
1 
 

DRAFT -- For Public Comment 

 

Concept Plan for a  

Civic Center and Town Commons  

for Olney, Maryland 

 

     

           

Olney-area organizations are invited to comment and provide letters of 

endorsement by June 30th, 2016 for inclusion in Attachment B.  

 

Olney Town Center Advisory Committee 

May 9, 2016 

  



2 
 

Contents 
Foreword ................................................................................................................................................ 3 

Executive Summary ................................................................................................................................. 4 

Introduction ............................................................................................................................................ 7 

Section 1 Description of Facilities, Space Needs, and Possible Tenants .................................................... 8 

Civic Center Building ............................................................................................................................ 8 

Use 1: Public/County Services: ......................................................................................................... 8 

Use 2: Nonprofit Organizations ........................................................................................................ 8 

Use 3: Public Meeting Space ............................................................................................................ 9 

Use 4: Indoor Recreation Facility ...................................................................................................... 9 

Major Public Open Space/Town Commons ........................................................................................ 10 

Use 1: Public Festivals and Concert Series ...................................................................................... 10 

Use 2: Outdoor Recreation Space................................................................................................... 10 

Use 3: Olney Farmers and Artists Market ....................................................................................... 11 

Concert Pavilion Adjacent to Public Open Space ................................................................................ 11 

Use 1: Performance Facility at Festivals and Concerts .................................................................... 11 

Use 2: Sheltered Space for Programming that Takes Place on the Town Commons ........................ 11 

Use 3: Community Focal Point ....................................................................................................... 11 

Section 2 Project Champions ................................................................................................................. 12 

Section 3 Dialogue with Land Owners .................................................................................................... 13 

Section 4 Case Studies of Public-Private Partnerships ............................................................................ 15 

Downtown Redevelopment, Silver Spring, MD ................................................................................... 16 

Rockville Town Center ....................................................................................................................... 17 

Wheaton Redevelopment Program .................................................................................................... 18 

Section 5 Possible Opportunities for Locating Public Facilities in the Olney Town Center ....................... 21 

Attachments .......................................................................................................................................... 24 

Attachment 1: Olney Town Center Advisory Committee OTCAC Members ......................................... 24 

Attachment 2: Record of Public Outreach for Concept Plan ............................................................... 25 

Attachment 3: Letters of Support ...................................................................................................... 26 

Attachment 4: Listing of 30 Largest Parcels/Assemblages in the Olney Town Center .......................... 27 

30 Largest Parcels/Assemblages .................................................................................................... 27 

Five Condominium Properties in Town Center ............................................................................... 28 

 



3 
 

Foreword 
 

May 2016 

 

The Olney Town Center Advisory Committee, an advisory committee to the Montgomery 

County Planning Board, has completed its 10th year and is proud to provide this Concept Plan 

for a Civic Center and Town Commons for Olney. Over the past 2 years we’ve dedicated our 

efforts to identifying the needs of community groups for these facilities and identifying 

opportunities to realize the vision. 

Olney has a strong local identity, a vibrant civic society, and strong engagement with its elected 

representatives at the County and State level. The need for the facilities described in this plan, 

and our petition to our County and State government, goes back at least to 2000 when the 

Chamber of Commerce and the Greater Olney Civic Association created a task force for this 

issue.  

The intention of this plan is to provide County government with input needed for a facility 

planning study, currently being considered for funding through the 2017-2022 Capital 

Improvement Program (CIP).  

Our committee looks forward to continued engagement in this process over the coming years. 

 

Sincerely, 

 

James A. Smith, Chair 

Olney Town Center Advisory Committee 

 

 

 

 

Cover photo: A sample of a community band shell facility. A facility such as this could be part of a town 

commons in Olney.  
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Executive Summary 
 

The Olney Town Center Advisory Committee (OTCAC) has finished a 2-year work plan dedicated to 

completing this Concept Plan for a Civic Center and Town Commons for Olney, Maryland (Concept Plan). 

The original request for a civic center came from the Olney Chamber of Commerce (Chamber) in the late 

1990s. The Chamber and the Greater Olney Civic Association (GOCA) created the Olney Community 

Center Task Force that petitioned the Montgomery County Executive and Council for “…a center where 

a variety of services can be housed jointly, both County Agencies and community-based organizations 

such as the Olney Chamber of Commerce.” OTCAC was formed as an advisory committee to the 

Montgomery County Planning Board in 2006 to, in part, create this Concept Plan to articulate the 

community’s need and vision for the facilities.  

Identifying the Need 

OTCAC conducted several public meetings and private interviews with business owners, Olney 

nonprofits, and County officials to document the needs and proposed uses for two types of facilities as 

follows: 

1. Civic Center building that would house office space for the police substation, future satellite 

office for the Mid-County Regional Service Center, Chamber of Commerce office, nonprofit 

meeting space, teen center, location for senior activities, and possibly indoor recreation 

facilities.  

2. Town Commons with Concert Pavilion that would provide space for public festivals such as 

Olney Days and Olney Night Out; performance facilities for outdoor concerts by the Olney 

Concert Band, Olney Big Band, teen bands, and summer concert series sponsored by local 

organizations; Farmers and Artists Market; and public open space for pick-up athletic contests 

and unprogrammed recreation time by Olney citizens. 

Public Officials and Local Champions 

The need for these facilities is championed by the many groups represented on the 12-member OTCAC, 

the member homeowners associations and civic associations in GOCA, and the Olney Chamber of 

Commerce. Furthermore, we have received endorsement for developing the concept of a Civic Center 

and Town Commons from the Mid-County Citizens Advisory Board; Nancy Navarro, the Montgomery 

County Council Member representing Olney; District 14 and 19 State delegations,; and the County 

Executive through his inclusion of a facility study in the 2017-2022 Capitol Improvement budget.  

Additional local champions for this project include the Olney Concert Band, Olney Big Band, Olney Home 

for Life (nonprofit helping seniors age in place), and Project Change (nonprofit advocating for healthy 

activities for teens). Additional organizations provided input during our outreach. Our outreach efforts 

are documented in Attachment 2. 

Brainstorming Ideas for Acquiring Land for Facilities 

The Olney Master Plan indicated that a primary mechanisms for realizing these types of facilities are: 1) 

a public-private partnership through the redevelopment of a major shopping center in the town center; 

Commented [JS1]: Need letters of support for this plan to 
be “final”. 

