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TOWN
CENTER
DESIGN

CONTEXT

Tovm Carmler js diraclly accessed from |-270 via MD-11B, Middlebreok
Road, ond Fother Hurlay Boulevard. The Town Centar Core is opprox-
mately one mila southwes! of the MD-118 ond |-270 interchange. A
six-lana divided highway, MD-118 is currently constructed tc Wisieric
Drive. Its planned extension will connect fo Clopper Rood [MD-117).
Engineering has besn campleted and the consiruction of the exension
of MD-118 is scheduled to start in May 1993, Access from the scuth-
west is curendly vin Cld MD-118 to Wisteria Drive er via Great Seneca
Highway.

The other major highways that currently provide access o
Town Canter are Fother Hurley Bouleverd ond Middiebrook Eoond. Fo-
ther Hurlay Boulevord is currenlly construdled as o four-lane divided
highway betwean Wisteria Drive and Crystal Rock Drive; however, the
median iz designed to pravide two cdditionol lones. When exdended
southward, Father Hurley Boulevard will connect to MD-118 north of its
infersection with Cloppur Road. North of 1he Town Center Father Hurlay
Boulevard will provide ocesss e and from the north and eoastern areas
of Germantawn and will provide o new inferchange with 1-270.

tiddlebrook Road runs southecst from Fothar Hurley
Boulevard through the Town Center, ocross MD-118 to o parlial infer-
chonga with -270 which is now under construction, Middlsbrook Road
is currenty four lanes divided ond is designed as o six-lana divided
highway. Significant right-of-woy exists for widaning both north and
saylh af MD-118,

Crystal Rock Drive glso provides access o Town Canter
fram fhe north. Running northwest, it conneds MD-118 wilh Fother
Hurley Boulavard. Crystal Roek Drive is a four-lane divided highwoy
alsa dasigned with sufficien| right-ef-way to accommeodaote six lanes.

Wistaria Drive is o four-lane arerial roadway that paral-
leis Middlebrook Roed to the south. This road also connects Father
Hurey Boulevard with MI-11B and Great Seneco Highway. Until the
completion of both Father Hurley Boulevard and new MD-118B [relo-
cated), Wisterio Drive and Middlebrook Road provide 1he major con-
nections to Old MD-118 and Great Seneco Highwoy and the area to
the south of Town Center.

Thara are currenlly few other roads within the Town Can-
ter. Lacbury Driva forms the northern boundary of the Town Cender
Core [TC-1). Afthough it currently decd-ends after crossing Middle-
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brock Road, i1 will copnect with Waters Road. Waiars Rond runs west
ond nerth from its infersection with Qld MD2-118, just north of tha CSX
Railread bridge. Both Locbury ond Waters ore currently fwo-lane roads,
muogter plonned for four lanes.

Aircrafl Drive is o two-lane road that currently conpects
MD-11B to Caentury Boulevard and Crystal Rock Crive to the norh.
Century Boulevard iz a four-lane arferial thal curves to poraliel Crystal
Rock Drive as it hends toward Fothar Hurlay Drive. The southern end of
1his road is proposed to be mdended across Aircraft Reod to Crystal
Rack Dirive {and the Town Centar Core).

In summary, & netwark of major highways provides access
jo tha Town Cantar. The interseclion of MD-118 and Middlebreok Road
lies at the canter of tha Tawn Cantar Study Area. Crystel Rock, Middle-
brook and Wisteria all cross MD-118 dividing the Town Cenler inio
three major areas. Only Walers Rood and, fa o lesser extanl, Old MD-
118 cross these areos.

Becouse MD-118, Father Hurley Bouievard, Crystal Rack
Drive, Middiebrook Enad and Wisteria Drive are all aither four- ar gix-
lane roods, considerable vehiculer access is provided o the Town Can-
fer. Access to individua! sites is constrained by the limited numbar of
medion breaks and corb cuts that are allowed on these divided high-
ways. Foriunately the opporunily exigls fo strucfure a new road system
within the Town Center thal provides intermnal access, o sanse of order
ond place, and a pedestrian scole.

