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 Conversion of approved but unbuilt commercial 
development to residential uses on two existing lots, 
in order to construct up to 452,152 square feet of 
new multi-family residential uses in two buildings, for 
up to 366 units, including a minimum of 13.66% 
MPDUs, with public use space, residential amenity 
space, structured parking, and one revised binding 
element; 

 On 6.92 gross acres, zoned CR1.5 C1.5 R1.5 H100; 
 Located on the north side of Research Boulevard 

approximately 500 feet east of the intersection with 
Omega Drive within the Great Seneca Science 
Corridor (GSSC) Master Plan area; 

 Filing Date: 6/13/12; 
 Applicant: Hanover R.S. Limited Partnership on behalf 

of Shady Grove Investors I, LLC & Shady Grove 
Investors II, LLC. 

 

 Staff recommends approval of the Preliminary Plan and Site Plan with conditions. 
 Conversion of approved commercial capacity is exempt from staging. 
 The Planning Board previously approved Sketch Plan 320120020 by resolution dated May 22, 2012.  There is one 

modification to the binding elements with this Site Plan: The transit access improvement public benefit, originally 
approved with the Sketch Plan, has been removed at the request of the Applicant because of right-of-way constraints.  
The Applicant has replaced this public benefit with the energy conservation benefit to ensure compliance with the public 
benefit requirement. 

 The Project will be built in one phase and will provide the required public use space and public benefits, including 
structured parking facilities, tree canopy, and public parking, which have been analyzed according to the objectives of the 
master plan and the previously approved sketch plan. 

 Previously approved Forest Conservation Plan is being amended and a Category I Conservation Easement is being 
expanded to accommodate the proposed development. 

 The Applicant is requesting a waiver of Section 50-20 per Section 50-38 of the Subdivision Regulations to permit a 
pedestrian bridge to cross a lot line and connect an existing garage to one of the proposed residential buildings. 
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PRELIMINARY PLAN RECOMMENDATION AND CONDITIONS 
 
Staff recommends approval of Preliminary Plan No. 11986186A subject to the following conditions: 
 

1. Approval is limited to two lots with a maximum density of up to 452,152 square feet of 
residential uses for up to 366 multi-family units, including a minimum of 13.66% moderately 
priced dwelling units (MPDUs). 

2. The Applicant must enter into a Traffic Mitigation Agreement with MCDOT and the Planning 
Board to participate in the Greater Shady Grove Transportation Management District (TMD) and 
assist the Transportation Management Organization (TMO) in achieving the 2010 Great Seneca 
Science Corridor Master Plan‘s Stage 2 non-auto driver mode share goal  of 18%. The Traffic 
Mitigation Agreement must be executed prior to certification of the site plan. 

3. The Applicant must provide bicycle parking spaces as required by Section 59-C-15.62(a) of the 
Zoning Ordinance for the total number of residential units approved at site plan.  

4. The Applicant must clearly designate and distinguish visitor parking spaces from residential 
parking spaces within each garage so that residents are restricted from parking in visitor spaces. 

5. The Applicant must accommodate the master-planned “signed shared roadway”/on-street bike 
lane on Omega Drive along the Subject Property frontage by widening the outside lane to 14 
feet. The County will stripe or designate the bike lane when functional. 

6. The Category I and Category II conservation easement areas on both parcels must be recorded 
by plat prior to any land disturbing activities occurring on-site.  

7. A financial security agreement reviewed and approved by M-NCPPC Associate General Counsel 
Office must be obtained for the planting requirements and invasive management work specified 
on the amendment to the Final Forest Conservation Plan (FFCP) prior to any land disturbing 
activities occurring onsite. 

8. The Planning Board has accepted the recommendations of the MCDOT in its letter dated 
November 9, 2012, and hereby incorporates them as conditions of the Preliminary Plan 
approval.  Therefore, the Applicant must comply with each of the recommendations as set forth 
in the letter, which may be amended by MCDOT provided that the amendments do not conflict 
with other conditions of the Preliminary Plan approval. 

9. Prior to recordation of plat(s), the Applicant must satisfy the provisions for access and 
improvements as required by MCDOT. 

10. The Planning Board has accepted the recommendations of the Montgomery County Department 
of Permitting Services (“DPS”) stormwater management concept approval letter dated July 5, 
2012, and hereby incorporates them as conditions of the Preliminary Plan approval. Therefore, 
the Applicant must comply with each of the recommendations as set forth in the letter, which 
may be amended by DPS provided that the amendments do not conflict with other conditions of 
the Preliminary Plan approval. 

11. The Subject Property is located in the Gaithersburg High School Cluster. The Applicant must 
make a School Facilities Payment to DPS at the elementary school level. The Applicant will be 
required to pay at the “highrise/mid-rise with/structured parking” residential unit rate for all 
units for which a building permit is issued. The amount of the payment will be determined by 
the rate in effect at the time the payment is made. The timing of the payment is determined by 
DPS. 

12. No clearing and grading of the site, or recording of plats prior to certified site plan approval.  
Demolition of existing buildings may occur prior to certified site plan approval. The Applicant 
may receive a demolition permit prior to approval of the certified site plan and record plat, 
subject to approval from DPS. 
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13. Final approval of the number and location of buildings, dwelling units, on-site parking, and site 
circulation will be determined at site plan. 

14. In the event that a subsequent site plan approval substantially modifies the subdivision shown 
on the Preliminary Plan with respect to lot configuration or right-of-way location, width, or 
alignment, the applicant must obtain approval of a Preliminary Plan amendment prior to 
certification of the site plan. 

15. The Certified Preliminary Plan must contain the following note: “Unless specifically noted on this 
plan drawing or in the Planning Board conditions of approval, the building footprints, building 
heights, on-site parking, site circulation, and sidewalks shown on the Preliminary Plan are 
illustrative. The final locations of buildings, structures and hardscape will be determined at the 
time of site plan review. Please refer to the zoning data table for development standards such as 
setbacks, building restriction lines, building height, and lot coverage for this lot. Other 
limitations for site development may also be included in the conditions of the Planning Board’s 
approval.” 

16. All necessary easements must be shown on the Record Plat. 
17. The Adequate Public Facilities (APF) review for the Preliminary Plan will remain valid until 

December 14, 2013. 
18. All other applicable terms, conditions, and findings of the previous preliminary plan approval, as 

contained in the Planning Board Opinion dated August 29, 2002, remain in full force and effect. 
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SITE PLAN RECOMMENDATION AND CONDITIONS 
 
Staff recommends approval of Site Plan 820120190, Hanover Shady Grove, for 452,152 square feet of 
multi-family residential development limited to up to 366 mid-rise units on the subject property. All site 
development elements as shown on the site, landscape, and lighting plans stamped by the M-NCPPC on 
December 11, 2012 are required except as modified by the following conditions: 
 

1. Sketch Plan Conformance 
The development must comply with the applicable binding elements and conditions of 
Sketch Plan 2320120020 approved by the Planning Board by Resolution dated May 22, 2012, as 
amended by this Site Plan 820120190. 

 
2. Preliminary Plan Conformance  

The development must comply with the conditions of the approved Resolution for 
Preliminary Plan 11986186A, including any 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:  

a. Transit Proximity, 
b. Affordable Housing, 
c. Dwelling Unit Mix, 
d. Enhanced Accessibility for the Disabled, 
e. Structured Parking, 
f. Public Open Space, 
g. Exceptional Design, 
h. BLTs, 
i. Energy Conservation, 
j. Tree Canopy, and 
k. Vegetated Area 

Each public benefit must be verified by Staff to be complete as required by the submittals listed 
for each prior to issuance of any use-and -occupancy permit for the associated buildings, except 
as noted below. Any disagreement regarding the application or interpretation of the Public 
Benefits may be brought to the Planning Board for resolution. 
 

4. Transportation – Pedestrian and Bicycle Facilities 
The Applicant must provide 149 bicycle parking spaces as follows: 
a. For the public bike parking spaces, 20 bicycle parking spaces with inverted-U bike racks, or 

approved equivalent, located as follows: 
1) Spaces for eight bicycles near each main entrance of the two buildings. 
2) Spaces for four bicycles near the open space at the corner of the Omega Drive/Key 

West Avenue intersection. 
b. For the private bike parking spaces, a total of 129 secured bike parking spaces or bike 

lockers where 67 spaces are located in Building 1’s garage and 62 spaces are located in 
Building 2’s garage and in a well-lit area near the elevator or the entrance. 
Final location and facility details to be determined by certified Site Plan. 
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5. Moderately Priced Dwelling Units (“MPDUs”) 
a. The development must provide 13.6 percent MPDUs on-site in accordance with the 

letter from the Department of Housing and Community Affairs dated December 13, 
2012. 

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

 
6. Recreation Facilities 

The Applicant must provide at least the following recreation facilities for each building, as 
shown on the Site Plan, conforming to the Recreation Guidelines approved by the Planning 
Board in September 1992: 

a. Indoor Community Space; 
b. Indoor Fitness Facility; 
c. 1 Swimming Pool (at Building 1);  
d. 19 Picnic/Sitting Areas; and a  
e. Pedestrian Sidewalk System. 

 
7. 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. 

 
8. Architecture 

The final exterior architectural character, proportion, materials, and articulation must be 
substantially similar to the schematic elevations shown on the submitted architectural drawings, 
as determined by Staff. 

 
9. Financial Security and Agreement 

Prior to issuance of first building permit within each relevant phase of development, the 
Applicant must provide a performance bond(s) or other 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. 