Commented [JS2]: Still need to receive these letters of 
support to add to appendix B. We have received verbal 
support from both Senators from these delegations. 
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2) a land swap that would create public space in the town center, or; 3) public acquisition of private 

land.  

OTCAC performed a survey of the largest land owners in the town center and none indicated plans in 

the next 10 years to redevelop their property. The redevelopment of a major shopping center is perhaps 

the easiest path to realizing the public facilities because of the requirement to set aside a percentage for 

public use under the Commercial Residential Town Center (CRT) zoning. Since none of the major 

shopping centers plan to redevelop, that means that the Olney community will have to look more 

heavily toward public sources to acquire land for the facilities.  

Several brainstorming conversations occurred throughout the two-year period of developing this 

Concept Plan. Here are some of the ideas discussed by OTCAC. 

Small properties in the town center could possibly be assembled and used to address some of 

the facility needs. For example, several properties between 3rd Avenue and North High Street 

include residential parcels and undeveloped parcels that could possibly be combined to create 

up to 2.5 acres of open space for a Town Commons with Concert Pavilion. The existing buildings 

are houses under private ownership. If these properties were to be acquired for public use, 

some of the existing structures could possibly be converted for some of the public uses 

identified in this plan. If done right, it could make accessible large areas of open space and 

preserve the dignity and character of a neighborhood that is experiencing commercial 

development pressure. This type of redevelopment could leverage open space and historic 

preservation grants. 

Another location identified is the privately-owned and unused house at 18114 Hillcrest Avenue. 

This house is a blighted property that could be acquired for public use, for example, as a County-

run teen center facility in conjunction with other complimentary uses.  

The idea of a land swap could be considered using the Longwood Recreation Center as a 

publicly-owned property to swap for private land somewhere in the town center. Longwood was 

converted from a private school to the recreation center in 1982 following significant civic 

advocacy for the facility. However, the citing of this facility occurred more from the 

opportunistic availability of the unused Longwood private school property rather than a 

calculated placement of the public facilities. The 2005 Olney Master Plan articulates the concept 

of Olney being a “semi-rural” community that puts mixed uses in the town center surrounded by 

residential and rural uses. If the Longwood Recreation Center uses were to be moved into new 

Civic Center building in the town center it would be consistent with this plan. 

Public-Private Partnerships 

There are local examples of public-private partnerships (P3) including Downtown Redevelopment Silver 

Spring, the Wheaton Redevelopment Program, and Rockville Town Square. The needs articulated in this 

Concept Plan for Olney are very modest in comparison with the scope of these three developments. 

However, these three local examples help to illustrate how public investment can spur private 

development with public benefit to communities. 

The Mid-County Community Recreation Center at 2004 Queensguard Road in Silver Spring provides a 

recent example of a public (County) facility that was built as a result of civic advocacy by the Lahill 
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community. Given the low probability of a major redevelopment in the Olney town center, the 

opportunity for a significant P3 might be a decade or more away. The Olney community should study 

Lahill’s success in getting the County to invest in their community as a possible option for funding a civic 

center and town commons with a concert pavilion. 

What’s Next 

The Olney Community has lobbied for CIP funding for a facility planning study to determine the location 

and scope of a Civic Center and Town Commons. The County Executive’s CIP request to the County 

Council in January 2016 included “Olney Community Commons” on the list of candidate facility planning 

studies to be completed during FY17 and FY18. On March 3, the Council’s Government Operations & 

Fiscal Policy (GO) committee recommended adding $25,000 to the CIP for the planning of the Olney 

Civic Center and Town Commons. If approved by the full Council, the community charrette, which is the 

first stage in the planning process, would begin in the coming fiscal year. 

OTCAC, GOCA, and the Olney Chamber of Commerce urge Montgomery County government to make 

the facility planning study a priority for the Olney community. 

 

  

Commented [JS3]: All 3 organizations need to endorse 
this Concept Plan before we can call this statement “final”. 
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Introduction 
The Olney community is an unincorporated community of over 40,000 residents around the crossroads 

of Maryland State Highways 97 and 108. Olney articulated its need for a civic center as early as 2000 

when GOCA and the Chamber of Commerce formed an Olney Community Center Task Force. They 

drafted a letter to the County Executive that asked for “…a center where a variety of services can be 

housed jointly, both County Agencies and community-based organizations such as the Olney Chamber of 

Commerce.”  

By 2005 Olney’s request was translated into specific recommendations in the Olney Master Plan to 1) 

create a prominently located and accessible civic center with a major public open space of 

approximately one acre, and 2) create an advisory committee to “…ensure prompt creation of a new 

Civic Center.” along with other duties. The civic center/town commons was one of four major elements 

of the master plan’s concept for the Olney Town Center. (See Olney Master Plan, p. 42) 

 

History of Olney’s Progression Toward a Civic Center/Town Commons 

 

 

The Olney Town Center Advisory Committee is a 12-member committee with broad representation of 

interests in the Olney community. Members come from businesses and land owners in the town center, 

from advisory boards and GOCA, from Olney-area HOAs including some that are adjacent to the town 

center, and from Olney nonprofit organizations. OTCAC is supported by the Olney Community Planner 

from the Maryland-National Capitol Park and Planning Commission, currently Mr. Fred Boyd. OTCAC has 

liaisons from GOCA the Olney Chamber of Commerce among its committee members. See Attachment 1 

for a complete list of committee members. 

2000

•Chamber and GOCA send letter to County Executive about opportunities to create community center

•Formed Olney Community Center Task Force, drafted a proposal, obtained endorsements

2005

•Olney Master Plan included recommendations to “Create a civic center with major public open space … designed to accommodate a
variety of functions including place for public gathering and events.”

•Olney Town Center Advisory Committee chartered, in part, to create a Concept Plan for a Civic Center and Town Commons

2008

•OTCAC completes, and GOCA enodrses, Preliminary Concept Paper for Civic Center / Town Commons (CC/TC)

•Identified possible tenants and space requirements

2008-2015

•OTCAC has several activities/conversations with community and officials about CC/TC

•Redevelopments in town center and other changes impact needs for CC/TC space

2016

•2017-2022 CIP includes facility planning study for Olney CC/TC

•OTCAC drafts Concept Plan for CC/TC

•GOCA and Chamber of Commerce endorse Concept Plan

Commented [JS4]: The last item is in red, which indicates 
that this step has not yet occurred, but should before this 
plan becomes “final”. 
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This document is a product of the OTCAC and provides content that is seen as necessary for a County 

feasibility study for a civic center and a town commons with concert pavilion in the Olney Town Center. 