Currently 1the Town Center is served by bus service ihat
utilizes the vehicular circulation system ond by commuler roit. Rail sery-
ice runs an the C3X Railroad 1racks located on the soulhwestern bound-
ary of the Town Cenler Sludy Area. The station haos recently vpgraded
by the construction of a funclioning replica of the old slalion building
ond 1he nddition of @ park-and-ride lot with access from Cld MD-118.
The program of addiliona! perking capacity is currently propesad with
the construclion of another lot immedintely ceross old MD-118,

The Town Center Stadion of the Corrder Cilies Transit
Corridor Eosement is propased in the TC-2 area bordered by MD-118,
Crysial Rock Drive, Cenhury Boulevard and Aircroft Drive. Although siill
under sludy, the alignmenl that is shown in the Masier Plan is incorpe-
rated info this study.

The exisling pedestrion circulofion sysiem within the Town
Center consists primarily of the sidewalks assccicted with the mojor
slraals ond those ossccioted with the exisfing shopping centers. Al-
thaugh the Maoster Plon proposes sidewalks for both sides of all sireats,
the current sidewalk system is discontimuous ond fragmented. Current
development is highly aulemokile ariented.
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SYSTEMS

An exisfing bikeway parallels Middiebrook Road frem
souvth of tha Senacu Yalley High School to iis intersediicn with MD-118.
This path provides an impertent link from the High School 16 the exist-
ing shapping cenfers. The Moster Plan proposes bikeways fhrough
Tovm Canter cleng MD-118 ta and along Crystal Rock Drive.

A hiker/biker trail currently exisis within Churchill Village,
taliowing 1he south shore of Lake Churchill and the stream velley and
apen space system eastward o and across Fother Hurley Beulevard,
This system is proposed to ke edended to Lecbury Driva and into the
Town Cerder Core (TC-1]. Opporlunilies alse exist to davalop similar
trait systems within the fwe mojor open spacs syslems thot penatrate
Town Center fram the sauth.

Existing and proposed naiural open space systems penetrate the Town
Center in several areas. These systems are primarily ossociated with
stream valleys, wetlonds, woadlands and/or steep slopes.

The mojor exisling open space syslem follows a fributary
cf Lake Churchilli and lies in a Class IV watershed. One finger of this
streom eriginates within the Core of the the Town Cenler [TC-1), Two
spring-heads, originaling near the middie of TC-1, and o small wasi-
land orea feed on old form poend 1o The norb, near Locbury Drive, Al-
though the extent of this welland area remoins 1o ba determined, an
initial epproximation includes the pond ond on ores that follows the
spring-flaw channel,

The grea within and surreunding this wetland will caririb-
uvie to the open spoce framewark of the Town Cener ond more specifi-
cally the parklarnd within the Town Center Core.

In tha! the wetland system on TC-1 has already been dis-
turhed through farming activities on the site, minor grading with tha in-
tent to create an aesthetic end naturolishe open spoce may be allowad.
Conversion of the farm pond into a stormwater menogamaent focility is
viso proposed. Any disturbance within wetlonds {including the farm
pond) requires permits from the U.5. Corps of Engineers and the Mory-
band Depariment of the Envirenment.

Ancther open space sysdem is he slrsam vglley that chuts
the Town Center siudy oree al lhe nortthweslem boundory [TC-5). Al-
thaugh the head of the stream volley will be altered through the can-
struction of the exdension of Fother Hurley Boulevard, this sysiem iz
praposed to be retained as valuable notural opan spoce. It alse pro-
vides the opportunily to enhance the southweslern amironce 1o the Town
Center.

Ancther pond oumantly exisis on the southwestern bound-
ary of the Town Canler. Thiz focility, which is piped under the C5X Rail-
road tracks to the sireom system to the west, is proposed to be
vpgroded lo serva future development in this area (TC-5). As it is iden-
fified os wellands on the L5, Fish and Wildlife Service Maotienal Wei-
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lands Inventary maps, any disturbance or modificotion to thiz pond will
require appropricte pamits,

Tha axisting regional starmwatar managemant pond edja-
cent to the MARC Commuter Rail Stafion park-ond-ride lol sohishias o
functional role ond clse provides needed apan space. This pond is port
of the larger sysiam tc the south of tha Town Carder study area {across
the C5X Raifrood frocks}.

The open space systemns thot penetrate the Town Camer
offer epportunities nol only to mairtain naiura! opan space but oisc 1o
develop o finked parkland system throughout.

The undevaloped oreas of Town Cenfer consist primarily
of cpen field arens |either in active cultivefion or follow ond over-
grown). These fields are representative of the current epen character of
tha Town Center. They aise are the primery areas planned for future
developmant.