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

c. Prior to issuance of the first 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.  

 
 
 
  



- 6 - 

10. 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. Demolition of existing buildings may commence prior to approval of the certified site 
plan.  

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

c. On-site amenities including, but not limited to, recreation amenities and public use 
space amenities adjacent to each building, must be installed prior to release of any use-
and-occupancy permit for the respective building. 

d. Clearing and grading must correspond to the construction phasing to minimize soil 
erosion and must not occur prior to approval of the Final Forest Conservation Plan, 
Sediment Control Plan, and M-NCPPC inspection and approval of all applicable 
environmental protection devices. 

e. The development program must provide for installation of on-site landscaping and 
lighting. 

f. The development program must provide phasing of dedications, stormwater 
management, sediment and erosion control, afforestation, and other features, as 
applicable.  

 
11. Certified Site Plan 

Prior to 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 sheet. 

b. Remove unnecessary sheets. 
c. Make corrections and clarifications to details, incentive density calculations, recreation 

facilities, labeling, data tables, and schedules, as required by Staff. 
d. Ensure consistency of all details and layout between architecture, site, landscape, and 

forest conservation plans. 
 

12. Pedestrian Bridge 
Prior to release of the building permit for the pedestrian bridge that will connect the existing 
parking garage on Parcel S-S and the multi-family building on Parcel T-T, the Site Plan for  Parcel 
S-S must be amended to include the pedestrian bridge.  
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SECTION 1: CONTEXT AND PROPOSAL 

SITE DESCRIPTION 

Site Vicinity 
The subject property (Property) is located on the north side of Research Boulevard approximately 500 
feet east of the intersection with Omega Drive within the LSC North District of the Great Seneca Science 
Corridor (GSSC) Master Plan area. The Property has frontage on both Omega Drive and Research 
Boulevard, but is not a corner lot, instead forming an “L”-shape around a hotel site. The site is 
immediately surrounded by and is still a part of the Shady Grove Executive Center office parks. There are 
multiple commercial office buildings on site, and a hotel adjacent to the Property. To the south, across 
Research Boulevard, is the Bureau of National Affairs (BNA) site. To the west is the Crown Farm 
development in the City of Gaithersburg, and Decoverly Hall office and residential development. To the 
east, across Shady Grove Road is another office park. 
 
The site is located within ½ mile of three different master-planned Corridor Cities Transitway Stations: 
Crown Farm, Danac, and Hospital. The master-planned LSC Loop Shared-Use Path will run along the 
western side of Omega Drive. 

 

 
Vicinity Map 

 
Site Analysis 
The Property comprises two recorded parcels, Parcel R-R (Plat No. 20811) and Parcel T-T (Plat No. 
22312). The Property comprises approximately 6.92 gross acres, and is currently improved with a small 
bank and drive thru, private roads, a portion of a parking lot, and landscaped lawns. There is a Category I 
Easement on the southern portion of the Property near Research Boulevard.   
 
There are no known rare, threatened, or endangered species on site, 100-year floodplains, stream 
buffers, wetlands, or steep slopes on site.  There are no known historic properties or features on site. 
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Aerial Photo 

 
PROJECT DESCRIPTION 
 
Previous Approvals 
 
Preliminary Plan 
The Hanover Shady Grove Executive Center Preliminary Plan was approved in October 1986 to allow for 
975,000 square feet of office uses on approximately 42.16 acres. The original approval was revised in 
November 1997 to allow for 65,688 square feet of hotel uses, which resulted in a reduction of approved 
office uses to a maximum of 920,371 square feet. The adequate public facilities (APF) validity period was 
valid until December 14, 2009. Since April 2009, on two separate occasions the County Council passed 
legislation that extended all valid plans by two years. Therefore, since the original Preliminary Plan 
qualified as a valid plan the APF approval for development on the Property will remain valid until 
December 14, 2013. 
 
Site Plan 
Site Plan 819870110 was approved by the Planning Board in 1987 under the C-2 zone for development 
of approximately 920,037 square feet of commercial uses in multiple buildings with structured and 
surface parking. Thus far, approximately 710,000 square feet of office uses in six buildings and an 
extended-stay hotel have been constructed at the Executive Center. Existing buildings range in heights 
from 50 to 60 feet. Site Plan 81987011C allocated Parcel R-R with 132,582 square feet of office uses and 
Parcel T-T with 77,758 square feet of office uses. The Property has APF approval for 210,340 square feet 
of commercial office use valid until December 14, 2013.  
 
Sketch Plan 
In June 2010, the Great Seneca Science Corridor Master Plan (Master Plan) was approved and adopted. 
The Master Plan’s Sectional Map Amendment rezoned the Executive Center CR1.5 C1.5, R1.5, H100. The 
Planning Board approved Sketch Plan 320120020 on January 26, 2012 subject to binding elements and 
conditions (Resolution – Attachment A). The Sketch Plan approval was for construction of up to 452,152 
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square feet of residential uses in two buildings with up to 380 multi-family units on the Property. This 
approval established several binding elements for the Subject Property: 
 

1. Maximum density and height;  
The development is limited to a total density of 452,152 square feet of development for 
residential uses. The final amount of residential floor area and the final number of dwelling units 
will be determined at site plan. The development is limited to a maximum height of 70 feet for 
occupiable space; however, architectural design elements of the development are limited to a 
maximum of 80 feet. 

 

 
Illustrative Plan 

 
2. Approximate location of lots; 
3. General location and extent of open space, including public use space and private amenity space; 

The extent of open space features a diverse range of public and private spaces. Key open space 
features include a 0.21-acre Civic Green, a forest conservation area adjacent to the Civic Green, 
a park-like area between the northern building and existing offices, private amenity spaces 
(courtyards in each of the buildings) and the sidewalk system.  
 
These open spaces are divided among: 

 On-site public use space required by the zone; 
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 On-site outdoor amenity space required by the zone; 

 Open space and vegetated area provided as public benefits for incentive density; and 

 Forest conservation area (on the corner of Research Boulevard and the private drive). 
 

The private spaces are focused on interior recreation areas as courtyards in each of the two 
buildings. The zone requires a minimum of 5,000 square feet of outdoor space for each building. 
These areas will include such amenities as seating areas, swimming pools, trellises, plantings and 
several types of lighting. 

 
4. General location of vehicular access points; 

Vehicular access to the site is from existing roads and parking lots with loading and service areas 
provided for each building off the internal private streets. 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 
encourages walking and biking. 

 
5. Public benefit schedule.  

 

Public Benefit Points Requested 
Transit Proximity Category 

¼ - ½ mile from Level 2 CCT Station 20 

Connectivity & Mobility Category 

Transit Access Improvement 15 

Diversity Category 

Affordable Housing (13.5% MPDUs) 12 

Dwelling Unit Mix 5 

Enhanced Accessibility for the Disabled 5 

Quality Design Category 

Structured Parking 10 

Public Open Space 10 

Exceptional Design 10 

Environmental Category 

BLTs 5 

Tree Canopy 10 

Vegetated Area 5 

Total 107 

 
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 107 Incentive Density points. The Public Benefits are being amended as part of the 
proposed Site Plan. 
 
Proposal 
 
Subdivision 
The Preliminary Plan will allow for the conversion of previously approved commercial uses to residential 
uses on the existing platted Parcels, which will be replatted in order to reflect the expansion of the 
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Category I and Category II Conservation Easements on both Parcels. Of the 210,340 square feet of 
approved but unbuilt commercial uses, approximately 120,063 square feet will be converted to 
residential uses. Based on the trip-conversion rate, this will leave approximately 90,278 square feet of 
commercial uses available on the Property after the conversion. The conversion will allow for a 
maximum density of 542,430 square feet of development with up to 452,152 square feet of residential 
uses for up to 366 multi-family units, including a minimum of 13.66% moderately priced dwelling units 
(MPDUs), and up to 90,278 square feet of office uses (Attachment B). This 90,278 square feet of 
approved but unbuilt office uses will remain valid until December 14, 2013. The development potential 
for the Subject Property has been maximized, but in theory, this remaining commercial square footage 
could be traded to another site through a Preliminary Plan and/or Site Plan Amendment. No master-
planned dedications of right-of-way are required for this project, but the Applicant is required to expand 
an existing Category I Conservation Easement which will be recorded by plat. The Applicant is proposing 
to construct two multi-family residential buildings with one internal parking garage and one existing 
garage. The Applicant is requesting to connect one of the buildings to the existing garage with a 
pedestrian bridge, which will cross a lot line. This requires a waiver of Section 50-20 of the Subdivision 
Regulations, and will be discussed in further detail below. 
 

 
Preliminary Plan 

Site Plan 
 
Buildings 
Two residential buildings are proposed on Parcels R-R and T-T, the two remaining undeveloped sites in 
the Hanover Shady Grove Executive Center. Building 1 will be constructed on Parcel T-T, directly to the 
south of proposed Building 2. Building 1 will be five-stories or approximately 55 feet in height with 191 
dwelling units, including 30 MDPUs. The second and third floors will be connected by a two-deck 
pedestrian bridge to the second and third levels of an existing parking garage located on an adjacent 
platted Parcel in the Executive Center that is under separate ownership. The Applicant has an easement 
right to use up to 362 spaces in the garage for residential parking (in a shared parking agreement). Office 
tenants are expected to park on the ground level of the garage located in close proximity to the ground–
level entrances of the office building on Parcel S-S. 
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Illustrative Landscape Plan 

 
Building 2 will be constructed on Parcel R-R and will contain 175 dwelling units, 20 of which will be 
MPDUs. This building will be four-stories, or 45 feet in height. Building 2 will be partially wrapped 
around a structured parking garage containing 253 spaces, 31 spaces of which are designated exclusively 
for use by employees of an adjacent office building.  Both buildings will have private courtyard areas 
with outdoor recreational amenities for residents. A 0.21-acre Civic Green is included as a public open 
space area for residents and non-residents. 
 
