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Joshua Sloan, Supervisor, Area 2 Division, Joshua.Sloan@montgomeryplanning.org, 301-495-4597 

Glenn Kreger, Chief, Area 2 Division, Glenn.Kreger@montgomeryplanning.org, 301-495-4653 

 Construction of 498,072sf of residential uses  
and 5,000sf of non-residential live/work units, 
and provision of public open space, residential 
amenities, and public benefits; 

 Current uses: surface parking and lawn; 
 Located in the northwest quadrant of the 

intersection of Key West Avenue and 
Diamondback Drive; 

 On 7.62 gross acres of land in the CR2 C1.5 R1.5 
H150 zone in the LSC North District of the Great 
Seneca Science Corridor Master Plan area; 

 Applicant: Camden USA, Inc, filed on February 2, 
2012.  

 Staff recommends approval with conditions. 
 Conversion of approved commercial capacity is exempt from staging. 
 The proposed development is providing approximately 475 residential units and 5 live/work spaces in an area 

dominated by research, medical, and office uses.  It proposes to use less than the full density allowed under 
the optional method development (at this time requesting only 0.015 FAR of the non-residential density 
allowed) but still must accommodate this density with structured parking, construction of new road frontages, 
and provision of a public benefits package suited for this area. 

 This site is the location of a future Corridor Cities Transitway (“CCT”) station and will be providing dedication 
to accommodate the station as well as a phased open space program as the area evolves into a more transit-
focused center.  Multi-modal transportation is a key element of the circulation plan, although it will be years 
before it can be fully implemented.  A parking waiver to allow parking spaces above the maximum is being 
requested; given the unit mix and lack of any alternative street or public parking, Staff supports the 9.9% 
waiver.  

 Staff has received no correspondence from noticed parties as of the date of this report. 
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SITE PLAN RECOMMENDATION AND CONDITIONS 
 
Staff recommends approval of Site Plan 820130110, Camden Shady Grove, for 498,072 square feet (1.5 
FAR) of multi-unit residential development for up to 475 units and 5,000 square feet of commercial 
density (0.015 FAR) for at least 5 live/work units on the subject property. All site development elements 
as shown on the site, landscape, and lighting plans received electronically by the M-NCPPC on August 
20, 2013 are required except as modified by the following conditions: 
 

1. Sketch Plan Conformance 
The development must comply with the binding elements and conditions of 
Sketch Plan 320120050 approved by the Planning Board in MCPB Resolution No. 12-93 dated 
August 13, 2012. 

 
2. Preliminary Plan Conformance  

The development must comply with the conditions of the approved Opinion for 
Preliminary Plan 119961120 and Preliminary Plan Amendment 11996112A in MCPB Resolution 
No. 12-153, including any subsequent amendments approved by the Planning Board. 

 
3. Public Benefits  

The Applicant must provide the following public benefits and meet the applicable criteria and 
requirements of the Zoning Ordinance and the CR Zone Incentive Density Implementation 
Guidelines, as amended, for each one.  Each public benefit must be verified by Staff to be 
complete as required by the conditions listed for each prior to issuance of any use-and -
occupancy permit for the associated phase, except as noted below. Any disagreement regarding 
the application or interpretation of the Public Benefits may be brought to the Planning Board for 
resolution. 

a. Transit Proximity 
b. Transit Access Improvement 

This improvement must be bonded before any above-grade building permit and 
constructed under the Development Program on the certified site plan.   

c. Wayfinding 
Exhibit must be included and approved with certified site plan; final details of sign 
information may be modified with approval of Park and Planning Staff. 

d. Dwelling Unit Mix 
e. Enhanced Accessibility for the Disabled 

Provide exhibit of tentative locations with certified site plan with a note that final 
locations may change and public benefit to be confirmed by as-built reviewed by 
Planning Staff. 

f. Structured Parking 
g. Public Open Space 

This public benefit must be bonded before any above-grade building permit and 
constructed under the Development Program on the certified Site Plan. 

h. Exceptional Design 
i. BLTs 

Purchase or payment of 0.8426 BLTs must be made before issuance of any above-grade 
building permit. 

j. Tree Canopy 
k. Vegetated Area 
l. Cool Roof 
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4. Transportation – Pedestrian and Bicycle Facilities 
The Applicant must provide 112 bicycle parking spaces as follows: 

a. For the public bike parking spaces, at least 12 bicycle parking spaces with inverted-U 
bike racks, or approved equivalent, located in or near primary entrances and public uses 
spaces in a weather-protected area. 

b. For the private bike parking spaces, at  least 100 secured bike parking spaces or bike 
lockers located in the garage in a well-lit area near the elevator or garage entrance. 

c. Final location of the publicly accessible and private secured bicycle parking spaces and 
facility details to be determined by certified Site Plan. 
 

5. The Applicant must amend the existing Traffic Mitigation Agreement with the Montgomery 
County Department of Transportation (MCDOT) to participate in the Greater Shady Grove 
Transportation Management Organization (TMO) that was executed originally on June 6, 
2000.The amended Traffic Mitigation Agreement must be executed prior to release of any 
building permit. 

 
6. The Applicant must work with the Maryland Transit Administration (MTA) to assure that the 

subject plans reflect the latest MTA alignment and design of the Corridor Cities Transitway (CCT) 
along the west side of Diamondback Drive and its proposed station near the intersection with 
master-planned business district street, B-2. 
 

7. The Applicant must show on the certified Site Plan the entire cross-section of the adjacent 
streets and intersections including the CCT Station, curb cuts on the opposite site, and 
crosswalks and handicap ramps on all intersection legs. 

 
8. Moderately Priced Dwelling Units (“MPDUs”) 

a. The development must provide 12.5 percent MPDUs on-site in accordance with an 
Agreement to Build with the Department of Housing and Community Affairs (“DHCA”). 

b. An Agreement to Build between the Applicant and DHCA must be executed prior to the 
release of any above-grade building permits. 

 
9. Recreation Facilities 

a. The Applicant must provide at least the following recreation facilities for the building, as 
shown on the Site Plan, conforming to the 1992 M-NCPPC Recreation Guidelines: 

 Indoor Community Space; 
 2 Indoor Fitness Facilities; 
 1 Swimming Pool; and 
 4 Picnic/Sitting Areas. 

b. In addition to the on-site facilities recognized by the Recreation Guidelines, the 
Applicant must provide: 

 2 Outdoor Lounge Areas; 
 A Cyber Café; and 
 Connections to the local pedestrian and bicycle circulation systems. 

 
10. Maintenance 

Maintenance of all on-site Public Use Space is the responsibility of the Applicant and subsequent 
owner(s). This includes maintenance of paving, plantings, lighting, and benches/sitting areas. 
Maintenance may be taken over by a governmental agency by agreement with the owner and 
applicable agency. 
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11. Architecture 
The final exterior architectural character, proportion, materials, and articulation must be 
substantially similar to the schematic elevations shown on the submitted architectural drawings 
received electronically by the M-NCPPC on August 20, 2013, as determined by Staff. 

 
12. Financial Security and Agreement 

Prior to issuance of first building permit within each relevant phase of development, the 
Applicant must provide a form of financial surety in accordance with Section 59-D-3.5(d) of the 
Montgomery County Zoning Ordinance with the following provisions: 

a. The Applicant must provide a cost estimate of the materials and facilities, which, upon 
Staff approval, will establish the initial surety amount. The bond amount shall be 
calculated for the full cost of the CCT Station plaza at the annual rate of inflation plus 4% 
for each year of the duration of the bond. The cost estimate must include the 
calculations used for the annual rate of inflation plus 4% for each year of the anticipated 
duration of the bond. If the CCT Station is not funded at the time of completion of the 
Project, the Maryland Transit Authority (MTA) shall construct a modified version of the 
plaza at-grade. 

b. The amount of the bond or surety must include plant material, on-site lighting, 
recreational facilities, exterior site furniture, entrance piers and private roads within the 
relevant phase of development. 

c. Before issuance of any above-grade building permit, the Applicant must enter into a Site 
Plan Surety & Maintenance Agreement with the Planning Board in a form approved by 
the Office of General Counsel that outlines the responsibilities of the Applicant and 
incorporates the cost estimate. 

d. The bond/surety must be tied to the Development Program, and completion of 
plantings and installation of particular materials and facilities covered by the surety for 
each phase of development will be followed by inspection and reduction of the surety.  

 
13. Development Program 

The Applicant must construct the development in accordance with a development program that 
will be reviewed and approved by Staff prior to the approval of the Certified Site Plan. The 
development program must include the following items in the phasing schedule: 

a. Building phasing, if applicable. 
b. Removal of the existing parking lot, clearing, and grading may commence prior to 

approval of the certified site plan but must not occur before approval of the Final Forest 
Conservation Plan, Sediment Control Plan, and M-NCPPC inspection and approval of all 
applicable environmental protection devices.  

c. Street lamps and sidewalks adjacent to each building must be installed before release of 
any use-and-occupancy permit for the respective building. Street tree planting may wait 
until the next growing season. 

d. On-site amenities including, but not limited to, on-site landscaping, lighting, recreation 
amenities and public use space amenities adjacent to the building, must be installed 
before release of any use-and-occupancy permit for any units, excluding space for a 
leasing office, for the respective building phase. 

e. For that area delineated as the “CCT Plaza” on the certified site plan: construction of the 
transit access improvement and CCT Plaza open space must be coordinated with the 
MTA and, to the extent possible, completed within 12 months of the date the DANAC 
CCT station opens for operation, but no longer than 24 months from that date.  
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f. The development program must provide phasing of dedications, stormwater 
management, sediment and erosion control, afforestation, and other features, as 
applicable.  

 
14. Certified Site Plan 

Before approval of the certified Site Plan the following revisions must be made and/or 
information provided subject to staff review and approval: 

a. Include the Final Forest Conservation Plan approval, stormwater management concept 
approval, development program, inspection schedule, and Resolution approving this 
Site Plan on the approval or cover sheets. 

b. Remove unnecessary sheets. 
c. Make corrections and clarifications as required by Staff including signage for each 

specific parking space type. 
d. The parking waiver for additional spaces above the required amount based on the unit 

mix must be no more than the ratio as in the Applicant’s Parking Waiver Explanation.  
e. Ensure consistency of all details and layout between architecture, site, landscape, and 

forest conservation plans. 
f. Provide all public benefits exhibits approved by the Planning Board on a separate sheet 

of the certified Site Plan. 
 
All architectural exhibits are limited to a maximum height of 75 feet for occupiable space, and 
architectural design elements are limited to a maximum height of 85 feet.  
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SECTION 1: CONTEXT AND PROPOSAL 
SITE DESCRIPTION 

Vicinity 
The subject site, Lot 7 of the DANAC Stiles tract, occupies the southeast portion of the DANAC campus 
encompassed by Key West Avenue to the south, Diamondback Drive to the east, Decoverly Drive to the 
north, and Great Seneca Highway to the west.  Other uses within the campus include office buildings, 
surface parking, structured parking, and forest conservation and stormwater areas.  This large block is 
split by two master-planned business streets that subdivide the campus; each of these streets is 
generally complete. 

 

 
Vicinity Map 

The site is immediately surrounded by research, office, institutional, and office parks; low density 
residential uses are located immediately across Decoverly Drive to the north.  The LSC zoning to the 
south allows density up to 1.5 FAR and building heights up to 150 feet; the O-M zoning to the east 
allows density up to 1.5 FAR and building heights up to 80 feet (as recommended in the Master Plan).  
The site is located adjacent to a future Corridor Cities Transitway (“CCT”) station (and is dedicating right-
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of-way for the station and alignment) and within ½ mile of three additional master-planned Corridor 
Cities Transitway Stations and within 1 mile of a fourth.  Numerous bike routes, including shared-use 
paths, dual-bikeways, and shared signed roadways (including the LSC Loop and the bikeway along the 
CCT) run along and near the site. 
 

 
Master Plan Map 22 (page 48) 
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Site Description 
The 7.62-acre site (gross area) is substantially flat, sloping gently from south to north, with slightly 
steeper slopes rising to meet Key West Avenue to the south and Diamondback Drive to the east.  The 
site is maintained in grass with the exception of an existing surface parking lot. 
 

 
Aerial Photo 

 
The property lies within the Upper Muddy Branch watershed, which is a State Use Class I stream.  This 
site is not within a Special Protection Area.  The site is included in an existing Forest Conservation Plan 
for the entire DANAC campus (11996112A), which will be amended in association with a Preliminary 
Plan amendment that has also been filed for the site.  There are no known rare, threatened, or 
endangered species on site; there are no 100-year floodplains, stream buffers, or wetlands on site.  
There are no known historic properties or features on site. 
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PROJECT DESCRIPTION 
 
Previous and Related Approvals 
 
Master Plan Staging Considerations 
According to the Master Plan, converting non-residential to residential development is exempt from the 
staging requirements, as long as the residential project does not increase the number of already 
approved vehicle trips.  See Section 3 of this report – Analysis and Findings, Staging Considerations for 
specific information. 
 