As pravioushy described, current natural open space oreas
are ossacioted with wellonds, sirearn vallevs, ond 1heir reloted ond
naturol epan space systers. Other apen spoce cccurs along highways
and within esisting private development. The mest significanl cre the
large gross areas ot the 1-270/MD-11B interchange and the adjocend
front lown of the Deparimant aof Energy complex. These open areas
are likely fo remain ond offar ihe opporhunily fo mainiain the graen
character of this importont getewsay fa the Town Centar. The 530-foel
elevation of ihe MD-118 pverpass at |-270 affords o substoniicl view of
the future Town Center Stotion site (TC-2] ond the Town Camer Cors
Tc-1).

The only exisling public park in Town Center, racemily
campleted, is located en fhe triangle of land between the rmaligned
MD-118 and Old MD-118 (Walter Johnson Drive) at the intersection
with Middlebrook Foad. This park is just over ane acre in size.

There is o lack of malure and volued trees in Town Cen-
fer. A small sland of trees exists in the southwest comer of the TC-2
vrec ond several free greupings ore recommended 1o be preserved,
whara possible, and incorporatad into the fulure development of the
core. This is proposad of the MD-118B enfrance.

The anly rmajar stands of ireas are on the remoinder of {he
Narthioks troet (belween Middlebrack Road and Wisteria Drive o the
southeost of Walter Jahnson Drive] ond ta the wast of Old MD-118
near the C3¥ Roilroed Jracks. A mojor wooded oo axists southwas! of
the {racks for the eniire length of the TC-5 zone (MD-118 to Father
Hurley Bouvlevord], Cpporunity exists le Incorporote thess loter
wooded areas imo fhe MD-118 ond Father Hurley Boulevard gate-

ways of the Town Center.

The absence of existing significant vegetelion afferds the
oppertunity fand need) jo creale new strestscope and park snviron-
ments unigue b the Town Cender.

iy
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Althaugh gendly rolling, Toewn Cenler’s topagraphy is relo-
lvaly flal owvergil. Thare is less than 100 feet of change in elevafion,
frem the highest paint of 533 feet ot the exisiing Middisbrack shopping
cantar, io the lowest point (cpproximately 450 feet) of the edges of the
shudy orea whare the exdsting open space syslems antar the site,

The Town Cerder Core {TC-1) is ol approximately 500 feef
in slevation of its boundaries on Cryshal Rock Drive, MD-118 and Mid-
dlsbrock Rood. ¥ slopes gently to the wetlands ot the center, and be-
yand 1o the form pond and the open spame system across Locbury
Drive. (The farm pond is ot elevation 454 faef].

The only signilican! slope within tha Town Cenfer is of tha
Father Hurley Boulevard edge of TC-5 where the lopography drops
from the 500-fool ridge line 1o lawer than 450 feet af the streom.

The tepography of Town Canter prasents few constraints
to development. It offers considerabla opportunily for visually linking
ihe various areas of the Town Center and strategically ioceling public
tocilities and other major buildings, whils maintaining and enhoncing
long distance views.

The volume of iraffic projacted for the major highways of
the Town Center imposes o suhsionfiol level of noise on the adjacent
development parcals. This is sspecially significant on MD-118 and to o
lesser exten! on Middlabrook Rood and Crystal Rock Drive and on Fa-
ther Hurley Boulevard. The projected 40 dBA, Ldn noise contour {that
which is acceptabla far residential development} exlends from the cen-
ter line of MD-118 up 1a 370 feet into the Town Center Cora TC-1).
This condition does not prohibit residential developmenl within 1his
area but does require mitigation of the pofenlially adversa impoct of
noise on development. Spacific noise crileria is required to ba astah.
lished ot the time of site plan review.

TOPOGRAPHY

NOISE
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COMMURNITY FACILITIES
PUBLIC PARKS

AND
RECREATICN

HISTORIC RESCURCES

As previously described, only one public park curmnlly exists in the
Town Center Siudy Area. Referred to in the Moster Plan os Germantown
Square, this pork is centrally located and has high visibility. It is imme-
dictely across MD-118 from the Upcounty Governmant Center. Al-
though small in size and seemingly isoloted, the park provides needed
open space ond affords the appertunity to creale idenfity within the
Town Cenfer.

Limited pedesirian circulalion and bikeway systems cur-
rartly exisl in the Town Cenler; olher public recreationol focilities are
primuarily rasivicted 1o Senarn Valley High Schoel. Most of the adjocent
larger residenticl eubdivisians alse hove thair own privately- meinkoinad
recreagtionn| facililias.