Each building will have internal amenity space and facilities and private landscaped open space. Lobbies 
will be located near the intersection of Corporate Boulevard and the drive from Research Boulevard. 
Several at-grade units will have stoops and direct access to the sidewalks along the façade facing the 
street. 
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Courtyard Design for a Similar Project by the Applicant 
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The building elevations take into consideration the adjacent existing uses and structures in the Executive 
Center. The emphasis is on compatibility, implementation of goals in the GSSC Master Plan and the GSSC 
Design Guidelines, and addressing public benefit features for an infill development. 
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Open Space & Landscaping 
 

 
Open Space and Vegetated Area Plan 

 
This exhibit demonstrates how open space is allocated on site.  Some of this area will be calculated as 
“public use space” and some as “public open space” and “vegetated area” for incentive density points; 
other areas will be preserved within a conservation easement to satisfy part of the forest conservation 
easements, which has been deducted from the highlighted area in the exhibit below. 
 

 
Open Space Plan Considered for Various Incentive Density Points 
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The public open space shown on the sketch plan – on the southwest corner of the internal “T” 
intersection – has been expanded and the parking has been removed.  Lighting will be provided along 
sidewalks, within open spaces, and at building entrances.  Otherwise, the on-site landscaping and open 
space remains consistent with the sketch plan application. 
 

 
Park Detail 

Circulation 
Circulation and parking remain similar to the concept approved with the sketch plan.  One important 
change is the removal of surface parking from the park area, which has been relocated along the interior 
private driveway from Research Boulevard.  There is further discussion of the circulation plan below. 
 
 
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: PRELIMINARY PLAN ANALYSIS AND FINDINGS 
 
DEVELOPMENT ISSUES 
 
Subdivision Regulations Waiver 50-38(a)(1) 
The Applicant is proposing to connect one of the residential buildings to an existing parking garage on a 
separate lot via a pedestrian bridge. However, Section 50-20(b) states: 

 
“A building permit must not be approved for the construction of a dwelling or other structure, except a 
dwelling or structure strictly for agricultural use, which is located on more than one lot, which crosses a 
lot line, which is located on the unplatted remainder of a resubdivided lot, or which is located on an 
outlot,…” 

 
In order to provide relief from Section 50-20-(b) of the Subdivision Regulations, Staff recommends a 
waiver pursuant to Section 50-38 of the Subdivision Regulations to provide relief from 50-20(b) which 
states: 
 

“The Board may grant a waiver from the requirements of this Chapter upon a determination that practical 
difficulties or unusual circumstances exist that prevent full compliance with the requirements from being 
achieved, and that the waiver is: 1) the minimum necessary to provide relief from the requirements; 2) 
not inconsistent with the purposes and objectives of the General Plan; and 3) not adverse to the public 
interest.” 

 

 
Pedestrian Connection to Existing Parking Garage 
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The waiver request pertains only to Parcel T-T. Staff believes that a practical difficulty exists due to the 
fact that the parking garage is located on a lot separate from but adjacent to the Subject Property. The 
Applicant has entered into a shared use arrangement with the owner of the adjoining property, and the 
Applicant would like to use the existing parking garage for the proposed residential building on Parcel T-
T. In fact, the Master Plan calls for reducing parking requirements and using structured and/or shared 
parking. The parking garage and pedestrian bridge will become limited access as an additional security 
measure for residents. The proposed pedestrian bridge will be above grade and connect to the second 
floor of the proposed building and the second floor of the existing parking garage.  
 
Therefore, in order for the proposed residential building to fully utilize the parking spaces available in 
the existing garage on a separate lot as contemplated in the Master Plan, while providing a secure 
connection, Staff finds that a practical difficulty exists. Further, Staff finds that the requested waiver is 
the minimum necessary to provide relief from this requirement; any less would not allow the secure 
connection to be made. The waiver is not adverse to the objectives of the General Plan and not adverse 
to the public interest because the connection allows for safe, adequate, and efficient pedestrian 
circulation for residents and will not impede public vehicular or pedestrian circulation. The plan was 
distributed to the members of the Development Review Committee and there were no objections to the 
proposed pedestrian bridge. Therefore, Staff finds that all required findings have been made pursuant to 
Section 50-38(a)(1) and recommends approval of a waiver of Section 50-20(b) to permit a structure to 
cross a lot line. 
 
ADEQUATE PUBLIC FACILITIES REVIEW 
 
Vehicular Access Points 
Vehicular access points to the proposed apartment buildings and their parking garages are from an 
internal north-south driveway via Research Boulevard, an east-west driveway via Omega Drive, and the 
adjacent Shady Grove Executive Center’s parking lot via Omega Drive. Private access easements exist 
between the Subject Property and the existing office park. Additional private access easements will be 
executed to accommodate the residential development, including an access easement from the 
adjacent Shady Grove Executive parking area to Building 2’s garage. 
 

 
Vehicular Access and Circulation 
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On-Site Parking 
The proposed 627 on-site parking spaces exceed the 468 spaces required for the proposed mixture of 
the 366 residential units. Approximately 31 of the 159 extra parking spaces are dedicated to office use 
located on the adjacent lot and will replace existing surface parking displaced by the proposed 
residential development. 
 
Transportation Demand Management  
The site is located within the boundary of the Greater Shady Grove TMD. Since, the Master Plan does 
not explicitly differentiate between vehicular trips generated by residents and employees nor limit 
participation with the TMO for residential and non-residential developments. 
The Applicant must participate with the TMO and assist the County in achieving and maintaining the 
2010 Great Seneca Science Corridor Master Plan‘s Stage 2 non-auto driver mode share goal of 18% and 
the ultimate goal of 30%.  
 
Public Transit Service 
Ride On bus service is available from the adjacent and nearby roadways as follows: 

 Research Boulevard: Ride On routes 55 and 66; 

 Key West Avenue and Shady Grove Road: Ride On route 43; and 

 Omega Drive: Ride On route 74. 
 

Master-Planned Roadways and Bikeways  
In accordance with the 2010 Great Seneca Science Corridor Master Plan and the 2005 Countywide 
Bikeways Functional Master Plan, the master-planned designated roadways and bikeways are as follows: 
 

 Omega Drive is designated as a four-lane arterial, A-261a, with a recommended 100-foot-wide 
right-of-way, and a local dual bikeway (bike lanes and a shared use path on the west side), LB-1. 
The City of Gaithersburg has future plans to reconstruct Omega Drive as part of Crown Farm’s 
off-site road improvements. The Omega Drive reconstruction will be an extension of the City’s 
Mandatory Referral No. MR2011801 for Fields Road (that was reviewed administratively in 
August 2011). 

 Research Boulevard is designated as a four-lane industrial road, I-8, with a recommended 80-
foot-wide right-of-way and no bikeway.  

 
Bus Rapid Transit and Corridor Cities Transitway 
One of the candidate Bus Rapid Transit (BRT) corridors is Route 5, “Gude Drive/Key West Avenue” that 
would operate transit vehicles along Research Boulevard between Shady Grove Road and Omega Drive 
would provide a transit connection between the Rockville Metrorail and MARC Stations and the Life 
Science Center. A BRT station is proposed at the nearby intersection of Shady Grove Road and Research 
Boulevard.  
 
The Maryland Transit Administration’s (MTA) preferred alignment of the Corridor Cities Transitway (CCT) 
does not operate along the adjacent roadways. The preferred alignment is on Decoverly Drive through 
the Crown Farm between Diamondback Drive and Fields Road, then Fields Road between Decoverly 
Drive extended and the on & off I-270 ramps in the northwestern corner of the interchange with Shady 
Grove Road. The nearest CCT station (DANAC Station) is approximately 3,500 feet to the west on 
Broschart Road near Key West Avenue. 
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Pedestrian and Bicycle Facilities 
The Applicant will construct 5-foot-wide sidewalks along the Research Boulevard and Omega Drive 
frontages. Within the site, new or upgraded sidewalk connections are provided along the internal north-
south from Research Boulevard and east-west Corporate Boulevard. The internal pedestrian circulation 
is ADA compliant with handicapped ramps or at-grade sidewalk crossings including across the garage 
vehicular access points. Pedestrian crosswalks must be provided as required by MCDOT. 
 
Under Section 59-C-15.62 of the County Zoning Ordinance as a development located in the CR zone, the 
Applicant must provide bicycle parking spaces for each residential building with 20 or more dwelling 
units. For the two proposed apartment buildings with 175 and 191 units, the required bicycle parking is 
as follows: 
 

 Publicly accessible bike spaces – 10 spaces per apartment building with the final number and 
location of these facilities to be determined at the time of certified site plan. 

 Private secured bike spaces –67 for Building 1 and 62 for Building 2, with the final number and 
location to be determined at the time of certified site plan. 

 
Local Area Transportation Review (LATR)  
The Property is located on a portion of property approved under Preliminary Plan No. 119861860, Shady 
Grove Executive Center, and the following site plans: 

 
81987011B – Approved 77,758 square feet of general office space on Parcel R-R. 
81987011C – Approved 132,582 square feet of general office space on Parcel T-T. 