Preliminary Plan 
The original Preliminary Plan No. 11961120 was approved on May 15, 1997, for 669,538 square feet and 
revised on March 8, 2001. On October 14, 2010, the Planning Board granted an Adequate Public 
Facilities (“APF”) validity extension, until July 9, 2017.   
 
In December 2012, the Planning Board approved Preliminary Plan amendment 11996112A with the 
site’s APF validity extended until December 2019. The amendment was approved for a maximum of 475 
mid-rise apartments on Lot 7 that replaces a portion of the previously-approved 301,859 square feet 
unbuilt office space (or 155,330 square feet). For the Local Area Transportation Review (LATR) test on 
Lot 7, the number of vehicular peak-hour trips generated by the 475 apartment units is less than the 
trips generated by the previously-approved and unbuilt office space during the weekday morning peak 
period (6:30 to 9:30 a.m.) and the evening peak period (4:00 to 7:00 p.m.). In addition, Preliminary Plan 
No. 11996112A was approved under the Policy Area Mobility Review (PAMR) test, not the newly County 
Council adopted Transportation Policy Area Review (TPAR) test. PAMR mitigation was not required 
because the new peak-hour trips generated by the apartments are less than the new trips generated by 
the previously approved and unbuilt office space.    
 
Site Plan 
Site Plan No. 820000180 was approved on April 16, 2000, for 669,400 square feet of office uses and has 
been subsequently amended four (4) times through March 9, 2012.   
 
Sketch Plan 
The Planning Board approved Sketch Plan 320120050 on August 13, 2012 subject to binding elements 
and conditions. The approved development included one mixed-use building with a maximum total 
density of 1.5 FAR for residential uses and 0.015 FAR for non-residential live/work units.  The illustrative 
building was shown at 5-stories and may be up to 75 feet in height as final architectural designs are 
completed; architectural elements to create a landmark feature at the CCT station may be built to 85 
feet. 
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Sketch Plan 

Binding Elements of the Sketch Plan 
 

1. Maximum density and height 
The development is limited to a total density of 503,072 square feet (SF) of development, 
including a maximum of 498,072SF of residential uses and a minimum of 5,000SF of non-
residential uses. The final amount of residential and commercial floor area and the final number 
of dwelling units will be determined at site plan, but a minimum of five live/work units must be 
provided. The development is limited to a maximum height of 75 feet for occupiable space and 
85 feet for architectural design elements. 

 
2. Approximate location of lots and public dedications 

The development is on one lot and will dedicate rights-of-way for Key West Avenue, 
Diamondback Drive, and the CCT. 
 

3. General location and extent of open space, including public use space 
The extent of open space features a range of public and private spaces. Key open space features 
include: 

 a public plaza at the CCT station, 
 shared use paths and landscaping along Key West Avenue and the CCT alignment that 

runs along the west side of Diamondback Drive, and 

B-2 
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 two amenity spaces framed by the figure-8 building opening up (through secure gates) 
to the surrounding sidewalks. 

 
4. General location of vehicular access points 

Vehicular access to the site is from existing private roads with a new garage access on the north 
side of the building; no new vehicular access points or new roads are necessary to support the 
development.  Pedestrian and bicycle access is provided at numerous points from sidewalks 
along all of the streets to individual units and the main lobby entrances. Infrastructure 
improvements and connections will be made to increase connectivity for pedestrians and 
cyclists to the nearby transit stops. The pedestrian experience will be enhanced through 
landscaping along sidewalks, including street trees and hardscape that encourage walking and 
biking. 

 
5. Public benefit schedule.  

 

Public Benefit Points Approved 
Transit Proximity Category 

¼ - ½ mile from Level 2 CCT Station 30 

Connectivity & Mobility Category 

Transit Access Improvement 15 

Wayfinding 5 

Diversity Category 

Dwelling Unit Mix 10 

Enhanced Accessibility for the Disabled 6 

Quality Design Category 

Structured Parking 10 

Public Open Space 8 

Exceptional Design 5 

Environmental Category 

BLTs 5 

Tree Canopy 10 

Vegetated Area 8 

Cool Roof 8 

Total 120 

 
These binding elements, as shown on the sketch plan, are subject to conditions and modification at site 
plan per Section 59-C-15.43(d). A Detailed Public Benefit Table was included in the Sketch Plan approval 
for a total of 120 Incentive Density points. The Public Benefits and binding elements approved in the 
sketch plan are not being amended by the proposed Site Plan. 
 
Proposal 
The site plan application is substantially the same as the proposed sketch plan with minor changes to 
address design issues of open space and architecture (Attachment C). 
 
Buildings 
The proposed building takes up most of the lot to internalize private amenity space and create a street 
wall along each frontage. Parking is internalized and open spaces are created to evolve as the area 
becomes more transit-accessible. In concept, the building works as two: an eastern and western “C” 
attached back-to-back around the central parking structure. (Together, the components resemble a 
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figure-8.) The corner facing the intersection of Diamondback Drive and Key West Avenue is being 
designed with elements to create a landmark feature near the CCT station. 
 

 
Illustrative Architectural View (corner of Key West & Diamondback) 

 
Although the majority of the building is proposed as residential units of various unit-types, including 
units with enhanced accessibility features, there are also several live/work units proposed near the CCT 
stop to allow hybrid commercial uses providing business opportunities for residents. 
 

 
Illustrative Architectural View – Ground Floor Live/Work Units (corner of Diamondback & Private Road) 

 
Each building will have internal amenity space and facilities and private landscaped open space. The 
lobby will face the internal round-about.  Several at-grade units will have stoops and direct access to the 
sidewalks along the façade facing the street. 
 



- 13 - 

Open Space & Landscaping 
The proposed open space concept features private amenity space within the building “C’s” and external 
open space along each frontage concentrated along the CCT station.  Each area has been designed with 
a distinct vocabulary: the internal, private spaces are accentuated by angles and dissected spaces; the 
external public spaces are defined by curvilinear paths and open, interwoven spaces.  A particular issue 
of this development is the need to evolve as transportation alternatives come on-line.  The frontage 
along Diamondback Drive and the open space around the CCT station have been designed to work 
before and after construction of the CCT.   
 

 
Landscape Plan (Prior to CCT) 

 
A particularly difficult situation addressed by this 
development is the fact that the current plans for 
the CCT require the station to be built 
approximately 8 feet below grade and will 
require the closure of B-2 (the east-west running 
internal street) at Diamondback Drive.  
Integration of the station with the site is provided 
by taking advantage of the closed street, turning 
it into open space, and providing amphitheater 
steps from the expanded open space to the 
station with an adjacent ramp winding down to 
meet ADA requirements. The station will also be 
accessible from stairs at the southern end and by 
an at-grade sidewalk at the northern end. 
             Master Plan Map 29: LSC Circulation 
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CCT Plaza Illustrative 
Circulation 
Circulation and parking remain similar to the concept approved with the sketch plan; only the design of 
the pedestrian connections to the building along Key West Avenue has changed.  In this case, the 
meandering shared use path has been removed and a set of lead walks has been designed to provide 
access between the building and the straight shared use path that already exists. 
 
Public Benefits 
The public benefit schedule remains unchanged from the sketch plan approval detailed in the attached 
resolution (Attachment A). 
 
 
COMMUNITY OUTREACH 
 
The Applicant has complied with all submittal and noticing requirements. The Applicant also presented 
the Project to the GSSC Implementation Advisory Committee. No comments have been received as of 
the date of this report. 
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SECTION 2: SITE PLAN ANALYSIS AND FINDINGS 
 

ENVIRONMENT 
An amended Final Forest Conservation Plan was approved with Preliminary Plan Amendment 
11996112A by Planning Board Resolution on February 26, 2013; no modifications to that approval are 
proposed by this site plan. The Department of Permitting Services (DPS) issued a Stormwater Concept 
Plan acceptance letter (Attachment D). 
 

 
MASTER PLAN 
 
General Recommendations 
The project is located within the Life Science Center (LSC) of the Great Seneca Science Corridor (GSSC) 
Master Plan area. The LSC includes five districts. The Subject Property is located within the North 
District. The specific language on the LSC North District of the Master Plan is included in Attachment E. 
The Master Plan provides the following general applicable recommendations for the Subject Property on 
pages 9-11: 

 Transform the LSC into a dynamic live/work community while ensuring growth opportunities for 
research, medical, and bioscience interests; 

 Align the Corridor Cities Transitway (CCT) through the LSC and provide four transit stations that 
will be the focal point of new development in the LSC North, Central, West, and Belward 
districts; 

 Concentrate density, building height, and civic green spaces at the CCT stations. Provide 
appropriate transitions to adjacent neighborhoods; 

 Create the LSC Loop as the organizing element of the open space plan to connect districts and 
destinations, incorporate natural features, and provide opportunities for recreation and non-
motorized transportation; 

 Create a sustainable community that will attract nationwide interest with design and materials 
that minimize carbon emissions, maximize energy conservation, and preserve water and air 
quality; and 

 Support the County’s Agricultural Reserve with zoning that requires acquisitions of Building Lot 
Termination (BLT) easements to achieve maximum densities. 

 
There is a shortage of housing in the Master Plan area, and the proposed development, which will be 
adjacent to a planned CCT station, will add to the housing stock at a strategic and convenient location in 
the LSC. The Applicant is proposing to concentrate the most height and density of the DANAC Stiles 
Property on Lot 7 as envisioned by the Master Plan, while also designing the proposed development in a 
way that makes the planned CCT station a focal point of the development. The CCT station will provide 
convenient access to and from the area. The hardscaping and landscaping details will be addressed at 
the time of site plan review. Before the CCT is constructed, the area will still include the existing 
vehicular and pedestrian access to and from Diamondback Drive. As discussed during the review of the 
Sketch Plan for this site, it is expected that such access point (the Diamondback Drive/private road 
intersection) will be closed when the CCT is constructed. The LSC Loop already runs along Decoverly 
Drive, along the north side of the DANAC Stiles campus. The LSC Loop provides for recreational 
opportunities and helps to connect the DANAC Stiles campus with the rest of the LSC. The project will 
have a unique façade design, and will incorporate sustainable elements through its compliance with the 
County’s green building requirements and public benefits schedule. Finally, the proposed plan will 
support the Agricultural Reserve through its acquisition of BLTs. 
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Previous Approvals 
The Planning Board Opinion for Preliminary Plan No. 11961120 dated June 9, 1997, includes the 
following condition: 
 

(4) Dedication of Master Plan transit alignment (minimum 50’ wide) as shown on plan, 
adjacent to Decoverly Drive. In the area of alternative transit alignments, as shown on the 
preliminary plan, provide an easement for possible future dedication to accommodate the 
alternative alignments. In the event that the final transit alignment is approved adjacent to 
Decoverly Drive, then the easement shall be extinguished for that portion of the easement area 
no longer needed for right of way to allow for the reconfiguration of development on lot 4. In 
the event that the final transit alignment is approved so that it loops into the DANAC property, 
as shown on the preliminary plan, then the easement shall be extinguished for that portion of 
the easement area no longer needed for the right of way. 

 
Currently, the Maryland Transit Administration (MTA)’s preferred alignment of the Corridor Cities 
Transitway (CCT) is along the west side of Diamondback Drive, instead of along Decoverly Drive. 
Although the transit easement along Decoverly Drive is no longer needed for the CCT, a portion of the 
right-of-way width is necessary for other non-auto transportation modes-especially the LSC (shared use 
path) Loop plus sidewalk that is recommended in the GSSC Master Plan. The GSSC Urban Design 
Guidelines (on page 16) recommend a sidewalk, tree panel, and shared use path all being 8-feet wide. 
Currently along Decoverly Drive, an 8-foot wide tree panel and shared use path exists between Great 
Seneca Highway (MD 119) and Diamondback Drive. Along this segment only an 8-foot wide sidewalk 
needs to be added to the existing shared use path to satisfy the master plan recommendation. In 
addition, the LSC Loop along Decoverly Drive provides a vital pedestrian and bicycle connection to the 
proposed CCT station located in the southwest corner of Diamondback Drive/Decoverly Drive 
intersection. The Applicant doesn’t own Lot 6 where the CCT easement is located. Future funding 
sources for the LSC Loop shared use path and sidewalk are being tracked/monitored by Area 2 Staff. 
Funding for this segment of the LSC Loop improvements cannot be required of the owner of the Subject 
Property.  
 
Climate Protection and Sustainability 
The Master Plan makes a number of recommendations to reduce development’s carbon footprint (page 
29), including site and building design and orientation that take advantage of passive solar heating and 
lighting and passive cooling opportunities and commitments to reduce energy and water consumption. 
A LEED review checklist was provided to Staff showing compliance with LEED standards including: 

 16 points for Sustainable Sites, 
 4 points for Water Efficiency, 
 7 points for Energy & Atmosphere, 
 4 points for Materials & Resources, 
 7 points for Indoor Environmental Quality, 
 3 points for Innovation in Design, and 
 2 Points for Regional Priority. 

