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Introduction

The Olney Master Plan, approved in 2005 after a 4-year public input 
process, dedicates a chapter for the town center.  It is guided by the 
concept of Olney as a satellite town that functions as a local retail cen-
ter rather than a regional shopping and employment center.  The plan 
sets forth the following goal:

Create an economically healthy, attractive, pedestrian-oriented, and well 
connected Town Center to be the commercial and civic heart of the 
community.  Create a civic center in the Town Center through redevelop-
ment of a major shopping center or a public-private partnership.

A key recommendation of the plan, to rezone all properties in the 
Town Center to a single mixed-use zone, was adopted soon after plan 
approval.  The Maryland National Capital Park and Planning Commis-
sion (MNCPPC) formed the Olney Town Center Advisory Committee 
(OTCAC) and gave it the following charge.

•  Create an Illustrative Concept Plan;
•  Create a concept plan for a civic center/town commons; and
•  Review development proposals for parcels within the town 
center and make recommendations to the Montgomery County 
Planning Board.

The first section of this document, entitled Illustrative Concept Plan, 
achieves the first of these objectives.  It provides one of many possible 
development scenarios for the town center given the new Mixed-Use 
Town Center zoning.  The planning options provided herein should not 
be taken as a blueprint for development, but as an illustration of some 
of the opportunities that exist for the community and the property 
owners in the town center. 

The second section, Design Guidelines, provides standards by which the 
committee will review development proposals for parcels within the 
town center.

This is the Public Comment Draft. The OTCAC is presenting the con-
tents of this document between December 2007 and February 2008 
and accepting public input.  We invite you to contribute to the conver-
sation by attending a presentation or filling out Appendix A Feedback 
Form to register your comments.

Olney’s mixed-use town center has new possibilities that have never 
been available before.  We believe that the future holds exciting pos-
sibilities for commercial, housing, and office development in the heart of 
our community providing new choices for the citizens of Olney.

 

James A. Smith, Chair
Olney Town Center Advisory Committee



Location	of	Olney

Montgomery County, Maryland, was one of the two counties in 
Maryland that adopted a Master plan in 1964 based on the "wedges 
and corridors" concept, where major development was to occur 
along transit corridors while the rural areas in between these 
corridors would be residential and open space.  The 1964 General 
Plan designated Olney as a satellite community in the wedge area 
framed by the I-270 and I-95 corridors. 

The 2005 Olney Master Plan confirms the concept of Olney as 
a Satellite town.  Olney is envisioned as the focal point of the 
community, rather than a regional service or shopping area.  By  
discouraging commercial development outside of the Town Center 
and by encouraging density and development in the Town Center, 
the greater area of Olney will be able to preserve its semi-rural and 
residential character while allowing for the changes that will inevitably 
come as Montgomery County continues to grow its economy.  As 
such, the newly adopted Olney Master Plan, the Town Center's new 
mixed-use zoning, and these Development Guidelines are intended 
to guide Olney's growth into a vibrant town center.
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OLNEY	TOWN	CENTER

Existing	Conditions
The historic core of Olney is now characterized by typical suburban 
development that is oriented around the car.  From the diagram 
above it is evident that much more land is consumed by surface 
parking than by other uses.  The town center is widely perceived 
as unfriendly to pedestrians in part because of this focus on car 
access.
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From	the	Master	Plan	to	the	Illustrative	Plan

Montgomery County has a General Plan to provide the framework 
for development across the entire county.  The county is also divided 
into smaller master plan areas to provide long term, broad guidelines 
for development in each unique area. Master plans recommend the 
zoning for each property.  Zoning indicates what and how much can 
be built on each property.  The county also creates growth policy that 
determines when something can be built based on the Adequate Public 
Facilities Ordinance.  Every two years, school and transportation tests 
are written as part of the Growth Policy that every development must 
pass before being approved.  These reviews are required to insure there 
is infrastructure in place to support the new growth.

It takes several years to update a master plan and there are numerous 
opportunities for public input.  The process to update the 1980 Olney 
Master Plan started in July 2001 and ended in April 2005.  It began with a 
community wide survey followed by twenty public meetings of a Master 
Plan Advisory Group in which forty residents and business owners in 
the area participated.  There was a public hearing before the Planning 
Board who then discussed the details of the plan in many worksessions.  
The plan then had a public hearing before the County Council, which 
was also followed by multiple worksessions.  The final version of a 
master plan was approved by the County Council in April of 2005.