 
The prior APF approvals for these two parcels were for a sum of 210,340 square feet of office uses with 
APF validity through December 14, 2013. The table below shows the net reduction in the vehicular peak-
hour trips generated by the proposed change in land use on Parcels R-R & T-T 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 accordance with the Local Area Transportation Review and Policy Area Mobility Review Guidelines, a 
traffic study is not required to satisfy the Local Area Transportation Review (LATR) test because the 
number of total peak-hour trips generated by the proposed apartments is less than the trips generated 
by the previously-approved and unbuilt office uses. 
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Policy Area Mobility Review  
Under the current Subdivision Staging Policy, because the new peak-hour trips generated by the 
proposed apartments are less than the trips generated by the previously approved and unbuilt office 
space, mitigation is not required to satisfy the PAMR test. 
 
Other Public Facilities and Services 
The proposed development will be served by public water and sewer systems. The application has been 
reviewed by the Montgomery County Fire and Rescue Service which has determined that the Property 
has appropriate access for fire and rescue vehicles. Other public facilities and services including police 
stations, firehouses and health care are currently operating in accordance with the Subdivision Staging 
Policy and will continue to be sufficient following the construction of the Project. Electric, gas and 
telecommunications services will also be available and adequate. The Project is located in the 
Gaithersburg Cluster, which requires a School Facilities Payment at the elementary school level. 
 
Based on the analysis and conditions above, Staff finds that Adequate Public Facilities exist to serve the 
proposed development. 
 
 
ENVIRONMENT 
 
Environmental Guidelines 
The original boundary of the Forest Conservation Plan (FCP) includes 15.5 acres. A Final FCP (FFCP) 
Amendment was approved for the Property on November 20, 1997. The approved plan indicated 0.80 
acres of existing forest and 0.16 acres of forested wetlands that were buffered with a 25-foot buffer. 
The FFCP site drains to the Muddy Branch watershed which is designated as Class I Waters by the State 
of Maryland. The FFCP is not located within a 100-year floodplain or within a Special Protection Area and 
does not contain rare, threatened, or endangered species. 
 
The FFCP site currently consists of an existing hotel building on a separate lot in the southwest corner of 
the FFCP site, two undeveloped sites that are currently maintained as lawn and landscaping, and two 
Category I Conservation easement areas that are forested. Nine trees that are 30 inches or greater 
diameter at breast height (DBH) and six significant trees that are 25-29 inches DBH are located within 
the northeastern and southern portions of the site. 
 
Final Forest Conservation Plan 
The boundary of the FFCP includes 15.5 acres consisting of an existing hotel building on a separate lot in 
the southwest corner of the FFCP site, two undeveloped sites that are currently maintained as lawn and 
landscaping, and two Category I conservation easement areas that are forested. This Property is subject 
to the Montgomery County Forest Conservation Law (Chapter 22A of the County Code). The second 
amendment to the Final Forest Conservation Plan (“FFCP”) has been submitted for Planning Board 
approval (Attachment C).  The original FFCP was approved as part of the original Site Plan 819870110, 
and, the first amendment to the FFCP (#82087011A) for this property was approved on November 20, 
1997. The first amendment resulted in a planting requirement of 1.9 acres. This planting requirement 
was to be met by planting 50 landscape trees for 0.8 acres of afforestation credit, the preservation of 
the critical root zones of two specimen trees for 0.7 acres of afforestation credit, and 0.4 acres of on-site 
forest planting buffering the existing wetlands onsite and placed in a Category I conservation easement. 
In addition, the remaining 0.4 acres of retained forest on-site was placed in a Category I conservation 
easement. 
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Currently, the approved 1997 FFCP Amendment planting requirements have not been met on-site. As 
part of this application to amend the approved 1997 FFCP, the Applicant proposes to plant the 
remaining 17 landscape trees for tree canopy credit that are missing on-site, expand the existing 0.4 
acre Category I conservation easement area within the southern portion of the site to include an 
additional 0.3 acres of Category I conservation easement, and  provide supplemental tree and shrub 
plantings in a large landscape area in the northeastern portion of the site that will be placed in a 
Category II conservation easement. 
 
Because the planting requirements of the approved 1997 FFCP Amendment were not completed as 
specified by the plan, Staff is recommending that a financial security agreement be obtained for the 
planting requirements and invasive management work identified on the new FFCP amendment.  This will 
ensure the Applicant is in compliance with the approved plan. 
 
Forest Conservation Variance  
Section 22A-12(b) (3) of Montgomery County Forest Conservation Law provides criteria that identify 
certain individual trees as high priority for retention and protection.   Any impact to these trees, 
including removal of the subject tree or disturbance within the tree’s critical root zone (CRZ) requires a 
variance.  An applicant for a variance must provide certain written information in support of the 
required findings in accordance with Section 22A-21 of the County Forest Conservation Law.  The law 
requires no impact to trees that: measure 30 inches or greater, DBH; are part of a historic site or 
designated with a historic structure; are designated as a national, State, or County champion tree; are at 
least 75 percent of the diameter of the current State champion tree of that species; or trees, shrubs, or 
plants that are designated as Federal or State rare, threatened, or endangered species.   
 
The Applicant submitted a variance request on June 20, 2012 for the removal of trees as depicted on the 
attached FFCP.  The Applicant proposes to remove 3 trees that are 30 inches and greater, DBH, and are 
considered high priority for retention under Section 22A-12(b) (3) of the County Forest Conservation 
Law and to impact another specimen tree that is 42 inches DBH. 
 
Table 1: Variance trees to be impacted or removed. 

Tree 
Number 

Species DBH CRZ Impact Status 

T-1 Carya glabra 52” 100% Remove 

T-4 Liriodendron tulipifera 42” 100% Remove 

T-6 Acer rubrum 46” 91% Remove 

T-11 Quercus alba 42” 11% Save 

 
Unwarranted Hardship Basis 
As per Section 22A-21, a variance may only be granted if the Planning Board finds that leaving the 
requested trees in an undisturbed state would result in unwarranted hardship.  The proposed 
development is in accordance with both the intent and recommendation of the Great Seneca Science 
Corridor Master Plan and the CR zone, both of which are intended to create higher density uses.  In 
order to meet the higher density use of this site and to allow infill of commercial and residential 
development within the two undeveloped parcels that are currently constrained by the existing 
buildings on-site, removal and impact of variance trees are unavoidable. This area is envisioned to 
become an urban area with buildings oriented and as close to streets as possible. The internal roads 
have already been laid out on a grid, and any new buildings should be oriented to the grid. Given the 
unique shape of this property and the location of existing street grid, saving the trees by configuring a 
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building around them on this piece of property would make it extremely difficult for the Applicant to 
achieve the density envisioned by the Master Plan for this site or meet the Master Plan 
recommendations of creating a more urban place. Therefore, Staff concurs that the Applicant has a 
sufficient unwarranted hardship to consider a variance request. 
 
Section 22A-21 of the County Forest Conservation Law sets forth the findings that must be made by the 
Planning Board or Planning Director, as appropriate, in order for a variance to be granted.  Staff has 
made the following determinations in the review of the variance request and the proposed forest 
conservation plan: 
 
Variance Findings - Staff has made the following determination based on the required findings that 
granting of the requested variance:   
 
1.  Will not confer on the applicant a special privilege that would be denied to other applicants. 

 
Granting the variance will not confer a special privilege on the Applicant as this phased plan was 
approved by previous preliminary plans in 1986 and 1997.  The Applicant is continuing the 
proposed development by constructing infill of residential development on the two remaining 
undeveloped parcels.  In order to meet the density projected for the CR-zone and as identified in 
the Great Seneca Science Corridor Master Plan, the intensity of development will require the 
removal of variance trees on-site.  Therefore, it is staff’s opinion, that granting the variance will 
not confer a special privilege to the Applicant. 
 

2.  Is not based on conditions or circumstances which are the result of the actions by the applicant.   
 

Staff concurs that the requested variance is based on the constraints of the site, the proposed 
development density, and the public facilities and amenities, rather than on conditions or 
circumstances which are the result of actions by the Applicant. 

 
3.  Is not based on a condition relating to land or building use, either permitted or non-conforming, on a 
neighboring property. 

 
Staff concurs that the requested variance is a result of the proposed site design and layout on the 
Property and not as a result of land or building use on a neighboring property. 

 
4.  Will not violate State water quality standards or cause measurable degradation in water quality. 

 
The Montgomery County Department of Permitting Services (DPS) has approved a stormwater 
management concept, dated July 5, 2012 for the proposed project (Attachment D). The on-site 
ESD practices proposed by this plan should improve the water quality of runoff generated by this 
site since the sediment control and stormwater management practices proposed by this plan are 
more effective in treating runoff than those practices approved by the initial approved preliminary 
plans. In addition, the new trees proposed as mitigation for the loss of specimen trees will replace 
the form and function of the existing tree canopy and eventually increase tree canopy; thereby, 
increasing stormwater uptake and soil infiltration.  
 
Lastly, the specimen trees requested for removal on-site are not located in an environmental 
buffer or within a Special Protection Area.  Therefore, Staff concurs that the project will not 
violate State water quality standards or cause measurable degradation in water quality. 
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Mitigation for Trees Subject to the Variance Provisions - Three trees are proposed for removal as a 
result of the proposed development.  
 