 
Housing 
The Master Plan encourages the provision of housing to improve the area’s jobs-housing balance. The 
Plan recommends a range of housing options to help meet County housing goals, including Moderately 
Priced Dwelling Units and workforce housing (page 23). This Site Plan proposes 12.5% MPDUs. 
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Staging Considerations 
According to the Master Plan, converting from non-residential to residential development is exempt 
from the Master Plan’s staging requirement, as long as the residential project does not increase the 
number of already approved vehicle trips. As stated on page 76 of the Master Plan: “The 3.7 million 
square feet of development in the pipeline is not subject to the Plan’s staging requirements unless a 
project’s Preliminary Plan expires. The owner of a property approved for commercial development may 
re-subdivide and convert to residential development and still be exempt from staging provided that the 
change in development will not increase the number of vehicle trips.” 
 
Thus, the subject plan is exempt from the Master Plan staging limit of 2,500 dwelling units because it 
does not increase the number of approved vehicle trips in 119961120. The Applicant will be using 5,000 
square feet of the approved but unbuilt 301,857 square feet of commercial uses to construct the 
required live/work units on-site. 
 
Site Specific Recommendations 
The Master Plan has the following recommendations that are specific to the Subject property on pages 
48 and 49: 

 Locate the LSC North CCT station on the east side of the DANAC property (west side of 
Diamondback Drive); 

 Rezone DANAC property from I-3 to CR Zone; 
 Recommended Zoning for Lot 7 is: CR2.0 C1.5 R1.5 H150. The remainder of the DANAC property 

should be zoned CR1.0 C0.5 R1.0 H 80; 
 Building height along Decoverly Drive adjacent to the residential community to the north is 

limited to 50 feet within 100 feet of the Decoverly Drive right-of-way; 
 The sidewalk and pedestrian improvements as shown on the Site Plan; 
 150-feet of right-of-way for Diamondback Drive; 
 200-feet of right-of-way for Key West Avenue; and 
 Dedication of master planned business district streets B-2 and B-7. 

 
The Applicant is providing for the dedication and design of the CCT on the east side of the Subject 
Property. The Applicant has also designed a public space to complement the planned CCT station when 
constructed as shown in the CCT Plaza Illustrative plan on page 15 of this report. The building height 
restriction in relationship to Decoverly Drive is being adhered to. The Applicant is providing the 
dedications for Diamondback Drive and Key West Avenue, and the business district streets are proposed 
as private roads with public access easements, but will be constructed to the standards specified in the 
Master Plan. 
 

DEVELOPMENT STANDARDS 
 
The proposed development is on 332,048 square feet of gross tract area zoned CR2.0 C1.5, R1.5 H150 
with 13.66% MPDUs. The Applicant is using the CR Optional Method in this development. The following 
tables show the application’s conformance to the development standards of the zone and the approved 
Sketch Plan; minimum setbacks are not applicable on this site. 
 

1. Density of Development (maximum square feet) 
 Total (CR) Non-Residential (C) Residential (R) 

Allowed by the Zone 664,096 498,072 498,072 

Approved with Sketch Plan 503,072 5,000 (minimum) 498,072 

Proposed 452,211 5,000 498,072 
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2. Height (maximum feet) 
Allowed by the Zone 150 

Approved with Sketch Plan 75 for occupiable space 

85  for design elements 

Proposed   75 for occupiable space 

85  for design elements 

 

3. Public Use Space (minimum % of net lot) 
Required by the Zone 10%  

Approved with Sketch Plan 10% 

Proposed  21%   

 

4. Residential Amenity Space (minimum square feet per market rate unit) 
Type Rate Required Proposed 

Indoor Amenity Space 20sf per unit  
up to 5,000sf 

5,000  
 

5,000 

Outdoor Amenity Space 20sf per unit  
up to 5,000sf 

5,000  
 

5,000 

 

5. Minimum Bicycle Parking Spaces & Shower/Change Facilities 

Use 

Required Proposed 

Publicly Accessible Private & Secure Public Private 

Residential – 457 units 10 100 10 100 

Non-residential – 5,000sf 2 2 4 2 

 

6. Parking (minimum/maximum spaces 
required) 

 Required Proposed  

Per Unit Mix 367/611  678
1
 

 

Parking Waiver 

The Applicant proposes to provide 67 additional parking spaces above the required 611 for guests, staff, 
prospective residents visiting the site and for 2 ZIP Cars as in the Parking Waiver Explanation (see 
Attachment E). The Applicant’s basis of the waiver is two-fold: 1) their property management experience 
with similar-sized multi-family residential developments in the region and a demonstrated reoccurring 
pattern of need for these specific parking spaces and, 2) in the Applicant’s opinion if the CR Zone’s and 
Section 59-E parking provisions were imposed, the result would be contrary to each CR Zone’s 
requirements and objectives. In the Waiver the Applicant explains that their parking ratio is the correct 
method to strike a balance between such sensitivities. In the Waiver Explanation it is also noted that 
“The project must operate in today’s ‘suburban’ environment, so that it contributes to the critical mass 
that will help achieve the Master Plan objectives, in the long run.” The parking structure for residents 
will be completely integrated into the building design (self-contained) and exclusively for residents and 

                                                           
1
 Requires a waiver of the maximum number of spaces under 59-C-15.636.  In this case, there are 67 spaces above 

the maximum resulting in an average of 1.47 spaces per unit. This represents a 9.9% increase in parking above the 

required spaces given the unit mix.  
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non-residents to this site for specific reasons. Staff supports the requested waiver based on the unique 
parking need identified by the Applicant and similar-sized multi-family residential developments under 
their property management. In addition, Staff supports the parking waiver because of the unit mix, 
which includes numerous 2- and 3-bedroom units, and the necessity to provide visitor, employee, and 
prospective tenant parking (with few nearby alternatives). Provision of these additional parking spaces 
for non-residents must be clearly identified on the certified Site Plan and include signage for each 
specific parking space type.    

TRANSPORTATION 

Master-Planned Roadways and Bikeways 

In addition to the discussion in the Master Plan section of this report above regarding Master-planned 
roadways: as approved for Preliminary plan No. 11996110A, JHU-Belward Campus, and Preliminary Plan 
No. 11986115C, JHU – Montgomery County Medical Center, the master-planned business district streets 
B-2 (Street “A”) and B-7 (Road “F”) may be private roads with the requirements specified in the 
approved Preliminary Plan. Both business district streets are already built to tertiary residential street 
standards but, if taken over by the public, must be reconstructed to Road Code Standard 2005.01 (i.e., 
master-planned recommended 60-foot right-of-way and no bikeway). 

Bicycle facilities must be adequate with the required improvements described in the CR zone Section 59-
C-15.62. For the proposed apartment building with 475 units, the required bicycle parking is as follows: 
  

1. Publicly accessible bike spaces: The maximum of 10 spaces per apartment building 
because the required 0.1 space per unit totals over the 10 maximum spaces. For the building, 
the total number of publicly accessible bicycle spaces provided is 14 (or 2 more than required) 
inverted-U bike racks. The site plan currently shows only one set of five publicly secured bike 
racks located in the northwest corner of the proposed building. The location of all 14 bicycle 
parking spaces must be shown on the plans and approved at certified site plan. 
 
2. Private secured bike spaces: The maximum of 100 spaces because the required 0.35 
space per unit totals over the 100 maximum spaces. For the building, the total number of 
private secured bike parking spaces provided is 102 (or 2 more than required) spaces. A secured 
bike room is shown on the plans in the parking garage, but additional details are needed at 
certified Site Plan. 
 

Thus, 114 (4 more than required) total bicycle parking spaces are provided for the proposed apartment 
building. 

 
In addition, MCDOT recommended two bike sharing docking stations in their Comment No. 19. b.iv.1. in 
their letter dated November 6, 2012, for the Preliminary Plan No. 11996112A. The two stations were 
one of the Traffic Mitigation actions to satisfy the master-planned recommended Transportation 
Demand Management. The Applicant has worked with MCDOT regarding the bike sharing docking 
stations locations at the southeastern corner of business district streets B-2 and B-7 and the 
southwestern corner of business district street B-2 and Diamondback Drive. 

 
Master-Planned Transportation Demand Management  
The site is located within the boundary of the Greater Shady Grove TMD. The Applicant must participate 
with the TMO and assist the County in achieving and maintaining its non-auto driver mode share goals. 
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On-Site Parking 

Staff supports a parking waiver that would result in 67 more parking spaces over the total of 611 spaces 
required under Section 59-E-3. The 611 parking spaces are for the residents while the extra parking 
spaces are for employees and visitors. Although the site is adjacent proposed future CCT and BRT transit 
stations, MTA estimates CCT service would begin in 2020 without any future unexpected delays. The 
future CCT service should reduce the need to drive single-occupancy vehicles to and from the site, but 
the extra parking spaces would be needed for at least the next 7 years. 

Master Plan’s Staging Requirement 
According to the Great Seneca Science Corridor Master Plan, converting from non-residential to 
residential development is exempt from the Master Plan’s staging requirement, as long as the 
residential project does not increase the number of already approved vehicle trips. As stated on page 77 
of the GSSC Master Plan: 
 

“The 3.7 million square feet of development in the pipeline is not subject to the Plan’s staging 
requirements unless a project’s Preliminary Plan expires. The owner of a property approved for 
commercial development may re-subdivide and convert to residential development and still be 
exempt from staging provided that the change in development will not increase the number of 
vehicle trips.”  

 
The proposed plan meets this requirement because the subject plan is exempt from the GSSC staging 
limit of 2,500 dwelling units. 
 
Corridor Cities Transitway 

MTA’s preferred alignment of the CCT is along the west side of Diamondback Drive with a proposed 
station just north of the intersection with master-planned business district street, B-2. The Applicant 
must coordinate with the MTA’s CCT project manager, regarding MTA latest alignment and design of the 
CCT. The preferred CCT alignment along Diamondback Drive is currently at-grade across Key West 
Avenue (that was previously proposed to be under the intersection with Key West Avenue).   

Associated with Diamondback Drive/Business District Street B-2 intersection, MCDOT required a traffic 
signal warrant study be prepared by the Applicant’s transportation consultant. The conclusions of the 
submitted study dated July 30, 2013, was that warrants for eight-hour and four-hour vehicular volumes 
were not satisfied as established in the Manual of Uniform Traffic Control Devises.    

Due to the uncertainty of funding for the CCT Station, and the Applicant’s intention to build the plaza to 
coincide with completion of the Project, the Applicant must bond the full cost of the plaza at the CCT 
Station at the annual rate of inflation plus 4% for each year of the duration of the bond. The cost 
estimate must include the calculations used for the annual rate of inflation plus 4% for each year of the 
anticipated duration of the bond. If the CCT Station is not funded at the time of completion of the 
Project, the MTA shall construct a modified version of the plaza at-grade. 
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FINDINGS 

1. The site plan conforms to all non-illustrative elements of a development plan, or diagrammatic plan, 
and all binding elements of a schematic development plan, certified by the Hearing Examiner under 
Section 59-D-1.64, or is consistent with an approved project plan for the optional method of 
development, if required, unless the Planning Board expressly modifies any element of the project 
plan. 

 
The site plan is not subject to a development plan, diagrammatic plan, schematic development plan, or 
project plan. It is, however, subject to five binding elements and seven conditions of Sketch Plan 
320120050 in MCPB Resolution No. 12-93, which may be modified at the time of site plan review under 
Section 59-C-15.43(d).  There are, however, no proposed modifications to those binding elements or 
conditions and the site plan, therefore, conforms to the sketch plan approval.  
  
2. The site plan meets all of the requirements of the zone in which it is located, and where applicable 

conforms to an urban renewal plan approved under Chapter 56. 
 