During the update of the Olney Master Plan, a Mixed Use Town Center 
zone was created to encourage residential uses in the town center.  
(Creation of a new zone undergoes a similar, public approval process as 
master plans.)  This zone allows retail use on the ground floor while the 
upper floors can be offices, residential, or other uses.  The Olney Town 
Center Advisory Group was formed to generate an illustrative plan 
to provide a cohesive design to the town center given the number of 
different property owners.  This group will continue to meet through the 
course of this twenty year master plan to oversee the implementation 
of this zone.    

OLNEY	TOWN	CENTER
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ELEMENTS	OF	THE	PLAN
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Full	Development	Yield	(2	Acres)
-40 du (20 du/acre) + 1.0 FAR Commercial
-Recommended two acre minimum - block size approximately   
200' x 400'
-Density requires structured parking of 2-3 levels
-Commercial development: Bethesda Row concept of 3+ stories
-Office above retail - Approximately 80,000 sf.

One	Acre	Development	Yield	-	Townhouses
-Residential at 20 du/acre

Existing	Conditions

MXTC	Zoning

Example of office over retail (Bethesda Row 
concept). 

Sample of housing type at 20 development 
units per acre.
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Concept	Plan
Guiding principles:
- Framework of pedestrian friendly streets    - High-Priority Pedestrian 
- Central public open space                            Crossings
- Building heights tapered from core	 			 - Street Façade Locations

ELEMENTS	OF	THE	PLAN
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Option	II:
Create Signature urban design element at Georgia and Route. 108 
to include a traffic circle, signature building, and traffic calming 
measures.

ELEMENTS	OF	THE	PLAN

Option	I:
Create Signature urban design element at Georgia and Route. 108 
to include a distinctive open space (park, special paving), signature 
buildings, and traffic calming measures.
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Olney	Gateway

Example of a signature building that creates a 
public space in front of itself.

Traffic circle with a unique community identify-
ing element. 
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SW	Quadrant	Plan	Elements:

Explore potential for consolidating Library/shopping center parcel 
to facilitate development of signature Public building at gateway.

Mixed-use Development on remaining blocks with commercial uses 
located along Georgia Avenue and residential adjacent to existing 
neighborhoods.

Consider options for relocating existing light industrial uses.
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SE	Quadrant	Plan	Elements:

Orient commercial development along Georgia Avenue and 108 
with residential development transitioning to neighborhoods.

Explore mixed-use grocery store model  - Grocery with residential/
commercial above.

Create vehicular/pedestrian connections as indicated in concept 
plan.

Provide public open spaces.
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NW	Quadrant	Plan	Elements:

Limited opportunity for consolidation due to condominium 
development.

Explore “flex” or “live-work” development on smaller parcels.

The corner property, at the intersection of 108 and Georgia Avenue, 
will be important to redeveloping this quadrant.
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NE	Quadrant	Plan	Elements	-	Freeman	Property

Option	1:
Public space on Route 108 creates a "window" making the public 
space more visible.
 
Option	II:
Internal public space to become the heart or center of downtown.

Common	characteristics:
-Strengthen pedestrian crossings across 108.
-Explore “flex” or “live-work” development on smaller parcels.
-These pieces of development can create a small town character 
with residential or office above retail, all anchored by a community 
public space or park.
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Left: Option 1.   Right: Option II.

Retail on the ground floor with wide sidewalks 
helps to create pedestrian friendly streets.



Architectural	Design

Buildings must exhibit a commitment to quality of design, materials 
and color, respecting the regional character, natural environment and 
geography of Olney and Montgomery County.  [For more information 
on the regional character of Olney, please reference Miche Booz's 
first volume, Report on Local Building Traditions, History and Analysis.]  In 
addition to the standards described under the Urban Design section of 
the Town Center Chapter in the Master Plan, architectural projects will 
conform to the following standards: 

Each building should complement its neighbors and be sensitive to the 
use of materials, color and scale.  New developments should recognize 
the importance of a collective impression that will be distinctive to 
the image of Olney.  The thematic constraints for architecture will be 
organized under the three topics of design, material and color.  

