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POPLAR GROVE 
SKETCH PLAN NO. 320180220 

SKETCH PLAN NARRATIVE AND JUSTIFICATION STATEMENT 

I. INTRODUCTION 

Symmetry at Cloverleaf LLC (the “Applicant”) is the owner and developer of four parcels of 

land in Germantown, Maryland identified as tax parcel numbers 02-03047058, 02-03047060, 02-

03316302, and 02-03402792 (collectively, the “Property”).  The Property is located along the 

eastern side of Century Boulevard and just west of the ramp from I-270 southbound onto Father 

Hurley Boulevard, between Father Hurley Boulevard to the south and the future Dorsey Mill 

Road bridge over I-270 to the north, in the North End District as identified by the Germantown 

Employment Area Sector Plan (the “Sector Plan”), approved and adopted October 2009.  The 

Property is comprised of 845,623 square feet of net lot area (approximately 19.41 acres) or 

1,182,690 square feet of gross tract area (27.15 acres), which is the basis for the density 

calculation attributable to the Property as described herein.1  The Property is zoned CR-2.0, C-

1.75, R-1.0, H-145T and Germantown Transit Mixed Use Overlay Zone. 

The Applicant is submitting an application for sketch plan approval (the “Sketch Plan” or 

“Application”) under the optional method of development in the CR Zone in accordance with 

Section 7.3.3 of Chapter 59 (the “Zoning Ordinance”) of the Montgomery County Code, 2014, as 

amended (the “County Code”).  The Applicant proposes this Sketch Plan Application to develop 

the Property with a mixed-use (residential and non-residential) project with up to 350 multi-

family residential units and up to 208 townhouse units (including 12.5% moderately priced 

dwelling units, or “MPDUs”), up to 510,000 square feet of non-residential uses, private parking 

and private amenities, and public amenities and public benefit points (the “Project” or “Poplar 

Grove”).2  As described in detail below, Poplar Grove will be a mixed-use community that 

                                                 
1 The gross tract area of the Property is comprised of the existing site area plus 76,598 square feet of 
previously dedicated right-of-way (for the Dorsey Mill Road bridge over I-270).  Given that the gross 
tract area of the Property is 27.15 acres or 1,182,690 square feet, the Property can accommodate 
2,365,380 square feet of density under its existing zoning (1,182,690 x 2.0 FAR = 2,365,380 square feet). 
2 As discussed in further detail below, the Applicant is proposing as part of its Sketch Plan application 
two alternative options for land bay J – either multi-family residential units or townhouse units.  The 
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integrates new residential, commercial, and urban farming uses with the unique history of the site 

– specifically, the farming that its first settler and one of the first settlers of Germantown, 

Zachariah Waters (1748-1825), cultivated on the Property.  The name Poplar Grove itself is the 

same name that Zachariah Waters gave to the site. 

II. THE PROPERTY AND SURROUNDING AREA 

The subject Property is comprised of approximately 27.15 gross acres in Germantown, 

Maryland.  It abuts on the east a ramp from I-270 southbound to Father Hurley Boulevard, 

Century Boulevard on the west, Father Hurley Boulevard to the south, and the future Dorsey 

Mill Road bridge over I-270 to the north.  Poplar Grove benefits from the newly constructed 

Century Boulevard extension, which extended Century Boulevard from its previous terminus at 

Father Hurley Boulevard to the future Dorsey Mill Road bridge over I-270.  The extension brings 

additional access to the Property from the south and the west, and will be the track of the future 

Corridor Cities Transitway (“CCT”).  The site to the north, the Black Hills property, is currently 

constructing its roadways, which will allow additional means of access to Poplar Grove from the 

north.  When the Dorsey Mill Road bridge is constructed by Montgomery County over I-270, 

which bridge will be located between the Poplar Grove and Black Hills properties and connect 

the east and west sides of Germantown, there will be access to Poplar Grove from the east, and 

future CCT passengers will be able to embark or disembark at the site from as far north as 

Clarksburg or as far south as the Shady Grove Metro Station.  A CCT station will be located at 

the Century Boulevard median just south of Dorsey Mill Road and directly across the street from 

the Poplar Grove property. 

Poplar Grove is primarily open field, with wooded patches only in certain spots.  Notably, there 

are five members of Zachariah Waters’ family buried near the northern end of the Property 

(Zachariah Waters (1748-1825), Anna Waters (nee Baker) (1758-1837), and their three children 

Baker Waters (1779-1846), Tilghman Waters (1784-1864), and Courtney Waters (1789-1853), 

                                                                                                                                                             
proposed number of units (350 multi-family residential units and 208 townhouse units) represent the 
maximum number of each unit type proposed under the Sketch Plan, but in reality these two maximums 
would never be simultaneously achieved because a decision will be made at the time of the relevant 
preliminary plan of subdivision and/or site plan as to whether land bay J will be multi-family or 
townhouse, and one of these maximum unit counts will decrease as a result. 
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though Courtney’s headstone is missing.)  As described below, Poplar Grove is being designed 

around the headstones so that the markers can remain in their current place.  The “Historic 

Waters Family Cemetery” will be surrounded on three sides by a public open space to be called 

the “Waters Memorial Park,” where the headstones and the history of the area can be 

appropriately honored and experienced.  The proposal for the Waters Family Cemetery and 

Memorial Park is described further below. 

The grade of the Property falls from north to south by approximately 44 feet.  Utilities were 

installed to serve the Property during the extension of Century Boulevard along the western side 

of the Property.  All wet utilities (water and sewer) currently exist, and several conduits have 

already been installed underground at the lot line to house dry utilities (e.g., fiber optic lines, 

etc).  As described further below, in December 2015 the Montgomery County Planning Board 

(the “Planning Board”) approved a Provisional Adequate Public Facilities Determination for 

Transportation for Poplar Grove (Planning Board Resolution No. 15-149).  This approval, valid 

for seven years, is due to the Applicant’s financial contributions to the design and construction of 

the Century Boulevard extension.  The approval permits a level of development on the Poplar 

Grove property equal to 1,558 AM net peak hour trips and 1,762 PM net peak hour trips. 

