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Item #
9/4/08
' l MONTGOMERY COUNTY PLANNING DEPARTMENT
THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION
August 25, 2008
MEMORANDUM
TO: Montgomery County Planning Board
VIA: Glenn Kreger, Acting Chief

Community-Based Planning Division

FROM: Sue Edwards, Team Leader, 1-270 Corridor
Community-Based Planning Division (301.495.4518)

SUBJECT: Worksession #1 - Germantown Master Plan Amendment

STAFF RECOMMENDATION: Review public hearing comments and set development
standards for the Transit Mixed-Use (TMX) Zone in the
Germantown Master Plan

This staff report addresses the following:
. Future worksession dates and topics
[I.  Public hearing testimony summary

[1I.  Density allocation principles
IV. Development standards for the TMX Zone in the Germantown Master Plan

I. FUTURE WORKSESSIONS

The Planning Board will consider staff recommendations and public hearing input on the
following dates:

Worksession #2 September 25, 2008 Urban Design, Transportation
Worksession #3 October 6, 2008 Properties west of [-270
Worksession #4 October 30, 2008 Properties east of [-270, Staging

II.  PUBLIC HEARING TESTIMONY SUMMARY

The Public Hearing for the Draft Germantown Master Plan was held on Monday, July 28, 2008
at Globe Hall on the Germantown campus of Montgomery College. Over 150 people attended
with more than 45 people presenting testimony. The hearing record was held open until August
11, 2008 allowing for additional testimony to be entered into the record.

Community-Based Planning Division, 301-495-4555, Fax: 301-495-1304
8787 Georgia Avenue, Silver Spring, Maryland 20910

www.MontgomeryPlanning.org



Attachment A summarizes the comments; the full record of correspondence is included as
Attachment C. These comments will be addressed in subsequent worksessions.

Attachment A groups comments according to specific districts or as areawide comments. In
general, comments correspond to concerns of residents, property owners and interested parties as
follows:

No. of Category Generalized Comments
Comments

14 Residents Maintain Germantown as family friendly community
No high rise buildings

Build transit; emphasize existing MARC transit
Focus on Town Center

Support historic resources that provide identity
Improve character of MD 355

Oppose M-83

32 Property Owners Provide sufficient density to achieve amenities

Economics of TMX Zone

Build transit

Allow for new uses, e.g. active adult communities

Staging: don’t allow urban service district to hold up

development

Mixed views on Observation Drive through College

e Plan needs to reflect ULI vision

e Montgomery College academic campus and business park
are important Germantown assets

13 Other parties » De-emphasize automobiles

» Roadway recommendations are too restrictive
Supports agricultural preservation through BLT easement
program

Build transit

Protect forests and water quality

Oppose DOE historic designation

Oppose M-83 Midcounty Highway

Support M-83 as regional roadway

Increase affordable housing opportunities including
retaining existing affordable housing

III. DENSITY ALLOCATION PRINCIPLES

The focus of the Draft Germantown Master Plan is to target employment and mixed use at
existing and future transit stations. There are several CCT stations identified in Germantown,
plus the existing MARC station area. Each of these stations will have a unique identity and
combination of land uses and with differing levels of intensity based on the general
appropriateness of the location.
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Beginning with community meetings in 2005-2006 and the Urban Land Institute Advisory
Services Report in June 2006, it is clear that the community, property owners, the County
government, and other interested parties want to see Germantown develop with transit-served,
mixed-use centers. These same participants also endorse the continued strength of the
Germantown Town Center with its mix of cultural features, shops, restaurants, and housing. The
Town Center, which is centrally located, and therefore targeted for the highest density, will be a
lively destination for transit and pedestrian oriented entertainment, shopping and civic activity.

Staff developed land use and zoning recommendations for properties within the transit station
areas using the following principles:

» The highest density, mix of uses and critical mass of activity will be at the Germantown
Town Center transit station. The property bounded by MD 118, Crystal Rock Drive,
Century Boulevard, and Aircraft Drive with TS zoning will have the highest density of
2.0 FAR.