Design - Look to the natural setting and heritage of the region as points 
of departure for design development.  Diversity is an inevitable result 
of time and fashion but should be seen as an important hallmark of a 
cosmopolitan community.  The issue is to select architectural design 
that has the integrity and resolution to be compatible with surrounding 
buildings and achieve an appearance that will extend beyond fashion and 
contribute to the distinct and cohesive setting and sense of timelessness 
and sustainability.

Materials - Look to the local geographic character for material 
references.   The use of architectural materials and colors shall be 
limited to one or two colors for the major portion of the building.   

Color - The primary building colors utilized shall be earth tones and 
colors found in the local landscape. Garish or fluorescent colors 
shall be reserved for retail show windows and not used permanently 
on buildings.  Accent colors (brighter hues and values) may be used 
to complement the building color(s) and may be applied to window 
mullions, cornices and other architectural elements.

Parking garages will be interpreted as architectural features and 
relative issues of design, material, color, and urban design constraints will 
apply.   It is preferable to have garage development be laminated with 
residential, office, or retail uses.  These additional uses should be located 
along 'A' streets and at highly visible locations.  Additional improvements 
such as terracing of elevations and landscaping of building elevation 
and rooftops that increase the garages compatibility with surrounding 
architecture and active uses will be encouraged. See section on Parking 
Garage Design. 

13

DESIGN	GUIDELINES

Buildings here complement each other and their 
colors reflect the earth tones of the region.

Parking garages should include other uses as  
often as possible.  Here, ground floor retail 

activates the base of the garage and creates a 
pedestrian friendly streetscape.

Olney Town Center Advisory Committee
December 11, 2007



Building Heights -  Proposed structures will be respectful of adjacent 
structures while allowing variety and interruptions in roof forms and 
skyline treatment that will enhance the sense of pedestrian scale and 
visual interests.  The variation of building heights is part of the diversity 
of many attractive urban centers and should be acceptable in Olney.  

Side, Rear and Service Elevations -  All elevations will  have the 
same design elements and materials as the street facade.  However, 
the primary street façade will maintain a hierarchy and contain the 
main building entrance.  Buildings that face more than one street will 
maintain the same architectural treatment, design, materials, and colors 
compatible to the front façade.

Building Orientation - Buildings should be oriented with the main 
building entrance on to the primary street.  Corner lot buildings must 
orient to the street on streets with higher pedestrian activity and are 
encouraged to orient towards both streets.  Secondary entrances 
should serve the side and rear elevations, parking and rear yards.

Security - Commercial office tenants may require special security 
precautions. These precautions may include building access, special 
material and construction technologies.  The security concerns will have 
to be balanced against the over-arching goals of a pedestrian friendly 
mixed-use community with desire for diversity and street activity.

Window Openings - Window openings help to create a friendly 
environment and are critical in establishing a building's architectural 
character and proportions. Windows should be encouraged on all 
elevations, including those facing parking and service areas, when 
feasible.  Buildings facing onto ‘A’ street should have windows on the 
ground floor.  All street level exterior windows will use clear glass.  
Highly reflective glass will be discouraged and window proportions will 
be kept to a human scale.

Storefronts - Should be contained within an architectural framework 
of the larger building and should respect these design conditions.  Each 
storefront within a building should compliment the character of its 
neighbors, contributing to the distinctive image of the greater whole. 

Mechanical/Electrical Equipment - Rooftop and building mounted 
equipment should be screened from view in a manner that is 
architecturally compatible with the building design.   All roof mounted 
mechanical equipment and duct work which projects vertically more 
than 1.5 feet above the roof or roof parapet will be screened by a 
permanent enclosure that uses materials, design and color that are 
consistent with the building.
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DESIGN	GUIDELINES

Service Areas - Dumpsters and loading areas should be located away 
from major streets  towards a rear yard and be screened from view from 
adjacent roadways, sidewalks and trails using either dense evergreen 
landscape materials or masonry and wood frame walls, 6' to 8'  high, 
matching the adjacent architecture.