Sections include the following. 

1. Description of Facilities, Space Needs, and Possible Tenants 

2. Project Champions 

3. Dialogue with Land Owners 

4. Case Studies of Public-Private Partnerships 

5. Possible Opportunities for Locating Public Facilities in the Olney Town Center 

 

Section 1 Description of Facilities, Space Needs, and Possible Tenants 
The public needs require three distinct facility types:  

1. Civic/community center building with indoor space to provide a central location for County 

services and community uses 

2. Major public open space 

3. Concept pavilion located on or adjacent to the public open space 

While some of the uses for the proposed facilities are found in facilities nearby, such as Longwood 

Recreation Center and the Sandy Spring Museum, it is the viewpoint of OTCAC that central location of 

the programming offers benefits to both those who use the facilities and the businesses in the town 

center.  

Civic Center Building 
Tenants of the community center building would be County agencies, office space for nonprofit 

organizations, and meeting space for a variety of civic organizations. 

Use 1: Public/County Services: 

Montgomery County Police Satellite Station—The police satellite station is currently located in a 

temporary pre-fabricated building located in the parking lot of the Giant Food store in the town center 

and has been at that location since Olney was granted a satellite station in 1998. While it has currently 

undergone recent renovation due to sustaining support from the Chamber of Commerce and the 

community, the facility provides only minimal accommodations for the variety of police functions that 

are want of such a facility. It lacks a proper interview room, storage for officers’ bicycles and other 

equipment, proper infrastructure for computers and communication devices, and secure storage. 

Mid-County Regional Services Center—The closest services center is in Wheaton. Through the late 2000s 

Olney had a part-time community liaison that was inadequately housed in the library. Whether or not 

that position ever gets re-established, the Civic Center would provide programming space for outreach 

efforts by the Regional Services Center and other County agencies that need space for outreach 

activities in the Olney community.  

Use 2: Nonprofit Organizations 

Olney Chamber of Commerce—The chamber currently rents a second-floor office space in the Olney 

Shopping Center. The location does not lend itself to public exposure. A well-trafficked Civic Center 
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would provide better engagement for the Chamber offices and provide an opportunity for a Visitor 

Center kiosk.  

Teen Center—Olney commercial establishments lack youth amenities such as a movie theater, bowling 

alley, games arcade, and focal point for community gathering. However, Olney has an active nonprofit, 

Project Change, that partners with local businesses and nonprofits to provide constructive programming 

for youth including Teen Coffee House, annual Rock-the-Lot Block Party, and a variety of afterschool 

activities. This organization would be one of the beneficiaries of a teen center facility that would include 

meeting and artists’ practice space. Since teens would be in school most of the year the space could 

possibly be shared with complementary uses, such as senior programming during the day time hours. 

Senior Interests/Senior Center—A nonprofit Olney Home for Life provides services for senior to help 

them stay in their homes longer than what they could manage without the nonprofit’s support. Modest 

office space in conjunction with senior programming offered by the County would provide synergies to 

enhance the quality of life of Olney’s fastest growing segment of the population. 

Use 3: Public Meeting Space 

Olney has a vibrant civic life with dozens of homeowners’ associations and civic associations including 

GOCA; advisory committees such as OTCAC; volunteer civic organizations such as Lions, Rotary, and 

American Legion; charitable/philanthropic organizations such as Olney Civic Fund and Olney Help; and 

Cultural and Arts organizations such as the Olney Farmers and Artists Market, Olney Concert Band, 

Olney Big Band, and Olney Theatre; and member organizations such as Olney Toastmaster and start-up 

houses of worship. These organizations vie for limited meeting facilities at the library (which has limited 

hours that  hamper use by many organizations), Olney Inn Room at the Sandy Spring Bank, The Olney 

Community Room in the Buffington RE/MAX Building, at MedStar Montgomery Hospital, and at local 

schools. A civic center with all-purpose space and/or meeting rooms will help meet the need for meeting 

room space.  

Use 4: Indoor Recreation Facility 

Olney has a shortage of indoor court facilities that often causes late night programming for school aged 

kids involved in team sports. Adding one pay-for-use basketball/volleyball court would serve the 

programming needs of several area nonprofit athletic organizations such as the Olney Boys and Girls 

Club, Sandy Spring Athletic Association, and St. Peter’s Athletic Association, plus it could serve area 

public and private schools, which may lack sufficient facilities during times of peak use. 
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Major Public Open Space/Town Commons 

Use 1: Public Festivals and Concert Series 

The Olney community supports Olney Days, a major public festival including a charitable bike ride/fun 

run, teen idol contest, fun fair and fireworks, antique car show, parade, and block party. The combined 

attendance of all events is upwards to 10,000. Other public events that draw sizable crowds include the 

Olney Night Out, concert series sponsored by adjacent shopping centers. Each of these activities could 

benefit from a well-placed, sizable public open space.  

For example, the Olney Days parade currently terminates in a grocery store parking lot. Participants who 

want to participate in the next event, the Rock-the-Lot block party, have to relocate to the event 

location two blocks away. If the parade were to terminate at a town commons that same location could 

be location of the block party offering a seamless transition from one event to the next. The Olney Night 

Out is currently hosted in the parking lot of one of the major shopping centers. While the facility is much 

appreciated by the event host, it provides a very hot location for an August event. A grassy town 

commons with trees and public facilities could provide a more comfortable location. 

Use 2: Outdoor Recreation Space 

Olney town center lacks a sizable outdoor space with furnishings to enjoy carry-out meals, grassy areas 

to toss a Frisbee, or kick a soccer ball.  Furthermore, Olney lacks a community focal point with urban art 

or architecture that would provide a unique sense of place. The following quote is literally written in 

stone in the Fair Hill Shopping Center summarizing the community’s desire for such a facility. 

“Olney needs to have an identity. That identity should be represented architecturally, 

in the land, in the public spaces, and in the heart of her citizens. We need gathering 

places both formal and informal, enclosed and al fresco.” 

Joshua M. Freeman – August 2005 

 

  

Photo by Jim Smith of engraved rock in Fair Hill Shopping Center, 2015. 
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Use 3: Olney Farmers and Artists Market 

The Olney Farmers and Artists Market currently is well-placed near the town center on an undeveloped 

lot on the grounds of the MedStar Montgomery Hospital. The market was originally located in the 

parking lot of a shopping center and displaced during renovation leading to their current arrangement. 

