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May 16, 2016 

  
Via Courier 

Montgomery County Planning Department  
8787 Georgia Avenue 
Silver Spring, Maryland  

Re: Montgomery Village Golf Course  
Concept Plan, Stage 1 Application 

Dear Mr. Pfefferle: 

On behalf of the Property Owner/Applicant, USL2 MR Montgomery Village Business Trust, we 
submit this statement to accompany the Stage 1 Concept Plan Application and highlight the subjects 
for which the development team is seeking input from MNCPPC Staff and other County agencies. 

Concept Plan Summary.  The property, formerly known as the Montgomery Village Golf Course,1 is 
approximately 147 acres, as more specifically described on the attached Property Description, 
Exhibit A (the “Property”). 

The Property is located roughly in the center of 
Montgomery Village and has access from several major 
roads, including Montgomery Village Avenue and Watkins 
Mill Road. 
 

 

 

 
                                                      
1  The golf course ceased operation in November 2014.  The grounds have been secured, but not 

maintained since that time; the existing course improvements (fairways, trails, etc.) have not been 
removed. 
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As a result of the recent adoption of the Montgomery Village Master Plan (the “Master Plan”), the 
Property is recommended for residential development and significant open space.  The Master Plan 
makes several specific recommendations for the development of the Property (pages 58 – 60 of the 
Planning Board Draft) including design guidelines and the dedication of land to the Parks 
Department.  

Subject to pending Sectional Map Amendment H-112, the Property will be zoned TLD and CRN 0.5 
C-0.0 R-0.5 H-65 (“Area 1,” as shown on page 3) is the only portion of the property to be zoned 
CRN).  The Applicant plans to submit a Preliminary Plan for development conforming to this 
Concept Plan upon adoption of the new zoning map. 

Property Description.  The former 147 acre golf course site straddles Montgomery Village Avenue, 
extending north toward Arrowhead Road and west to Watkins Mill Road.  The current Property 
conditions include abandoned fairways, cart paths and irrigation ponds from the golf course use. A 
PEPCO transmission line and a large Colonial Pipeline easement stretch across the property on both 
sides of Montgomery Village Avenue. 

As a result of the former golf course use, there has been significant disturbance to the Property’s 
natural features:  the stream valley has been deforested to a large extent with paved paths running 
through them, artificial ponds have been created, the grass is not native to the area and trees are 
limited to the stream bed and the perimeter of the Property (where they were “out of play”).   

Existing stormwater management features are out of date and serve both the Property and other 
neighborhoods, 2 by sending stormwater to large regional ponds.  The development proposed with 
this Concept Plan will provide new stormwater management for the Property, designed to  current 
stormwater regulations which employ Environmental Site Design and Low Impact Development 
techniques. 

 
 

  

                                                      
2  There are no records of what communities are served by any of the ponds.  This is discussed in detail 

below.  
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Established neighborhoods surround the Property in a mix of single families and townhouses: 

 
MAP #1:  ESTABLISHED NEIGHBORHOODS, BY UNIT TYPE 

 

The proposed Concept Plan uses the precedent set by these communities to ensure full integration 
into the Montgomery Village community and comply with all of the recommendations of the Master 
Plan.   
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Proposed Use.  The Applicant intends to utilize the Standard Method of development for both the 
TLD and CRN zoned portion of the Property to support development of 426  units (28 single family 
detached and 398 single family attached), as shown on the Concept Plan: 

 
MAP #2:  CONCEPT PLAN 

 

The Concept Plan is the product of over three years of community outreach initiated by the Applicant 
independently, as well as with the Montgomery Village Foundation (“MVF”).  In addition, the 
Applicant met with the leaders of the adjoining communities and individual homeowners to discuss 
the framework for the Concept Plan and respond to individual concerns.  The result of this outreach 
and collaboration is reflected in the specific design elements of the Concept Plan. 