A Caunly Remeational Center is proposad for German-
town. While o large outdoor pool complax ond ballfields is not consid-
ered cppropriale for lacolion within the Town Cenier, the indoor
facilitias moy be. This facilily, jagether with the Cullural Arts Center
would help ncren=a the overoll amount of community adivily in the
Town Center and wauld suppor the other Town Camer-wide puhlic fo-
cilities ond propssed community-related acdivities, as well az pro-
grommed commercial and residential deavalepmant.

Tha Town Cenier Study Arec includas a portien of the
Germantown Historic District [Master Plan Site 19-13). Although lo-
coled primarily te the south and west of the C5X Erifroed tracks, this
Districl extends on both sides of Old MD-118 from the bridge over the
tracks o Wisteria Drive. Within this Disirict are two historic sitas.

The Madeline ¥. Waters House site is iocaled on the north
west corner of Wisteria Drive ond Qld MD-118. Added to the Mani-
gomery County Master Plan for Hisloric Preservation [19/13-1} in
1985, the Walers House burned, but several mature trees remain, in-
cluding 1hose that were adjocent to the house and those that lined the
drivewoy. The Masler Plon praposes thot thase treas be praserved and
the site of the Waters House incorporoted into the green space of the
Town Cenfer. Historic designotion does not preclude the development
of the Woters House sile but it does provide guidelines 1o ensure that
this site be maintained o5 a reminder of Germontown’s histary. Devel-
opment of this historic resource requires approval of the Historic Prasar-
vation Commission (HPC).

The Pumphrey/Maleney House (19/13-5) is alse locoted
in the Town Center Study Area [on Old MD-11B adjacani to the MARC
Stahion park-and-ride lof).

Old MD-118 is viewed as a special sirest that should as-
tablish o streng viswa! and functional link fram the new Town Center
Core to the majerily of the Historic Disirict {the Old Town Cerder)
ocross the railroed tracks.

Al 7392
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OTHER FACILTIES

LAND USE AND DEVELOPMENT

LAND USE

The Upcounty Govemment Center is curmenlly nmeoring
construction completion. Centrally focaded within 1he Town Center, at
the intersection of MD-118 ond Middlebrock Road, this foality is sited
50 as 1o be highly visible from the Town Center endrances of both MD-
118 {at the I-27Q interchonge) and Middlebrook Read and most of the
Town Center. The Upcounty Government Cender will contain & library,
o child core center, and the offices of Monlgomery County Public
Schools, in addilion ia saveral Ceunly govamment dapariments,

Police and fire statianz are lomted between Cryskal Rack
nnd Aircrofl Drives, nerth of Century Boulevord. A fulure regional past
office will ke lamnied an Wishario Drive in the southeastarn corner of the
Town Centar study area [TC-4).

Privota and inshituilional facilities olse currently exist within
tha Town Center, Thess include Mother Seten Parish Church and sew-
erol day-care fociities.

Although currently scattered, these facilities have the po-
tenhial to be linked by transporiction and opan space systems and
through the fAdvre developmen of the Town Center. Although tand val-
ves tend to prohibit the fufure development of institdional fadlities in
the Town Center, the identficafion of lecations {including shared spaca|
approprigte far such uses es houses of worship is important to the over-
gil development of the Town Center.

Existing privale developmant in the Town Cenler is primar-
ily of sarvice retail and office commercol vzex Scatterad inshihdianal
usas and public {acilities also exist. The majority of the Town Center
study area is undeveloped.

The majerity of the existing developmend is clustered by
use. Retall accurs primerily in the twe major shapping centers, between
tiddlebroak Foad and Wisterio Drive, north of MD-118. Retail estab-
lishmenls also exdst aeross MD-118, af its interseclion with Middlebrock
Road, oand in o new, small service cenler between MO-1T8 and
Walter Johnson Driva {Old MD-118). Mast of the offica development is
concantrofed in the Morlhlaka One ond Twe buildings, to the south of
MD-118, aff Middlabrook Roed, A new townhouse offics project is lo-
eoted on Wistaria Drive to tha wast of Wolars Reod, ond madical offices
hava been devalopad on Wisteria Drive ot Old
MD-118. A= previously dascribad, public ond insfihdional rsas qr scat-
tered on the perimafar of Ilha Town Cender Shudy Area. The Upcounty
Govamment Center |5, however, located in the very center of tha Town
Centar.