» Properties surrounding the TS-zoned Town Center area and within % mile walking
distance of the Town Center transit station will have a maximum density of 1.0 FAR.
This level of density will contribute to the concentration of activity at, and liveliness of,
the Town Center, without detracting from the Town Center as the focal point of activity.

o The MARC station area and the Cloverleaf and Seneca Meadows CCT stations are
appropriate for increased intensity and a broader mix of uses, with maximum densities
ranging between 0.5 FAR near the edges of the % mile walking radius and 1.0 FAR
nearest to the transit stations.

e Density at future Manekin and Dorsey Mill CCT stations will be higher than currently
allowed, but held to a maximum of 0.75 FAR to ensure compatibility with existing lower
density residential uses.

Attachment B, Proposed Density at Transit Stations depicts these principles.

In areas where transit service is not planned, staff recommended minimal, if any, increases in
land use intensity and limited rezoning.

IV. DEVELOPMENT STANDARDS FOR THE TMX ZONE IN THE
GERMANTOWN MASTER PLAN

In the period since the Draft Germantown Master Plan was released for comment in May 2008,
Planning staff and County Council staff have developed a new transit mixed use zone for use in
transit station areas of the Twinbrook, Germantown, and White Flint master plans.

The Draft Germantown Master Plan will be modified as follows:

The TMX Zone will replace the TOMX Zone as the primary zoning tool for development
in designated transit station development areas. An important element of the TMX Zone
is its use as a receiving area for building lot termination (BLT) development rights. Like
the Central Business District (CBD) zones, the TMX Zone establishes the standard
method and optional methods of development. Under the TMX Zone, 12.5 percent of
any density above the maximum allowed under the standard method of development
would require the purchase of BL.Ts or a proportional contribution to the Agricultural
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Land Preservation Fund. The BLT requirement applies to both residential and non-
residential development with a mixed-use project. The TMX Zone provides the same
amenity fund provisions as in the CBD and RMX zones. Site plans submitted for the TMX
Zone must address general design principles recommended in the sector or master plan and
also meet the design guidelines adopted by the Montgomery County Planning Board.

The TMX Zone provides more flexibility than the previous TOMX-1 Zone in setting
standard and optional method densities in each sector or master plan and applies to both

residential and non-residential components of a mixed-use project. The TMX Zone also
sets design principles applicable to both standard method and optional method projects.

The Planning Board has discussed the TMX Zone most recently on July 30, 2008. The Council
held a public hearing on July 29, 2008 where a number of property owners in the White Flint
area and one property owner in Germantown addressed the development standards contained in
the TMX zoning text. In testimony at the Germantown Master Plan public hearing other
property owners commented on:

¢ Maximum building height (section 59-C-14.25.44)

e Minimum and maximum density of development (section 59-C-14.25.6)

e Existing buildings and uses (section 59-C-14.29)

These topics, and other zoning text issues, will be discussed at the County Council’s Planning,
Housing, and Economic Development Committee (PHED) worksessions on Zoning Text
Amendment 08-14 for the TMX Zone for September 9 and September 23, 2008. The section on
existing buildings and uses has great relevance to Germantown properties currently zoned I-3
with approved density of 0.5 FAR (or 0.6 FAR with traffic mitigation).