Specifically, in 2013, the Applicant initially began design work, in consultation with MVF.  At the 
same time, MVF organized a Task Force composed of representatives from the surrounding 
neighborhoods and community at large to review and make recommendations on a land use plan for 
the property.  Over the course of a year, the land use plan  was refined and improved based on 
comments from MVF leadership and the many individuals that took the time to attend the community 
meetings and/or meet with the Applicant  on specific issues.  This revised plan, referred to as the 
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“Concept Plan” by MVF and the Applicant’s community partners, was ultimately endorsed 
unanimously by the Task Force and overwhelmingly by the MVF Board of Directors.  That plan, 
with modest refinements to reflect preliminary engineering results, is reflected in the Concept Plan 
above (and attached).  

The Concept Plan follows the planning legacy of Montgomery Village, which is characterized by 
clusters of development surrounded by landscaped open space.  The Concept Plan’s central feature is 
the creation of a restored natural stream valley as a publicly accessible open space, which provides a 
bucolic setting for a series of picturesque Hamlets and Villages with a new Central Park at its core. 
Each Hamlet and Village has a unique character that is responsive to the terrain, landscape, and the 
adjacent neighborhoods.  This character is enhanced by unique elements of the public realm such as 
Greens, Parks, enhanced Vistas, Bosques, and other community elements that provide a sense-of-
place and recreational opportunities.  The majority of homes have front facades that face and define 
both public open space and tree-lined streets with sidewalks, while parking is typically relegated to 
the rears of homes to create a gracious and walkable neighborhood.  Sidewalks and paths create a 
walking loop through the neighborhood, as well as providing a link to the larger Montgomery Village 
path system and connection to the new Cabin Branch stream valley park.  The perimeter of the 
property has several large trees and the layout has been crafted to maximize the number of trees that 
can be saved at the edges. 
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The Property is divided into six “areas” based on the contiguous land between existing roads and the 
PEPCO/Exelon right-of-way,3 as well as generally adhering to the deed references that created the 
Property.4  Each area was designed independently, based on the features of the surrounding 
communities, and connected to the other internal areas to create consistency between the 
communities, but with the independent character present throughout Montgomery Village. 

 
MAP #3:  BLOOM MONTGOMERY VILLAGE (“BLOOM MV”) AREAS 

 

                                                      
3  This is a dedicated right-of-way, rather than an easement and the deed reserves rights to the Applicant 

to cross the right-of-way with roads and/or trails and install amenities. 

4  The Property was never platted and will be the subject of a future  subdivision approval.  All the 
surrounding communities have been created via Record Plat. 
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Montgomery Village is characterized by clusters of development surrounded by landscaped open 
space.  This same design principle is applied in the Concept Plan to create a series of hamlets and 
villages within the new development, each compatible with character, density, and homes of the 
surrounding neighborhoods. 

 
MAP #4:  BLOOM MV AREAS, BY UNIT TYPE 

 



 
Montgomery County Planning Department  
May 16, 2016 
Page 8 
 
 

DMEAST #24796269 v9 

 

 

 

The Concept Plan sought to mirror the density in the existing neighborhoods adjoining the six areas 
and the resulting density is consistently lower than the neighboring communities: 

 
MAP #5  BLOOM MV DENSITY COMPARISON 

 

The sensitive development of the site provides an injection of new housing stock, and an opportunity 
to provide new amenities desired by the existing community into this aging community. 
 
Existing homes at the edges of the golf course back up to the site and several design principles have 
been established and employed to minimize the visual impact of new homes: 
 

• Along the perimeter of the golf course there are a significant number of existing trees that act 
as a buffer.  Therefore, the proposed plan preserves a significant number of these trees and 
augments them with additional plantings for screening. 

• The plan maximizes the setback of new homes from the property line. 
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• The placement of homes takes advantage of topography by placing many homes where the 
surrounding neighborhoods are significantly higher than the site and consequently does not 
impact those viewsheds. 

• Two-story streetscapes have been maximized. 
• Development has been clustered to permit the preservation of open space and view corridors. 
• Mews (rows of homes oriented perpendicular to the street and facing a green space) are used 

to create view corridors and minimize facades facing adjacent homes. 
• A “Like with Like” approach (locating house types that are the same as the surrounding 

neighborhoods) is the basis of the Concept Plan. 
 