Mitigation should be at a rate that approximates the form and function of the trees removed. Therefore, 
staff is recommending that replacement occur at a ratio of approximately 1” DBH for every 4” DBH 
removed, using trees that are a minimum of 3” DBH.   This means that for the 140” DBH of trees 
removed, the required mitigation will be 12 native canopy trees with a minimum size of 3” caliper to be 
planted on-site.  While these trees will not be as large as the trees lost, they will provide some 
immediate canopy and will help augment the canopy coverage.  Because these trees are in mitigation 
for specimen trees removed, they do not count toward requirements identified in the forest 
conservation worksheet. 
 
County Arborist’s Recommendation on the Variance - In accordance with Montgomery County Code 
Section 22A-21(c), the Planning Department is required to refer a copy of the variance request to the 
County Arborist in the Montgomery County Department of Environmental Protection for a 
recommendation prior to acting on the request. The request was forwarded to the County Arborist on 
November 7, 2012. On November 19, 2012, the County Arborist issued her recommendations on the 
variance request and recommended the variance be approved with mitigation (Attachment E). 
 
Variance Recommendation - Staff recommends that the variance be granted. 
 
Stormwater Management 
A Stormwater Concept Plan was approved by the Montgomery County Department of Permitting 
Services (DPS) on July 5, 2012. The plan proposes to meet stormwater management requirements 
through a variety of Environmental Site Design techniques, including micro-bioretention facilities, 
planter box micro-bioretention facilities, and bio-swales. The plan also proposes a number of pervious 
planting areas, retention of existing tree canopy and forest areas, and street tree and landscape 
plantings. 
 
Conclusion 
Based on the analysis above, Staff finds the plan meets the Environmental Guidelines and Forest 
Conservation Law. Staff recommends that the Planning Board approve the Final Forest Conservation 
Plan Amendment with the conditions cited in this staff report as part of the Preliminary and Site Plans, 
respectively. The variance approval is assumed in the Planning Board’s approval of the Final Forest 
Conservation Plan. 
 
 
MASTER PLAN 
 
General Recommendations 
The Property is located within the Life Science Center (LSC) of the GSSC Master Plan area. The LSC 
includes five districts, and the Property is located within the LSC North District. The specific language on 
the LSC North District of the Master Plan is included in Attachment F. The Master Plan provides the 
following general applicable recommendations for the Property: 
 

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

 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. 

 
There is a shortage of housing in the Master Plan area, and with the Subject Property located near a 
planned CCT station, the significant residential density approved with the Preliminary Plan will add to 
the housing stock at a strategic and convenient location in the LSC. The proposed pedestrian linkages 
will tie into the overall LSC pedestrian circulation system.  
 

Two of the six recommendations listed on pages 15-16 of the Master Plan to help implement its vision 

are applicable to the Subject Property: 

 Mixed-use development is emphasized; single purpose or free-standing retail buildings are 
inconsistent with the Master Plan’s vision in any phase of development. 

 Structured parking should be hidden from the street; although surface parking is inconsistent 
with the Master Plan’s vision, it is anticipated and acceptable on an interim basis. 

 
The proposed development is entirely residential and will complement the approximately 710,000 
square feet of commercial uses that have been constructed over the original preliminary plan area. Two 
parking garages will support the development. One will be contained within the interior of one of the 
proposed buildings and hidden from the street as the Master Plan recommends. The other is already 
constructed on one of the adjoining properties, and there is a shared agreement with the property 
owners. This garage will serve the other proposed residential building. The existing garage is somewhat 
screened from the street by existing trees and landscaping, and will be connected to one of the 
residential buildings by a pedestrian bridge.  
 
Transportation and Circulation 
The GSSC Master Plan and Design Guidelines make the following recommendations for parking (p. 28):   
 

“The Plan recommends a strong pedestrian orientation for future development, reducing the 
amount of surface parking lots by: 

 

 Reducing parking requirements and using structured and/or shared parking; 

 Relieving smaller properties from self-park requirement.” 
 
 A new parking garage will be constructed as part of this Application, and an adjacent existing parking 
garage will provide parking through a shared parking arrangement. 
 
Water Quality 
The Master Plan recommends “site design and construction options that minimize imperviousness,” 
including “compact development” and “parking options such as reduced parking requirements and the 
use of structured parking and/or shared parking facilities.”  This project proposes both structured 
parking and shared parking. 
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The Master Plan also recommends Environmental Site Design approaches as required by State and 
County regulations. The stormwater concept proposes micro-bioretention, planter boxes, and bio-
swales to treat stormwater runoff. The Site Plan also proposes a number of pervious planting areas, 
retention of existing tree canopy and forest areas, and street tree and landscape plantings. 
 
Climate Protection and Sustainability 
The Master Plan makes a number of recommendations to reduce carbon footprint (page 29) and reduce 
impacts to air quality. The proposed development will be “walkable and served by public transit to make 
efficient use of land and resources, to reduce vehicle miles traveled and facilitate non-motorized travel” 
(page 29). The Master Plan specifically recommends that “new buildings meet the minimum efficiency 
standards of 17.5% below the calculated baseline performance or meet the appropriate ASHRAE 
advanced energy design guide” (Master Plan page 29). The Preliminary Energy Model submitted by the 
Applicant demonstrates that the project “performs 17.9% better than ASHRAE 90.1-2007 requirements 
using the LEED for Homes Mid-Rise Energy Modeling Protocol and ASHRAE Appendix G Performance 
Rating methodology.” 
 
This project will contribute to sustainability by improving the jobs-housing balance in the LSC and 
provide residential units within walking and bicycling distance of employment. The development is also 
within a half mile of the planned CCT station at the DANAC property. The project is applying for LEED 
Certification for both buildings. The LEED checklist provided with the application shows that the project 
is already close to qualifying for LEED Silver certification. In keeping with the Master Plan 
recommendations for “a standard for sustainability that reflects the LSC’s cutting edge science” Staff 
recommends that this project attain LEED Silver certification. 
 
Housing 
The Master Plan encourages the provision of housing to improve the area’s jobs-housing balance.  The 
Master Plan recommends a range of housing options to help meet County housing goals, including 
MPDUs and workforce housing (page 23).  The Preliminary Plan proposes 13.66% MPDUs as part of their 
CR zone public benefit schedule. 
 
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 it does not increase the number of previously 
approved vehicle trips. As stated on page 77 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.”  
 

The Applicant is proposing to convert the existing 210,340 square feet of commercial uses into 452,152 
square feet of residential uses, for 366 multi-family units. All 366 residential units are exempt from the 
residential staging requirements of the Master Plan because 120,062 square feet of commercial uses is 
less than the previously approved 210,340 square feet of commercial uses. Furthermore, the 90,278 
square feet of the previously approved 210,340 square feet of commercial development will also remain 
valid. 
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Site Specific Recommendations 
The Master Plan has the following recommendations that are specific to the Property on pages 48 and 
49: 
 

 Encourage mixed-use infill for the Shady Grove Executive Center site; 

 Rezone Shady Grove Executive Center property to CR Zone – CR1.5 C1.5 R1.5 H100; 

 Residential uses are encouraged, as are pedestrian-oriented local retail facilities that are 
compatible with and provide convenience for residents; 

 Public benefits that improve connectivity and mobility or add to the diversity of uses and activity 
are encouraged; and 

 The sidewalk and pedestrian improvements as shown, with final locations to be determined at 
Site Plan review. 

 
The Applicant is providing residential uses to complement the 710,000 square feet of commercial uses 
that have been constructed on the original preliminary plan property. The proposed development is 
residential, which addresses the need for residential units in the area. The public benefits proposed as 
part of the Site Plan provide improved connectivity and add to the diversity of uses and activity for the 
surrounding area. The Applicant is providing the pedestrian improvements as required. 
 
Based on the analysis above and conditions of this report, Staff finds the proposed Preliminary Plan is in 
substantial conformance with the Master Plan. 
 
 
COMPLIANCE WITH THE ZONING ORDINANCE AND SUBDIVISION REGULATIONS 
 
Staff has reviewed the application for compliance with Chapter 50 of the Montgomery County Code, the 
Subdivision Regulations.  With the improvements proposed, access and public facilities will be adequate 
to support the proposed lots, density, and use.  The proposed lot size, width, shape, and orientation are 
appropriate for this type of subdivision and meet the Master Plan goals to provide a more urban and 
walkable community while providing much needed residential development. Further, the lots are 
designed to meet all other requirements of the Subdivision Regulations, including access, frontage, 
dedication for public uses, adequacy of public facilities and conformance to Master Plan 
recommendations. The proposed development meets all dimensional requirements of the CR1.5 C1.5 
R1.5 H100 Zone as specified in the Zoning Ordinance and as detailed in Section 3: Site Plan Review of 
this report.  Finally, the application has been reviewed by other applicable County agencies, all of whom 
have recommended approval of the Preliminary Plan (Attachment G). 
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SECTION 3: SITE PLAN ANALYSIS AND FINDINGS 
 

DEVELOPMENT STANDARDS 
 
The proposed development is on 301,474 square feet of gross tract area zoned CR1.5 C1.5, R1.5 H100 
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 per gross tract) 
 Total (CR) Non-Residential (C) Residential (R) 

Allowed by the Zone 452,211 452,211 452,211 

Approved with Sketch Plan 452,152 N/A 452,152 

Proposed 452,211 N/A 452,211 

 