However, the present location is not stable. At least three times a year, the market is displaced to the 

hospital parking lot so the vacant lot can be used for other purposes. The market would benefit from a 

large public open space in the town center that could be considered as a permanent location or as a 

backup location during weekends it is displaced from its current location. 

 

Concert Pavilion Adjacent to Public Open Space 

Use 1: Performance Facility at Festivals and Concerts 

Olney has several music groups that would make use of an outdoor concert pavilion for public concerts. 

The Olney Concert Band and The Olney Big Band are often in need of a venue to perform and the rental 

fee for performance space is often a barrier to holding public events. Smaller ensembles, school bands, 

teen bands, and choral groups would also benefit from a public outdoor concert pavilion. The facility 

could be scheduled and programmed by local civic groups and coordinated with the Olney Chamber of 

Commerce or representatives from adjacent businesses. 

Use 2: Sheltered Space for Programming that Takes Place on the Town Commons 

Olney has several outdoor runs and charity benefit events throughout the fair-weather months. Most of 

these events are staged in parking lots, often outside of the town center, and require rental of stages or 

platforms from which event organizers and speakers operate. A concert pavilion adjacent to the public 

open space would provide a very useful and needed public facility for event organizers to stage their 

event, serve as a focal point for speakers, banners and displays; and project a presence to the 

participants. 

Use 3: Community Focal Point 

A concert pavilion facility provides a unique opportunity for the community to establish a signature 

architectural focal point for the town center. Although there are some notable exceptions, the majority 

of the town center remains characterized by strip centers behind a sea of parking. An artistically 

designed concert pavilion can break up the monotony of the current 1-story architecture prevalent 

throughout the town center. 
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Section 2 Project Champions 
 

The need for these facilities is championed by the many groups represented on the 12-member OTCAC, 

the member homeowners associations and civic associations in GOCA, and the Olney Chamber of 

Commerce.  

OTCAC has received endorsement for developing the concept of a Civic Center and Town Commons 

from the Mid-County Citizens Advisory Board; Nancy Navarro, the Montgomery County Council Member 

representing Olney; District 14 and 19 State congressional teams; and the County Executive through his 

inclusion of a facility study in the Capital Improvement Plan.  

Additional local champions for this project include the Olney Concert Band, Olney Big Band, Olney Home 

for Life, and Project Change (nonprofit advocating for healthy activities for teens). Other organizations 

provided input during our outreach and many of them have provided letters of support for this Concept 

Plan in Attachment 3: Letters of Support. Our outreach efforts are documented in Attachment 2: Record 

of Public Outreach for Concept Plan. 

  

Commented [JS5]: Still need to receive endorsement 
letters before plan is “final” but we have verbal 
endorsement. 
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Section 3 Dialogue with Land Owners 
The primary mechanism for creating a space for a Civic Center /Town Commons is from the 

redevelopment of a large shopping center. The public use set aside requirements of the CRT zoning 

provides a mechanism for dedication of private land for public use, even more so with higher density 

developments that would use the optional method of development (see CRT zoning rewrite for 

description of public use set aside for standard and optional methods of development). Furthermore, 

with sizable redevelopments there could be public incentives made available through public-private 

partnerships that would create incentives. The space needs for the facilities described in Section 1 would 

most likely require redevelopment of parcel at least 1.5 acres in size before any public facility could be 

considered that would address the public needs described in this concept plan. 

The OTCAC has had conversations with the 8 largest land owners that have not recently redeveloped to 

assess their interest in redeveloping over the next 5 to 10 years. We asked if their property was 

satisfactory for their current use; if they are planning for growth in Olney; if they have any thoughts to 

redevelop on their current property; if they have any thoughts of moving or selling their property; and if 

they have ever considered a land swap if another property outside the town center where made 

available. The full results of the interviews are in the document Dialog with Largest Land Owners in 

Olney Town Center. Furthermore, OTCAC had conversations with land owners who have recently 

redeveloped to confirm its presumption that they do not have plans to redevelop again in the next 5-10 

years.  

The following table provides our understanding of the prospects of large parcels redeveloping in the 

Olney Town Center. 

 

Parcel(s) Owner Prospects for Development 

Olney Village Center 
(Shoppers), 17.7 acres 
on 1 parcel 

WRIT Olney Village Center, LLC Open to enlarging their holdings in 
Olney. Not planning major 
redevelopment of existing holdings. 

Fair Hill Shopping 
Center, 13 acres on 2 
parcels 

Ladson Thomas A leased to Carl M. 
Freeman Associates, Inc. under 
long term lease; and Olney Town 
Center, LLC held by Carl M. 
Freeman Associates, Inc. 

Redeveloped in 2009. 
No additional redevelopment 
anticipated in the next 10 years, 
however change in banking industry 
may dictate changes to existing 
bank branches in the development. 

Olney Elementary 
School, 9.9 acres 

MC Board of Education No plan for anything beyond 
modernization of interior space. 

Sandy Spring Bank, 5.8 
acres on 3 parcels 

Sandy Spring National Bank Recent growth allows them to re-
inhabit 2nd building that they 
vacated in 2011. No plans for any 
building additions, but watching 
changes in banking industry. 

Giant Store, 5.4 acres on 
3 parcels 

Olney Giant LLC and GFS Realty Inc, 
(held by Ahold Corporation) 

No plan to redevelop in next 10 
years. 
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Shoppes of Olney and 
Rita’s, 5.3 acres on 4 
parcels 

Marc Solomon, Olney Garden Trio 
LLC, managed by Finmark  

Property manager has no knowledge 
of any planned development or 
changes in holdings.  

Willow Manor at Fair 
Hill Farm, 4.8 acres 

Olney Manor LLC owned by J Kirby 
Development LLC 

Redeveloped around 2003. 

Safeway Store, 3.9 acres 
on 1 parcel 

Safeway Stores Holding 
Corporation 

Redeveloped in 2011. 

Olney Shopping Center,  
3.6 acres 

BF Saul Redevelopment not anticipated in 
near term.  

Olney Library, 2.5 acres Montgomery County Redeveloped in 2013. 

3333 Olney-Sandy 
Spring Road, 1.7 acres 

1105 Light Street Limited 
Partnership 

Redeveloped in 2010. 