Pedestrian Movement - Can be encouraged through building details, 
which enclose or enhance the first and second floors. Entries, awnings, 
canopies, windows, covered or partially covered walkways, upper floor 
setbacks, lower floor setbacks, landscaping and other architectural 
details are all appropriate.
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Street	Design

The emphasis will be on creating a pleasant environment for the 
pedestrian that can be characterized by wide landscaped sidewalks, 
attractive and well designed street furniture, pedestrian-scale lighting, 
interesting ground floor uses and slow-moving vehicular traffic. The 
automobile, with appropriate traffic calming initiatives (narrower streets, 
on-street parking, clearly defined sidewalks and special paving at critical 
locations), can be compatible with, and contribute to, a pedestrian 
friendly environment.  Streets will be connected in a grid pattern 
to distribute traffic evenly throughout the community.  The street 
framework will support a wide range of land uses, and create a public 
infrastructure that encourages pedestrian activity, street life, and a sense 
of community and place.

STREET	STANDARDS
Turning Radii - Intersection and entrance drive radii dimensions 
associated with the public and private streets will be kept to minimum 
sizes to reduce traffic speed and make pedestrian crossings less 
daunting. 

Curb Radii - Design speeds of 25-mph require a curb radius of 15 feet 
for intersections with secondary and private streets.  Connections to 
regional roads in the MDOT / County may require larger curb radii.   All 
curb radii will be subject to the Montgomery County Road Code.

Alleys -  Alleys will occur primarily within development blocks providing 
alternative service routes and access to parking garages. The use of 
alleys fosters an urban landscape by providing an alternative to driveway 
interruptions, garage entrances and breaks in the urban street fabric.  
Furthermore, alleys reduce the hazards of vehicles moving across 
sidewalks.  
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An alley between residential development.
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Curb Cuts - Curb cuts are the entrances and driveways that interrupt 
the street curb line.  Curb cuts should be minimized on the regional 
roads through the use of shared entrances and alleys that separate 
driveway traffic from normal street traffic.  Fewer curb cuts also 
improve traffic safety.

On-Street Parking - Throughout the community, on-street parking may 
help reduce the number of on-site parking spaces. On-street parking acts 
as a traffic calming device and also enhances the sidewalk environment 
for pedestrians by providing a buffer between pedestrians and moving 
cars. Informal parking refers to on-street parking permitted along 
residential streets, but not designated or marked.  Formal parking refers 
to parking that is marked, signed or otherwise clearly designated.
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Georgia	Avenue	/	Route	108*

-5 Lane Section
-Add 12’ Median with turn lane
-Outside travel lane becomes parking lane during "off-peak" hours
-20 ft setback for planting and retail sidewalk

*All street sections will be subject to the County Road Code.

DESIGN	GUIDELINES
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Typical	Residential	Street

-2 lane section with on-street parking
-Parking on street calms traffic
-20 ft setback from curb for planting strip, sidewalk and yard
-Street Trees spaced at 30-40 ft on center

Typical	Residential	Street	-	Transition	Zone

-Residential screens parking deck
-2 lane section with on-street parking
-Parking on street calms traffic
-20 ft setback from curb for planting strip, sidewalk and yard
-Street Trees spaced at 30-40 ft on center
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Typical	Residential	Street	-	Commercial	Adjacency

-Most likely interim condition
-Planting/Fence screens cars
-2 lane section with on-street parking
-Parking on street calms traffic
-20 ft setback from curb for planting strip, sidewalk and yard
-Street Trees spaced at 30-40 ft on center

Alley

-Interface between parking and adjacent buildings
-2 lane section – access to parking/building
-Street Trees spaced at 30-40 ft on center



Streetscape	Design

The implementation of a continuous streetscape is vital to the visual 
organization and unification of the Olney Town Center, linking public 
areas and architectural features.

The following streetscape guidelines address improvements between 
the street and the building line including sidewalk treatment, landscaping, 
lighting, utilities, signs, and other design items.  Through simple 
improvements and organization, this relatively narrow area can improve 
the quality of the pedestrian experience and enliven the community.

Crosswalk - Demarcation of crosswalks through paint striping, textured 
pavement or alternative materials shall be provided at all legs of street 
intersections.

Sidewalks - Sidewalks will be provided on both sides of all streets and 
roadways.  The walk should be a minimum of 10' wide on 'A' streets 
and a minimum of 5' wide, on secondary streets.  The sidewalk material 
should be concrete and separated from the curb by a minimum 6' wide 
lawn / planting zone.  Sidewalks should typically be positioned straight 
and parallel to the roadway curb.  In special instances, such as within 
public open spaces or when significant vegetation occurs,  sidewalks may 
meander gently.
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Walkways -   Access to building entrances should be provided by 
walkways adjacent to or around buildings, from parking areas and/or the 
sidewalk network.  Walkways should be designed as part of the individual 
building streetscape and should support pedestrian accessibility among 
and between buildings.