A new Central Park provides a gathering place for both new and existing Montgomery Village 
residents.  The new Central Park will be developed in conjunction with MVF, but at this point it is 
envisioned to have a new Dog Park with a small dog and large dog area, a Picnic Shelter, a Tot Lot, a 
Community Garden, a Great Lawn and parking.  

 
MAP #6:  BLOOM MV AMENITIES 
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Finally, the new stream valley park incorporates walking trails providing connections and access not 
only to the new Central Park but also to the existing Montgomery Village-wide trail system, and the 
County and regional trail system beyond:   

 
MAP #7:  BLOOM MV TRAIL SYSTEM 
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As described in detail below, the placement and location of the homes, roads/alleys, environmental 
features and amenities in each Area is based on the natural features of the site and compatibility with 
the surrounding communities, consistent with the recommendations of the Master Plan.  The key 
elements driving the plan design are based on the recommendations of the Master Plan (page 60): 

• Create compatible, compact development patterns with adjacent surrounding 
neighborhoods.  A guiding principal of the design is to place like next to like, towns 
next to towns and singles next to singles: 

• Consider view sheds from surrounding communities when locating new 
development clusters.  The Concept Plan ensures that as many existing homes as 
possible have views through the new community rather than  the back of a house. 
The design was based on field work and community charrettes, as well as individual 
conversations with homeowners.  

1. Providing undeveloped areas, 

2. Incorporating mews where possible to retain views, 

3. Positioning new homes between existing homes, 

4. Preserving or augmenting landscape buffers.  

• Where feasible, enhance connectivity between new development and existing 
communities.  A prime component of the Concept Plan is the introduction of a trail 
network to integrate the Property into Montgomery Village.   

• Provide adequate transitions between new and existing communities. Landscaped 
buffers are provided between the existing community and new development where 
there are no significant grade changes; otherwise, natural features, such as grade 
changes and the utility right-of-way form the buffer.   

• Provide open space accessible to both new and existing communities, where feasible.  
The Applicant is working with the MVF to determine the programming for the 
community-wide facilities to be located in the “Central Park” area, such as a dog 
park, a community garden and outdoor gathering places and shelters.  In each 
individual Area, tot lots and open spaces are provided to meet Recreational 
Guidelines.   

• Provide a trail connection between Great Seneca Stream Valley Park and Cabin 
Branch Park.     The trail connection is the key element of the stream valley park; its 
final design and location will be reviewed with the Department of Parks. 
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The Concept Plan was defined by the natural features of the site and the desire to link the new 
communities with the surrounding ones while maintaining the individuality of each.  The key 
features of each area are:   
 
Area 1 – Former Clubhouse Site 
This area is fairly detached from most existing neighborhoods.  It has a presence on Montgomery 
Village Avenue, is situated immediately adjacent to the stream valley, and is close to the central 
park.  Capitalizing on these amenities, a townhouse neighborhood is designed to create a strong sense 
of connectivity with nature.  The entry drive passes by a large neighborhood green that opens up a 
large vista to the stream valley, thereby maximizing views and access to the natural 
corridor.  Townhomes are three- and four-story, with a mix of street-accessed and alley-accessed 
parking.  The pedestrian path system connects this hamlet with the larger regional network. 
 

 
MAP #8:  AREA 1 – FORMER CLUBHOUSE SITE 
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Area 2 – Southwest Side of Fairidge Neighborhood 
The majority of this area is a part of the Stream Valley Park which will incorporate walking 
trails.  To the north is the Fairidge Neighborhood (single-family) and to the west is the Forest Brooke 
Neighborhood (townhomes).  Like the neighborhood to the north, this area is designed to have an 
informal character inspired by rural settings.  Trees exist along much of the property line and many 
are preserved.  The westernmost area is over forty feet below the Fairidge neighborhood where a 
townhouse hamlet is carefully organized around a mews to preserve view corridors for adjacent 
existing homes.  Approaching the eastern area from the west, there is a small apple tree grove which 
marks a transition to the single-family detached homes to the east.  Here, single-family lots and 
homes are comparable in size to those found in the Fairidge Neighborhood. 
 