Fletchers, 1.5 acres on 2 
parcels 

Fletcher Farm Limited Partnership No plan to redevelop or change 
holdings in next 10 years. 

 

As seen above there are no immediate plans to redevelop any of the land assemblages above 1.5 acres 

in the town center. The implication of this is that the Olney Town Center section of the Olney Master 

Plan describes the best mechanism for establishing the facilities is through a public-private partnership 

as part of the redevelopment of a major shopping center. With no major redevelopments planned, it 

appears that prospects for a public-private partnership are not likely in the near term. 

We also had conversations with nearby public facilities to assess their development and capital 

improvement plans. The following table summarizes the capital improvement plans for these facilities. 

Parcel(s) Owner Prospects for Development 

MedStar Montgomery 
Medical Center, 46.5 
acres on 10 parcels 

4 parcels by Montgomery General 
Hospital, Inc. and 6 parcels by MGH 
Diversified Services Inc. 

Properties owned are more than 
enough to allow for the current long 
range development plan. Plan 
includes two additional medical 
office space and paved employee 
parking lot on Prince Philip. 

Longwood Recreation 
Center, 20 acres on 2 
parcels 

Montgomery County There are no renovation plans in the 
capital budget for this facility, 
however there are renovation needs 
that would be addressed, in turn, 
after higher priority projects at 
other facilities are completed. 

Olney Post Office, 1.6 
acres 

USPS No known plans for redevelopment. 

 

The plans to improve Longwood Recreation Center pose an interesting opportunity. A land swap could 

be considered with parcels in the town center and the County could put the capital for the planned 

improvements into a new facility in the town center.  
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Section 4 Case Studies of Public-Private Partnerships 
The National Council for Public-Private Partnerships defines a public-private partnership as follows: 
 
“A public-private partnership (“P3”) is a contractual arrangement between a public agency (federal, 
state or local) and a private sector entity. Through this agreement, the skills and assets of each sector 
(public and private) are shared in delivering a service or facility for the use of the general public. In 
addition to the sharing of resources, each party shares in the risks and rewards potential in the delivery 
of the service and/or facility.” 
 
They have identified 7 Keys to Successful P3s. 
 
 The following are to be considered “best practices” in the development of public-private partnerships 
(P3s). It is recognized that the methodology for implementation of P3s can vary, depending on the 
nature of a given project and local concerns. Given this, it is the position of the NCPPP that these are 
“best practices”: 
 
1) PUBLIC SECTOR CHAMPION: 
 Recognized public figures should serve as the spokespersons and advocates for the project and the use 
of a P3. Well-informed champions can play a critical role in minimizing misperceptions about the value 
to the public of an effectively developed P3.  
 
2) STATUTORY ENVIRONMENT: 
 There should be a statutory foundation for the implementation of each partnership. Transparency and a 
competitive proposal process should be delineated in this statute. However, unsolicited proposals can 
be a positive catalyst for initiating creative, innovative approaches to addressing specific public sector 
needs.  
 
3) PUBLIC SECTOR’S ORGANIZED STRUCTURE: 
 The public sector should have a dedicated team for P3 projects or programs. This unit should be 
involved from conceptualization to negotiation, through final monitoring of the execution of the 
partnership. This unit should develop Requests for Proposals (RFPs) that include performance goals, not 
design specifications. Consideration of proposals should be based on best value, not lowest prices. 
Thorough, inclusive value for money (VFM) calculations provide a powerful tool for evaluating overall 
economic value.  
 
4) DETAILED CONTRACT (BUSINESS PLAN): 
 A P3 is a contractual relationship between the public and private sectors for the execution of a project 
or service. This contract should include a detailed description of the responsibilities, risks and benefits of 
both the public and private partners. Such an agreement will increase the probability of success of the 
partnership. Realizing that all contingencies cannot be foreseen, a good contract will include a clearly 
defined method of dispute resolution.  
 
5) CLEARLY DEFINED REVENUE STREAM: 
 While the private partner may provide a portion or all of the funding for capital improvements, there 
must be an identifiable revenue stream sufficient to retire this investment and provide an acceptable 
rate of return over the term of the partnership. The income stream can be generated by a variety and 
combination of sources (fees, tolls, availability payments, shadow tolls, tax increment financing, 
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commercial use of underutilized assets or a wide range of additional options), but must be reasonably 
assured for the length of the partnership’s investment period.  
 
6) STAKEHOLDER SUPPORT: 
 More people will be affected by a partnership than just the public officials and the private sector 
partner. Affected employees, the portions of the public receiving the service, the press, appropriate 
labor unions and relevant interest groups will all have opinions, and may have misconceptions about a 
partnership and its value to all the public. It is important to communicate openly and candidly with 
these stakeholders to minimize potential resistance to establishing a partnership.  
 
7) PICK YOUR PARTNER CAREFULLY: 
 The “best value” (not always lowest price) in a partnership is critical in maintaining the long-term 
relationship that is central to a successful partnership. A candidate’s experience in the specific area of 
partnerships being considered is an important factor in identifying the right partner. Equally, the 
financial capacity of the private partner should be considered in the final selection process.”1 
 
 
 
P3s can range in size and scope from large real estate projects to small local projects.  Example of Some 
of the larger projects are:  mixed use developments, convention centers, airports, and urban and/or 
suburban renewal projects.   
 
In Montgomery County, MD, there are several examples large and small.  The larger projects include: 
 

Downtown Redevelopment, Silver Spring, MD 
 
Communication among public/private partnership entities was crucial to the successful redevelopment 
of downtown Silver Spring, an inner-ring suburb outside Washington, D.C. Communication provided the 
link among the three groups involved in the redevelopment plans—the public partner, real estate 
developers, and nongovernmental actors.  Spearheaded by public investments and plans to spur private 
development, the county created a comprehensive urban renewal plan and sought a long-term partner 
to initiate redevelopment. Ten years later, the county’s partnership with the Foulger-Pratt and Peterson 
development companies has resulted in the successful creation of the Downtown Silver Spring 
Revitalization project. This project redeveloped the city’s commercial core through construction and 
rehabilitation of the existing spaces into a mix of office, retail, housing, and civic uses and has proven to 
be successful in the market as the suburb again becomes a destination area in the region.  
 