2. Height (maximum feet) 
 CR1.5 C1.5 R1.5 H100 

Allowed by the Zone 100 

Approved with Sketch Plan 70 for occupiable space 

80  for design elements 

Proposed   Building 1: 70 

 Building 2: 80 

 

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

Approved with Sketch Plan 20% 

Proposed  19%   

 

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

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

5,000  
 

7,789 
Provide area for each building with CSP

1
 

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

5,000  
 

15,013 
Provide area for each building with CSP 

 

5. Minimum Bicycle Parking Spaces & Shower/Change Facilities 

Use 

Required Proposed 

Publicly Accessible Private & Secure Public Private 

Building 1- with 191 Units 10 67 10 67 

Building 2 – with 175 units 10 62 10 62 

 

6. Parking (minimum spaces required) 
 Required Proposed  

Per Unit Mix 469 627 

  

                                                           
1
 CSP = certified site plan, must meet minimum. 
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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 
320120020 in MCPB Resolution No. 12-14, which may be modified at the time of site plan review under 
Section 59-C-15.43(d):  
  

During site plan review, the Planning Board may approve amendments to the binding elements of an 
approved sketch plan. 
(1) Amendments to the binding elements may be approved, if such amendments are: 

a. Requested by the applicant; 
b. Recommended by the Planning Board staff and agreed to by the applicant; or 
c. Made by the Planning Board, based on a staff recommendation or on its own initiative, if the 

Board finds that a change in the relevant facts and circumstances since sketch plan approval 
demonstrates that the binding element either is not consistent with the applicable master or 
sector plan or does not meet the requirements of the zone. 

(2) Notice of proposed amendments to the binding elements must be identified in the site plan 
application if requested by the applicant or in the final notice of the site plan hearing 
recommended by Planning Board staff and agreed to by the applicant. 

(3)  For any amendments to the binding elements, the Planning Board must make the applicable 
findings under Section 59-C-15.43(c) in addition to the findings necessary to approve a site plan 
under Section 59-C-D-3.  

 
Public Benefit Change 
At the request of the Applicant, the transit access improvements public benefit, originally approved with 
the Sketch Plan as a binding element, has been removed at the request of the Applicant because of 
right-of-way constraints and replaced by energy conservation as a public benefit.  The Applicant has an 
energy model that has been implemented at other sites and therefore, adding energy conservation as a 
fourth consideration in the Energy Category is consistent with their portfolio. With this modification to 
public benefits, the Project continues to meet the necessary findings under Section 59-C-15.43(c) that 
support the requested incentive density and the public benefits are consistent with the priorities of the 
Master Plan. 
 
Staff finds the removal of the transit access improvement consideration and the addition of the energy 
conservation public benefit does not alter the Sketch Plan findings (Attachment H) under Section 59-C-
15.43(c): 

 The Project continues to meet the objectives, general requirements, and standards of Division 
59-C-15 through compliance with the CR Zone. 

 The Project continues to further the recommendations and objectives of the Master Plan and is 
in general conformance with the recommendations of the GSSC Design Guidelines. 

 The buildings and open spaces remain compatible with existing nearby buildings, open spaces, 
and uses and are, in fact, unchanged by the modification to the binding elements. 
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 Circulation, parking, and loading for cars, trucks, pedestrians, and bicyclists remain enhanced by 
the proposed development, despite the removal of the transit access improvement public 
benefit.  While the transit access improvements as originally proposed would have provided 
additional pavement markings and shelters for pedestrians and cyclists, right-of-way constraints 
would not have ensured that these improvements could be done adequately and safely.  

 The Project continues to provide the necessary public benefits as shown on the density 
summary table below and includes public benefits that address the general incentive and 
density considerations required by Section 59-C-15.83. 

 The Project may be built in two phases. Either of the phases will require completion of public 
benefits that are generally proportional to the proposed buildings. Approximately one-half of 
the open space, affordable housing, structured parking, exceptional design, tree canopy, BLTs, 
and energy conservation elements are required, whichever building is completed first.  

 
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 use – multi-family residential with structured parking – is 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 affordable 
housing above the minimum required and open space (page 48); 

 Provide a finer grid and improve vehicular and pedestrian connections, through improvements 
to the local sidewalks and around the new buildings;  

 Achieve more sustainable development patterns through balanced land use, connectivity 
improvements, open spaces, enhances stormwater management, and building design (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;  

 Provide street trees, lighting, amenities and parallel parking (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); 

 Provide design excellence with innovative building materials and style (design guidelines, page 
27); and 
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 Provide at least the minimum required number of bicycle parking spaces for residents and 
visitors.  

 
c. Development Standards 

The proposed development will comply with all development standards as shown in the data tables 
and discussion above. 
 

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. 
 
Transit Proximity 
The Project is eligible for 20 points because greater than 75% of the subject site is within ½ mile of a CCT 
Station, a Level 2 transit facility. The Applicant is requesting the maximum 20 points. Staff recommends 
granting the 20 points because development near transit facilities encourages greater use of transit, 
controls sprawl, and reduces vehicle miles traveled, congestion, and carbon emissions. 
 
Affordable Housing 
Affordable housing or MPDUs above the minimum number of units required, but not more than 15 
percent of all units, entitles the Applicant to 12.0 incentive density points for each 1 percent increase in 
MPDUs.  Any fraction of 1 percent increase in MPDUs entitles the Applicant to an equal fraction of 12.0 
points. The Applicant is requesting 13.48 points in the Affordable Housing element.  
 
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). The Project proposes 13.66% MPDUs. Staff 
recommends granting 13.92 incentive density points because the Project is providing more than an 
additional 1 percent of MPDUs. Proposed points are determined as follows: 
 
Calculation: 
46 (required units) + 4 (MPDUs above min) = 50/366 (MPDUs provided/total units) = 0.136 
0.1366 * 100 = 13.66% (MPDUs percent provided) 
13.66 (percent provided) – 12.5 (min % required) = 1.16 * 12 (points) = 13.92 
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Dwelling Unit Mix 
Up to 10 points for integrating a mix of residential unit types with at least 7.5% efficiency units, 8% 1-
bedroom units, 8% 2-bedroom units, and 5% 3-or-more bedroom units.  Staff recommends granting 5 
points for provision of the dwelling unit mix that meets these criteria, as prescribed by the Incentive 
Density Guidelines (to achieve the full 10 points, a greater minimum number of each unit type must be 
provided). 
 
Proposed Unit Mix: 
Total Units:  366 
Efficiency: 28 (7.5%) minimum 
1-Bdrm: 30 (8%) minimum 
2-Bdrm: 30 (8%) minimum 
3-Bdrm: 19 (5%) minimum 
 
Enhanced Accessibility for the Disabled 
Up to 20 points for constructing dwelling units that satisfy American National Standards Institute A117.1 
Residential Type A standards or an equivalent County standard. The Applicant is proposing eight units in 
this element and requests a total of 6.55 incentive density points. Staff recommends granting the 
requested 6.55 density points based on the following calculations: 
 
Calculation: 
Proposed units with enhanced accessibility for the disabled: 8 
Total units proposed: 366 
8 ÷ 366 = 0.02185792 x 300 = 6.55 
            
Structured Parking 
Up to 20 points may be granted for placing parking within an above – or below – grade structure. A 
formula distinguishing the parking provided within an above-grade structure divided by the total parking 
provided and multiplying the result by 10 is the approved formula in the Guidelines. Below-grade 
parking spaces are eligible for double the points (20) because of the greater cost. In this case, most of 
the parking will be within two above-grade structures (one currently exists on an adjacent site, and the 
other will be constructed as part of the subject Project). The Applicant is requesting 10 points for the 
reasons outlined in the Applicant’s Supplemental Narrative (Attachment I): 
  

“The existing conditions of the Shady Grove Executive Center include an under-utilized parking 
garage dedicated to one office building and a separate surface parking lot (located on a portion 
of the Hanover site) dedicated to another office building. As part of the design of the Hanover 
site, the Project (a) will utilize the excess parking in the existing garage, sharing parking with the 
office workers and connecting the existing garage to one of the Project’s residential buildings via 
a two-level resident sky bridge; and (b) will relocated the existing surface parking into the 
basement level of a new, to-be-constructed structured parking garage that will serve the second 
residential building of the Project.“ 

 
The GSSC Master Plan Urban Design Guidelines make the following recommendations for parking (page 
28):  

“The Plan recommends a strong pedestrian orientation for future development, reducing the 
amount of surface parking lots by:  
• Reducing parking requirements and using structured parking and/or shared parking. 
• Relieving smaller properties from self-park requirement.” 
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Staff finds that sharing existing parking provides a better function of existing facilities through innovative 
design and the sky bridge connection between the existing garage and the building is an innovative 
solution.  The sum of these considerations all serve to address the design criteria in this consideration.  
Staff recommends granting 10 points.   

Calculation: 
A = Above Grade Spaces = 596 
B = Below Grade Spaces = 0 
T = Proposed Spaces = 627 
The Project includes 7 on-site parallel parking spaces 
((A/T) * 10) + ((B/T) * 20) = ((592/627) * 10) + ((0/627) * 20)) = 9.5 points 
 
Public Open Space 
Up to 20 points may be granted for providing or making a payment for open space in addition to the 
minimum public use space required. The Applicant proposes 28,203sf of public open space in addition to 
the minimum 10% public use space required.  The Applicant is requesting 10 points and provided 
information in the Supplemental Narrative. Staff recommends granting 9 points because the Applicant 
will exceed the minimum requirement. 
 