 
MAP #9:  AREA II – SOUTHWEST SIDE OF FAIRIDGE NEIGHBORHOOD 

 
 
The new street is an extension of Stewartown Road, but is designed as a residential street with homes 
fronting a tree-lined street with a sidewalk on the north side and a recreational path on the south 
side.  This street connects to the new Central Park and Montgomery Village Avenue.  Curves in the 
street provide traffic calming. 
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Area 3 – East of Fairidge Neighborhood 
Similar to Area 2, this area is designed to be informal and suburban in character. The majority of this 
area is composed of single-family homes that are comparable in size to the Fairidge Neighborhood 
except for a small grouping of townhouses that are located south-east of Fairway Island West 
adjacent to existing townhomes.  Homes will have garages recessed behind the front façade line of 
the homes.  On the east side of the pond, a small group of new townhomes are adjacent to the 
existing pond. The new street will connect directly to Montgomery Village Avenue. 
 

 
MAP #10:  AREA III – SOUTHWEST SIDE OF FAIRIDGE NEIGHBORHOOD 
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Area 4 – East of Montgomery Village Avenue/North and South of Fairway Island East 
Neighborhood 
Taking its cue from the famous crescents throughout England, tree-lined streets and sidewalks lead to 
the Crescent Green which is at the heart of this small village-inspired neighborhood.  Centrally 
located, the Crescent Green is lined with duplex townhouses designed to look like single large 
homes;  it provides an open lawn, preserved specimen trees and benches.  The entry to the northwest 
from Montgomery Village Avenue provides a picturesque setting with a small group of townhomes 
followed by open lawn and preserved trees before arriving at the Crescent Green.  The entry at 
Rothbury Drive leading to the Crescent Green is marked by an open space Commons.  South of the 
Crescent Green, the majority of townhomes are configured in mews to minimize the number of 
townhomes facing existing homes and to preserve view corridors.  There are significant existing trees 
at the perimeters of this area and homes have been strategically situated to maximize distances from 
the adjacent homes and preservation of trees.  A road connection to the south provides connectivity 
to Area 5. 
 

 
MAP #11:  AREA IV – EAST OF MONTGOMERY VILLAGE 
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Area 5 – East of Greenside Terrace Neighborhood 
A tree-lined street winds from Stewartown Road to Area 4 along a Cabin Branch tributary that is to 
be preserved, enhanced, and reforested.  The hilltop at the southern end situates a small hamlet of 
townhomes that overlooks the stream valley and provides an opportunity for charming hilltop 
architecture that can be viewed from a distance across the stream valley.  Proceeding north, a large 
expanse is retained that preserves views from existing townhomes before arriving at a grouping of 
townhomes to the west and to the east.  Most townhomes are alley-accessed and provide front 
facades and primary entries facing the street. 
 

 
MAP #12:  AREA V – EAST OF GREENSIDE TERRACE  
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Area 6 – Stream Valley North of Thomas Choice Neighborhood and Maryland Place 
Neighborhood 
The stream valley makes up over two-thirds of this area and is to be reforested creating an idyllic 
setting with a path system.  The Thomas Choice and Maryland Place Neighborhoods are situated 
high above the southern edge of the stream valley and a sequence of new uphill homes are situated 
along the lower slopes where large second story porches overlook the stream valley. The lower 
elevation of the site and the uphill configuration that presents two-stories facing south allows for a 
sensitive response that preserves a sense of openness for the existing homes.  Located on the north-
eastern most corner, townhomes are organized around a hamlet green that opens up to views of the 
stream valley and the hamlet is artfully crafted overlooking the Stream Valley Park. 
 