The partnership’s comprehensive approach to communication resulted in the creation of an effective 
relationship and widespread benefits. Notable features of the partnership’s effective communication 
efforts include the use of Montgomery County’s Silver Spring Regional Services Center as a liaison 
between the partners and a primary point of contact representing the public sector to coordinate 
negotiations and project implementation. The leadership of former Montgomery County Executive Doug 
Duncan was integral in communicating redevelopment goals and generating the political and financial 
support to implement the project. Furthermore, the partnership established regular communication 
with nongovernmental organizations, particularly civic associations, and established a Citizen Advisory 

                                                        
1 The National Council for Public/Private Partnerships, Resources Tab, “7 Keys to Success” 
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Task Force, thus creating an opportunity for input and involvement in the process and generating 
project support from existing neighborhoods and local businesses. The significant energy and resources 
devoted to communication among the partners and other actors enhanced the bonds between the 
private and public partners, as articulated by developer Bryant Foulger: “We have a deep and long-term 
commitment to this community and county. The future strength of our county depends on a vibrant 
town center in Silver Spring.””2 
 

 
Photo of Downtown Silver Spring from http://www.downtownsilverspring.com/.  

 

 

Rockville Town Center 
 
Rockville Town Square reflects the transformation of 12.5 acres of aging strip retail into a vibrant mixed-
use setting and community focal point (Retail+Residential+25,000 SF Cultural Arts Center). Located in 
the heart of Rockville, Maryland, a close-in suburb of Washington, DC, Rockville Town Square is the 
result of a robust public-private partnership.  Spearheaded by Federal Realty, a coalition of the City of 
Rockville, Montgomery County, and RD Rockville (a residential developer) was formed to complete this 
project.  The group collaborated closely to plan the arrangement and character of Rockville Town 
Square, viewed as a prime setting for redevelopment, given the property’s location along Rockville Pike, 
a major thoroughfare, and its proximity to public transportation.  
 

                                                        
2 “Ten Principles for Successful Public/Private Partnerships”, Urban Land Institute, 2005, by Mary Beth Corrigan, Et. 
Al., p. 24  

http://www.downtownsilverspring.com/
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Photo of Rockville Town Square from http://rockvilletownsquare.com/.  
 
A significant public investment was instrumental to assemble the land, construct the infrastructure, 
create a public parking district, and build a new regional library and cultural arts center.  Rockville Town 
Square has proven highly successful with residents in the region who frequent the new county library, 
cultural arts center, and dozens of nationally renowned and locally owned stores and restaurants. The 
property’s features have also attracted hundreds of residents who now call Rockville Town Square home 
at the more than 640 residential units of Palladian Condominiums and Fenestra Apartments.3 
 

 

Wheaton Redevelopment Program 
 
“This project provides for the planning, studies, design, and construction of an office building, public 
parking garage, and a town square on the site of Parking Lot 13 and the Mid-County Regional Services 
Center (RSC) in Wheaton. The project components include 1) an approximately 266,000 SF office 
building to be owned by the Maryland-National Capital Park and Planning Commission (M-NCPPC); 2) an 
approximately 400 space underground public parking garage to be delivered to the Wheaton Parking Lot 
District (PLD); and 3) a town square located on Lot 13 and the current RSC site. The new headquarters 
for M-NCPPC will occupy approximately 132,000 SF of the building, including space for a child care 
facility. The remainder of the building space will be used by the County for office and retail under a long-
term lease agreement.  
 
The County intends to use its space for nearly 15,000 SF of street front retail space and move offices of 
the RSC, Wheaton Urban District, Department of Environmental Protection, and Department of 
Permitting Services to this building. After the building is delivered to M-NCPPC, the Commission will 
transfer the ownership of the parcels at 8787 Georgia Ave. in Silver Spring and 11200 Amherst Ave. in 

                                                        
3 “Mixed-Use Communities. Rows of Success”, Federal Realty Investment Trust, p. 16 

http://rockvilletownsquare.com/
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Wheaton to the County. The County will then transfer 8787 Georgia Ave. to the developer who will 
develop a privately financed mixed-use project on the site. The delivery will include air rights above the 
land over the parking garage for the space comprising the office building and over that portion of the 
land located between the building and Reedie Drive. The town square will be maintained and 
programmed by the RSC for the community benefit.  
 

 
Concept drawing of part of the Wheaton redevelopment project from 
http://www.wheatonmd.org/discover/redevelopment.  
 
 
The obligations and relationship between County Government and MNCPPC for the project are reflected 
in a Memorandum of Understanding dated May 31, 2013 and will be explicitly set forth in the Binding 
Agreements between the parties. This PDF also includes $650,000 for consulting services to provide 1) a 
comprehensive parking study to identify potential redevelopment disruptions to the public parking 
supply and any related impacts of existing businesses and to identify potential mitigation options; 2) 
planning studies to review potential models and approaches to creating local jobs and job training 
opportunities prior to and during redevelopment, including relevant case examples in Montgomery 
County as well as innovative models from other local and national jurisdictions; and 3) a business 
assessment study to determine the number of businesses and the magnitude of the impact. The 
business assessment study is needed to support Council Bill 6-12 for the establishment of service 
provision and technical assistance to those small businesses adversely impacted by a County 
redevelopment project. As part of the agreement, this project also includes a privately owned mixed use 
residential building with independent financing and significant affordable housing components.”4 
 
 
 
 

                                                        
4 From Montgomery County Maryland’s “Master List of CIP Projects” FY 15-20 located on its website, project 
#150401.  While there have been certain revisions to this project since this has been published, the updated 
version apparently is not yet available in the Montgomery County, MD website. 

http://www.wheatonmd.org/discover/redevelopment
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On the Maryland-National Capital Park and Planning Commission website (www.montgomeryparks.org), 
there are a variety of P3 facilities and projects listed.  By comparison to the projects listed above, these 
would generally be smaller in size and scope.  They include baseball stadiums/fields (e.g. Shirley Povich 
Field for the Bethesda Big Train team and facilities for the Silver Spring – Takoma Thunderbolts), Capital 
Crescent Hiking/Biking Trail, Go Ape / Lake Needwood, The National Capital Trolley Museum, soccer 
fields, horseback riding venues and so forth. 
 
 
There is precedent for use of a P3 within Montgomery County, MD to create a civic center / town 

commons for the residents of Olney, MD.  Given the complexity and commitments required for 

successful execution and the significant changes from the early days / initial assumptions when the 

Olney Master Plan was originally approved in 2005, the appropriate steps are being taken at this point.  