(P/N)*100 
P = public open space = 28,203 square feet 
N = net lot area = 301,435 square feet 
(28,203/301,435) * 100 = 9 points 
 
Exceptional Design   
Up to 10 points can be granted for building or site design whose visual and functional impacts enhance 
the character of a setting and for development that meets all six of the following criteria: 
 

 provides innovative solutions in response to the immediate context 
 

The Site Plan provides innovative solutions in response to the immediate context and existing 
development conditions through reuse of existing facilities, reducing to the extent possible the 
demolition of existing uses and the impact of entirely new construction. This allows the 
Applicant to deliver a compact and efficient infill site, consistent with the stated goals of the 
Master Plan.  

 
The Project provides an innovative solution and provides in-fill development in a mostly-
developed office setting. It will also serve to complement recommendations in the Master Plan 
for the LSC transformation and implement the CR Zone at the site that, as currently developed, 
is designed for the automobile. The Project represents a transformational piece in the LSC North 
District: significant multi-family residential housing options and pedestrian-friendly features.   

 

 creates a sense of place and serves as a landmark 
 

The public open spaces, a centrally located Civic Green and enhanced streetscapes, create a 
strong sense of place that residents and non-residents alike will have access to for enhanced 
quality of life. Staff anticipates the Civic Green will be a gathering place for the residents and 
visitors. 
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 enhances the public realm in a distinct and original manner 
 

The design of the buildings will define the spaces around them and create public spaces rather 
than stand as isolated buildings. Both buildings will have courtyards that create opportunities 
for recreational experiences and socializing in general. In addition to the Civic Green, the Project 
includes preservation of a 0.7-acre forested area adjacent to the Civic Green. 

 

 introduces new materials, forms, or building methods 
 

The Project features high-quality building materials (including stacked stone facades) and 
unique design solutions intended to activate the streetscape. Several units will have street-level 
entrances and stoops adjacent to streets and sidewalks. This design feature is intended to 
generate residential activity at street-level. The Project will provide 8 units that meet ASHTA 
standards for accessibility to provide quality housing opportunities for an underserved segment 
of the population. The Project lends itself to sustainability by incorporating an energy efficiency 
model the developer has used at other sites across the country. The Applicant will obtain LEED 
certification in an effort to reduce impacts to air quality.  

  

 uses design solutions to make compact infill development living, working, and shopping 
environments more pleasurable and desirable 
 
The two multi-family residential buildings will be integrated with existing office development 
through shared infrastructures and pedestrian and vehicular circulation networks. This results in 
an in-fill development that promotes a live-work-play atmosphere. This Project addresses the 
Master Plan objective to “Transform the LSC into a dynamic live/work community while 
ensuring growth opportunities for research, medical, and bioscience interests.” 
 

 integrates low-impact development methods into the overall design of the site and building 
 

The Master Plan recommends “site design and construction options that minimize 
imperviousness,” including “compact development” and “parking options such as reduced 
parking requirements and the use of structured parking and/or shared parking facilities.” The 
Project includes both structured parking and shared parking. 

 
The Stormwater Concept report for this Site Plan proposes micro-bioretention, planter boxes, 
retention of existing tree canopy and forest areas, and street tree and landscape plantings. 

 
The Applicant is requesting the maximum 10 points. Considering the sum total of the six criteria as it 
relates to this Project and because the Applicant has addressed all six criteria in this element, Staff 
recommends granting the maximum 10 density incentive points. 
 
Building Lot Termination (BLT) 
Up to 30 points for the purchase of BLT easements or payment to the Agricultural Land Preservation 
Fund (ALPF). The first 5 points are mandatory for all developments in the CR zones; up to 25 additional 
points are allowed as an option. The Applicant is requesting 5 points based on purchase of 0.7536 BLTs. 
Staff recommends granting the 5 points requested in this element because the minimum has been met.  
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Calculation 
Purchase/payment for BLTs: ((301,435 sf incentive density * 0.05/20,000) = 0.7536 BLTs. 
 
Tree Canopy 
Up to 15 points for tree canopy coverage at 15 years of growth of at least 25% of the on-site open space. 
The Applicant is requesting 10 points for tree canopy. Staff recommends granting 10 points because the 
minimum of 25% coverage will be provided. The Applicant’s Landscape Architect must provide Staff with 
an exhibit providing the calculations to arrive at the requested 10 points prior to approval of the 
certified site plan.  Tree planting for the site’s amended Final Forest Conservation Plan will not be 
double counted in the incentive density calculations. 
 
Environment – Vegetated Area 
Up to 10 points for installation of plantings in a minimum of 12 inches of soil, covering at least 5,000 
square feet. This does not include vegetated roofs. Incentive density of 5 points is appropriate for 
development that meets the requirements of the Zoning Ordinance. This area may not be part of the 
required public use space or open space used for incentive density. Area within stormwater 
management easements may not be counted. The Applicant is requesting, and Staff recommends 
granting, 5 points for meeting the requirements of the Zoning Ordinance. 
 
Environment – Energy Conservation and Generation 
Up to 15 points for constructing buildings that exceed the energy-efficiency standards for the building 
type by 17.5% for new buildings or 10% for existing buildings. The Applicant is eligible to obtain at least 
15 points for providing renewable energy generation facilities on-site or within ½ mile of the site for a 
minimum of 2.5% of the projected energy requirement for the development.  Staff recommends 
granting the requested 15 points subject for exceeding the energy-efficiency standards for the building 
type by at least 17.5%.    
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Public Benefit Maximum 
Points 
Permitted 

Proposed 
Points  
[Sketch Plan]  

Criteria Points Approved & 
Binding on Applicant  

Transit Proximity Category 

Transit Proximity 20 20 [20] Site within ¼ - ½ mile from Level 2 CCT 
Station. 

20 

Diversity of Uses and Activities Category 

Affordable 
Housing 

12 13.48  [12] Provision of 13.5% MPDUs; 1%over 12.5% 
= 12 

13.92 

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

5 

Enhanced 
Accessibility for 
the Disabled (8 
units) 

20 6.53 [5] Provision of at least 12 units that meet 
ANSI A117.1 Residential Type A standards. 
The points awarded for this public benefit 
will be revisited at site plan review  

6.55 

Quality of Building and Site Design Category 

Structured 
Parking 

20 10 [10] All but 31 of 627 spaces within above 
grade structure.   

10 

Public Open 
Space 

20 20 [10] Density for open space above the zone’s 
requirements is granted on a sliding scale 
based on the % of the net lot area. 

9 

Exceptional 
Design 

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

10 

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

10 

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

5 

Energy 
Conservation & 
Generation 

15 Not proposed 
at Sketch Plan 

Project will maintain 75% of the structural 
system of the existing building. 

15 

Total Points  109.47 

 
 
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. 
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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 
(deciduous) for shade and softening the effect of a site where office buildings were 
constructed as long as two decades ago. The landscape plan will serve to transform the area 
into a more aesthetically-pleasing, green environment including large and medium shrubs, 
dwarf shrubs and ground cover.  
 
The Lighting Plan will include ornamental street/pedestrian light poles with enclosed-
Luminaire design light fixtures along the perimeter of the two buildings and the sidewalk 
system and in the Civic Green; building-mounted wall sconces; bollards, and building-level 
directional lights. The lighting plan will meet industry standards to provide safe pedestrian 
and vehicular circulation systems during evening hours. 
 

b. Pedestrian and Bicycle Facilities 
The Site Plan includes 5-foot wide sidewalks along the Research Boulevard and Omega Drive 
frontages. Within the site, new or upgraded sidewalk connections are provided along the 
internal north-south road from Research Boulevard and east-west road. The internal 
pedestrian circulation is ADA-compliant with handicapped ramps or at-grade sidewalk 
crossings, including across the garage vehicular access points. Pedestrian crosswalks must 
be provided as required by MCDOT. As conditioned, the Site Plan meets the requirements of 
Section 59-C-15.62 for bicycle parking spaces. 
 

c. Open Spaces 
The Project includes a 9,259-square foot Civic Green centrally located to the site and across 
from the two residential buildings. The Civic Green includes curved masonry sidewalks, 
masonry seating and a retaining wall, and 8 bike racks with an overhead shelter. The Civic 
Green will be easily accessible to residents of both buildings and their guests and non-
residents who work in the nearby offices.  
 
Each residential building will have a private courtyard with outdoor features including a 
swimming pool (Building 1), sitting and picnic areas, and lounging areas (the latter near the 
swimming pool). Building 2’s courtyard will have a double-sided outdoor fireplace and 
barbeque grill center with outdoor furniture.  
 

4. Each structure and use is compatible with other uses and other site plans and with existing and 
proposed adjacent development.  
 
All surrounding, developed properties in the immediate area were C-2 zoned when developed 
with office buildings in the 1980’s and 1990’s. Height limitations of three-stories or 42 feet are 
associated with the C-2 zone.  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.  
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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. 11986186A.  As conditioned, this Site Plan must comply with the 
conditions of that preliminary plan. 
 

b. Stormwater Management 
Stormwater Management Concept Plan approval was issued by DPS on June 27, 2012. 
Environmental-Sensitive Design (ESD) methods will be provided on-site. 
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plan summary 

 
The Great Seneca Science Corridor (GSSC) Master Plan envisions a vibrant Life Sciences Center (LSC) 

where the foundation of health care, biotechnology, and academia combine to create a dynamic and 

sustainable science and medical hub. Knowledge will drive its agenda, attracting international 

scientists, business leaders, physicians, and professors who will contribute ideas and insights for the 

future. Labs, classrooms, research centers, and universities will encourage and foster cutting-edge 

discoveries. The LSC should evolve into a place where the physical form—buildings, open spaces, and 

amenities—is as inspiring as the discoveries occurring inside.  