While saoma clider development ond new infill develop-
ment 15 found glong Ol MD-118, the magjority of Town Center’s devel-
opment is located between Middlebrook Rond and Wisteria Drive, With
the complefion of the Narthlake development, this middle areq will ke,
far the mest par, built out, On the other hand 1he areas te the north
(TC-1, TC-2, and TC-3! and south (TC-5 and TC-4) are virually unde-

Al 1937
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veloped, and togelher represeni nearly 200 acres of potential develop-
rmant. Encugh uncommitted land remains to create a vital lown center
in terms of both farm and function.

Recommendations regarding the fufure development of
the Town Center focus on 1he mixed use Town Center Core {FC-1} and
tha adjocen! joint-use of the Town Center Transit Stalion site (TC-2);
and on the proposed relail and service park {TC-5).

The Town Center Care offers the cpparfunity o creale on
idantifiable and distinclive mixed-use activity cenfer in 1he Town Canler.
The Mosler Plon encourngas a mix of cultural, rehail, office, residartial
nnd communily uzas. Reall uses are recommended fo include specially
shops, restourants, indaar recraalion ond enterlainmeni. Culdaar ar-
sas should alse provids eppartuniiias for both enterfainment and active
and passive recreation. A substantiol companent of residenticl use is
preposad for the Core. The Cultural Arts Canter is also proposed os an
integral compenent of this mixed-vsa centar,

Tha se of the Town Canter Tronstt Stofion (TC-2} is
prominsnty lacatad ot the |-270 entry gatewsry ia tha Tewn Canter {an
MD-118). Across Crystal Rock Drive from the Care, TC-2 is proposed
for joint use devalopmant as statian, affice and high dansity residential
use, Stotion ralated retail and commercial aleng with the incorperalion
of public amenily in ihe form of cpen space are also encouraged.

The Master Plan recommends the development of TC-5 in
the southwestam portion of tha Town Centar, as a compearison shap-
ping cender o include gerercl merchondise siores, deporimeni stores
praviding discount and moderntaly priced merchandise, hardware ond
building supplies and oautomotive and business services. There is o
streng market patendial for these stores, many of which are too large or
of an inappropricde nature for locefion in the Village Centers or along
roadvways. Their clustering in one ared provides yet another oppartunily
1o define a sense of place.

Existing development in the Town Center dees not present
o coharent image. B is highly fragmenied. Future developmen! prasants
tha opperunily fo devatop a cohasive Town Canler wilh o slrang sans
of place o coordinated devalopment finking retall and office activity
centers 1o razidertial orans and incorporoling cullural, recreational and
ralotad community facililies and poarkland through inlagratian of tha va-
hicular ond padesirian cireyletion ond apan spoce systams.

Most of Tawn Centfar's sites are in zones that reguire gite ZONING
plan review. Thasa rones require submitial ta the Planning Board of a
deiciled sits plan shewing how the propery will develep. The uncom-
mitted porions of the Town Cenier are zoned one of the fallowing
fagling er prejeci plon zonas:
1 15 (Tawn Seclar)
1 RMX (Residential Mixed Use)
1 O-M [Office Building - Moderate Intensity}
3 C-T (Commercal Transition)
E C-3 (Highway Commarcial
I P-D [Planmed Develapmeni)

z
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I TC-1 is in fhe Town Sector Zone and rmguires submizsion of o sup-
plemental plan [pricr fo site plan submitial), the intard of which is to
achiewe an integraded plan far the antira 5% acre Tawn Center Cora,

P TC-2 is a PD-44 zone which requires site plan gpproval to nsure
that the plan cen adequalely accommodate phased deveiopment te
inchede the ansit slation.

1 TC-3 iz zoned C-5. The sife is alse appropriale for development un-
der the C-T Fona,

I TC-4 is zoned £-5; and i; also approprigie for develepment undar
the C-T Zone.

I TC-5 is zoned RMX-2 {Residenticl-Mixed Use) and requires submittal
of o prajecl plan prier fo site plan submittel. Plans for development
of thie aren must eskablisk internal compatiblitty among the broad
mix of usas allowed in the orea.

kB TC-6 is zorad R-200 and O-M. The porfions zaned R-200 are rec-
ommanded for office vse under the O-M zone. The O-M {Office
Building-Moderate Intensity} rone will allow development that may
no! be compalible wilh the preservation of the historic character of
the arsa - inclueding the ralention of existing frees. To address {his
compatibility issue o reroning applicafion using the epfional methed
of gpplicalian and the vse of o schemalic developmenl plan moy be
employed.

i TC-7 Analysis Zone, zoned C-T, i= the site of the propased German-
town Post Office facifity.