The Property is located in the northeast quadrant of the interchange of I-270 and Father Hurley 

Boulevard.  The properties in the other three quadrants of the interchange are zoned similarly to 

the Property, with CR, mixed-use zoning.  The future Dorsey Mill Road bridge to the north of 

the Property will begin to ramp up east of its intersection with Century Boulevard as it crosses 

over I-270.  To the north of the Property, across the future Dorsey Mill Road bridge, is the 

proposed Black Hill Germantown mixed-use project (zoned CR-0.75, C-0.5, R-0.5, H-145T) 

being developed by Lerner.  To the west of the Property, across the new Century Boulevard 

extension, are four townhouse communities that are zoned R-30 (Residential Multi-Unit Low 

Density). 

III. THE PROJECT 

As noted, the Sketch Plan Application proposes to develop the Property with a mixed-use 

(residential and non-residential) project with up to 350 multi-family residential units and up to 
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208 townhouse units (including 12.5% MPDUs), up to 510,000 square feet of non-residential 

uses, private parking and private amenities, and public amenities and public benefit points.  As 

mentioned above, the Applicant is proposing as part of its Sketch Plan application two 

alternative options for land bay J – either multi-family residential units or townhouse units.  The 

proposed number of units (350 multi-family residential units and 208 townhouse units) represent 

the maximum of each unit type proposed under the Sketch Plan, but in reality these two 

maximums would never be simultaneously achieved because a decision will be made at the time 

of the relevant preliminary plan of subdivision and/or site plan as to whether land bay J will be 

multi-family or townhouse, and one of these maximum unit counts will decrease as a result. 

In addition, the Sketch Plan application currently proposes up to 510,000 square feet of non-

residential uses, approximately 100,000 square feet of which are envisioned to be retail and/or 

restaurant, and approximately 410,000 square feet of which are proposed as office uses in the 

northern end of Poplar Grove.  While the Applicant would be amenable to providing office uses 

at Poplar Grove, as it would further the mix of uses and activation at this future transit-proximate 

location, at this time market demand simply does not exist for office in the Project area and it is 

not possible to finance or construct office uses on speculation.  Office is being proposed solely 

due to the fact, as discussed further below, that the Sector Plan, adopted in 2009, wades into the 

specific uses desired on the Property in 2009, notwithstanding that this is only one of a handful 

of properties in the Sector Plan that has such use-specific recommendations, and calls for a 

minimum of 60 percent employment and a maximum of 40 percent residential.  It is unclear why 

this recommendation is in the Sector Plan, and notably the zoning of the Property itself permits 

up to 50% residential uses (1 FAR out of the maximum 2 FAR), but the fact is that there is no 

market for office on the Property at this time and it is impossible to finance or construct office 

uses without a market for it.  For this reason, and because the build-out of the Project is likely to 

be fairly long-term and phased, the Applicant is requesting that the Sketch Plan approval note 

that undeveloped portions of the Property may be utilized for surface parking (which would be 

reflected in the applicable preliminary plan of subdivision and/or site plan for each applicable 

phase) and/or temporary or interim uses (e.g., farmer’s markets, pop-up stores, etc.), subject to 

applicable permitting requirements. 
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The future Poplar Grove will include a variety of uses in its different districts, while also 

providing urban farming, community garden, and open space opportunities to benefit the 

residents and employees in the community.  The uses will be overlaid on an interconnected street 

network defined by compact, walkable blocks. 

The site is organized into five distinct development districts, listed from north to south and 

described further throughout this Sketch Plan narrative: 

(1) At the northern end is the Mixed-Use, Transit-Oriented Development (“TOD”) 

District, which would accommodate commercial (should market demand exist for such) and 

multi-family buildings.  The TOD District is proposed to be the most dense area of the site with 

the highest heights, as it is closest to the future CCT station.  The Historic Waters Family 

Cemetery and Waters Memorial Park is located in this District, and will provide public open 

space as well as an opportunity to appreciate the rich history of the area and site. 

(2) North Townhome Neighborhood.  Green/open space will be provided within each 

townhouse block or section. 

(3) Central to Poplar Grove is the Maker & Multi-Family District.  This District is planned 

to accommodate maker spaces, restaurants, and/or other food-related uses on the street-level with 

future multi-family above.  It is envisioned as a restaurant and entertainment district, with a 

community park/public open space area for relaxing and picnicking. 

(4) South Townhome Neighborhood.  Green/open space will be provided within each 

townhouse block or section.  As discussed above, while the Applicant anticipates that this 

southern neighborhood will likely be all townhouses, at this early Sketch Plan stage the 

Applicant is including an alternative option for multi-family residential units in land bay J.  The 

Applicant requests at this time approval of both options, and the option to be utilized will be 

specified at the time of the relevant preliminary plan of subdivision and/or site plan for that 

phase of the Project. 

(5) On the southern end of the Property is The Pond (accompanied by a sandfilter), currently 

existing and providing stormwater management and quality control for runoff from Century 

Boulevard as well as sized to capture runoff from the Property (The Pond was constructed at the 
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time of construction of the Century Boulevard extension).  The Pond will be surrounded by a 

trail to its south, and flanked to the north by a dog park and an additional farming area. 

Along with the five development districts, Poplar Grove has three other character areas that are 

vital to bridging the past with the future of this site.  Running down the spine of Poplar Grove, as 

its north-south main internal street, there will be a “Garden Street” with specific gardening and 

urban farming uses that are interpreted in different ways along the street to match the district in 

which they are located.  Forming the eastern boundary of the site, adjacent to I-270, will be the 

community’s dedicated farming areas or orchards.  A walking/running trail surrounds the site, 

and multiple greenways will bisect the site, providing views to the orchards and beyond.  The 

Property also has significant open space, which enhances the green, farming, contemplative, and 

serene nature of the community. 

An internal street grid is proposed for Poplar Grove.  The internal Garden Street referenced 

above will run from just north of The Pond, northward roughly parallel to Century Boulevard.  It 

will come to a T-intersection to the south of the public open space in the northern end of the site 

encompassing the Historic Waters Family Cemetery and Waters Memorial Park.  The Garden 

Street will include community gardening plots along its edges to activate the street and foster the 

spirit of this urban farming community.  Three cross-streets will intersect with the internal spine 

street.  The middle of these cross-streets aligns with Kinster Drive on the west side of Century 

Boulevard.  The northern cross-street, as mentioned, is located south of the Waters Memorial 

Park and its public open space, and the southern cross-street is located just north of The Pond.  