In addition to the internal work being done by the Olney Town Center Advisory Committee (“OTCAC”) 

and with the backing of the Mid-County Citizens Advisory Board and the Greater Olney Civic Association, 

there is support on the Montgomery County Council by Councilmember Nancy Navarro for a feasibility 

study to be funded in the next Capital Improvements Program budget.  This is an important step in the 

process if there is ultimately to be a successful P3 project com 

 

  

http://www.montgomeryparks.org/
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Section 5 Possible Opportunities for Locating Public Facilities in the 

Olney Town Center  
While no location for the public facilities are imminent, there are a couple ideas that have been 

generated a community meetings and private conversations. 

1. Vacant house at 18114 Hillcrest Avenue, 0.43 acres: Possible public acquisition and renovation 

into a teen center. While it may be possible to only address a single use at this location, it has 

the potential to be renovated into a space with character and comfort that teens may be 

attracted to. It has potential to avoid the look of an institutional setting that may be off-putting 

to teens that want to hang out in a space that doesn’t feel like it’s somewhere the adults are 

assigning them to. The property would require significant renovation but is well located next to 

a local music store, popular fast food, and cafes. 

 
Photo of 18114 Hillcrest Avenue by Jim Smith, 2015. 
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2. Public acquisition of residential and undeveloped properties between 3rd Avenue and N. High 

Street for use as a Town Commons with concert pavilion. Assembling this group of undeveloped 

and residential parcels would provide up to 2.5 acre site for a civic center with town commons 

and concert pavilion. The project could possibly take advantage of grants to preserve open 

space and for historic preservation. The site would have good access for both vehicular traffic 

and pedestrians. 

 

 
Map of the blocks between 3rd Avenue (top of blue polygon) and N. High Street (bottom of Blue 

polygon) showing property boundaries and aerial photography. Courtesy of Montgomery 

County Atlas GIS database at http://www.mcatlas.org/notifications/. 

  

http://www.mcatlas.org/notifications/
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3. Land swap of 10 acre Longwood site for parcels in town center. Parcel in town center would be 

used for CC/TC with concert pavilion, Longwood would be used by developer for a project that 

would match or be complementary to neighboring residential uses. Longwood was redeveloped 

from a vacant private school to a community center in 1982 after a long sustained public effort 

that helped establish GOCA as an effective civic association. Public sentiment will demand care 

be taken to honor the facility’s past and historic significance in the community. 

 

 

Map of the Longwood Recreation Center property owned by Montgomery County and 

controlled by the Recreation Department. Courtesy of Montgomery County Atlas GIS database 

at http://www.mcatlas.org/notifications/.    

http://www.mcatlas.org/notifications/
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Attachments 
 

Attachment 1: Olney Town Center Advisory Committee OTCAC Members 
 

 

Advisory Boards and GOCA 

Greater Olney Civic Association Kathy Curtis 

Mid-County Citizens Advisory Board Rick Newman 

Library Advisory Board Audrey Partington 

Homeowners Associations and Civic Associations 

Fair Hill Farm Danny Benn 

Lake Hallowell HOA Howard Greif 

Camelback Village Condominium 
Assoc. Lydia Rappolt 

Oatland Farm HOA Jim Smith 

Business 

Olney Small Property Owner Joe Buffington 

Chamber Board Member John Ferguson 

Property Owner vacant 

Olney Non-Profits 

Olney Concert Band Noreen Friedman 

Project Change Helene Rosenheim 

MNCPPC Staff Support 

Olney Community Planner Fred Boyd 
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Attachment 2: Record of Public Outreach for Concept Plan 
 

Additional outreach efforts will be scheduled before this plan is adopted as “Final”. 

Date Event Attendees Description of Attendees 

8/5/2014 National Night Out ?? Members of the public who 
stopped at exhibit table 

10/13/2014 Olney Community Night ?? Members of the public who 
stopped at exhibit table 

1/27/2015 Kickoff of Civic Center/Town 
Commons Concept Plan for GOCA 
and Chamber Leadership at OTCAC 
Meeting 

20 Chamber officers and board 
members, GOCA officers, 
OTCAC members 

7/29/2015 Conversation with Olney-area 
organizations that may benefit from, 
or be affected by a 
proposed Civic Center/Town 
Commons 

20 Olney Home for Life, Olney 
Concert Band, Olney Big Band, 
Rocketeria, Olney Theatre 
Center, Project Change, 
Camelback Village, political 
representative staffers, 
OTCAC members 

9/29/2015 Conversation with Olney-area 
organizations that may benefit from, 
or be affected by a 
proposed Civic Center/Town 
Commons 

14 Sandy Spring Fire Department, 
Project Change,  
Olney Boys and Girl Club,  
OTCAC members 

8/4/2015 National Night Out 0 Rained out 

10/12/2015 Olney Community Night ?? Members of the public who 
stopped at exhibit table 

12/8/2015 Presentation to GOCA on progress 
on the Civic Center Town Commons 
and proposal of resolution to 
request a facility planning study 
from the county. 

24 GOCA members, Greater 
Olney News, political 
representative staffer 

    

  

Commented [JS6]: Get from Lydia 

Commented [JS7]: Get from Lydia 

Commented [JS8]: Get from Lydia 
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Attachment 3: Letters of Support  
 

Letters we have in support of including facility planning study in the CIP that will be attached in the pdf 

version:  

 Nancy Navarro, District 4 Representative to the Montgomery County Council. 

 Mid-County Citizens Advisory Board 

 GOCA 

Letters we want to get in support of this Concept Plan before we call it “final”:  

 GOCA 

 Olney Chamber of Commerce 

 District 14 and 19 State delegations 

 Project Change 

 Olney Concert Band 

 Olney Big Band 

 Olney Home for Life 

 Olney Civic Fund 

 Olney Farmers and Artists Market 

 Olney Lions Club 

 Olney Rotary 

 Others? 
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Attachment 4: Listing of 30 Largest Parcels/Assemblages in the Olney Town Center 
 

30 Largest Parcels/Assemblages 

Adjacent parcels with common owner are combined. 

1. Olney Village Center (Shoppers), 17.7 acres—WRIT Olney Village Center, LLC, 6110 Executive 

Blvd, Rockville, MD 20852. 

2. Fair Hill Shopping Center (Harris Teeter), 13 acres—Ladson Thomas A leased to Carl M. 

Freeman Associates, Inc. under long term lease; and Olney Town Center, LLC held by Carl M. 