Street Trees - Both sides of a street should contain street trees occurring 
in a continuous and regimented fashion.  Canopy trees should be placed 
between the sidewalk and curb in a minimum 5-6' wide planting zone. 
Only high canopy trees should be used to improve visibility, security and 
ease of maintenance. Once established, trees should be limbed to about 
12-15' above grade. Avoid using flowering trees with low branching 
habits and evergreens within the right-of-way.

Streetscape Furniture - The whole of Olney Town Center should have 
consistent streetscape furniture, including, but not limited to, benches, 
trash baskets, newspaper dispensers, bike racks, kiosks and telephones. 
Elements should be strong and durable, as quality will provide savings 
over the life expectancy of cheaper fixtures.    

Special paving materials, sculptures, water features, banners and flags can 
be used for visual interest and to create memorable images.

Walls, Fencing and Screening - Where parking and rear yards occur 
along the parkways, walls, fencing and screening shall be encouraged.  
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Parking	Garage	Design

Design - Parking garages should be wrapped with retail, residential 
or office buildings.  If that is not feasible, they must be harmonious 
with the design of adjoining architecture. The garage proportions and 
massing should be compatible and complement those of neighboring 
buildings. Because parking structures will likely have different floor 
plate and building height then office, residential and retail uses it will 
be impractical to replicate this architecture. The garage exteriors can 
be designed to reflect the vertical proportions of taller buildings rather 
than the horizontal proportions of a generic garage with a flat façade 
and ribbon openings. Articulations of the skyline, corner and mid-
building stair towers, columns, window openings, the introduction of 
railing and trellises and other ornaments will provide a less utilitarian 
appearance.  

Materials and Colors - These should be compatible with adjoining 
architecture. For garages that are linked and are an integral part of the 
architecture (tenant use building) materials and colors should continue 
those used in the building. 

Ground Floor Uses - Where garages front streets ground floor uses 
along a main street should be devoted to retail. The garage can be 
designed to provide for possible future leasable space on other ground 
floor portions of the garage that front secondary streets.

Roof-top Uses - Uses such as a private recreation center or apartments 
may be appropriate on top of a parking structure. Such uses as these 
will be able to capitalize on shared-parking opportunities. Also the large 
garage floor plate offers opportunities for roof-top gardens and play 
areas while offering a visual amenity to the taller surrounding uses.

DESIGN	GUIDELINES

Olney Town Center Advisory Committee
December 11, 2007

The exterior of parking garages can be 
designed to have different appearances from 
resembling a building to incorporating natural 
vegetation.  (Also see example of parking ga-
rage on page 13 in Architectural Design.) 



Parking	Lots	and	Garages

Adequate parking should be provided without sacrificing the ambiance 
of the public realm and pedestrian-scaled setting.  The location of 
parking and its design treatment must be planned to reduce the visual 
impact of parking for both the community and visitors.  This design 
approach can be achieved utilizing the following elements:

Surface Parking Cells - Large parking lots shall be divided into smaller, 
visually contained areas through the use of perimeter landscaping that 
will provide views and pedestrian ambiance.  The typical size of a parking 
cell should range from 80 to 120 cars (for example, two double loaded 
isles, with 25 cars per side, equal 100 cars).

Landscaping -  Parking lot landscaping should be simple in design and 
easy to maintain.  Hearty canopy trees, low evergreens and ground cover 
will achieve the required results.  Planting areas should be a minimum of 
6’ to 8’ wide.  Canopy trees should be of a variety that allows pruning 
from 12' to 15' above grade.  Trees utilized should be able to withstand 
summer heat rising from paving.  Planting areas will be concentrated 
where they will have the greatest visual and formal impact.  

Security - An important consideration in landscaping a parking lot 
is maintaining a "view horizon" located between 3' and 12' above 
grade which should be kept free of landscape material to allow for 
surveillance.  The location of low flowering trees and evergreens with 
low branching habits should be considered with regard to important 
surveillance corridors.