 
MAP #13:  AREA VI – STREAM VALLEY 
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Focus for Concept Plan Review.  The Applicant is requesting comments on the following elements of 
the plan: 

1. Area of Dedication to Parks.  The recently adopted Master Plan recommends the dedication 
of approximately 40 acres of the stream valley buffer to the Parks Department to connect the 
Great Seneca and Cabin John Parks.  The proposed area of dedication totals 54.24 acres:  

 
MAP #14:  BLOOM MV DEDICATION 

 
The area of dedication was calculated based on the modified floodplain, the extent of the 
stream valley buffer and the most practical and efficient way to connect the public land on 
either side of the Property, per the recommendations of the Master Plan. The afforestation 
measures required by the Forest Conservation ordinance will be directed to this area. 
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The dedication area includes eight ponds; six irrigation ponds and two stormwater 
management ponds (one pond serves a portion of the Club Hill neighborhood, and the other 
serves the Fern Hollow neighborhood).  Six of the  ponds will be breached and filled 
consistent with County and State guidelines (including the installation of any required 
outfalls to continue to manage any unidentified stormwater) and two will remain:  

 

 

 
MAP #15:  BLOOM MV DEDICATION WITH PONDS 
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Finally, the area includes existing hard path cart trails; some trails will be removed, some 
replaced with natural surface trails and some will remain: 

 
 

 
MAP #16:  BLOOM MV DEDICATION WITH TRAILS 

 
 
 
We request that the Department of Parks confirm both the boundaries and the activities proposed 
within the dedicated area are acceptable. 
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2. Parkland Preservation Area.  The Master Plan also states that “approximately 70 acres 
[inclusive of the approximately 40 acres to be dedicated] . . . be included in an environmental 
buffer” surrounding the stream.  A total 12.3 acre buffer is proposed.5  This area represents 
undeveloped areas and environmentally sensitive areas between lots and the proposed 
dedication area to limit any future encroachments onto Parks property.  
 

 

 
MAP #17:  PARKLAND PRESERVATION AREA 

 

                                                      
5  The total dedicated area and buffer is 64 acres, approximately that recommended by the Master Plan. 
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We request that Parks and Environmental Staff confirm that the proposed area satisfies the 
Master Plan recommendations. 

3. Revisions to the Floodplain.  The currently mapped FEMA floodplain is based on the 
Flood Insurance Study (“FIS”) dated September 29, 2006 and on available digital FEMA 
mapping information.  Since the time of the latest FIS a more accurate aerial topographic 
survey has been completed and has been supplemented with field survey for culverts and 
bridges within the study area.  The applicant wishes to adopt a new Floodplain Delineation 
Study based on the more accurate topographic information and the County accepted 
hydrologic methodologies.  Moreover, the new study uses more accurate hydraulic modeling 
of the bridge and culverts associated with this floodplain. 

The Applicant is processing the new study through the Montgomery County Department of 
Permitting Services (“DPS”) to obtain the necessary approvals to adopt the new floodplain 
delineations, which accommodate the proposed development. The applicant will follow with 
a submittal to FEMA using FEMA (less conservative) hydrologic modeling.  The FEMA 
approval will likely result in a smaller floodplain area than the DPS study based on the 
differences in the accepted methodologies.  Upon acceptance of the new floodplain by the 
DPS, the Applicant will submit an NRI to MNCPPC to begin the Preliminary Plan process. 

The new floodplain line, shown on page 23, encompasses approximately 48.74 acres and 
based on the hydrology studies described above: 
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MAP #18:  BLOOM MV FLOOD PLAN 

 
As a result, the Concept Plan shows units in what is now labeled as floodplain, but will be 
restored to buildable area upon approval by FEMA.  There is no development proposed in 
any areas not now identified as floodplain that will become floodplain.   

4. Other Environmental Protection Elements.  There are five existing stormwater management 
ponds on the Property outside of the proposed dedication area that have been identified as 
serving land outside of the Property.  These ponds will be retrofitted (and pipes replaced up 
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to the Property boundary6) in order to transferred to the County for perpetual maintenance 
pursuant to the County’s policy of taking responsibility for existing ponds that serve large 
drainage areas in residential communities.  As noted below, one pond is already subject to an 
easement to the County.  As noted above, the other ponds within the Property established for 
irrigation of the golf course will be breached and the area restored to a more natural state.   

 

 
MAP #19:  BLOOM MV STORMWATER MANAGEMENT PONDS 

 
 

                                                      
6  The Applicant has communicated the status of these ponds, its intended rehabilitation work and the 

need for repairs outside of the Property boundary to the impacted HOAs. 
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5. Tree Banking.  The Applicant reserves the right to use the areas beyond those required for 
afforestation by the Forest Conservation Ordinance as a tree bank.   
 