Tha Town Canfer consists of approximalely 300 acres of
land |excluding existing ond plenned highways), of which 110 acres are
commitiad to development. The Town Center Anolysis Areas {TC-1
through TC-7) comprise 187 acres of largely undeveicpad land.

Master Flan recommendolions for thasa areos include
575,000 square feel of retail and approximately B00,000 square feat
of office development. Also inciuded ere up to 1,800 restdenticl dwell-
ing units. Recommended public facilities include the Cultural Arts Cen-
tar and the provision of an indeer pool facility {pessibly including the
indeer componenl of the Germontown Recreation Center). A subsion-
tial commitmenl of open space/parkland, entertainment and recreo-
tignal focilities is olse desired. TC-2 will include the Town Cenler
Tronsil Slalion and is recommended to occommodate vp 1o 1,000
porking spaces fo serve 1his focility. TC-7 has been identified os the site
af the Garmamown Posl Cffice.

Bosaed an lhe Masler Flon's recommendalions, proposed
Town Cantar devalopmenl is presenied in the table on 1he fellowing
page lsee Foge 30]:

Develocpmenl of this program will require parking for o
minimurm of 7,500 cars plus those parking spaces desired 1a serve the
Transit Station and addilional parking that maoy be reguired 1o serve the
MARC Commuter Rail Stofion. Parking to serve public fecilities, i not
shared, would alse bs odditional. Surfoce parking for this number of
carz would require 70 plus ccres. Internal roadways and reloied infra

DEVELOPMENT PRCGRAM
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TOWN CENTER RECOMMENDED DEVELOPMENT
Arva |ysis _
Amn Retoil {Hiice Residen- Commumity  Parking ; i
M. Aoangs  5q. B &5. F. fol DLFe  Foclifias Baquiremanks |
TC-1 59 150,000 400,000 RQQ Culiural 3,000
{inducgr'rrg Arts Cenler
Heztaly Inn e Ot ewar
- |
Recreatian,
Porkland
TC-2 10 10000 206,000 so0” Tronst Stokion 1,230
25,000 Perkiond (ol 1,000
iar parking)  For fromeif}
TE-3 a 75000 Farkiemd 250
w4 1 10,000 25
TC-5 76 400,006° 500 Public 2,750
Armisnity !nt.lin-:-r
Recranhion,
Parkiend
TC-6 23 125.000° Open Space 325
TC-7 10 Post Oofice
Na® 3,500 827500 130 Public & Fire
Dopcore
Houses of Worship
MOTES:
' Porking requirement is emimzied ond a!l parking for community faciiitier i oa-
sumed shored with commenoal uses.
? Hotel development 15 in adddion o oflice aguore foorage.
! Indoar recrembon o possibly rnchnde the ndoor enmponent af the Germontowa
Recreation Cerver,
! Ratail devalopment o coour with davelapment of the Hetion.
5 Residential development fo uhilize stafion oir-rigits.

ALL anw stary tervice retadl,
Soattered sz infll development,
Davalopment within Tawn Cantar but not in Analvsic Arsa.
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siructure requiremends couvld requira another 35 fo 40 geres. Of the
187 developable acres this leaves roughly obout 75 acres for buildings
and/or open space. At an average of three stories in height the build-
ings would require opproximately 25 ocres of land aren; thus leaving
approximaiely 50 acres of open space. A number of these Analysis Ar-
acs will have considerably more thon 10%-20% open spoce, therefore,
others would have less thon 10%. The provision of odditional open
gpace would require either structured parking or a reduction in devel-
opmant. The overcll Town Center Development program recommended
obove is ot an FAR {floer areo ratio) of approximately .40,

As previcusly described, existing and committed develop-
mani in Tewn Center occupies approximaiely 110 of the 300 acres of
devalopable land. This development includes the fwo majer shopping
canters that togather canlain eappreximately 300,000 square feet of
grocery stare, cormenience and specially shops, and restourants. Other
significant exisling devalapmen includes the two Northlake cffice build-
ings, totolling epproximately 120,000 square feet, and the Upcounty
Covernmen Center, curranily under cansiruchion. Clher existing devel-
opment in the Town Center includes slorage ond warehouse spoce,
professional office spoce ond sevaral smoll professional office build-
ings. A few other service retail uses such as banks, fost food restourgnts
and gos stations ore locoted on Individusl sites olong MD- T18.