The Application must meet the following requirements of the CR Zone:  

 Uses; 
 General Requirements; 
 Development Standards; and 
 Special Regulations for the Optional Method of Development (Public Benefits). 

 
a. Uses 

The proposed uses – dwellings and live/work units – are permitted in the zone. 
 

b. General  Requirements 
This Site Plan is substantially consistent with the Master Plan and the GSSC Design Guidelines. As 
part of the LSC North District, the development will: 
 Provide in-fill residential development (page 48); 
 Provide public benefits that improve connectivity and mobility, improve open spaces and the 

pedestrian-realm, and add to the diversity of activities, through construction of a diversity of 
dwelling units, live/work units, and units with enhanced accessibility (page 48); 

 Improve vehicular and pedestrian connections, through improvements to the local sidewalks 
and around the new buildings; the block defining the site is not overly large and the existing 
private streets serve the purpose of a finer street grid because they will be protected by public 
access easements (general);  

 Achieve more sustainable development patterns through balanced land use, connectivity 
improvements, open spaces, enhanced stormwater management, and building design (design 
guidelines, pages 26-30); 

 Create public use spaces that allow for active and passive recreation, are visible and usable; 
have a strong relationship to retail on adjacent properties, amenity space, and the pedestrian 
network; and are not separated by barriers (Design Guidelines, page 13); 

 Encourage the use of sustainable building practices and site design to reduce energy use and 
stormwater runoff (Design Guidelines pages 24-25);  

 Provide street trees, lighting, and amenities; although parallel parking is recommended, it will 
not be allowed on Key West Avenue or Diamondback Drive (Design Guidelines, pages 14 & 44); 

 Provide buildings as close to property lines as grades and easements allow with access from 
units to perimeter sidewalks (Design Guidelines, pages 22 & 45); 
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 Provide design excellence with innovative building materials and style (design guidelines, page 
27); and 

 Provide at least the minimum required number of bicycle parking spaces for residents and 
visitors (general).  

 
c. Development Standards 

The proposed development will comply with all development standards as shown in the data tables 
and discussion above.  Staff supports the parking waiver because of the unit mix, which includes 
numerous 2- and 3-bedroom units, and the necessity to provide visitor, employee, and prospective 
tenant parking (with few nearby alternatives). The Applicant has demonstrated a reoccurring 
pattern of need for specific parking spaces at other similar multi-family residential developments in 
their property management experience for non-residents to the site. The Applicant has prepared a 
guest parking and staff parking ratio to provide the best balance for such specific parking spaces for 
non-residents. Staff further supports the waiver because the building’s design will completely 
integrate the parking structure (it will be self-contained) so that all parking in it is exclusively for 
residents and non-residents (the latter) coming to the site for specific reasons.   
 

d. Public Benefits 
The proposed development will provide numerous public benefits with proportional incentive 
density points according to: 
 The recommendations, objectives, and priorities of the Master Plan; 
 The CR Zone Incentive Density Implementation Guidelines and the GSSC Design Guidelines; 
 The size and configuration of the tract; 
 The relationship of the Site Plan to adjacent properties; 
 The presence or lack of similar public benefits nearby; and  
 Enhancements beyond the elements listed in the individual public benefit descriptions or criteria 

that increase public access to or enjoyment of the benefit. 
 
In accordance with the Zoning Ordinance, Section 59-C-15.82, the Site Plan proposes the following four 
public benefits categories to satisfy the requirements: Transit Proximity; Diversity of Uses & Activities; 
Quality of Building and Site Design; and Protection and Enhancement of the Natural Environment. The 
following descriptions detail the public benefits provided with only slight modifications from the sketch 
plan regarding the calculations for tree canopy and vegetated area. 
 
Transit Proximity 
Being adjacent to a CCT station (level 2 transit) and, in fact, dedicating right-of-way for the station and 
alignment, the Site Plan is eligible for 30 points.  Staff recommends granting the full 30 points to spur 
development and increase the likelihood that a mix of uses in the area will become more financially 
viable.   
 
Transit Access Improvement 
Up to 20 points may be granted for transit access improvements. These improvements must provide 
access to a transit facility to at least meet the County’s accessibility standards.  In this case, the 
proposed CCT station must be built about 8 feet below grade and is only accessible by stairs or by 
walking (or rolling) to the intersection of Diamondback Drive and Decoverly Drive. An alternative is 
proposed by this development – switch-back ramps integrated into the open space directly adjacent to 
the station platform.  This is an intensive and complicated improvement and implements an important 
Master Plan goal and Staff recommends granting 15 points for construction of this Transit Access 
Improvement. 
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Transit Access Improvement Illustration 

 
Wayfinding 
Up to 10 points may be granted for the design and implementation of a wayfinding system.  The 
application proposes several signs at key intersections and the CCT station providing directional signage 
to nearby amenities, bike routes, and transit facilities. Staff recommends that at least 7 signs be 
provided and that each have a map encompassing the area within at least a ½ mile radius from the CCT 
station indicating directions to certain features as appropriate for the individual sign locations.  Based on 
fulfillment of these criteria that will encourage the Linking & Connecting goals of the Master Plan, Staff 
recommends 5 points be granted for implementation of the wayfinding system. 
 
Dwelling Unit Mix 
Up to 10 points may be granted for providing a dwelling unit mix that includes at least 7.5% efficiency 
units, 8% 1-bedroom units, 8% 2-bedroom units, and 5% 3-or-more bedroom units.  Under the 
Guidelines, the Planning Board should only grant 5 points for meeting the minimum unit mix and 10 
points only for a greater mix (10% efficiency, 10% 1-bedroom, 10% 2-bedroom, and 7.5% 3-bedroom).   
Since diversity of housing is a specific Master Plan goal for this District and some of these units will be 
live/work, further enhancing the diversity of uses and activities, Staff recommends that the full 10 points 
be granted for provision of the unit mix required by the Ordinance. 
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Enhanced Accessibility for the Disabled 
Up to 20 points may be granted for constructing units that satisfy ANSI A117.1 Residential Type A 
standards. The Guideline formula is that points be granted for each percent of units that meet the 
criteria. Like the dwelling unit mix, this public benefit helps fulfill a Master Plan goal and, in this case, 2% 
of the units are proposed to ANSI A117.1 standards. Staff recommends that 6 points be granted. 
 
Structured Parking 
Up to 20 points may be granted for provision of parking within a structure.  A formula dividing the 
parking provided within an above-ground structure divided by the total parking provided and 
multiplying the result by 10 has been approved in the guidelines (below ground parking spaces are 
eligible for double the points because of the greater cost).  The proposed parking is wrapped by 
residential uses so mitigation of visibility is not a concern.  In this case 99% of the parking is within an 
above grade structure and granting 10 points is recommended by Staff. 
 
Public Open Space 
Up to 20 points may be granted for providing public open space above the minimum required by the 
zone.  The Guideline formula requires dividing the proposed amount of open space above the minimum 
required by the zone divided by the net tract area and then multiplying by 100.  Eight percent of the net 
tract area (above the minimum 10% required by the zone) is being provided as public open space.  This 
area is near a CCT station, which is recommended for open space of ¼ to ½ acres.  The open space 
provided at the station alone is about 0.4 acres.  The design also meets the accessibility, size, and 
activation criteria of the guidelines and Staff recommends that 8 points be granted for this public 
benefit.  
 

 
CCT Station Open Space 
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Exceptional Design 
Up to 10 points may be granted for building and site design whose visual and functional impacts 
enhance the character of the setting.  The Guidelines have established 6 criteria to evaluate the 
exceptional design public benefit and recommends that the application meet at least five of these 
criteria for the full 10 points.  Staff concludes that three of these criteria are met: 
 

 Providing an innovative solution in response to the immediate context by, in this case, creating a 
site design that accommodates and integrates a transit station below grade with public space 
and pedestrian and bicycle routes; 

 Creating a sense of place and serving as a landmark through the architectural treatment at the 
corner of Key West and Diamondback and the distinct design vocabulary and amenities provided 
at the station open space; and 

 Enhances the public realm in a distinct and original manner through turning a difficult context 
with evolving variables into an asset through unique landscape design, integration of various 
unit types (bedroom mix, enhanced accessibility units, and live/work units), and construction of 
a street-focused building in a currently suburban environment. 

 
Since only half (3 out of 6) of the criteria have been satisfied, Staff recommends that 4 of the 10 possible 
points be granted for this benefit. 

 
BLTs 
Five points are required for CR-zoned optional method projects and are calculated by a formula 
established in the Ordinance.  The Applicant will provide the BLTs as required and Staff recommends 
granting the 5 required points for this public benefit. 
 
Tree Canopy 
Up to 15 points may be granted for tree canopy coverage at 15 years growth over 25% of the on-site 
open space.  The important sustainability goals of improving air and water quality as well as protection 
of biodiversity are enhanced by tree canopy.  A slightly larger area of coverage is provided by the layout 
shown in the site plan than in the sketch plan, which awarded 10 points.  For this larger area and 
because no underground structures are involved and the conceptual landscape design shows large 
planting areas, Staff recommends granting 11 points for this public benefit.   
 
Vegetated Area 
Up 10 points may be granted for installation of plantings meeting certain criteria, including coverage of 
at least 5,000sf.  The sketch plan proposed vegetated area of 8,500sf (and 8 points) which is not 
included in the required public use space, the proposed public benefit open space, or any easements.  
This area has been increased to 10,000sf due to design changes and Staff recommends granting 10 
points for this public benefit. 
 
Cool Roof 
Up to 10 points may be granted for constructing a cool roof with a minimum solar reflectance index 
(“SRI”).  The Applicant proposes to meet the minimum SRI for a flat roof. As seen in the aerial 
photograph of the area, the District is dominated by dark roofs, parking lots, and roads; decreasing the 
heat island effect and making a more energy efficient building are encouraged by the sustainability goals 
of the Master Plan. For this reason and because this is such a large building, Staff recommends granting 
8 points for this benefit. 
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Public Benefit Maximum 
Points 
Permitted 

Proposed 
Points  
[Sketch Plan]  

Criteria Points Recommended 

Transit Proximity Category 

Transit Proximity 30 30 [30] Site adjacent to Level 2 CCT Station 30 

Connectivity and Mobility Category 

Transit Access 
Improvement 

20 15 [15] Design and construction of switch-back 
ramps integrated into open space directly 
adjacent to CCT Station platform 

15 

Wayfinding 10 5 [5] Design and implementation of wayfinding 
system with at least 7 signs detailing area 
within at least ½ mile of the CCT station. 

5 

Diversity of Uses and Activities Category 

Dwelling Unit Mix 10 10 [10] Provision of at least 7.5% efficiency units, 
8% 1-bedroom units, 8% 2-bedroom units, 
& 5% 3-or more bedroom units; fulfills a 
master plan priority 

10 

Enhanced 
Accessibility for 
the Disabled 

20 6 [6] Provision of 2% of units meeting ANSI 
A117.1 Residential Type A standards. 

5 

Quality of Building and Site Design Category 

Structured 
Parking 

20 10 [10] All parking spaces will be built within 
above grade structure.   

10 

Public Open 
Space 

20 8 [8] Density for open space above the zone’s 
requirements is granted on a sliding scale 
based on the % of the net lot area. 

8 

Exceptional 
Design 

10 5 [5] Incentive density of 5 points for 
development that meets at least 4 of 6 
criteria and 10 points for development 
that meets all 6. 

4 

Protection & Enhancement of the Natural Environment Category 

BLTs 30 5 [5] Purchase/payment for 1 BLT per 20,000sf 
of 5% 

5 

Tree Canopy 15 11 [10] Coverage of 25% of on-site open space 
with tree canopy at 15 years growth.  

11 

Vegetated Area 10 10 [8] Installation of plantings in a minimum of 
12 inches of soil covering at least 5,000 
square feet of previously impervious 
surfaces. 

10 

Cool Roof 10 8 [8] Roof must meet minimum Solar 
Reflectance Index (SRI) 

8 

Total Points 205                  120 121 

  
Staff finds that the proposed public benefits fulfill the priority recommendations of the Master Plan, 
meet the criteria of both the Implementation and Design Guidelines, are appropriate for the size and 
configuration of the tract, and enhance the site’s relationship to adjacent properties. The Applicant will 
provide public benefits from at least 4 categories equal to greater than 100 points, the final numbers to 
be determined prior to approval of the certified site plan. 
 



- 27 - 

3. The locations of buildings and structures, open spaces, landscaping, recreation facilities, and pedestrian 
and vehicular circulation systems are adequate, safe, and efficient. 

 
a. Landscape and Lighting Plan  

The landscape plan includes a mixture of deciduous, evergreen, and ornamental trees as well as 
flowers, shrubs, and seasonal color transforming the area into a more aesthetically-pleasing, 
green environment. The interior spaces and public open spaces will have adequate, safe, and 
efficient landscaping for year-round enjoyment and comfort.  The Lighting Plan includes a 
variety of area and pedestrian light meeting industry standards to provide adequate, safe, and 
efficient pedestrian and vehicular circulation systems during evening hours. 
 

b. Pedestrian and Bicycle Facilities 
The Site Plan includes adequate, safe, and efficient sidewalks and trails with widths from 8 feet 
to 10 feet along each road frontage connecting to a greater circulation system.  Bike facilities 
will be provided for residents and visitors as required by the Code. 
 

c. Open Spaces 
The Project includes a large plaza adjacent to the CCT Station and adequate, safe, and efficient 
open space around the perimeter of the site and within internal, private amenity areas.  These 
areas will support healthy activity and social interaction in contrast to a rather sterile 
environment in the surrounding office developments. 

 
d. Recreation 

A network of sidewalks and shared use trails are proposed on the site’s perimeter for 
connections to existing and planned recreation features nearby (the LSC Loop to the north). 
Recreation features internal to the building include a courtyard on the west side with in-ground 
swimming pool, pool-side brick patio/lounge with tables (some with umbrellas), lounge chairs, 
floating wood benches, a cyber café, picnic and sitting areas and a gas grill. On the east side of 
the building is a plaza area with raised lawn for outdoor recreation including gas grills, floating 
benches, picnic and sitting areas, a dog water fountain, and water fountain feature.     

 
e. Vehicular Circulation 

Residents and non-residents using the parking garage will access via the north private road with 
access from Decoverly Drive to the north and Key West Avenue to the south onto the west 
private road to the north private road. There will be limited vehicular access at the west side of 
the building in vicinity of the round-about between the west and north private roads. When the 
CCT Station and plaza are constructed the vehicular access from the Diamondback Drive 
intersection with the private road will be permanently closed.  
 

