Applicant” shall also mean the developer, the owner or any 
successor(s) in interest to the terms of this approval. 
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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;   
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 16% of the Site Area (833,848 square 
feet) as Public Open Space, totaling 135,000 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) 

 
 BE IT FURTHER RESOLVED that having given full consideration to the 
recommendations of its Staff as presented at the hearing and/or as set forth in the Staff 
Report, which the Planning Board hereby adopts and incorporates by reference (except 
as modified herein), and upon consideration of the entire record and all applicable 
elements of the Zoning Ordinance, the Board FINDS, with conditions of approval, that 
the necessary elements of the Sketch Plan, as amended, are appropriate in concept 
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and appropriate for further review at the site plan and that: 
 
Unless specifically set forth herein, this Amendment does not alter the intent, objectives, 
or requirements in the originally approved sketch plan, and all findings not specifically 
addressed remain in effect. 
 

1. The Sketch Plan meets the objectives, general requirements, and standards 
of the Zoning Ordinance. 
 
The Subject Property includes approximately 27.15 acres zoned CR-2.0, C-
1.75, R-1.0, H-145T and Germantown Transit Mixed-Use Overlay Zone. The 
data table below demonstrates the Application’s conformance to the 
applicable development standards of the zones. 
 

Table 1 - Poplar Grove Sketch Plan Data Table for CR 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)  
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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 The Application furthers the intent of the CR zone, as enumerated in Section 
59.4.5.1.A. 
 

a. Implement the recommendations of the applicable 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 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 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, 
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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 multifamily units along 
Century Boulevard, which is a major transportation corridor.  
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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.  
 

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. Parking is not proposed 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 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. The Project’s building heights and massing 
consist 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 
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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 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. 

2. The Sketch Plan substantially conforms to the recommendations of the 
applicable master plan. 

 
As discussed above in Section 1a, the Application substantially conforms to 
the recommendations of the relevant master plans.   

 
3. The Sketch Plan satisfies any development plan or schematic development 

plan in effect on October 29, 2014. 
 
This provision is not applicable, as the Sketch Plan is not subject to a 
development plan or schematic development plan.  
 

4. The Sketch Plan satisfies, under Section 7.7.1.B.5 of the Zoning Ordinance, 
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 
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requirement of the property’s zoning on October 30, 2014, for a for a property 
where the zoning classification on October 29, 2014 was the result of a Local 
Map Amendment. 
 
This provision is not applicable, as the Property’s zoning on October 29, 2014 
was not the result of a Local Map Amendment. 
 

5. The Sketch Plan achieves 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 and community. 

 
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 Subject Property.  
 

6. The Sketch Plan provides satisfactory general vehicular, pedestrian, and 
bicyclist access, circulation, parking, and loading. 
 
The Subject Property 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 Subject Property 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.  
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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. 
Additionally, the Applicant is responsible for building a 12-foot-wide asphalt 
sidepath separated by an eight-foot-wide street buffer with street trees along 
Century Boulevard. 

7. The Sketch Plan proposes an outline of public benefits that supports the
requested incentive density and is appropriate for the specific community.

In accordance with 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
Planning Board finds that the following outline of public benefits supports the
Applicant’s request for incentive density and is appropriate for the community
surrounding the site.  The final determination of public benefit point values will
be determined at the time of site plan review and approval.
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Table 2 - Public Benefit Calculations - Division 59-4.7 

Public Benefit Category  Maximum 
Points 
Allowed 

Approved in 
Concept 

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. The Sketch Plan establishes a feasible and appropriate phasing plan for all 

structures, uses, rights-of-way, sidewalks, dedications, public benefits, and 
future preliminary and site plan applications. 
 
The 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 plan applications. 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.  
 
Preliminary Plan Amendment No. 12019004C and Site Plan No. 820250110 
were reviewed concurrently and will implement part of the overall Project in 
three phases. Phase 4 will be reviewed under a separate and future site plan 
application. 
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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 Subject 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.  
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. 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.  
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Table 4 - Public Benefits Phasing 
 

Public Benefits Phase 
1 

Phase 2 Phase 
3 

Phase 4 Total 
Points 

Advance Dedication 7.5 7.5 6.5 0 21.5 
Wayfinding 1 2 1 1 5 
Small Business 
Opportunities 

0 2.5 2.5 0 5 

Architectural 
Elevations 

2 2 1 0 5 

Historic 
Preservation 
Resource, Waters 
Memorial Park 

5 10 5 0 20 

Public Open Space 6 6 4 0 16 
BLTs 10 10 10 0 30 
Vegetated Area 2 4 4 0 10 
Total Points per 
Phase 

33.5 44 34 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  

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

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

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

BE IT FURTHER RESOLVED that all binding site development elements shown 
on the latest version of Poplar Grove, Sketch Plan Amendment No. 32018022A, 
received by M-NCPPC as of the date of the Staff Report, are required, except as 
modified by the above conditions of approval; and 

BE IT FURTHER RESOLVED that 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  

* * * * * * * * * * * * * 
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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