The northern and southern cross-streets will provide only right-in, right-out access to/from 

Poplar Grove.  Each cross-street will provide access to Century Boulevard and the variety of uses 

located within Poplar Grove.  Parking and loading access to each building and use proposed 

within Poplar Grove will be detailed at the time of each relevant preliminary plan of subdivision 

and/or site plan application. 

Near the northern end of the site, directly adjacent to the future Dorsey Mill Road which will 

bridge over I-270, are burial sites of immediate members of the Zachariah Waters family.  The 

Applicant had originally planned to move any existing remains and the headstones to a more 

central location in Poplar Grove, where they could be honored through creation of a park/public 
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open space and historic/interpretational exhibits.  However, after hearing from members of the 

community and Maryland-National Capital Park and Planning Commission (“M-NCPPC”) Staff, 

the Applicant plans to retain the headstones in place and instead create a park and public open 

space around the existing location. 

As mentioned above, on December 18, 2015 the Planning Board approved a Provisional 

Adequate Public Facilities (“PAPF”) Determination for Transportation for Poplar Grove 

(Planning Board Resolution No. 15-149).  The Applicant had previously obtained preliminary 

plan approval for the Property in 2002, and even though it let that approval lapse, the Applicant 

followed through on the plan’s requirement to participate in the construction of the extension of 

Century Boulevard, which extended Century Boulevard from its then-terminus at Father Hurley 

Boulevard to the future Dorsey Mill Road bridge.  Of its own volition, and in advance of having 

a new plan to redevelop the Property, the Applicant paid for 100% of the design and production 

of the Century Boulevard extension plans in order to implement the recommendations of the 

Sector Plan and the prior Germantown Master Plan (approved and adopted in 1989) and the 

County’s goals for the CCT project and to improve connectivity generally in the area.  In 2012, 

Symmetry entered into a Road Participation Agreement with Montgomery County for 

construction of the extension of Century Boulevard.  Symmetry’s financial participation in the 

extension of Century Boulevard also included reimbursing the County for 35% of the “Shared 

Project Costs”, as defined in the Road Participation Agreement.  Construction was completed 

and Century Boulevard opened to the public in November 2014. 

In November 2014, as construction was wrapping up, the Applicant filed a PAPF application in 

order to secure and vest in the existing roadway capacity in the area and the additional roadway 

capacity created through the Applicant’s contribution to the construction of the extension of 

Century Boulevard.  In December 2015, the Planning Board approved the PAPF application, 

with a validity period of seven years, permitting the Applicant development on the Property to a 

level equal to or less than 1,558 AM net peak hour trips or 1,762 PM net peak hour trips.  As 

demonstrated in the Traffic Statement included with this Application, the proposed peak hour 

trips generated by Poplar Grove are well below the thresholds established by the PAPF approval. 
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Proposed Site Design/Architecture 

Named after Zachariah Waters’ 18th century farm on the same location, Poplar Grove is rooted in 

the history of the site and region.  Through its design and programming, the Project revives and 

honors the culture of farming, making, and living off the land in an environment where 

agriculture and open green space are always within a 5-minute walk. 

Poplar Grove will be comprised of five districts each with a different character and density, with 

the highest densities at the north end of the site adjacent to the future CCT station at the 

intersection of Century Boulevard and the future Dorsey Mill Road.  The five districts are 

connected by Poplar Grove’s main street, envisioned as a Garden Street, which will become the 

Project’s defining feature and a landmark for Germantown and the upcounty area in general.  

Lined with flowering trees, Poplar Grove’s Garden Street will provide a memorable pedestrian 

environment comprised of community gardens, lush planting, and flexible activity zones that 

allow for diverse programming. Visitors and residents will experience different aspects of the 

Garden Street as they walk from one district to the next: 

• The Mixed-Use TOD District is envisioned as four parcels for mid- to high-rise office 

and residential buildings arranged around a hardscape pedestrian plaza lined with retail 

and restaurant space.  The pedestrian plaza creates a direct visual connection to the CCT 

station, and functions almost as a “shared street” since limited access for emergency 

vehicles and building drop-offs will be required.  The plaza will be located on top of 

below-grade structured parking.  Furthermore, the historic Zachariah Waters family 

cemetery will be preserved as part of a public park within this District.  Adjacent to the 

pedestrian plaza, the Waters Memorial Park will provide a quiet, contemplative green 

space in a high-density area and a respectful setting for the graves of the site’s early 

inhabitants.  It is located prominently at the northern terminus of the Garden Street. 

• The North and South Townhome Neighborhoods have frontage along both Century 

Boulevard and the Garden Street, creating a scale analogous to the existing townhomes 

adjacent to the site.  The townhome blocks are arranged around central green courtyards 

or mews-like spaces which serve as small community gathering spaces and protected play 
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areas for young children.  These openings in the streetwall create green east-west view 

corridors across the site, welcoming neighbors into the Project.  In these neighborhoods, 

the Garden Street showcases Poplar Grove’s community gardens in attractive raised 

planters which may also incorporate seating elements and family-friendly play areas.  A 

quarter-acre community park is located in the North Townhome Neighborhood adjacent 

to the Maker & Multi-Family District. 

• The Maker & Multi-Family District celebrates local craft production and farm-to-table 

dining.  With its focus on urban farming and hyper-local production, Poplar Grove will 

be an “agri-hood” offering uses and programming unlike any development project in the 

region.  The Project will provide nearly an acre of land for agricultural production in the 

northeast corner of the site within the 200-foot setback from I-270 established by the 

Sector Plan.  This production area is sized to supply seasonal produce for one signature 

farm-to-table restaurant, or supplemental production for multiple restaurants on-site.  

Located at the intersection of Kinster Drive and Century Boulevard, the Maker & Multi-

Family District sits at the site’s primary vehicular access point, and provides activity 

along Century Boulevard.  This District is the Project’s heart and retail/food and beverage 

center, and is anticipated to be comprised of three barn-like or industrial style high-bay 

buildings which can accommodate fermentation tanks, stills, or other production 

equipment, and a multi-family building offering residential units above restaurants and 

shops.  The buildings take advantage of the natural grade change at this location to 

minimize excavation for off-street parking.  In the Maker & Multi-Family District, the 

Garden Street provides opportunities for outdoor dining and gathering in proximity to 

restaurants and shops, perhaps under trellis structures that lift the plantings overhead 

above the street, creating a different type of “garden” atmosphere. 