4. Each structure and use is compatible with other uses and other site plans and with existing and proposed 
adjacent development.  

 
Surrounding, developed properties in the immediate area (DANAC Stiles Properties, Lots 4 and 6 and the 
Subject Property [Lot 7]) are CR-zoned and, although currently dominated by an office park setting. Two 
of these three lots (Lots 6 and 7) are redeveloping in similar patterns based on the master plan. The 
owner of Lot 6 is redeveloping a 45-foot high parking garage structure where a surface parking lot was 
previously located. The parking garage is for employees at the existing office buildings on Lots 4 and 6. 
The Project on Lot 7 is limited to a maximum height of 75 feet for occupiable space, and architectural 
design elements are limited to a maximum height of 85 feet. The maximum allowable height in the CR 
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zone for the Project is 150 feet. Existing office buildings on Lots 4 and 6 have heights of approximately 
40 feet. The heights of the structures on these three lots (4, 6 and 7 in Figure 1 below) will be reasonably 
compatible by comparison.  
 

 
Figure 1 DANAC Stiles Property lot locations 

 
Existing development to the north and across Decoverly Drive includes townhouse and multi-family 
units. The townhouse units are closest to Decoverly Drive and have building heights of approximately 30 
feet. To the east side of Diamondback Drive is the developed FINRA2 campus, to the south of Key West 
Avenue is the National Cancer Institute campus and the RICA3 building. The buildings to the east (FINRA 
and RICA) are built at heights similar to the buildings on Lots 4 and 6 of the DANAC Stiles property. The 
Project represents infill development for multi-family residential housing that will complement the 
developed office buildings by providing employees an option of living near their places of employment.  

 
5. The site plan meets all applicable requirements of Chapter 22A regarding forest conservation, Chapter 19 

regarding water resource protection, and any other applicable law.  
 
a. Forest Conservation  

The development is subject to the Chapter 22A, Montgomery County Forest Conservation 
Law.  All forest conservation requirements are being met through the approval of 
Preliminary Plan No. 11996112A.  As conditioned, this Site Plan must comply with the 
conditions of that preliminary plan. 
 

                                                           
2
 FINRA = Financial Industry Regulatory Authority. 

3
 RICA = Regional Institute for Children and Adolescents. 
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b. Stormwater Management 
Stormwater Management Concept Plan approval was issued by DPS on April 4, 2012. 
Environmental-Sensitive Design (ESD) methods will be provided on-site.  

 
c. Environmental Guidelines 

Staff finds that the Site Plan proposal complies with the M-NCPPC’s Environmental 
Guidelines.   

 

 
 
 
ATTACHMENTS 
A. Sketch Plan Resolution 
B. Preliminary Plan Resolution 
C. Applicant’s Justification Statement 
D. Stormwater Management Concept Plan acceptance letter 
E. Master Plan (pages 9-11, 23, 29, 48, 49 and 76) 
F. Parking Waiver Explanation 
G. Master Plan Design Guidelines (pages 13, 14, 22, 24-30, 44 and 45) 
H. Letter from SHA, dated 6/10/13 
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ROGERS ECKER 

TIMOTHY DUGAN 	ATTORNEY 
I 301.230.5228 L tdugan@shu1manrogers.com  

July 30, 2013 

Franyoise M. Carrier, Chair 
Montgomery County Planning Board 
The Maryland-National Capital Park and Planning Commission 
8787 Georgia Avenue 
Silver Spring, Maryland 20910 

Re: Camden Shady Grove 
Site Plan Application No. 8-20130110 1  
Statement of Justification Addendum ("SOJ Addendum") 

Dear Ms. Carrier and Members of the Planning Board: 

We are submitting this SOJ Addendum to our Statement of Justification, dated 
April 30, 2013 (the "SOY). This Addendum is organized as follows: 

1) 
2) 

Highlights of Changes From The Original Statement of Justification . 	 
Binding Elements and Bonus Density Components. 	  

2 
2 

a)  Binding Elements 	  2 
b)  Bonus Density Elements 	  2 

3) Detailed Explanation of Design Objectives 	  4 
a) Design Objectives Listed In Toto Before Detailed Explanations 	 4 
b) Connectivity 	  6 
c) Design 	  7 
d) Environment 	  10 
e) Diversity 	  14 

4) Section 59-D-3.4(c)(3) Buildings and Structures, Open spaces, Landscaping, 
Recreation facilities, and Pedestrian and vehicular circulation systems are adequate, safe, 

	

and efficient   16 
a) Buildings and Structures 	  16 
b) Open Spaces 	  17 
c) Landscaping 	  19 
d) Recreation Facilities 	  20 
e) Pedestrian and Vehicular Circulation   21 

5) Section 59-D-3.4(c)(4) Camden Shady Grove Is Compatible With the Other Uses and 
Other Site Plans, and With Existing and Proposed Adjacent Development 	 23 

The Site Plan Application involves the seven acres (approx.) of "Lot 7" of the DANAC Stiles Corporate Campus. 
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6) Relationship of Sidewalks to the GSSC Design Guidelines 	 26 
7) Conclusion 	 27 

1) Highlights of Changes From The Original Statement of Justification:  

The number of apartment dwelling units that will be available for the Great 
Science Corridor Master Plan increased slightly from the original Site Plan 
submittal from about 453 units to 457 units, including the five live/work units. The 
number of dwelling units will be constructed within the approved 498,072 SF of 
residential uses and up to 5,000SF of non-residential uses. 

2) Binding Elements and Bonus Density Components.  

a) Binding Elements  

The Applicant does not request modifications to the binding elements identified in 
the Sketch Plan Resolution. 

b) Bonus Density Elements  

Below, we provide a copy of the proposed public benefits chart, shown on 
pages 36-37 of the SOJ. We justify the proposed public benefits on pages 37-46 of 
the SOJ. We added a column to the chart entitled "Applicant's Recommended Points 
at Site Plan." Now that the Site Plan has been further refined as a result of the DRC 
comments and Camden's work, two public benefit components are enhanced. More 
density bonus points should be awarded. 

We request 1 additional point for "Tree Canopy" for a total of 11 points. The 
estimated tree canopy at Sketch Plan was 26,620 SF, about 111% of the minimum 
required, for which 10 bonus density points were recommended. The tree canopy 
shown on the Site Plan is greater, 27,500SF, which is about 113% SF of the 
minimum required. We recommend 11 points. 

We request 2 additional points for "Vegetated Area" for a total of 10 points. The 
estimated Vegetated Area at Sketch Plan was 5,000 SF for which 5 bonus density 
points were recommended. The Vegetated Area shown on the Site Plan is 10,000SF, 
which is 5,000 SF greater than the Sketch Plan square footage. The 100% increase 
justifies the additional points. We recommend the maximum of 10 points. 

Depending upon the final outcome as to the number of density bonus points 
comprising the 100 points required, Camden continues to reserve the right to pursue 
those other recommended bonus density points from some of the other public benefit 
components. 
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Row 
# 

Description Description Camden's 
Recomme 

nded 
Points at 

Sketch 
Plan 

Maximum 
Allowed Points 

(Where 
Applicable) 

August 1 
3, 2012 
Sketch 

Plan 
Resolutio 

n Points 

Camden's 
Recommend 
ed Points at 

Site Plan 

1.  Transit 
Proximity 

2.  DANAC CCT Stop 30 30 30 

3.  Crown Farm CCT 
Station 
(Proximity: 1/2-1 mile) 

15 15 

4.  LSC Central CCT 
Station 
(Proximity: 1/4 - 
1/2 mile) 

20 20 

5.  LSC PSTA CCT 
Station 
(Proximity: 1/2-1 mile) 

15 15 

6.  LSC Belward CCT 
Station 
(Proximity: 1/2-1 mile) 

15 15 

7.  Connectivity 
and Mobility 

8.  Transit Access 
Improvement 

20 20 15 20 

9, Way-Finding 10 10 5 10 

10.  Diversity of 
Uses and 
Activities 

11.  Dwelling Unit Mix 
Minimum: 
7.5% EFF 
8% 1-BDRM 
8%-2 BDRM 
5% 3-BDRM 

10 10 10 10 

12.  Enhanced Accessibility 
for the Disabled 

20 20 6 20 

13.  Quality 
building and 
site design 

14.  Structured Parking 20 20 10 20 

15.  Public Open Space 20 8 

16.  Exceptional Building or 
Site Design  

10 10 5 10 

17.  Protection 
and 
enhancement 
of the natural 
environment 
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Row 
# 

Description Description Camden's 
Recomme 

nded 
Points at 

Sketch 
Plan 

Maximum 
Allowed Points 

(Where 
Applicable) 

August 1 
3, 2012 
Sketch 

Plan 
Resolutio 

n Points 

Camden's 
Recommend 
ed Points at 

Site Plan 

18.  Building Lot 
Termination ("BLT") 

5 25 5 5 

19.  Tree Canopy 15 15 10  

20.  Vegetated Area 
5,000 SF of plantings in 
a minimum of 
12 inches of soil. 

10 10 8 10 

21.  Cool roof with 
minimum solar 
reflectance index 

10 10 8 10 

22.  Totals Listed 
Earlier 

245 120 N/A 

23.  Corrected 
Totals & 
Applicant's 
Revised Total 
for Site Plan 

225 120 221 

3) 	Detailed Explanation of Design Objectives  

The following explains how Camden Shady Grove addresses each 
applicable Design Objective beginning at page 7 of the Design Guidelines. Please 
also refer to the SOJ, beginning at page 22. Below, the Design Objectives are 
first listed in toto. Then, each one is relisted and is followed with an explanation 
about how the Applicant addresses it. 

a) 	Design Objectives Listed In Toto Before Detailed Explanations  

Connectivity 

Establish comprehensive transit, pedestrian, bicycle and road networks that 
connect to retail, life sciences employment, academic facilities, and local and 
regional parks by: 

• Improving pedestrian safety at major intersections and strengthening 
connections between the districts and the Life Sciences Center 

• Creating an engaging pedestrian environment along streets with 
building facades and spaces 

• Providing on-street parking wherever possible 
• Connecting people to the regional Metrorail system via the CCT. 
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Design 

Create a sustainable community focused on cutting-edged medical, science 
and technology research and applications by: 

• Supporting the construction offlexible and multi-purpose buildings 
that allow changes in use 

• Encouraging aggressive use of building systems and technologies to 
decrease energy use and reduce carbon emissions 

• Encouraging design excellence through use of innovative building 
materials, facade articulation, street-oriented buildings and 
sustainable building practice. 

Environment 

Reduce impact on the natural environment by: 
• Creating walkable environments that reduce our reliance on 

automobiles 
• Using innovative stormwater management techniques to meet 

Environmental Site Design(ESD) guidelines for urban areas 
• Promoting energy conservation and generation as a primary building 

and public space design 
• Encouraging building massing that sustains air flow and access to 

natural light 
• Integrating active and passive sustainable features and technologies 

into building and open space design. 

DiversiV 

Create a true mix of uses to support an active urban environment that 
supports the life sciences by: 

• Implementing land use patterns that combine laboratories, offices 
and academic institutions along with residential, office and retail 
uses 

• Creating housing opportunities that accommodate a range of 
family needs 

• Creating an attractive, compact built environment that fosters 
collaboration between professionals and academics in a variety of 
disciplines. 
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Each Design Objective is discussed below: 

b) 	Connectivity 

Establish comprehensive transit, pedestrian, bicycle and road networks that 
connect to retail, life sciences employment, academic facilities, and local and 
regional parks by: 

• Improving pedestrian safety at major intersections and strengthening 
connections between the districts and the Life Sciences Center 

The Applicant's project is located at the intersection of Diamondback Drive 
and Key West Avenue. It has complied with all required SHA and 
MCDOT requirements that were imposed at the time of the original 
preliminary plan approval. 

• Creating an engaging pedestrian environment along streets with 
building facades and spaces 

The Camden Shady Grove project is designed to enhance and 
reinforce the Great Seneca Science Corridor Master Plan and accentuate the 
proposed urban fabric of the Life Sciences Center North Section. The 
residential building strategically occupies a whole block and addresses all 
four sides of the site with a strong urban edge, shaping the public domain. 
Its well proportioned setbacks provide sidewalks and landscaped areas that 
will enhance the pedestrian experience around the whole block and create 
an urban buffer between the residential units and the public realm. 

The building's south façade fronting Key West Avenue will not include a 
pedestrian bridge but the first floor units along the south façade will have 
sidewalks leading to the Key West Avenue sidewalk/bikeway. 

Internal to the campus, pedestrian friendly sidewalks and open spaces will 
facilitate circulation. With the improved sidewalks and bikeways, the 
Camden Shady Grove site development will enhance the sidewalk and 
bikeway experience around the perimeter leading to and from the DANAC 
CCT Stop and within the DANAC Stiles Campus. It will result in "an 
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engaging pedestrian environment along streets with building facades and 
spaces that define and activate the public realm." 