Lighting - Parking lot lighting should provide adequate illumination for 
security.  Generally, a few taller fixtures are preferred to many smaller 
poles.  The pole and fixture shall be coordinated with the design and 
color chosen for pedestrian fixtures throughout the development.  All 
fixtures should be the "cut-off" type to reduce night sky pollution.
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Paving - Either bituminous or concrete parking is required for all drives 
and parking lots.  Masonry pavers are an optional, decorative opportunity.  
Dirt, gravel and other unpaved surfaces are inappropriate.

Concrete Curbs and Striping - Concrete curbs, 6” to 8” high, will be 
required for all drives and parking lots.  The use of timber wheel stops 
and asphalt for curbing will not be allowed because of appearance, short 
life span and vulnerability to trucks.  Striping will be required to identify 
all parking spaces.

Screening - Parking lots will have adequate screening.  A low wall or 
evergreen edge (maximum 30” height) will screen bumpers, wheels and 
paving, while allowing for surveillance.  Screening could also be effectively 
used between parking lots and buildings.  Berming alone should be 
discouraged.



Landscape	Architecture

Landscaping is one of the rare site investments that improves with age 
and is therefore an important component in enhancing the community.

Three basic rules apply to all landscaping:
Keep the design simple — Landscaping should emphasize simplicity of 
design.  Quality and durability are much easier to achieve with simple, 
straightforward designs.
Use quality materials — Quality materials age well, stand up to abuse, 
are easier to maintain, and have a comparatively long life expectancy.
Provide easily maintained installations — The best design, 
implemented with quality materials, is ineffective if it is not maintained 
properly.

Subject to the county standards, the following items should be 
considered:

Color and Specimen Material - To be efficient, color and specimen 
material must be used generously in a few key locations.  Selecting a few 
highly visible locations is more effective than sprinkling color in small 
patches over the total site.

Massing and Grouping of Plant Material - Large groupings of a single 
species is preferred to planting a large area with numerous species.  
Trees and shrubbery should be respectful of the surrounding scale of 
both street and building dimensions.

26
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Maintenance Edges - Maintenance edges provide an important sense 
of orderliness. Lawn areas should be separated from landscaped beds 
with edging such as concrete walks, steel edging or curbing.

Security and Surveillance - Plant material should be confined to 36" 
and lower, and tree canopy (tree limbs and leaves) should begin at 12' 
and above to allow for visual surveillance and a sense of security.

LANDSCAPE	MATERIALS

The following guidelines shall apply to the major categories of landscape 
materials in order to create the desired visual harmony among the 
individual development sites.  All plant material shall be selected from 
varieties visually compatible with, or directly from, the native vegetation, 
and all shall be odorless and free of messy fruits and seeds.  Species 
with chronic diseases, pest problems and/or structural weaknesses shall 
be avoided.  

Deciduous Shrubs - Deciduous shrubs should be used as accents to 
create seasonal color interest.  Due to their informal appearance, they 
should not be used in high image areas where a manicured formal 
presentation is desired  instead they should be maintained with a 
"natural" growth habitat.  The maximum preferred size is 3'-4' in height 
in urban areas.

Edging Material -  Plant bed edging, mowing strips or other edging 
materials are encouraged.  Acceptable materials include steel (black), 
concrete, stone and brick.

Evergreen Shrubs - Evergreen shrubs shall be selected from varieties 
of winter-hardy shrubs commonly found in the mid-Atlantic region.  
They may be used where a low-level screen or hedge is desired, such as 
parking lots, sidewalks or as mass plantings in the landscape; they may 
also be used as effective erosion prevention ground covers on slopes.  
The minimum preferred size is 18"-24" spread.

Evergreen Trees - Evergreen trees shall be used in strategic locations, 
and designed into group plantings to enhance "winter" seasonal interest, 
screen objectionable views of service areas and parking, and act as a 
backdrop for ornamental (flowering) trees.  Evergreen trees shall be 
selected from species native to the area or similar in appearance.   

Indigenous Plant Material - Indigenous plant material shall comprise 
a significant portion of all new landscape improvements.
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Ornamental Trees - Normally 12' to 25' tall at maturity, ornamental 
trees should be planted for accents and visual emphasis.  The flowering 
habits of ornamental trees are very effective in providing seasonal visual 
variety.