• The Pond is located at the southern terminus of the Garden Street.  It is primarily an area 

of open space dedicated to stormwater management, but also provides additional area for 

agricultural production, as well as a dog park located adjacent to the shared-use path 

along Century Boulevard.  The Pond area also provides a connection between the 

project’s “Orchard Trail” and the Century Boulevard shared-use path.  The Orchard Trail 
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is a walking/jogging trail along the eastern perimeter of the site, which starts in the 

agricultural production area in the northeast corner and is accessible at multiple points in 

each district.  The full loop created by the Orchard Trail and the shared-use path 

amenities is nearly a mile long. 

The plan for Poplar Grove is comprised of an interconnected network of primary streets, 

secondary streets, and alleys, which form compact and walkable blocks.  Retail and commercial 

zones are all located within a 5-minute walk of the Project’s residential neighborhoods.  In most 

locations, garage access to townhomes is provided from rear alleys in order to provide on-street 

parking and a free flow of both vehicular and pedestrian traffic on the Project’s main streets.  For 

mixed-use and commercial buildings, service and parking access is provided from secondary 

streets and alleys.  Additionally, blocks are sized to accommodate a variety of building and 

program types; this flexibility provides a measure of resiliency which allows the Project to adapt 

to unforeseen market shifts. 

Proposed Public Use Space and Streetscape and Landscape Concept 

Approximately 25% of Poplar Grove’s net lot area is public open space, per the terms of the 

Zoning Ordinance, such that all uses at the Property will be within a few minutes’ walk of a park 

or other amenity.  The Project exhibits a variety of open space types, each contributing to Poplar 

Grove’s sense of place and providing a public benefit: 

• Streetscape: 

o As described above, Poplar Grove’s Garden Street will provide a memorable 

pedestrian environment comprised of community gardens and flexible program area, 

including fruit trees and lush planting within the public realm.  The community 

gardens will be housed in attractive raised planter structures, and are a unique 

amenity to the Project’s residents. The flowering fruit trees reinforce the concept of 

growing produce on-site, and differentiate the Project from nearby developments. 

o On the Project’s other streets, the general streetscape provides for shade trees, 

generous sidewalks, and micro-bioretention facilities which contribute to the Project’s 

on-site stormwater management strategy. 
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• Parks and plazas:   

o The Waters Memorial Park is a one-quarter acre, contemplative green space within 

the Project’s high-density TOD District.  The park is designed around the Historic 

Waters Family Cemetery, to create a space of reflection and remembrance on the 

site.   Abutted by the future Dorsey Mill Road to the north, the Waters Memorial Park 

will reasonably preserve the existing landscape immediately adjacent to the Waters 

cemetery.  The park is envisioned as primarily softscape with limited hardscape as 

necessary to integrate with the Project. 

o The Pedestrian Plaza is located within the Project’s high-density TOD District.  This 

space is envisioned as an active, urban environment with direct access from the plaza 

into commercial and mixed-use buildings, and ground-level retail.  The plaza is 

located mostly on structure above below-grade parking, and is thus primarily 

hardscape with raised planters for trees and limited micro-bioretention facilities. 

o The Community Park is located between the Project’s North Townhome 

Neighborhood and Maker & Multi-Family District.  This park is envisioned as open, 

flexible green space with shade trees and limited hardscape. 

o The Neighborhood Mews provide communal open space within the residential 

townhome neighborhoods.  These intimate parklets are envisioned as mix of hard and 

softscape, or special plantings which define a unique character or identity in each 

neighborhood and provide views to the farming or orchard trail beyond. 

• Other public spaces: 

o The Farming/Orchard Production Area is nearly one acre of land in the northeast 

corner of the site set aside for agricultural production, which makes use of the land 

located within the 200-foot setback from I-270 established by the Sector Plan.   At 

this time, the Applicant cannot specify the type of produce to be cultivated in this 

space.  However, this dedicated area provides an on-site farming component which 

differentiates the Project from nearby developments and adds to the “agri-hood” 

character of the development. 
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o The Orchard Trail is a walking/jogging trail along the eastern perimeter of the site, 

which starts in the agricultural production area in the northeast corner and is 

accessible at multiple points in each district.  The trail is envisioned as a woodchip-

covered path lined with fruit trees to echo the atmosphere of the Garden Street.  The 

trail connects to the shared-use path along Century Boulevard at the southern tip of 

the site.  The full loop created by the Orchard Trail and shared-use path amenities is 

nearly a mile long. 

o The southern tip of the site provides approximately two acres of open space.  Nearly 

half of this area is dedicated to stormwater management facilities for Century 

Boulevard and the Project.  The remaining area provides additional space for 

agricultural production, as well as a Dog Park located adjacent to the shared-use path 

along Century Boulevard. 

Green Features and Stormwater Management  

Contemporaneous with the construction of the extension of Century Boulevard, a stormwater 

management pond and sand filter were constructed at the southern tip of the Property.  The pond 

was sized to treat the stormwater management quantity for both Century Boulevard as well as 

development of the Property.  The sand filter provided quality treatment for the road, and an 

additional sand filter was proposed (but not constructed) for the future development on the 

Property.  However, since the construction of the Century Boulevard extension, the regulations 

for stormwater management have changed.  Instead of quality and quantity controls, sites are 

required to provide environmental site design to the maximum extent practicable (“ESD” to the 

“MEP”).  The Applicant worked closely with Montgomery County Department of Permitting 

Services (“MCDPS”) Staff to determine what the appropriate treatment for the proposed 

development would be.  MCDPS requested that it would be appropriate to provide ESD to the 

MEP. 

The proposed stormwater management techniques include micro-bioretention planters and 

surface micro-bioretention facilities located throughout the community.  The planters will be 

located to collect water from the roof, while the surface facilities will collect stormwater at grade 
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and from the roadway and paths.  The stormwater will be integrated into the Garden Street 

concept spine road that is located parallel to Century Boulevard running north/south through the 

center of the site.  This street will integrate green street/complete street ideals by providing 

community gardens and other activity areas that will create an attractive and engaging 

streetscape while providing green stormwater management techniques. 