• Providing on-street parking wherever possible 

Key West Avenue and Great Seneca Highway are major local arterials. In 
addition the DANAC CCT stop will be on Diamondback Drive. There will 
be no public parking on those streets. The Camden Shady Grove building 
will fully wrap around the internal above ground parking structure for use 
by residents and will not be visible from the streets. There will be limited 
surface parking only along the west and north facades of the building near 
the campus' internal circle, where possible, as shown on the Site Plan. 

• Connecting people to the regional Metrorail system via the CCT. 

The DANAC CCT Stop will be located adjacent to Camden Shady Grove. 
The DANAC CCT Stop will "connect people to the regional Metrorail 
system via the CCT." 

c) 	Design 

Create a sustainable communi0 focused on cutting-edged medical, science 
and technology research and applications by: 

• Supporting the construction of flexible and multi-purpose buildings 
that allow changes in use 

Camden Shady Grove's live/work units provide construction that will be 
flexible to allow for possible future conversion from residential to 
nonresidential uses. 

The project will have 1.5 FAR of residential density of approximately 
457 dwelling units, and 5,000 SF of retail for live/work units with at least 
5 live/work units, pursuant to the Sketch Plan Resolution. The live/work 
units are planned to be located near the DANAC CCT Stop. When 
economic circumstances evolve with the opening and the operating of the 
DANAC CCT Stop, they will be available for conversion to small scale 
work related quasi retail units. 
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As has been observed regarding other approved multifamily residential 
project applications in the CR Zone, economic circumstances do not now, 
and may never, support the provision of retail uses within the Camden 
Shady Grove apartment building. The live/work units will provide 
flexibility and will be the best option for bridging to future nonresidential 
uses that might be supported by: (1) the Camden Shady Grove apartment 
residents; (2) those who work at DANAC Stiles, on site, in the nearby 
office/research buildings but who might not live at Camden Shady Grove; 
(3) the nearby residents and office park neighbors across Decoverly and/or 
Diamondback who may be using the DANAC CCT Stop; and (4) 
depending upon the use, perhaps, by others located further away traveling 
on the CCT. 

• Encouraging aggressive use of building systems and technologies to 
decrease energy use and reduce carbon emissions 

To decrease energy use and reduce carbon emission, the Camden Shady 
Grove project is pursuing USGBC 2009 LEED-NC (New Construction) 
certification through GBCI. The project design team is targeting the LEED-
Certified Level. The Project is registered with GBCI with Project ID 
number 1000020756. SK&I is the architect of record and has LEED 
Accredited Professional on staff to help lead the project team through the 
LEED Documentation and Certification process. 

• Encouraging design excellence through use of innovative building 
materials, facade articulation, street-oriented buildings and 
sustainable building practice. 

The Camden Shady Grove project is designed to enhance and 
reinforce the Great Seneca Science Corridor Master Plan and accentuate the 
proposed urban fabric of the Life Sciences Center North Section. This 
residential building strategically occupies a whole block and addresses all 
four sides of the site with a strong urban edge, shaping the public domain. 
Its well proportioned setbacks provide sidewalks and landscaped areas that 
will enhance the pedestrian experience around the whole block and create 
an urban buffer between the residential units and the public realm. 

The length of the block along Key West Avenue, Diamondback 
Drive and the private streets are mitigated by creating a series of 
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articulations that suggest a series of buildings working together to create a 
sense of place and reinforce the street wall. The articulation is taken a step 
further at the four corners of the site where a specific architectural 
treatment is used to enhance the particularity of each corner. 

The main entrance and amenities are provided at the internal circle 
where the building plan and the massing embrace the shape of the urban 
space through strategically placed higher elements. The architecture 
materials include masonry, cementitious panels and glass while reinforcing 
verticality and providing a sense of arrival at this entry plaza. 

The corner at the CCT Stop Plaza provides live work units, flex 
spaces and a lobby to help create another point of arrival for transit users 
and pedestrians. A higher architectural element will reinforce this corner, 
while transparency will be introduced through the use of store front and 
building materials thus making this corner a special place for pedestrians 
given the public nature of the Plaza. 

Greater building heights are introduced at the corner of Key West 
Avenue and Diamondback Drive to establish a gateway to the development 
and at the same time creating a smooth transition with the other 
developments along Key West Avenue. 

The breakdown into a series of buildings is also reinforced through 
the interruption of the massing at the entrance to the private courtyards thus 
providing a strong visual connection between the public urban space and 
the private residential open space. It is important to note that the above 
ground parking structure is fully wrapped by the residential building and is 
not visible from the streets. 

The building architecture and the use of materials will reinforce this 
private pedestrian gateway and visual connection between spaces. The use 
of individual residential entrances around the block (where grade 
conditions permit) addresses the scale and character of the streets and 
enhances the pedestrian experience. Multiple entrances to the building will 
be strategically located to encourage continuous activity around the block 
and at the same time putting eyes on the public realm, and, therefore, safer 
streets. 
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The architecture of the building will take its cues from the massing 
and will vary to emphasize the idea of a series of buildings being developed 
around the block. 

Bay projections and recessed balconies will be used to break down 
the massing while an array of materials (masonry, metal panels, 
cementitious panels and planks) and the use of glass and generous openings 
will contribute to the individual character of each section of the building 
while working as a whole. The innovative massing strategy combined with 
the astute use of different materials and the various articulation of the 
building façade and varied heights will contribute to the special character of 
the Life Sciences Center North Section and will serve as a landmark to help 
identify the development. 

d) 	Environment 

Reduce impact on the natural environment by: 
• Creating walkable environments that reduce our reliance on 

automobiles 

Residents will have the opportunity to rely less on the automobile by using 
public transit, walking or biking to nearby venues such as employment and 
recreation areas. 

The Camden Shady Grove residents will be near other residential 
communities. They will be within convenient walking distances 
from their Decoverly townhome and condominium neighbors, consisting of 
1,144 townhouse and multifamily units, whose homes are immediately to 
the north across Decoverly Drive from Camden Shady Grove. They will be 
near Avalon at Decoverly Apartments, which are located just a short walk 
away on the east side of Diamondback Drive near its intersection with 
Decoverly Drive. 

• Using innovative stormwater management techniques to meet 
Environmental Site Design(ESD) guidelines for urban areas 

The Project is complying with all applicable stormwater management 
requirements. As noted in the April 24, 2012 Department of Permitting 
Services letter included with the 11/20/12 M-NCPPC Staff Report 
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addressing the Preliminary Plan application, "The stormwater management 
concept proposes to meet required stormwater management goals via 
planter box micro biofilters, no-rooftop disconnect and the existing storm 
water pond." 

• Promoting energy conservation and generation as a primary building 
and public space design 

Consistent with its efforts to decrease energy use and reduce carbon 
emissions, the Camden Shady Grove project is pursuing USGBC 2009 
LEED-NC (New Construction) certification through GBCI. The project 
design team is targeting the LEED-Certified Level. The Project is 
registered with GBCI with Project ID number 1000020756. SK&I is the 
architect of record and has LEED Accredited Professionals on staff to help 
lead the project team through the LEED Documentation and Certification 
process. 

• Encouraging building massing that sustains airflow and access to 
natural light 

The Camden Shady Grove project is designed to enhance and reinforce the 
Great Seneca Science Corridor Master Plan and accentuate the proposed 
urban fabric of the Life Sciences Center North Section. This residential 
building strategically occupies a whole block and addresses all 
four sides of the site with a strong urban edge, shaping the public domain. 

The breakdown into a series of buildings is reinforced through the 
interruption of the massing at the openings to the two private courtyards 
thus providing a strong visual connection between the public urban space 
and the private residential open space. Such large breaks also allow light 
and air throughout the various internal facades that encircle the two 
courtyards. The distances between the DANAC Stiles Campus buildings 
similarly allow for air flow and natural light. 

Bay projections and recessed balconies will be used to break down 
the massing while an array of materials (masonry, metal panels, 
cementitious panels and planks) and the use of glass and generous openings 
will contribute to the individual character of each section of the building 
while working as a whole and accessing natural light. 
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• Integrating active and passive sustainable features and technologies 
into building and open space design. 

The July 11, 2012 M-NCPPC Staff report, at page 15, noted that the 
Camden Shady Grove Sketch Plan meets the general requirements of 
Zoning Ordinance Section 59-C-15.6 and highlights several of the 
Guidelines as support. Project features noted include, "creating public use 
spaces that allow for recreation; are visible and usable; have a strong 
relationship to adjacent live/work units, transportation nodes, and the 
pedestrian network; and are not separated by barriers." Camden Shady 
Grove's public use space encircles the apartment building. Along Key West 
Avenue and Diamondback Drive, the plan shows a curvilinear multi use 
pathway for hikers, bikers and pedestrians, leading through a landscaped 
area with benches, offering residents and the public active and passive 
recreational amenities and transitioning the urban landscape of the Camden 
Shady Grove residential building from the DANAC Stiles office park and 
neighboring office buildings. 

We, however, have been directed to straighten the curvilinear pathway. 

The apartment building's doorways and walks lead to the pathway and 
afford residents an opportunity to use the public open space as well as folks 
coming and going from the DANAC CCT Stop and other destinations. As 
noted, the internal thoroughfares provide pedestrian friendly open space. 

There will not be a pedestrian bridge connecting the south façade to the 
Key West Avenue sidewalk/bikeway, but the first floor units along the 
south façade will have sidewalks leading to the Key West Avenue 
sidewalk/bikeway. 

The schematic plan for a plaza area next to the DANAC CCT Stop is 
included in the Site Plan application and was included in the Sketch Plan 
application. It is shown on page 22 of the July 11, 2012 Staff Report for 
the Sketch Plan. Similarly, it is shown on page 11 of the 
November 20, 2012 Staff report for the Preliminary Plan. The area 
comprising the DANAC CCT Stop is within the 1/4 to 1/2 acre that conforms 
with the Guidelines at page 13. The schematic plan for the plaza shows 
how the plaza's amphitheater design transitions the higher grade to the 
CCT's lower grade. Also, the amphitheater's inherent step feature will 
afford low walls and steps for informal seating. Persons using the DANAC 
CCT Stop will traverse the plaza. It will be a popular outdoor gathering 
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space and will be enjoyed for a variety of purposes. The DANAC CCT 
Stop will provide public open space of approximately 0.4 acres and is 
expected to be an open air stop and exposed to sunlight. Bicycle storage 
will be nearby for both sheltered publicly available bike storage and secure 
and sheltered private bicycle storage for the apartment residents. The MTA 
might include other publicly available bicycle storage. 

Two publicly available bike share stations are planned. 

The public use space will allow for passive recreation such as walking and 
sitting outdoors. The streetscape and adjacent public use space will be 
adjacent to the Camden Shady Grove apartment building. The buildings 
will include openings outdoors for the residents to enter both: (1) the east 
courtyard, located nearest to the CCT Stop; and (2) the west courtyard, 
accessible from outdoors from the internal thoroughfare/streetscape leading 
to and from Key West Avenue. There is another internal 
thoroughfare/streetscape on the north side of the apartment building. It 
leads to and from the campus' internal circle to the CCT Stop and 
Diamondback Drive. The live/work units will be located adjacent to the 
streetscape on the ground floor at the building's northeasterly corner, and, 
again, near the DANAC CCT Stop. When the retail use is activated, the 
open space will be enhanced by outdoor recreation related activities that 
might include outdoor seating for a small café. 

Stormwater management will be provided through planter box micro bio-
retention facilities (a component of environmentally sensitive design) 
located within the courtyards. These facilities will provide localized 
quality treatment of rainwater. Facilities located within the courtyards will 
be situated to compliment and integrate active and passive areas. The 
facilities will contain plants that will provide environmental benefits like 
water and nutrient uptake, filtering and evapotranspiration while providing 
an aesthetic consistent with the general landscaping. Details and materials 
of the facilities will work to enhance and create an attractive raised planter 
appearance that will blend seamlessly into the courtyards. 

In addition to the public and private amenities immediately surrounding the 
Property, diagonally across from the internal circle from the Camden Shady 
Grove main pedestrian/resident entrance, there is a Category I Forest 
Conservation Easement/Area that includes a lighted pathway with benches 
for hikers and bikers. Residents of Camden Shady Grove will have access 
to this additional amenity for active and passive recreation. 
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e) 	Diversity 

Create a true mix of uses to support an active urban environment that supports 
the life sciences by; 

• Implementing land use patterns that combine laboratories, offices 
and academic institutions along with residential, office and retail 
uses 

The multi-family apartment building will bring residential uses to a 
developed office park campus that represents a new land use to the mix in 
support of the LSC. Camden Shady Grove will provide housing options 
where no such options are currently available and it will contribute to an 
active urban environment in the DANAC Stiles Campus and the 
surrounding LSC North area. 