Ewisting development is al a low FAR and designed 1o ac-
commedola vehiculor eirculolian and access. Most buildings are one
story in height. the Upcounty Government Center is a three story build-
ing and tha Morthlake office buildings are four stories. Surface parking
accupies the majority of sadch site; ne porking siructures corrently exist
in the Town Camar.

Vidually afl of the undavaloped land ¢ontoined within tha
Town Center is currently being plenned for development, Davalopment
is proposed for all of the Town in accordance with the land Analysis Ar-
eas. Collectively this developmeni would approach the 3,000,000
squaore fast of develspmeni presented in the Moster Plen program.
Plenned and/or pending developments range frem one story o seven
storiaz in heighl. The Master Plan progrom for TC-2 would necessitale
high-rise development of up te 12 stories, 1o accemmodate the recom-
manded residenlial development over the transit station. Mid-rise or
high-rise towers maoy also be required to accommodate the residential
developmen] racemmended for TC-5. The enly streckured parking pro-
posad in tha initial phoses of Ihe pending developmeni of the Tewn
Center is thot assaciatad with the Town Cenler Transit Station ond The
residential devalopment chova it.

The graatest apporunity for lhe fulure development of Germaniown
Town Center results from the quandity of available currenlly undevel-
aped lond. The major consiroints ore likely to be Ihe unknowns of the
marked and the costs ossociated with this develapmend.

DEVELOPMENT TREMDS

CPPORTUNITIES
AND COMSTRAINTS
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In odditian to these ovargll considerafions, ¢ number of

site-gpacific opportunitiss and canstroings are identified. Opporfunities
are sumrmonzed as follows;

The major entrances to the Town Center are well defined. Thay in-
clude the MD-118 entrence from the I-270 intarchanga ond the MD-
118 entrante over the CSX Railroad from the south, ond 1he nearly
identical Falher Hurley Boulevard entranee alse from the south. Also
included ore the Father Hurlay Baulevard and Cryslal Radk Drive =n-
irances from the north, and the Middlabrook Rood entronce from the

sautheast.

These entrances form gateways. Major gateways ocour al the Town
Center entrances ond secondary gateways occur ot the entronces lo
the Town Center Core [TC-1).

Significant oppertunities exist to develop the choracker of Town Cen-
ter entrances/golewoys. All have some elemenl of green apoes
{woodlands, gross ereas, ele.). The MD-118 galewsy fram fhe I-270
interchange is characterized by the gross area associcted with this
inferchange and reinforced by the front lewn of tha odjacent De-
pertment of Energy Heodguerers. Tha southam golewoys of MD-
118 and Father Hurley Boulavard, thot wiil bridge the CSX Railroad
iracks al their entrances te the Town Canter, will entar thraugh adjo-
cant waadlonds. The Fother Hurley Boulevard entrance parallels the
apan space systern o the wael. Likewise bath the Father Hurley
Boulevard and Cryslol Rodk Drive northern sniranoes both cross over
the Lake Churchill open spaca system. The Middlebrook Road gote-
way occurs at the entrence to, ond open space osspcialed with, Se-
neca Yalley High Scheol.

The proposad Cerridor Cities Tronsit Corridor Town Cender Stadion
(TC-2} represenis o major opportunily to develop a fulure galewery
to the Town Cenler. loint develepment of his sita, that is adiocant to
the Town Cenler Core, alferds the apportunily to craata identfity end
o sense of place as well as bolh an erigin ond o desfinofion within
the Tawn Center. The exisling MARC Commuter Rail Station, at the
opposite and of the Town Center, affards the same opportunity.

Significant epportunitias ore crealad by the topography and cpen or-
aas currantly found in the Town Cender. The MD-118 eptrance from
I-27Q offers mojor views through the Town Center Core to the exisl-
ing devalocpment acrass Middiebrock Road. High points and view
corndors offer cpportunifies for siting development.

& major focal point and symbolic place is crected by the new Up

county Government Cender. This building is easily seen from the MD-
118 entrance [from 1-270} and {from the Middlebrock Ragd

gateway.
Oiher majer bulldings oisc reprasent givens to be considered, in-
cluding the existing shopping centers and The jwo Northiake office
buildings.