In addition and as discussed further below, the Project proposes purchase of building lot 

terminations (“BLTs”), as well as cool roof and vegetated area features, all of which will be part 

of the “public benefits” package required in order to construct the full incentive density 

permitted under the CR Zone optional method of development.  Through implementation of ESD 

to the MEP and the other environmental features noted, the Project will be a significant 

improvement over the existing conditions on the Property. 

IV. THE PROJECT SATISFIES THE REQUIREMENTS FOR APPROVAL OF A SKETCH PLAN FOR 
OPTIONAL METHOD DEVELOPMENT IN THE CR ZONE 

The Application satisfies all of the requirements for approval of a Sketch Plan under the optional 

method of development in the CR Zone, as provided in Section 59-7.3.3 of the Zoning Ordinance 

and discussed fully below.3 

(1) The Sketch Plan meets the objectives, general requirements, and standards of the 
Zoning Ordinance. 

Intent Statement of the CR Zones 

Section 59-4.5.1.A of the Zoning Ordinance lists the intents of the CR Zones.  The Sketch Plan 

meets all of these intents, as follows: 

 (a) Implements the recommendations of the Sector Plan. 

                                                 
3 The Property is also located in the Germantown Transit Mixed Use (“GTMU”) Overlay Zone.  Per 
Section 59-4.9.10 of the Zoning Ordinance, the land uses and development standards of the underlying 
zone apply.  The only substantive aspect of the GTMU Overlay Zone is that for development under the 
optional method of the CR Zone, an applicant must purchase BLT easements, or make payments to the 
Agricultural Land Preservation Fund, in an amount equal to 50% of the incentive density floor area 
(rather than 7.5%, as would otherwise apply in the CR Zone).  This calculation is reflected in the public 
benefit points section below. 
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The Property lies within the area identified in the Sector Plan as the “North End District”.  The 

Project conforms to the goals, recommendations, and design guidelines provided by the Sector 

Plan for the Property as follows: 

• Create a center that clusters density at the Manekin CCT station.  If multiple 
ownership patterns occur, encourage higher density at the transit station through 
density transfers with adjoining properties. 

The northern end of the site, comprised of the TOD District, creates a center that clusters the 

highest density and heights of the site across from the CCT station. 

• 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. 

It is unclear why the Sector Plan makes such a specific recommendation for the mix of uses at 

this Property.  The current zoning for the Property – CR – generally seeks to provide flexibility 

in the balance of the mix of uses on a site, to allow a property to develop according with the 

market and economic forces in effect at that time.  Such a site-specific recommendation seems to 

ignore the fact that it is not possible to finance or construct office uses on speculation.  

Notwithstanding, the Applicant is proposing an office component, along with retail, but the 

office component will not be constructed unless or until there is demand for market at this 

location that would result in an economically financeable and feasible project. 

Street level retail in the TOD District, across from the future CCT station, and in the Maker & 

Multi-Family District, is proposed.  Given the placemaking proposed for Poplar Grove, it will 

have an identity and visibility on I-270. 

The Applicant and its consultants have spent years prior to filing this Sketch Plan crafting a 

unique vision for Poplar Grove that integrates new residential, commercial, and urban farming 

uses with the unique history of the site.  Such a unique Project will better fulfill the Sector Plan’s 

general goals for a mix of uses and identities, expanding natural open spaces and urban gathering 

spaces, and incorporating historic and cultural themes into development to strengthen community 
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identity, than will strict adherence to the Sector Plan’s percentages for mix of uses at an 

individual site. 

• Area NE-1 should be rezoned from the I-3 and TS Zones to the TMX-2 Zone to 
allow a mix of uses and densities at the Manekin CCT station. 

This Sector Plan recommendation is no longer applicable, as District Map Amendment No. G-

956, adopted by the Montgomery County Council on July 15, 2014, comprehensively rezoned 

the entire County, including rezoning of the Property to the current CR zoning. 

• Line the east side of Century Boulevard across from the existing Cloverleaf North 
residential community with 72-foot (six stories) tall buildings.  Reduce the sense 
of building bulk and mass along Century Boulevard and Cloverleaf Drive by 
limiting building heights to three to four stories at street level with stepbacks to 
upper floors. 

The Project limits the sense of building bulk and massing along Century Boulevard by proposing 

townhouse uses, typologies analogous to development across Century Boulevard, in two of its 

districts.  Building heights are limited in the Maker & Multi-Family District, and there are no 

buildings included in The Pond district.  The highest densities are farthest away from the 

townhouse communities, at the northern end of Poplar Grove and adjacent to the CCT station, 

the Dorsey Mill Road Bridge, I-270, and the Black Hills’ commercial development. 

• For the west side of I-270, permit building heights of 143 feet, clustered at the 
transit station and along I-270.  …  Throughout the district, provide a three to 
four story base and set back upper floors.  Step down building heights towards 
existing residential communities. 

The highest densities and tallest buildings for Poplar Grove are in the TOD District, across from 

the CCT station, adjacent to I-270 and the Dorsey Mill Road Bridge, and closest to Black Hills’ 

commercial development on the opposite side of the Dorsey Mill Road Bridge.  The building 

massing steps down from the highest buildings to five-story multi-family buildings in the TOD 

District, which steps down further to a townhouse community as one moves southward through 

the site. 

• Building setbacks from I-270 should maintain the existing setback of 200 feet 
from the current right-of-way.  If the I-270 right-of-way is widened, setbacks may 
be reduced to maintain the existing building line. 
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The 200-foot setback from I-270 is preserved where Poplar Grove abuts I-270, with a 200-foot 

wide farming/orchard area located in this setback area. 

• Develop the east side of Century Boulevard with wide sidewalks that can 
accommodate sidewalk cafes and seating areas. 

The east side of Century Boulevard is proposed to be developed with a wide shared-use path for 

pedestrians and cyclists.  The sidewalk cafes and seating areas will provided in the Maker & 

Multi-Family District, primarily along the spine Garden Street. 

• Provide an urban plaza directly adjacent to the transit station with seating, 
lighting, shelter, and other amenities. 

The TOD District, across from the CCT station, provides a pedestrian area and urban plaza with 

lighting, seating, shelter, landscaping, and retail. 