Camden Shady Grove will be a distinctive project and, architecturally, a 
forerunner of other projects involving health care, biotechnology, and 
academia pursuits. Its design will contribute to the establishment of a 
dynamic and sustainable science and medical hub. The contemporary 
designed, high density, multi family project, located next to the DANAC 
CCT Stop, will be a signature building in the Life Sciences Center/Science 
City. Further, the project's layout will foster the neighborhood's physical 
activities and the overall community's social integration with the 
established neighborhoods and the new ones. The enhanced accessibility to 
the DANAC CCT Stop will ensure that all may be involved. 

The project will have 1.5 FAR of residential density of approximately 
457 dwelling units, and 5,000 SF of retail for live/work units with at least 
5 live/work units, pursuant to the Sketch Plan Resolution. The live/work 
units are planned to be located near the DANAC CCT Stop. When 
economic circumstances evolve with the opening and the operating of the 
DANAC CCT Stop, they will be available for conversion to small scale 
retail units. 

• Creating housing opportunities that accommodate a range of 
family needs 
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Camden Shady Grove will provide a substantial number of new households 
to accommodate a range of family needs. Camden Shady Grove will 
provide approximately 457 apartment units, of which a minimum of 12.5% 
will be MPDU units to comply with County requirements. The Project 
will provide a mix of efficiency, 1-bedroom units, 2 bedroom units and 3 
bedroom units designed to accommodate a range of family needs. 
The campus office/research and residential neighbors will enjoy the 
campus' open space and pedestrian friendly streetscape. The project will 
offer the local work force an option of living near their workplace. The 
existing DANAC Stiles Campus provides office and research uses. In 
combination, the DANAC Stiles Campus will be diverse. 

Current housing choices in the immediate area of Camden Shady Grove 
include the already existing Decoverly townhomes and condominiums, 
consisting of 1,144 townhouse and multi-family units immediately to the 
north across Decoverly Drive. The Property is also close to Avalon at 
Decoverly Apartments which is located on the east side of Diamondback 
Drive near the Decoverly Drive intersection. Other new multi-family 
housing such as Mallory Square and Hanover Shady Grove will provide 
about 747 and 380 multi-family units respectively. They will have greater 
walking distances to and from the CCT stations. 

Fundamentally, adding approximately 457 apartment units will relieve 
some of the lack of housing and add diversity to the existing housing stock. 
Camden Shady Grove will offer the public an alternative housing option to 
live in a mixed use urban environment with public and private amenities 
and the convenience to live within walking/biking distance or otherwise 
within close proximity to their workplace and the DANAC CCT Stop. 

• Creating an attractive, compact built environment that fosters 
collaboration between professionals and academics in a variety of 
disciplines. 

Camden Shady Grove will be attractive, as indicated by the description of 
the architecture, materials and other design elements. With its juxtaposition 
with office/research buildings, and the DANAC CCT Stop, it will be 
compact, and in addition, it will be near highway access to the Inter County 
Connector and BWI Airport. It balances both the planned urban fabric with 
the existing suburban circumstances. Collaboration between professionals 
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and academics will be fostered to occur where they reach one another by 
email, on foot, by car or by the airport. 

4) 	Section 59-D-3.4(c)(3) Buildings and Structures, Open spaces, Landscaping., 
Recreation flicilities, and Pedestrian and vehicular circulation systems are  
adequate, safe, and efficient.  

The following further explains how Camden Shady Grove meets the 
objectives of Section 59-D-3.4(c)(3). Please also read page 78 of the Applicant's 
SOJ. 

	

a) 	Buildings and 	Structures 

This residential building strategically occupies a whole block and addresses 
all four sides of the site with a strong urban edge, shaping the public 
domain. It will have well proportioned setbacks that provide sidewalks and 
landscaped areas that will enhance the pedestrian experience around the 
whole block and create an urban buffer between the residential units and 
the public realm. 

The length of the block along Key West Avenue, Diamondback 
Drive and the private streets are mitigated by creating a series of 
articulations that suggest a series of buildings working together to create a 
sense of place and reinforce the street wall. The articulation is taken a step 
further at the four corners of the site where a specific architectural 
treatment is used to enhance the particularity of each corner. 

The main entrance and amenities are provided at the internal circle 
where the building plan and the massing embrace the shape of the urban 
space through strategically placed higher elements. The architecture 
materials include masonry, cementitious panels and glass while reinforcing 
verticality and providing a sense of arrival at this entry plaza. 

The corner at the CCT Stop Plaza provides live work units, flex 
spaces and a lobby to help create another point of arrival for transit users 
and pedestrians. A higher architectural element will reinforce this corner, 
while transparency will be introduced through the use of store front and 
building materials thus making this corner a special place for pedestrians 
given the public nature of the Plaza. 
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Greater building heights are introduced at the corner of Key West 
Avenue and Diamondback Drive to establish a gateway to the development 
and at the same time creating a smooth transition with the other 
developments along Key West Avenue. 

The breakdown into a series of buildings is also reinforced through 
the interruption of the massing at the entrance to the private courtyards thus 
providing a strong visual connection between the public urban space and 
the private residential open space. It is important to note that the above 
ground parking structure is fully wrapped by the residential building and is 
not visible from the streets. 

The building architecture and the use of materials will reinforce this 
private pedestrian gateway and visual connection between spaces. The use 
of individual residential entrances around the block (where grade 
conditions permit) addresses the scale and character of the streets and 
enhances the pedestrian experience. Multiple entrances to the building will 
be strategically located to encourage continuous activity around the block 
and at the same time putting eyes on the public realm, and, therefore, safer 
streets. 

The architecture of the building will take its cues from the massing 
and will vary to emphasize the idea of a series of buildings being developed 
around the block. 

Bay projections and recessed balconies will be used to break down 
the massing while an array of materials (masonry, metal panels, 
cementitious panels and planks) and the use of glass and generous openings 
will contribute to the individual character of each section of the building 
while working as a whole. The innovative massing strategy combined with 
the astute use of different materials and the various articulation of the 
building façade and varied heights will contribute to the special character of 
the Life Sciences Center North Section and will serve as a landmark to help 
identify the development. 

b) 	Open Spaces 
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The DANAC CCT Stop will provide public open space of approximately 
0.4 acres. Residents will also enjoy the interior and exterior amenities along 
the Plaza by the CCT Stop, Key West Avenue and Diamondback Drive, as 
well as the two interior courtyards for active and passive recreation. 

The schematic plan for a plaza area next to the DANAC CCT Stop is 
included in the Site Plan application and was included in the Sketch Plan 
application. It is shown on page 22 of the July 11, 2012 Staff Report for 
the Sketch Plan. Similarly, it is shown on page 11 of the 
November 20, 2012 Staff report for the Preliminary Plan. The area 
comprising the DANAC CCT Stop is within the 1/4 to 1/2 acre that conforms 
with the Guidelines at page 13. The schematic plan for the plaza shows 
how the plaza's amphitheater design transitions the higher grade to the 
CCT's lower grade. Also, the amphitheater's inherent step feature will 
afford low walls and steps for informal seating. The DANAC CCT Stop is 
expected to be an open air stop and exposed to sunlight. 

The public use space will allow for passive recreation such as walking and 
sitting outdoors. The streetscape and adjacent public use space will be 
adjacent to the Camden Shady Grove apartment building. The buildings 
will include openings outdoors for the residents to enter both: (1) the east 
courtyard, located nearest to the CCT Stop; and (2) the west courtyard, 
accessible from outdoors from the internal thoroughfare/streetscape leading 
to and from Key West Avenue. There is another internal 
thoroughfare/streetscape on the north side of the apartment building. It 
leads to and from the campus' internal circle to the CCT Stop and 
Diamondback Drive. The live/work units will be located adjacent to the 
streetscape on the ground floor at the building's northeasterly corner. When 
the retail use is activated, the open space will be enhanced by outdoor 
recreation related activities that might include outdoor seating for a small 
café. 

Diagonally across from the internal circle from the Camden Shady Grove 
main pedestrian/resident entrance, there is a Category I Forest Conservation 
Easement/Area that includes a lighted pathway with benches for hikers and 
bikers. Residents of Camden Shady Grove will have access to this 
additional public amenity for active and passive recreation. 
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Landscaping 

The hardscaping and green landscaping integrate the apartment building 
layout with the DANAC CCT Stop. The hardscape and landscape details 
are included with the Site Plan Application materials. See also discussion 
immediately below describing the Property's two interior courtyards. 

The project will provide 8,500 SF of "Vegetated Area" in the two 
courtyards. The areas will provide sufficient soil volume to meet the criteria 
set forth in the Sector Plan and Urban Design Guidelines. The vegetated 
areas will be located in raised areas in the courtyards, and will contain trees, 
shrubs, and perennials. The "Vegetated Areas" will be large continuous soil 
panels that will be very supportive of plant growth and health. 

An asphalt shared use path is provided on two sides of the site which, in 
conjunction with concrete paver and poured concrete sidewalks on the 
remaining two sides provide for access around the entire project. Use of 
the courtyards can be through the building; however, they can also be 
accessed from either of their respective east or west linkage to the 
aforementioned walk/path system. The courtyards themselves are enhanced 
by a variety of durable materials selected to add interest to the site 
including a selection of concrete pavers, wood decking and poured 
concrete. Vehicular traffic makes use of the existing road network with 
frontage on all project sides. 

The recreational facilities in the west courtyard will include a swimming 
pool with outdoor lounge and bar, a bosque of trees with a patio for grilling 
and a fireplace for gatherings. The east courtyard will consist of an outdoor 
lawn for games like horseshoes, bocce, bean bag games, etc., a patio for 
grilling, and a fountain for gathering. An outdoor dog run will be provided 
for the canine residents and their owners. This area will be enclosed and 
provisioned with water, bags and trash cans to accommodate the needs of 
the users. Both will contain tables and chairs, and lounge furniture for a 
relaxed gathering of friends. Terracing will provide the user with various 
views of their surroundings and will be taken advantage of by creating 
smaller more intimate spaces within the larger courtyards. 
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d) 	Recreation Facilities 

The residential indoor amenity space is located in two areas. One area is 
near the Camden Shady Grove main pedestrian entrance near the DANAC 
Campus' internal circle where residents will pick up their mail and parcels. 
The second area is near the DANAC CCT Stop where residents may use a 
fitness center or a social/meeting room. The amenity room(s) should 
contribute to animating the DANAC CCT Stop area. The details of the 
plans for the amenity spaces are included in the Site Plan Application 
materials. 

Please also see the Site Plan and the details about the fixtures and 
improvements to be located in the outdoor residential amenity space. 

The east courtyard shows that the grade transitions between the upper 
courtyard space and lower courtyard space. The entry at Diamondback 
Drive includes a row of trees to along the exposed foundation wall where 
the building transitions. Details about the tables and chairs, benches and 
green landscaped areas are included in the Site Plan Application materials. 
The plans also show small patio "stoops" from some of the apartment 
homes "fronting" on the courtyard, which will contribute to activating the 
space with the residents. Generally, the other residents will be able to 
access the east courtyard from the building. 

The west courtyard shows surface parking to be located off the north/south 
internal campus driveway. As one enters from the internal driveway, the 
stairs illustrate the private walkway toward the entry for the club/leasing 
area. The grade transitions within the courtyard between the upper 
courtyard space and lower courtyard space. The plan shows a swimming 
pool and patio and seating areas. The grade transition will accommodate 
the hardscape and landscape features detailed in the Site Plan Application 
materials. The concept also illustrates green areas. As in the east 
courtyard, the concept shows small patio "stoops" from some of the 
apartment homes "fronting" on the courtyard. Similarly, also, the other 
residents will be able to access the west courtyard from the building as 
well. 
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e) 	Pedestrian and Vehicular Circulation 

Camden Shady Grove connects to the rest of the Life Sciences 

Center/Science City through: 
i) Hiker Biker Trails: Such as the LSC Loop that runs along 
Decoverly Drive to and from the Belward Campus, the 
Crown Farm and RIO. 

ii) Existing and future non park connectors: Such as along 
Great Seneca Highway and Key West Avenue to and from 
West Montgomery Avenue and the Kentlands. 

iii) Green connectors: Such as those running from 
Diamondback Drive to and from the Crown Farm and to and 
from the Belward Campus. 

iv) Transit stop and stations: Such as the planned Corridor 
Cities Transit way stops and stations: (1) the DANAC CCT 
Stop on the Camden Shady Grove site; (2) the Crown Farm 
station; and (3) the LSC Central station, near Shady Grove 
Adventist Hospital. 

v) Roadways: Such as Key West Avenue, Great Seneca 
Highway, and Diamondback Drive/Brosehart Road. 

Camden Shady Grove is a short drive to/from Sam Eig 
Highway which connects to the Inter County Connector (MD 
200) and BWI. 

Residents will have the opportunity to rely less on the automobile by using 
public transit, walking or biking to nearby venues such as employment and 
recreation areas. The Camden Shady Grove site development will 
enhance the sidewalk and bikeway experience around the perimeter leading 
to and from the DANAC CCT Stop and within the DANAC Stiles Campus. 