Proposed TMX Development Standards for Germantown

Staff recommends the following development standards for TMX zoned properties in Germantown:

TMX
Standard Optional

59-C-14.25.1 Minimum net lot area for any development (in 18,000
square feet)’
59-C-14.25.2 Maximum building coverage (percent of lot area) | 75
59-C-14.25.3 Minimum public use space (percent of net lot area) | 107 20°
59-C-14.25.44 Maximum building height (in feet) 42 ?
-1f adjoining or directly across the street from land confronting or | 35
developed in a residential zone with a maximum of 15 dwelling
units per acre or less
59-C-14.25.5 Minimum setbacks (in feet)
-From an adjacent TMX Zone ° 15
-From an adjacent commercial or industrial zone 20
-From an adjacent single-family residential zone 25 25
-From a public right-of-way 10
59-C-14.25.6 Minimum and maximum density of development® | 0-0.57 0.6-1.0"
(floor area ratio)




'A smaller lot may be approved if the lot is located adjacent to or confronting another lot
classified in or recommended for the same zone or the combined lots are subject to a single
project plan. The minimum lot area requirement does not prohibit a lot of less than 18,000
square feet for purposes of subdivision or record plat approval.

*The required standard method public use space may be reduced to 5 percent if the Planning
Board finds that the reduction is necessary to accommodate the construction of Moderately
Priced Dwelling Units (MPDU’s) including any on-site bonus units,

3The required optional method public use space may be reduced or eliminated on-site if an
equivalent amount of public use space is provided off-site in the same transit station
development area within a reasonable time. A payment instead of all or some of the public use
space may be made if approved under Division 59-D-2.31.

*Maximum building height permitted for any building under optional method must be
determined in the process of project plan review. In approving a maximum building height, the
Planning Board must consider the size of the parcel, the relationship of the building to the
surrounding area, the need to preserve light and air among buildings, and the effects on the
orderly development of the surrounding area.

°If the proposed building or the adjacent building on an abutting lot has windows or apertures
facing the lot line that provides light, access or ventilation to a habitable space, the setback shall
be 15 feet. If the adjacent building on an abutting lot does not have windows or apertures, no
setback is required.

%The maximum dwelling unit intensity or residential FAR may be increased in proportion to any
MPDU density bonus provided on-site and any workforce housing provided under 59-A-6.18.

"Master or sector plan recommendations may limit the maximum density within these ranges
where necessary for orderly development of the surrounding area. 12.5 Percent of any density
above the maximum standard method as set in the applicable master or sector plan must be
through the purchase of BLTs or through a contribution to the Agricultural Land Preservation
Fund described in section 59-C-14.30.

Existing Buildings and Uses

Zoning Text Amendment 08-14 provides for existing buildings, uses, and development approvals
as follows:

59-C-14.29 Existing Buildings and Uses

(a) Any lawful structure, building, or established use that existed before the applicable
Sectional Map Amendment adoption date is a conforming structure or use and may be
continued. Structurally altered, repaired, renovated, or enlarged up to 10 percent of the
gross floor area or 7,500 square feet, whichever is less. However, any enlargement of
the building that is more than 10 percent of the gross floor area or 7,500 square feet or
construction of a new building must comply with the standards of the TMX Zone.
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(b) In the TS-R and TS-M zones, development under a development plan approved before
the adoption of the applicable Sectional Map Amendment remains valid and
construction may proceed subject to applicable approvals. Any increase in density
above the approved development plan limit must be subject to the standards of the
TMX Zone.

(c¢) Development under a preliminary plan approved before adoption of the Sectional Map
Amendment may be amended after the adoption of the applicable Sectional Map
Amendment under the standards of the previous zone or under the TMX zone
standards.

The TS-R and TS-M zones are not applied within the Germantown Master Plan area. Section
59-C-14.29 (a) applies to a number of properties where the I-3 Zone or other commercial zoning
designations are currently applied.

Most notably, many of the large properties have preliminary plan approvals for unbuilt density
where section 59-C-14.29 (c) would apply. This appears to be workable language to address
property owner concerns. Further clarification is needed as to what point the standards of the
previous zone “expire” and when the shift to TMX zone standards and uses occurs.

SE:ha M:/Germantown/staff report.090408

Attachments

A.  Germantown Public Hearing Testimony Summary
B.  Proposed Density at Transit Stations

C.  Public Hearing Correspondence



ATTACHMENT A
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