• Provide streetscape improvements in accordance with the streetscape plan. 

The TOD District, which contains the highest density concentration, provides a through-block 

connection to invite people into the heart of the District.  This plaza area will provide all the 

elements necessary to create an inviting plaza that will be easily visible from the CCT station.  

The streetscape along Century Boulevard in the TOD District will provide wide sidewalks with 

trees, street lights, and landscaping.  The buildings located in this district will have first floor 

retail opportunities which open up onto the plaza.  The spine Garden Street will be a unique 

feature in Poplar Grove, providing wide sidewalks, community gardens, and seating 

opportunities. 

• Provide a transit station in the Century Boulevard median near Dorsey Mill 
Road.  Park-and-ride facilities should be supplied on both the west and east sides 
of I-270 near the Manekin and Dorsey Mill stations with at least 250 public 
spaces at each station incorporated into private development projects. 

A CCT station is currently master planned for the Century Boulevard median near Dorsey Mill 

Road.  However, at this time, it is unclear when the CCT may proceed to construction, given that 

it is not yet fully funded and necessary funding has been consistently delayed.  For this reason, a 

park-and-ride facility is not currently proposed at the Project. 
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• Introduce a network of new streets with short blocks, such as 250 to 350 feet in 
length. 

The proposed street network provides a range of block sizes, including 300 x 300 feet and 150 x 

350 feet.  The TOD District is longer at 550 x 300 feet, though it contains a pedestrian plaza that 

separates the space into four distinct blocks. 

(b) Targets opportunities for redevelopment of single-use commercial areas and 
surface parking lots with a mix of uses. 

Given that the Property is currently comprised of greenfields, there are no redevelopment 

opportunities on the site. 

 (c) Encourages 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 includes market-rate residential units in a variety of unit types (multi-family and 

townhouse, and one-, two-, and three-bedrooms) as well as 12.5% MPDUs, offering housing 

opportunities for a range of demographics and incomes proximate to the future CCT station.  The 

proposed non-residential uses provide an opportunity to enliven the area surrounding Poplar 

Grove, and the Project facilitates both pedestrian and vehicular circulation by creating several 

activity nodes within the site to draw visitors and residents from one end to the other.  The 

Garden Street, as described above and below, provides an interesting and unique pedestrian 

environment within each district. 

 (d) Allows a mix of uses, densities, and building heights appropriate to various 
settings to ensure compatible relationships with adjoining neighborhoods. 

The highest densities at Poplar Grove are at the northern end of the site in the TOD District, 

closest to the Black Hills development, which is proposing commercial buildings on the opposite 

side of the Dorsey Mill Road bridge, and adjacent to the CCT station.  The Project’s townhome 

blocks, to the north and south of the Kinster Drive intersection, reflect a scale similar to that of 

the existing townhome neighborhoods on the west side of Century Boulevard.  Neighborhood-

serving restaurants and retail are located in low-rise buildings near the center of the site at the 
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intersection of Century Boulevard and Kinster Drive, promoting easy access from the townhome 

neighborhoods on the west side of Century Boulevard. 

 (e) Integrates an appropriate balance of employment and housing opportunities. 

The Project endeavors to achieve a mix of housing and employment uses that respects the intent 

of the Sector Plan, but that is realistic with regard to prevailing market conditions and 

community needs at the time of development.  Currently planned at a 50/50 split between 

housing and employment uses, the Project provides a unique live/work/play environment that is 

expected to grow and evolve over time. 

 (f) Standardizes 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 more than the minimum required public benefit points (which is 100 

points), as outlined in the public benefit points analysis included with the Application and further 

described below. 

General Requirements for Optional Method Development in the CR Zone 

Section 59-4.5.4.A of the Zoning Ordinance lists the general requirements for development 

under the optional method in the CR Zone.  The Sketch Plan meets all of these general 

requirements, as follows: 

(a) Procedure for approval. 

The submittal of this Application and accompanying materials satisfies this requirement.  

Following Sketch Plan review and approval, the Applicant will file site plan application(s) (in 

conjunction with preliminary plan of subdivision application(s)) in order to implement the 

approved Sketch Plan. 

(b) Public benefit points and categories. 

The Application contains a public benefit points analysis outlining how this optional method 

development Project will provide the following significant public benefits in order to realize the 

maximum permitted density on the Property.  The Project is anticipated to provide in excess of 

the minimum 100 public benefit points required, as outlined in the public benefit points analysis 
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included with the Application.  All public benefits will comply with the specifications prescribed 

by the CR Zone Incentive Density Implementation Guidelines, to be further detailed at the time 

of site plan.4 

  (i) Major public facilities. 

The Sketch Plan does not propose any major public facilities as part of the Project. 

  (ii) Transit proximity. 

The Property is zoned CR and is located adjacent to a future CCT station, thereby achieving 30 

points for Level 1 transit proximity. 

(iii) Connectivity and mobility. 

The Application is entitled to receive public benefit points for connectivity and mobility 

(approximately 45 points) as noted: 

• Advanced dedication.  Given the Applicant’s financial 

participation in the design and construction of the Century Boulevard extension prior to 

receiving any development approvals, at this time the Applicant anticipates achieving 30 points 

in this public benefit category. 

• Through-block connections.  The Applicant has provided short 

walkable blocks and streets throughout the Property, though a specific through-block connection.  

The plaza in the TOD District offers pedestrians access to the Historic Waters Family Cemetery 

and Waters Memorial Park, as well as the commercial, retail, and multi-family uses at the 

northern end of Poplar Grove and the CCT station.  At this time, Applicant anticipates achieving 

10 points in this category. 

• Wayfinding.  The Project will provide signs within public 

spaces/open spaces that orient pedestrians and cyclists to the amenities in Poplar Grove, such as 

its parks, the Historic Waters Family Cemetery, and the CCT.  At this time, Applicant anticipates 

achieving 5 points in this category. 

                                                 
4 The public benefit points analysis included with the Application contains in detail the methodology used 
in calculating each public benefit point category.  This is a work-in-progress and the points will be further 
updated and refined at the time of each relevant site plan application. 
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  (iv) Diversity of uses and activities. 

The Project does not propose any public benefit points from this category. 

(v) Quality building and site design. 