Camden Shady Grove will have convenient access for pedestrians and 
vehicles traveling to and from and near the Property. The DANAC CCT 
Stop will provide convenient public transit access. Camden Shady Grove 
will provide a location for bike share. The residents will have convenient 
structured parking enveloped by the apartment building. 
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The proposed apartment building will have an urban footprint whose scale 
is compatible with the surrounding buildings on site and with nearby 
buildings off site. It will be located adjacent to the two external streets, 
Key West Avenue and Diamondback Drive, and the internal streets, in 
order to both help define the public realm and foster activation of the street 
with pedestrian activity. All exterior façades will address the streets. 
Along the Key West Avenue façade, private stoops will lead from 
individual units to the Key West Avenue streetscape/ hiker-biker trail. For 
all of the residents, there will be five apertures providing access to the 
surrounding streetscape to foster continuous street animation and social 
interaction. All of the hiker-biker trail users, both the residents and those 
from the public at large, will enjoy an experience different from other 
stretches of the hiker-biker trail off site, including locations for resting. 

There is a system of internal sidewalks throughout the DANAC Stiles 
Campus. The internal sidewalk network includes a pathway around the 
Category I Forest Conservation Easement Area located on Lot 5, located 
immediately to the northwest across the internal circle from Camden Shady 
Grove. The internal sidewalk network leads to the perimeter sidewalks 
and hiker-biker trails, such as Key West Avenue hiker-biker trail, and 
offsite to a pathway around the FINRA pond. The combined network of 
internal and external pathways provides ample and convenient 
opportunities for pedestrian circulation. 

The combination of nearby and convenient public transit, 
sidewalks/hiker-biker trails, and roadways will allow people to use 
multimodal forms of transportation to travel to and from work, home, and 
play. 

Camden Shady Grove will be an elegant and strategically located 
residential community. It will provide convenient, high quality apartment 
homes that will support the Life Sciences Center/Science City. It will be a 
transit oriented development and consistent with Smart Growth objectives. 
The strategic proximity to: nearby roadway networks, the future CCT, 
hiker-biker trail, and network of internal sidewalks will provide residents 
with a variety of transportation options. Camden Shady Grove's 
exceptional design provides a contemporary, human-scaled, energy 
efficient building that is surrounded by landscape architecture that fits the 
project into the envisioned urban fabric of the LSC North section. The 
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interior courtyards will provide a haven from the surrounding hustle and 
bustle of the Life Sciences Center/Science City. 

For all of the above reasons, the Project's proposed improvements, open 
spaces, landscaping, recreational facilities and pedestrian and vehicular circulation 
systems are adequate, safe and efficient. 

5) 	Section 59-D-3.4(c)(4) Camden Shady Grove Is Compatible With the Other Uses 
and Other Site Plans, and With Existing and Proposed Adjacent Development.  

In addition to the following explanation, please see page 78 of the 
Applicant's SOJ. 

The Planning Board's August 13, 2012 Sketch Plan Resolution, at pages 
8-9, Paragraph 3, made the following findings: 

"3. Achieves compatible internal and external relationships between existing and 
proposed nearby buildings, open space, and uses; 

The buildings and open spaces are compatible with existing nearby 
buildings, open spaces, and uses. Development on adjacent properties is 
related to this Application: a site plan amendment has been filed to move 
surface parking from the Subject Property to a structured garage on an 
adjacent lot and a preliminary plan amendment has been filed to convert 
uses from office to residential and to update the preliminary forest 
conservation plan. Compatibility with existing and pending development is 
achieved through: 

• Similar massing envelopes, although with more articulation and 
diversity of materials; 
• Modest height, comparable to other built and allowed development 
which may build up to 110 feet in the LSC Zone, and 85 — 150 feet 
in the CR Zones on surrounding properties; 
• Creation of defined streetscapes and open spaces that will begin to 
transform the pedestrian environment and network; 
• Replacement of surface parking with internal structured parking 
creating a stronger relationship between buildings, sidewalks, and 
streets; and 
• Addition of a complementary mix of uses." 
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Camden Shady Grove's Site Plan Application is based on two other 
applications: Sketch Plan Application No. 3-20120050 and Preliminary 
Plan Amendment Application Nos. 1-1996112 and 1-1996112A. Lot 4 and 
Lot 6 of the DANAC Stiles Campus were developed under the 1-3 Zone. 
Site Plan No. 8-2000018, with Amendments A through D, pertain to the 
DANAC Stiles Campus Development under the 1-3 Zone classification. 

Camden Shady Grove will be built on Lot 7 of the DANAC Stiles 
Corporate Campus. Lot 4, to the west of Lot 7, currently houses JDA 
Software, a developer of business solutions software and Theracom, a 
leading provider of services to pharmaceutical and biotechnology 
manufacturers. Lot 6, to the north of Lot 7, currently houses the 
Metropolitan Regional Information Services (MRIS) which maintains 
computer databases for the multiple listing service for all residential 
realtors. Lot 5 is a Category I Forest Conservation Area that is surrounded 
by a pathway/bikeway illuminated by bollards and is directly across the 
internal circle from Camden Shady Grove. 

There is currently surface parking on Lot 7 (the Camden Shady 
Grove Property) which supports the parking requirements for the IVIRIS 
office building on Lot 6. The surface parking will be removed before 
Camden Shady Grove is developed. The replacement parking spaces will 
be provided in a structured garage to be constructed on Lot 6. Permission 
for erecting the garage was granted on December 6, 2012, Site Plan 
Application Amendment No. 82000018D. 

The structured parking garage on Lot 6 will only serve the MRIS 
office building on Lot 6. It is under construction. The south façade of the 
parking garage on Lot 6 will be opposite to the internal 
thoroughfare/streetscape along the north side of the apartment building. 
The roadway surface will be closed when the Corridor Cities Transitway is 
operating. As shown on the Camden Shady Grove Site Plan, this area will 
be transformed into pedestrian friendly open space. At its eastern end, 
amphitheater steps will lead from the expanded open space to the CCT 
station. An adjacent ramp will wind down to the station to meet ADA 
requirements. The CCT Stop will also be accessible from stairs at the 
southern end and by an at grade sidewalk at the northern end of the open 
space. Lot 6 will have a similar street wall that will flank and frame the 
public use space that will lead to the CCT Stop. 
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Lot 6's parking structure will be about 40 feet/4 stories tall. The 
length of its south facade (west to east) will be about 185 feet. 

The parking structure's height will be compatible with, but will not 
be as tall as, the Camden Shady Grove project of about 5 stories/up to 
75 feet tall. The length (west to east) of the parking structure's south facade 
would be compatible with, but would be significantly shorter than, the 
length (west to east) of the closest portion of Camden Shady Grove's north 
facade of about 320 feet. 

Further, the parking garage will have a landscaped green wall along 
the south façade and an architectural feature on the east façade's stair tower 
enhancing the compatibility with the internal thoroughfare/streetscape 
along the north side of the Camden Shady Grove apartment building. 
Thus, the combined features of Lots 6 and 7 will contribute to the creation 
of open spaces; will allow for recreation; will be visible and usable and will 
have a strong relationship to the CCT Stop and the pedestrian network. 

Camden Shady Grove will implement the Master Plan's policy 
recommendations by providing a high rise apartment building adjacent to 
the DANAC CCT Stop and transform the DANAC Stiles Corporate 
Campus into a mixed use, transit oriented development. The as yet not 
completely developed former office park is just the sort of redevelopment 
of an otherwise single use area into a mixed use that the County envisions. 
The DANAC CCT Stop will reduce dependence on the automobile. The 
new apartment building will fit easily within the existing neighborhood. 
The new residence will contribute to alleviating the dearth of housing. 

Camden Shady Grove will be within easy walking distances 
from the existing research/office buildings on the DANAC Stiles Campus 
and nearby properties. New residents might include some who will work in 
the research/office buildings on the DANAC Stiles Campus. Other 
research, office, health care and other properties are within short drives 
and/or biking distances. One of Camden's main entrances will face the 
campus' internal circle; thus, the existing buildings and Camden will be 
oriented toward one another. The building's mass will be compatible with 
the surrounding area and will continue to be so as the area redevelops. 
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For the above reasons, Camden Shady Grove is compatible with the 
other uses and other site plans and with existing and proposed adjacent 
development. 

6) 	Relationship of Sidewalks to the GSSC Design Guidelines  

The following explains how Camden Shady Grove meets the Sketch Plan 
Resolution Condition of Approval. The condition is "whether the proposed 
sidewalks associated with streets B-2/North Private Road and B-7/West Private 
Road that are on Lot 7 and part of the Sketch Plan are in conformance with the 
GSSC Master Plan and Design Guidelines or, if not, need to be modified." Please 
also see Sketch Plan Resolution Condition 6.b.iii. and Camden's explanation 
starting on page 55 of the SOJ. 

The detail on page 14 of the GSSC Urban Design Guidelines shows an 
illustration of the recommended section for Business District Streets, identified as 
" B2-B12." It proposes: a ROW of 70' with 2 lanes of traffic, parking on both 
sides, trees every 30 — 35,' sidewalks a minimum of 15' in width, no setbacks, and 
no median. 

For a variety of reasons addressed and resolved at preliminary plan, the 
Applicant cannot provide the 70' ROW, parking on both sides, sidewalks a 
minimum of 15', or no setbacks. A 56' public access easement will be provided 
as approved by the Preliminary Plan Amendment Resolution. Camden worked 
diligently with the adjacent property owners and obtained all possible concessions. 
The other property owners have agreed to cooperate with the establishment of the 
56' public access easement. 

The Applicant is providing an 18' sidewalk at the main entrance to the 
building at the traffic circle. A 17' minimum sidewalk is proposed in front of the 
live/work units that will accommodate any foot traffic generated by the live/work 
units, and will provide sufficient sidewalk for the potential conversion to 
commercial uses in the future. 

The layout leaves two areas along B-2/North Private Drive and B-7/West 
Private Drive that have a 7' wide sidewalk, instead of the Guidelines' 
recommended 15' sidewalk. The Guidelines detail, on page 14, includes a note 
allowing for streetscape design flexibility at time of regulatory review. 

The 7' wide sidewalk is in keeping with the remaining DANAC Stiles 
campus, where redevelopment is not anticipated in the near future. If the 
Guidelines' wider 15' sidewalk were installed in such areas, the streetscape would 
be unbalanced. The 7' sidewalk allows for a landscaped buffer between the public 



Very truly yours, (9 

Camden Shady Grove 
Site Plan Application No. 8-20130110 
Statement of Justification Addendum 

July 30, 2013 
Page 27 of 27 

SHULMAN 
ROGERS 

GANDAL 
PORDY 
ECKER 

sidewalk and the residential units along these frontages. Such a buffer is 
necessary for the comfort and safety of the residents. No retail or commercial uses 
are proposed for these portions of the Camden building frontage, so a wider 
sidewalk is not needed for outdoor tables, kiosks, etc. The portion of the 
building's north facade between the traffic circle and the loading dock, that faces 
B-2/North Private Road, has a finished floor elevation that is 4' higher than the 
outside grade. The units do not have direct access to the sidewalk. With no direct 
access to the sidewalk for these units, a wider sidewalk is less applicable. 

For the above, Camden Shady Grove conforms with the GSSC Master Plan 
and its Design Guidelines and thus satisfies the condition of approval. 

7) 	Conclusion  

We remain ready to respond to any issues that will enhance Camden's 
Statement of Justification and its Site Plan Application overall and facilitate your 
consideration and approval of the Site Plan Application. Thank you for your 
consideration. 

Timothy Dugan 

c:\nrportbl\worksite\tim\3911335_10.doc  
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DEPARTMENT OF TRANSPORTATION 
lsiah Leggett 

County Executive 
Arthur Holmes, Jr. 

Edward Y. Papazian, PE 
Kimley-Horn and Associates, Inc. 
11400 Commerce Park Road 
Suite 400 
Reston, Virginia 20191 

Dear Mr. Papazian: 

August 30,2013 

The Montgomcty County Division of Traffic Engineering and Operations has had an 
opportunity to review the traffic signal warrant analysis prepared by Kim ley-Horn and 
Associates, Inc. for the intersection of Diamondback Drive and Decoverly Drive. We concur that 
based on the projected volumes a traffic signal will not be warranted at this location at the lime of 
full occupation of the Camden Shady Grove residential development and thallhe developer of 
Camden Shady Grove should not be required to install a traffic signal. 

If you have any questions, please do not hesitate to contact Mr. Fred Lees of my staff al 
240-777-2190. 

EJW:mdm 

Since~~!J, 

~jt·_:-
Emil J. Wolanin, Chief 
Division of Traffic Engineering and Operations 

Divi~ion of Traffic Engineering and Operations 

I 00 Edison Park Drive, 4th Floor • Gaithersburg, Maryland 20878 
Main Office 240-777-2190 • TTY 240-777-6013 • FAX 240-777-2080 

trafficops@monlgomerycountymd.gov 

montgomerycountymd.gov /311 

Director 