Streetscape & Canopy Trees - Used between the building zone and 
the street edge, streetscape and canopy trees shall be major deciduous 
trees.  They may be located either within sidewalk planters or in planting 
zones between the sidewalk and curb.  Street trees should be located 
at approximately 30' to 35' on center.  Canopy trees shall be used in 
parking islands and lawn areas, where they do not interfere with the 
design intent of streetscape plantings.  In the interest of security, trees 
should be free of limbs between 3’ and 12’ above grade.  The minimum 
preferred size is 3"-3 1/2 caliper.

Turf - Lawns and other turf zones within the street right-of-ways and 
other development areas may be seeded, or planted with sod as an 
optional substitute.   A standard turf shall be established for the entire 
project, which may be modified by the Design Review Committee.  
Where sod is employed, it shall be of a quality meeting the certification 
requirements of the Virginia Association of Turf Growers.

LANDSCAPING	PRACTICES

Planting practices should be standardized.  All plants should be nursery 
grown in accordance with the highest standards of horticultural practices, 
and under climatic conditions similar to those of Montgomery County.  

Plants shall be typical of their species or variety with normal growth 
habits.  Plants shall be disease-free and have healthy, well-developed root 
systems.  All plants shall conform to the American Standard for Nursery 
Stock as published by the American Association of Nurserymen. 



Signage	Standards

A sign has two primary functions: to identify a business or place and/or 
to provide direction.  Sensitive design and appropriate placement of 
signs contributes to a community’s image and facilitates easy travel 
across streets, sidewalks, trails and bikeways.  To successfully achieve 
these functions, a sign must be eye-catching without being offensive.  
Signage must also conform to the County's sign standards.

FREESTANDING	SIGNS
Design of freestanding signs should be simple and architectural in 
appearance, continuing the design theme of the adjoining architecture.  
There should be ample dimension, length and thickness to give the 
appearance of solidity.  Signs should sit on grade or be attached to a 
singular base.  Complicated shapes and silhouettes should be avoided. 
Type - Impermanent and permanent freestanding (ground or pole 
mounted) signs.

Materials - Stone, Brick and mortar, lattice frame, sign foam (or other 
industry standard materials), PVC (or other industry-standard materials 
for posts, columns and lattice work),  cedar or copper caps and exterior 
industrial sign grade paints.

Materials	 for	 Impermanent	 Signs - MDO plywood, Sentra 
(extruded PVC), Aluminum panels, PVC (or other industry- standard 
materials for posts) and exterior industrial sign grade paint.

Color - Primarily white and/or off-white and green with accent colors.  
Colors on Banners and flags will vary.

Lighting - The entrance signs, builders site identification signs, builders 
sales center signs and model home identification signs shall incorporate 
down lighting that will point directly onto sign.

Method	of	Measurement - The maximum height of the signs shall be 
calculated as the distance from the ground to the top of the supports 
and/or sign, whichever is greater.

Landscaping - Low-lying shrubs and/or flowering plants will be 
provided around the base of permanent signs.

Location - Signs should be in proximity to the main vehicular entrance 
or activity.  The sign should not project over public property.
 
Height	and	Size - Signs may vary in height and size, reflective of traffic 
speed and volume, but lower profile or ground level signs are preferred 
and should be used whenever possible.  Height and size of signs should 
be limited. 
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Sign	Copy	and	Message - Information should be limited to the name 
of the business or place and other pertinent information related to the 
bona fide business conducted on the premises.  Advertising material 
or product manufacturers and suppliers should not be permitted on 
any exterior sign except as the primary identification for the place of 
business.  The sign should not be used for franchise product advertising.  
Simplicity is the key to legibility and elegance.  Bold, simple lettering 
styles are most effective.  Symbols and graphic shorthand can express 
more concisely the ideas which signs seek to communicate.  

BUILDING	MOUNTED	SIGNS
If improperly located or out of scale with a building, building-mounted 
signs can cheapen the appearance of the establishment and lower the 
standards for surrounding developments.  Signs and graphics should 
not dominate a building’s architectural appearance.  Signs should not 
be higher than 12” below the second story window sill or top of one 
story building .

Location - Storefront sign locations should be monitored.  Retail 
storefront signs should be prohibited  on the fronts of buildings above 
the ground floor level,  a sign should not be lower than top of storefront 
windows or 8’ above sidewalk grade.  Building signs should not be 
permitted on the roof or project above the vertical wall area of the 
facade. 