Germantown Squora Park, centrolly located ot the inter-

seclion of MD-118 and Middlabrock Road and acrpss from the Up-
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coundy Government Cender, alse represents a major given tc be incor-

porated into the overall developmant of tha Town Canter,

The Germaniown Historic Districl, bath within and adja-
cent 1o the Town Cenler Sludy Area, affers beth an cppartunity ond a
constrainl. Several hisloric sitas alse exist within the Town Cerder,

The existing hisrorchy ef streats presants o major opporiu-
nify 1o devalop @ Town Center idenfity, orgenization ond structure, MD-
118 iz nat only the primary entrance to the Town Cerder, it is alse the
maijor through strest, Fother Hurley Boulevard provides the opportunity
for a distinctiy differant sxperience. Providing oddiional access, both
Middiebraok Eoad and Crystal Rock Drive olso distribute traffic within
tha Town Center. Wisierio Dirive s also o mojor distribufor of treffic. Fi-
naily, several of tha roods internal fo the Town Center, Locbury Drive,
Walers Road and Old MD-118/Walter Johnson Drive have the palen-
tial to be developed os spacial pedesirian streets.

Streetscope trectments are imperient in defining diffar-
ences in the rcods internal to the Town Center Analysis Areas. The
Town Center Core is recommended le include o hierorchy of stresis
varying from enfrance boulevard, and main siraet, to secandory com-
merdiol ond residential frontage sirests, parking lot oecess rands, ond
service alleys.

Waller Johnzon Drive currantly decd-ends ot Germantown
Sguore Fark, narth of Wislerin Drive and Ctid MD-118 moy be can-
vefed to o pedestrian bridge af ils crossing of the C3X Rollroad tracks
in the Historic Disirict. Relieved of traffic, this rond pressnls o major op-
poerfunity for redevelopment as o pedesirinn-oriantad sireet and bike-
way, incorperating {he charader of hizstoric Germantown.

The majer axisting and nolural apen spoce systemns that
are odiacent te and enler tha Town Cenier study area offer significant
appertunilias for the development of natural open space and parkland.
In providing slormwater mancgement, oif also offer opporuniiies for
incorporaling water amentfies into the Town Cenler, such os thol cur-
renlly adjecent to the MARC Cemmuter Rail Station park-ond-ride loi.
Twe ponds already exist en TC-5 and o farm pend sxists in the TC-1
Core.

The few oreas of woodlands and mojer tress offer oppar-
tunities for preservation and incorporation inte the future devalapmant
of the Town Cenjer. This is the case at The MD-118 enfrance to the
Town Cender Core, in the build-oul of the Marthlake projact gnd in the
Historic District [TC-é).

_ Mary of thesa opportunities may clse represemd con-
slraints. The feliowing constraints are nssaciated with the future devel-
apmenl of the Town Cantar:

0 Interseckaons of the four- and six-lane dividad highways thot cross the
Town Center Study Area represenl major potantial constrainis not
only to vehicular moverment bul glse ta padasirion cireulation, Spa-
cifically, the intersection of MD-118 and Middlebrock Raad, in the
center of the Town Center, presents o major consiraint i he pedas-
trion crassing of either street.

i
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1 Sie [porcel) aniry from thess mojor highwoys iz limilad 1o thosa
points where medion brecks and cwrb culs ore parmitied. Only one
en'ry i3 afforded fo the Town Canter Care [TC-1) from MD-118. Al-
though recommended, ot present thera s na enidry Ja TC-3 from MD-
118. Likewise, entronce fo TC-5 is resiricad to one entry from
MD-118 and ane from Father Hurley Baulavard,

I The volume of troffic carried on these highways imposes substanticl
noise impocts on the adiacent development parcels. The projected
&0 dBA, Ldn noise contour nssocioled with MD-118 exdends from the
cerderline to 370 fest into the Town Center Core [TC-1). This im-
poses setback and design requirements on adjacent residential de-
velopment in this acrea.

I The wellands assaciated with the open spoca systemz of TC-1 and
T4 limit building devalopment and tha devalopman! af porkiand.
Permite are raguired by both the Corps of Enginears and the Mary-
land Departrmant of the Environment, prior 1o devalopmant in these
areas.

I The proposed davelopment of the Tawn Cenler Transil Siatian {on
TC-Z2) with the ozzocioled requiraments af easemenls, bus boys ond
parking, imposss a canstroind on the davelopment of 1his sila. In ad-
dition, the recommendotion to provide g substontiol number of
dwelling unite aver the staficn prase=nts an addifional congiraint, in
terms of tha design, cost of construction and markelbility of this
Analysis Aren.

# The significant length of residential development glong the edge of

fhe Toewn Center musf also be taken inle consideralion. This edge
will require adjacent uses ioc be compotible and may require bufie:-

ing.
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