The Application is entitled to receive public benefit points for quality building and site design 

(approximately 40 points) as noted: 

• Exceptional design.  Poplar Grove fulfills the following 

exceptional design public benefit point criteria.  As a result, at this time the Applicant anticipates 

achieving 10 points in this public benefit category. 

(1) The Project provides innovative uses relative to the immediate context of the surrounding 

Property.  With its focus on urban farming and hyper-local production, Poplar Grove will be an 

“agri-hood” offering uses and programming unlike any development project in the region.  The 

Project will provide nearly an acre of land for agricultural production, and Poplar Grove’s 

community gardens – located along the Project’s main Garden Street – offer residents the 

opportunity to grow produce for their own personal use and honor the tradition of the Waters 

family who farmed the site in the 18th and 19th centuries.  In honoring not only the Waters 

family, but their trade as well, the Project is more than just an “agri-hood”; it is a “history-hood” 

as well. 

(2) The Project creates a sense of place and serves as landmark.  Poplar Grove will be 

comprised of five districts each with a different character.  The five districts are connected by 

Poplar Grove’s main street, envisioned as a Garden Street, which will become the Project’s 

defining feature and a landmark for Germantown and the upcounty area in general.  Furthermore, 

the Historic Waters Family Cemetery will be preserved as part of a public park within the 

Project. 

(3) The Project enhances the public realm in a distinct and original manner.  Poplar Grove’s 

Garden Street provides a unique pedestrian environment comprised of community gardens, lush 

planting, and flexible activity zones that allow for diverse programming. 

(5) The Project provides compact infill development, and a desirable living/working/ 

shopping environment on-site.  The plan for Poplar Grove is comprised of an interconnected 
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network of primary streets, secondary streets, and alleys, which form compact and walkable 

blocks.  Retail and commercial zones are all located within a 5-minute walk of the Project’s 

residential neighborhoods.  Additionally, blocks are sized to accommodate a variety of building 

and program types; this flexibility provides a measure of resiliency which allows the Project to 

adapt to unforeseen market shifts. 

• Historic resource protection.  The Project protects the historic 

resource of the Historic Waters Family Cemetery by preserving its location and building a 

Waters Memorial Park around it, which provides an appropriate landscape and setting for the 

cemetery.  At this time, the Applicant anticipates achieving 10 points in this public benefit 

category. 

• Public Open Space.  The Project will provide significant public 

open space, as the requirement for public open space is 10% of net lot area, and the Project is 

providing 25% of net lot area.  The public open space includes not only streetscape, but also 

converts the stormwater pond into a trail amenity and encompasses the farming areas, the 

walking/running trails, and the Garden Street. As a result, at this time the Applicant anticipates 

achieving 20 points in this public benefit category.5 

(vi) Protection and enhancement of the natural environment. 

The Application is entitled to receive public benefit points for protection and enhancement of the 

natural environment (approximately 45 points) as noted: 

• Building lot terminations.  The Project will include purchase of 

BLT easements for the requisite 30 public benefit points. 

• Cool roof.  The Project will provide a cool roof with a minimum 

solar reflectance index (SRI) of 75 for roofs with a slope at or below a ratio of 2:12, and a 

minimum of SRI of 25 for slopes above 2:12, thus achieving 5 points in this public benefit 

category. 

                                                 
5 Final quantity of open space provided will be determined at the time of each applicable preliminary plan 
of subdivision and/or site plan for the Property. 
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• Vegetated area.  The Project’s provision of the farming/orchard 

area adjacent to I-270 provides at least 5,000 square feet of vegetated area with a soil depth of 12 

inches.  The vegetated area is anticipated to be used as a production area for the restaurants in the 

Maker & Multi-Family District.  At this time, the Applicant anticipates achieving 10 points in 

this public benefit category. 

(vii) Building reuse. 

There are no existing buildings on the subject Property. 

(c) Building type. 

Poplar Grove proposes a mix of building types, including townhouses, apartment buildings, 

multi-use buildings, and general buildings.  Section 59-4.5.4.A.3 of the Zoning Ordinance notes 

that all building types allowed under Section 59-4.1.6 are allowed in the CR Zone under optional 

method development, and the building types noted above are all permitted by Section 59-4.1.6. 

 (d) Compatibility standards. 

Section 59-4.1.8.A of the Zoning Ordinance contains setback compatibility standards, and 

Section 59-4.1.8.B contains height compatibility standards.  However, Section 59-4.1.8.A only 

applies to CR-zoned property that abuts a property in an Agricultural, Rural Residential, or 

Residential zone that is vacant or improved with an agricultural or residential use, and that 

proposes development of an apartment, multi-use, or general building type.  Here, the Property 

does not abut any property located in an Agricultural, Rural Residential, or Residential zone.  

Section 59-4.1.8.B applies to property that abuts or confronts a property in an Agricultural, Rural 

Residential, or Residential zone that is vacant or improved with an agricultural or residential use, 

and that proposes any building type in a CR, Employment, Industrial, or Floating zone.  Again, 

the Property does not abut any property located in an Agricultural, Rural Residential, or 

Residential zone.  While the Property is located across Century Boulevard from property that is 

zoned R-30 (Residential Multi-Unit Low Density), per Section 59-1.4.2 of the Zoning Ordinance 

the Property does not “confront” this R-30 property as the right-of-way for Century Boulevard is 

greater than 80 feet (it is 150 feet).  Therefore, the compatibility standards are not applicable to 

the Property or Project. 
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Development Standards for Optional Method Development in the CR Zone 

Section 59-4.5.4.B of the Zoning Ordinance lists the development standards for development 

under the optional method in the CR Zone.  The Sketch Plan meets all of these general 

requirements, as described and delineated in the development standards chart below: 

 (a) Open space. 

Because the Property’s net lot area is greater than six (6) acres, 10% of the net lot area is 

required to be provided as public open space.  At this time, it is anticipated that approximately 

25% open space (approximately 211,000 square feet) will be provided, with final open space 

provided to be determined at the time of each applicable preliminary plan of subdivision and/or 

site plan for the Property. 

 (b) Lot, density, and height. 

The Project utilizes the optional method of development and proposes to develop the Property 

with up to 1.0 FAR and up to 145 in height.  Final proposed density and final building heights 

will be determined at the time of each applicable preliminary plan of subdivision and/or site plan 

for the Property. 