Freeman Associates, Inc. 11325 Seven Locks Road, Potomac, MD 20854. 

3. Olney Elementary School, 17898 and 17900 Georgia Ave., 9.9 acres—MC Board of Education, 

850 Hungerford Drive, Rockville, MD 20850. 

4. Sandy Spring Bank, 17735 and 17801 Georgia Ave and 17760 Buehler Road, 5.8 acres—Sandy 

Spring National Bank, 17801 GEORGIA AVE, Olney, MD 20832.  

5. Giant Store, 17821 and 17823 and 17825 Georgia Ave., 5.4 acres—Olney Giant LLC and GFS 

Realty Inc, (held by Ahold Corporation) 1385 Hancock St, Quincy, MA, 21695. 

6. Shoppes of Olney and Rita’s, 5.3 acres—Marc Solomon, Olney Garden Trio LLC, 4733 Bethesda 

Aveue, Suite 650, Bethesda, MD 20832. (Marc Ratner/Bart Eisner, c/o Finmark Management Inc. 

of Bethesda, 4 parcels includes: Shoppes of Olney, Denit Service Drive, Olney Village Mart Dr. 

south of 108, and center including Rita’s.) 

7. Willow Manor at Fair Hill Farm, 4.8 acres—Olney Manor LLC owned by J Kirby Development 

LLC, 101 low-income units at 18301 Georgia Ave. 

8. Olney Shopping Center (Rite Aid), 3410 Olney Laytonsville Road, 3.6 acres—Saul B Francis 2nd 

et al TR, Silver Spring, MD 

9. Safeway Store, 3.9 acres—Safeway Stores Holding Corporation, Walnut Creek, CA 

10. Olney Library, 2.5 acres—Montgomery County 

11. 3333 Olney Sandy Spring Road, 18114 Hillcrest Ave, Lots 16-17 Hillcrest Ave, 1.7 acres—1105 

Light Street Limited Partnership, c/o Alvin Miller 300 E Joppa Road Ste. 311 Towson, MD 

21286-3004 
12. Vacant lot at 18251 Georgia Ave., 1.62 acres—Odum de Rodriguez, Lisbeth, PO Box 742, 

Arecibo PR 00613-0742. 

13. Fletchers, 17901 and 18001 Georgia Ave, 1.5 acres—Fletcher Farm Limited Partnership, 18001 

Georgia Ave., Olney, MD 20832 (17901 previously owned by Amoco Oil Company until recently) 

14. McDonalds, 18010 and 18120 Georgia Ave, 1.2 acres—Berlin Real Estate Company LLC, c/o 

Alvin Berlin, 15115 Interlachen Drive Apt. 1009, Silver Spring, MD 20906. 

15. 3415, 3419, 3423 N High Street and 3rd Street, 1.2 acres—Joyce Margaret L Rev Trust, 3423 N 

High Street, Olney, MD 20832.  

16. The Goddard School, 3421 and 3413 and 3450 Morningwood Drive and 3424 N High St, 1.2 

acres—Morningwood Drive LLC, PO Box 249, Olney, MD 20830. 

17. Bank of America, 1.1 acres—Gatti, Richard S Jr & E J, c/o BOA Corp. Real Estate Asmt., Charlotte, 

NC 

18. Buffington RE/MAX Building, 1.0 acres—Buffington Enterprises LLC, 21020 Layton Ridge Dr, 

Laytonsville, MD 20882 

19. Olney House, 1.0 acres—Olney House LLP, 3308 Olney Sandy Spring Rd, Olney, MD 20832 
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20. Hillcrest Center, 18200 Georgia Ave. (Olney Tavern), 1.0 acre—Hillcrest Center LLC, c/o Site 

Realty Group, 2141 Industrial Pkwy, Silver Spring, MD 20904 

21. 18115 Georgia Ave. (future Chick-fil-A site), 0.9 acre—Nguyen-Vo Development LLC, Nguyen 

Quang Hy & Lienhai Quang, Lienhai N H Quang TR et al, 7052 31st St NW, Washington, DC 20015 

22. Graeves Auto and Appliance at 3415 N High Street and Graeve’s 3rd Avenue lot, 0.9 acres— 

Edward Inc., 3411 N High Street, Olney, MD 20832. Graeves, Scott V& N E et al, 3411 N High 

Street, Olney, MD 20832. 

23. 3414, 3420, 0 Morningwood Drive, 0.9 acres—3414 Morningwood Drive LLC and 3420 

Morningwood Drive LLC, 3414 Morningwood Drive, Olney, MD 20832. 

24. 18050 (site of mattress store) and 18062 Georgia Ave. (site of Armand’s Pizza), 0.9 acres—

Disalvatore John A Jr, and JJJ Limited Partnerships, 4007 Norbeck Rd Suite F, Rockville, MD 

20853. 

25. 18209 Hillcrest Ave. (Sayag’s new development), 0.8 acres—Kessem LLC c/o Dan & Paula Sayag, 

2604 Brighton Dam Rd, Brookville, MD 20833. 

26. 18130 Georgia Ave. and 3415 Olney Laytonsville Road (former Good Earth), 0.7 acres—
Johannes Thomas A & J B, 18130 Georgia Ave., Olney, MD 20832-1440 

27. Sunoco Station,  3100 Olney Sandy Spring Road, 0.6 acre—CKB Property Investments LLC, 

16809 Norbrook Dr, Olney, MD 20832. 

28. 18201 Hillcrest, 0.5 acre—Richard I. Hanes, PO Box 41017, Bethesda, MD 20824. 

29. 2 parcels on 3rd Avenue, 0.5 acres—Third Street LLC, 3305 Olney Mill Pl, Olney, MD 20832. 

30. 6-12 Store, 18065 Georgia—Olney Property Investment LLC, 15735 Thistlebridge Drive, Rockville 

MD 20853. 

 

Five Condominium Properties in Town Center 

1. Oland Professional Center, 4.85 acres— across from Willow Manor. 

2. Olney Towne Condominiums, 4.45 acres— town houses on Georgia Avenue north of Oland 

Professional Center. 

3. Olney Outside, 1.32 acres—professional buildings on corner of Hillcrest and Georgia Avenue. 

4. Olney Professional Building, 1.06 acres—professional offices across Georgia Avenue from Giant 

and parking lot next to Chinese Restaurant on Morningwood Drive. 

5. The Courts of Olney Condominiums, 0.55 acres—professional buildings across from Olney 

Library. 

 