Projecting Signs - Projecting signs can add vitality to the visual 
environment if they are in scale with the pedestrian.  There should be 
only one projecting sign per shop and it should not exceed 12 square 
feet in area.  They should not be located any higher than 12’ or lower 
than 8’ above grade, and should not project more than 4’ from the 
building face.  A sign attached to a building facade should not project 
above the wall area of the facade.

Flat Signs - Flat signs should be placed parallel to the face of the building 
and not project beyond the primary surface of the building.

Size - Signs should be in proportion to the storefront and the building 
facade as a whole.  Signs should never be allowed to obscure or 
overwhelm the basic architectural character of the building.  (A ratio of 
two-square-feet of sign area for each linear foot of building frontage is 
a good rule of thumb in determining total sign areas.)

Color -  Signs should generally be limited to no more than three colors.  
Bright colors are entirely appropriate for signs, but the use of too many 
colors is distracting and should be avoided. 

Awning Signs - Lettering and symbols, or designs painted or sewn onto 
awnings will be permitted.  There should only be one sign for the front 
facade and one smaller sign for commercial uses with entrances from a 
side or rear elevation.
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Screening

The goal of screening is to visually integrate and, where necessary, 
screen those elements that, though essential, can become unsightly.  
There are components to any development that should be screened 
from public view.  A majority of these elements, such as services and 
utility functions, can be hidden through a selective location out of easy 
view by the visitor.  The objective is to locate an element where the 
fewest number of people see it for the least amount of time.  Relocation 
of the object to an area out of the public's view should be the first 
preference, especially for service and utility elements that are visible 
from the standard streets.  Elements such as dumpsters, services and 
storage units should not be seen from the public realm.

There are, however, elements and activities which are necessarily located 
in the public area.  Visually integrating and meshing the service or utility 
component into the public environment is the goal of screening, not 
hiding or camouflaging the element.  For example, the additional 
attention created by trying to conceal an electrical transformer may be 
worse than the unscreened appearance.  Screening is a last resort, but a 
very functional solution when appropriate.

Full Screening - Areas where, if exposed, would require constant 
maintenance should have full screening.  Screening design and durability 
are important.  Solutions such as chain link or wooden fencing may 
be inappropriate if they will fall into disrepair.   Dumpsters require full 
screening when the refuse is unsightly and soils the dumpster itself (i.e. 
restaurants).  Full screening, however, should be designed to require 
little maintenance,  and be compatible with architectural and site 
development themes.

Partial Screening - The introduction of landscape and design elements 
as partial screening provides a setting and sense of upkeep without the 
necessity of fully hiding the element or activity.  Partial screening serves 
the same purpose as foundation planting around a building -- it provides 
a setting and visually anchors elements to the ground plane.  

Low Screens - The most effective treatment of parking lots is with low 
screens (max 42” height).  This is preferred to full screening (72” to 96” 
height) for both aesthetic and security reasons.

No Screening - If service elements are only marginally obtrusive, no 
screening is required.   Some utilities and surface elements may be 
less of a blight if they are not decorated.  A meter box, which is not 
close to a sidewalk, may only require a coat of color to blend with 
its background, whereas a fussy landscape would draw unnecessary 
attention and memorialize it.
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Service Areas - Full screening should be required for dumpsters to 
provide a sense of maintenance to the property.  Loading and other 
service areas should be located where least visible, but may not require 
full screening unless the dock area is excessively soiled, thus requiring 
constant maintenance.  Generally, partial screening providing boundaries 
between public and service areas should be sufficient. 

Transformers and Utilities - Transformers and utilities which are not 
underground and are not close to walkways should be painted a color to 
blend with the background instead of being accentuated with a landscape 
screen.



Design	Review	Process

Owners of property in the town center are advised to present their 
development plans to the Olney Town Center Advisory Committee 
(OTCAC) before going before the Planning Board. Contact the 
committee chair at least three months prior to your planned 
appearance before the Planning Board.  In advance of the meeting with 
the (OTCAC), provide a narrative and map describing your proposed 
development. Include the location (address) of properties affected, 
description of the development planned, and identify the land owner(s) 
and developer(s) that are party to the proposal. 

The committee chair will advise you of the date of the meeting. At the 
meeting present your development plans.  The committee will provide a 
written recommendation to the Planning Board at least two weeks prior 
to your scheduled appearance.   A representative from the committee 
will be present for your appearance before the Planning Board to 
present the committee’s recommendation.
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