We request confirmation that the dedicated and buffer areas can support a tree bank from the 
Parks Department and comments on how such matters should be addressed in the PFA. 

6. Compatibility with Surrounding Community.  As discussed above, the Concept Plan has been 
designed to take advantage of the natural features of the Property, from grade changes to 
existing tree cover, to establish buffers between along the perimeter of the new development.  
In addition, the density and character, including the type of unit and the layout of the units, 
was based on the principal of “like against like” and the desires of those homeowners living 
adjacent to the Property that took the time to engage with the Applicant.  Finally, the height 
of the units is limited by the underlying zone to be sympathetic to the surrounding 
communities. 
 
We request confirmation that the design meets the intent of the Master Plan. 

7. Trail connections.  The Concept Plan outlines the general location of the skeleton of the trail 
plan concept, subject to adjustment based on feedback from MVF.  The trails are a mixture 
of natural and hard surface: 

 
MAP #20:  BLOOM MV TRAILS 
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We request that Staff of the various departments review and provide comments on the trail 
network. 

8. Stewartown Road Cross Section.  The proposed Stewartown Road cross section as defined in 
the Master Plan is integrated into the Concept Plan.  The public road section as proposed 
decreases the proposed sidewalk from six feet to five feet from the Master Plan’s 
recommendation and has limited areas with an eight foot on-street parking lane, as parking is 
provided elsewhere, allowing for a 56 foot right-of-way for the majority of Stewartown 
Road. 

 
1:  STEWARTOWN ROAD CROSS SECTION 
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We request that Transportation Staff and the Department of Public Works review and 
comment on the cross section and articulate the modifications and steps necessary for 
implementation of the cross section.   

9. Private streets.  With the exception of Stewartown Road Extended, all new proposed streets 
will be private, consistent with all the other streets within Montgomery Village.  The streets 
will be separately platted parcels, subject to a Public Access Easement and will be designed 
to tertiary standards: 

 
2.  FOR PRIVATE STREET CROSS SECTION 

 
 

We request confirmation from the Departments of Public Works and Permitting Services that 
the private nature of the street and the proposed design standards are acceptable.7 
 

10. Traffic Scoping Study.  The accepted Traffic Scoping Study is attached as Exhibit B.  The 
access points have been incorporated into the Concept Plan.   

 

 

 

 

                                                      
7  The Applicant anticipates that the new Subdivision Regulations will be in effect at the time the 

Preliminary Plan is submitted; if not, the Preliminary Plan will request a waiver to support the private 
streets. 
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11. Open Spaces.  The main open spaces available to the greater Montgomery Village 
community are located along the boundary of the stream valley buffer.  Although the final 
programming of the space is not finalized (and must be coordinated with MVF), the 
generalized scheme is shown below : 

 

 

MAP #21:  BLOOM MV OPEN SPACE 
 

We seek confirmation from Staff that the general programmatic use of the open spaces is 
consistent with the Master Plan and meets the needs of the new and existing communities. 
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12. Fire Access.  The Concept Plan utilizes alleys for the required 20-foot wide access drive in 
several Areas. 

We request comments from the Department of Fire and Rescue Services on the proposed 
neighborhood layout. 

13. Removal of Underground Tunnels.  There are two tunnels under Montgomery Village 
Avenue within the Property.  As part of the redevelopment, the Applicant will request that 
these be abandoned and filled.8   

 
MAP #22:  UNDERGROUND TUNNELS 

                                                      
8  There is a third tunnel under Montgomery Village Avenue located within the Pepco right-of-way.  The 

Applicant has no control over this land and, therefore, cannot propose any changes to it. 
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Thank you for your review of these materials.  We look forward to receiving comments at the next 
DRC meeting. 

 

Very truly yours, 

Erica A. Leatham 

 

 
Attachments 

cc: Russell Russell Hines 
Yovi Sever 
Pam Frentzel-Beyme 
Josh Sloan 
Laurence J. Brady AICP, LEED-AP 
Erik Aulestia 
Chanda Beaufort 
Raquel D. Montenegro 
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