 (c) Placement. 

Section 59-4.5.4.B.3 provides that setbacks for principal buildings, accessory structures, and 

parking are established by the site plan approval process.  As noted, the Project proposes 

generous sidewalks along Century Boulevard and the street grid internal to Poplar Grove, 

particularly along the Garden Street, but these and other relevant features will be detailed at the 

time of site plan. 

 (d) Form. 

Section 59-4.5.4.B.4 provides that form standards are established by the site plan approval 

process and must address, at a minimum, transparency, blank walls, and active entrances.  While 

the Project proposes glass features at the ground-floor level for transparency as well as activating 

features on the ground-floor level, all of these features will be detailed at the time of site plan. 
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Development Standard Permitted/Required per the Zoning 
Ordinance 

Proposed for Sketch Plan Approval 

Gross Tract Area (GTA) N/A 27.15 acres 

Net Lot Area N/A 845,623 square feet 

Maximum Density (CR) 
Maximum Non-Residential Density (C) 
Maximum Residential Density (R) 

  

Maximum Building Height (H) 145 feet 145 feet 

Open Space 10% of net lot area Approximately 25% (211,000 square feet)6 

Vehicle Parking7 
Townhouse Living 
Multi-Unit Living 
 
Restaurant 
 
Retail/service establishment 
 
Office 

 
Min. 1 sp/unit, max. 2 sp/unit 
Min. 1 sp/unit, max. 1 sp/studio, 1.25 
sp/1BR, 1.5 sp/2BR 
Min. 4 sp/1,000 sf of patron use; max. 
12 sp/1,000 sf of patron use8 
Min. 3.5 sp/1,000 sf GLA, max. 6 
sp/1,000 sf GLA 
Min. 2 sp/1,000 sf GFA, max. 3 
sp/1,000 sf GFA 

 
TBD at Site Plan 

Bicycle Parking 
Multi-Unit Living 
Restaurant 
Retail/Service Establishment 
Office 

 
Min. 0.5 sp/unit, max. 100 sp 
Min. 1 sp/10,000 sf GFA, max. 10 sp 
Min. 1 sp/10,000 sf GFA, max. 50 sp 
Min. 1 sp/5,000 sf GFA, max. 100 sp 

 
TBD at Site Plan 

 

(2) The Sketch Plan substantially conforms with the recommendations of the Sector 
Plan. 

As discussed in detail above, the Sketch Plan fulfills the Sector Plan’s recommendations for the 

Property and the surrounding area. 

(3) The Sketch Plan satisfies the binding elements of any development plan or 
schematic development plan in effect on October 29, 2014. 

                                                 
6 Final quantity of open space to be provided will be specified at the time of each individual preliminary 
plan of subdivision and/or site plan application for the Project. 
7 Additional adjustments to required minimum number of parking spaces pursuant to Sections 59-6.2.3.H 
and 59-6.2.3.I of the Zoning Ordinance may be reflected at the time of each site plan. 
8 In the CR Zone, patron use excludes outdoor seating area. 
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There is no approved development plan or schematic development plan for the Property, and 

therefore this requirement is inapplicable. 

(4) For a property where the zoning classification on October 29, 2014 was the result of 
a Local Map Amendment, the Sketch Plan satisfies any green area requirement in 
effect on October 29, 2014; any green area under this provision includes and is not 
in addition to any open space requirement of the property’s zoning on October 30, 
2014. 

The zoning on the Property on October 29, 2014 was not the result of a Local Map Amendment, 

and therefore this requirement is inapplicable. 

(5) The Sketch Plan achieves compatible internal and external relationships between 
existing and pending nearby development. 

The Sketch Plan provides compatible relationships between the townhouse communities to its 

west, as the residents may walk to Poplar Grove and use its trails, dog park, and visit its retail 

establishments. The low-rise townhouse districts in Poplar Grove across from the existing 

townhouse communities are compatible and analogous building typologies.  The highest 

densities at Poplar Grove are at the northern end of the site in the TOD District, closest to the 

Black Hills development, which is proposing commercial buildings on the opposite side of the 

Dorsey Mill Road bridge, and adjacent to the CCT station.  The attendees from the townhouse 

developments present at the Sketch Plan Pre-Submission Community Meeting held on Tuesday, 

June 5, 2018, left the meeting generally supportive of the Project (though one attendee expressed 

a strong opinion that office is not appropriate for this site). 

(6) The Sketch Plan provides satisfactory general vehicular, pedestrian, and bicyclist 
access, circulation, parking, and loading. 

The Sketch Plan provides a network of streets that allows easy access to the five different 

districts in Poplar Grove.  There are three vehicular access points into/out of the community from 

Century Boulevard.  Poplar Grove is designed with short, walkable blocks, providing for ease of 

pedestrian and cyclist circulation.  Parking in townhome districts will be accessible from alleys, 

providing for free-flow of traffic on main streets.  The perimeter walking/running trail connects 

to a shared use path for pedestrians and cyclists alike.  In the TOD District, two loading and 

parking access points are provided for the commercial buildings. 
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(7) The Sketch Plan proposes an outline of public benefits that supports the requested 
incentive density and is appropriate for the specific community. 

As noted, the Project is anticipated to provide at least the minimum 100 public benefit points 

required, as outlined in the public benefit points analysis included with the Application and 

described in detail above (and as will be updated and refined at the time of each site plan). 

(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 Sketch Plan allows for phasing to be determined by market conditions at the time of 

construction.  As such, any district can be built in any order, though the amenities for that phase 

will be built at the time the district is built.  Preliminary plan of subdivision and/or site plan 

applications will further specify the phasing and the amenities to be constructed in each phase.  

Further, any phase not yet developed may be paved and used for parking and/or other 

temporary/interim uses (subject to applicable permitting requirements). 

V. CONCLUSION 

The Applicant respectfully requests that the Planning Board grant approval of the Sketch Plan 

Application, thereby allowing the construction of this mixed-use community that integrates new 

residential, commercial, and urban farming uses with the unique history of the site in a location 

immediately adjacent to the future CCT.  As explained above and in the plans submitted with the 

Application, the Project satisfies all of the findings that the Planning Board must make in 

approving the Sketch Plan under the Zoning Ordinance. 