 

This Plan’s vision will develop over 25 to 35 years. During that time, the local and national economy 

will experience three or four business cycles. These economic cycles make it imperative to periodically 

check the Plan’s progress and recommendations. Regardless of the pace of growth, it is essential to 

establish a vision and provide a blueprint for the future that will enable the LSC to evolve over time.  

 

While this Plan is about providing opportunities for future world-leading scientific research, it is also 

concerned with protecting residential neighborhoods and investments made by businesses and 

institutions in the area. Growth and change in the LSC must occur in a way that does not overburden 

the surrounding communities. This Plan’s explicit staging recommendations are essential to 

preserving the quality of life that residents enjoy. Infrastructure—particularly transit—must be 

provided before significant amounts of development can be built. Staging development ensures that 

growth will be managed and timed with the delivery of the infrastructure necessary to support it.  

 

Key Recommendations  
 
 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 and to the historic Belward Farm.  

 

 Create a grid pattern of new streets that improve local circulation and connectivity among the LSC 

districts, promote alternatives to car use, and enhance access to the future transit stations. 

 

 

 

 

 

 

 

Patrick.Butler
Text Box
Attachment F
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map 1 Great Seneca Science Corridor Master Plan 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 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. 

 

 Replace the Public Safety Training Academy (PSTA) in the LSC West District with a new residential 

community that includes supporting retail, open spaces, and community facilities.  

 

 Maintain the established residential neighborhoods throughout the GSSC Master Plan area. 

 

 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. 

 

 Ensure that development in the Piney Branch Special Protection Area uses the best available 

stormwater management treatment techniques to protect the watershed’s headwaters. 

 

 Meet the recreation needs of the GSSC area by identifying and acquiring a site for a new local 

public park in the Quince Orchard area and requiring the dedication of parkland for new parks 

and open spaces in the LSC Districts. 

 

 Support the County’s Agricultural Reserve with zoning that requires acquisition of Building Lot 

Termination (BLT) easements to achieve maximum densities. 

Over time, due to municipal annexations of 
County land, enclaves have been created—
geographic areas within the County’s 
planning control, but completely or nearly 
completely surrounded by a municipality.  



great seneca science corridor master plan                                11           approved and adopted 

 

overview and context 

 
Forty-five years ago, the County identified the I-270 Corridor as a place for higher densities in a series 

of Corridor Cities supported by a comprehensive transportation network. Since then, jobs and 

business opportunities have attracted skilled workers and business investment that have in turn 

enabled local government to provide quality schools, amenities, and services.  

 

The GSSC Master Plan area covers 4,360 acres in the heart of the I-270 Corridor. It includes the Life 

Sciences Center, the western Quince Orchard neighborhoods and enclave areas such as the National 

Institute of Standards and Technology (NIST) and Rosemont, which are completely or nearly 

completely surrounded by a municipality. The City of Gaithersburg occupies 10 square miles in the 

center of the Plan area. The City of Rockville borders the Plan area on the east and the Town of 

Washington Grove is located to the northeast. The incorporated municipalities have their own 

planning and zoning authority and are not part of the County’s master plans.  

 

The Life Sciences Center has played a significant role in establishing the Corridor as a globally known 

center for science and technology-driven industry, home to biotechnology companies, higher 

education facilities, and a quality medical center. This Plan provides a blueprint for the future that will 

transform the LSC into a vibrant place served by transit and enhanced by activating uses, open 

spaces, and amenities.  

 
Planning Framework 
 
The Plan’s recommendations are consistent with State and County planning policies. 

 

 The 1964 General Plan identifies the I-270 Corridor (which includes the LSC) for concentrated, 

high-density development supported by a comprehensive transportation system including a 

major highway network, rail lines, and centers called Corridor Cities. 

 

 The 1992 Economic Growth, Resources Protection and Planning Act requires local plans to 

protect sensitive environmental resources.  

 

 The 1993 General Plan Refinement supported the Corridor Cities concept but acknowledged 

that it had not yet fully evolved.  

 

 The 1997 Priority Funding Areas Act directs State spending to support smart growth, typically to 

existing communities and places where local governments want investment to support future 

growth. The entire Master Plan area is within a Priority Funding area and is eligible for State 

funding. 
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the life sciences center  

 
Planning for Science, Health Care, and Transit 
 
The Plan’s vision for the LSC builds on the strong  

foundation of existing institutions and businesses,  

and the County’s land use plan that brought  

together health services, academia, and research 

and development companies. Today, the LSC has  

the largest concentration of, and is the premier  

location for, research and biotechnology companies in the County.  

 

The future viability of the LSC requires the following components: 

 

 opportunities for growth and expansion of existing enterprises 

 a dynamic environment that will attract skilled workers and investment  

 infrastructure and services to support future development 

 staging development to balance growth and minimize adverse impacts 

 sustainable practices that provide a quality of place. 

 

Transit is an essential element of this Plan and is the basis for the land use and zoning 

recommendations. A strong public and private commitment to the Plan’s transit proposals will help 

ensure that the LSC is connected internally as well as to the rest of the Corridor.  

 
Vision  
 

―It’s heading right at us, but we never see it coming…The most important things happening 

in the world today won’t make tomorrow’s front page…They’ll be happening in 

laboratories—out of sight, inscrutable and unhyped until the very moment when they 

change life as we know it.‖  

— ―The Future is Now,‖ The Washington Post, April 13, 2008  
 
 
This Plan establishes a blueprint for the LSC that includes an expanded, first-class medical center, 

research facilities, academic institutions, and an array of services and amenities for residents, workers, 

and visitors. It will have an open space system that incorporates the area’s natural environmental 

features into a larger network, connecting destinations by paths and trails, and providing 

opportunities for a range of outdoor experiences.  

 

The LSC of the future will be served by a fully integrated transit system that links mid-County activity 

centers via the Corridor Cities Transitway (CCT). Access to high quality transit is increasingly important 

to businesses trying to attract knowledge-based, creative class workers. The LSC will continue to be a 

specialized employment center but it will be connected by transit with nearby residential communities 

at the Shady Grove Metro Station, the King Farm, the Crown Farm, Kentlands, and the Watkins Mill 

Town Center.  

 
The following objectives will help implement the Plan’s vision:  

 Life science uses should be given priority. 

 Density and height should be concentrated at transit stations amid transit-oriented mixed-use 

development at LSC Central, LSC West, Belward, and LSC North. 

 Historic and environmental resources should be protected. 
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 Buildings within one-eighth mile of the future CCT stations should be at least 60 feet high. In all 

other areas, the desired minimum building height is 36 feet (three stories of occupied space) in 

order to retain land for future higher densities. 

 Mixed-use development is emphasized; single purpose or free standing retail buildings are 

inconsistent with the Plan’s vision in any phase of development. 

 Structured parking should be hidden from the street; although surface parking is inconsistent with 

the Plan’s vision, it is anticipated and acceptable on an interim basis. 

 

map 5  Life Sciences Center Districts  

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
In previous plans, the Life Sciences Center was identified as the block that includes  

Shady Grove Adventist Hospital and the larger area was called the R&D Village. This  

Plan applies the term LSC more broadly to five districts, incorporating the Belward  

property to the west and the Universities at Shady Grove to the south.   

 
Today’s LSC 
 
The LSC’s two academic institutions—the Universities at Shady Grove (USG) and the Johns Hopkins 

University-Montgomery County Campus (JHU-MCC)—have increased its prominence and expanded 

opportunities for collaboration. Shady Grove Adventist Hospital provides the broader community with 

a full range of health care services. A number of biotechnology companies, including Human 

Genome Sciences, BioReliance, and the J. Craig Venter Institute, are located here. Many of the goals 

for the LSC have been realized. As originally envisioned, the LSC had a specific land use purpose with 

a unique employment niche. Residential and retail development was planned for large tracts 

surrounding the LSC, rather than integrated within the Center. The LSC and R&D Zones ensured that 

land would be reserved for life sciences to concentrate these uses and accomplish the original vision 

for the LSC. Housing and retail were specifically excluded from the LSC and R&D zones to enable the 
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Housing 
This Plan’s primary goal is to create a world  

class life sciences center. A range of housing  

options and amenities is needed to support this  

development and help achieve County  

housing goals, including Moderately Priced  

Dwelling Units and workforce housing. The  

transportation infrastructure proposed in this  

Plan will link the LSC districts in a sustainable  

development pattern where people can  

walk, bike, or use transit to reach their destinations. 

 

One of the County’s fundamental planning tools is the jobs- 

housing balance—the ratio of jobs to housing units in an area.  

Creating a balance provides the opportunity for people to live  

near work, which can reduce traffic congestion. While a  

balanced jobs-housing ratio does not guarantee that the housing  

will be occupied by those who work nearby, opportunities to live  

near work should be provided. 

 

To date, the LSC has developed as a single-purpose, single-use employment center. Housing has not 

been a permitted use so the jobs-housing ratio within this area is not balanced. Because the LSC’s focus 

has been on economic development and jobs, not housing, achieving the optimal jobs-housing balance 

within this small geographic area is unrealistic. However, over a broader area, the appropriate ratio can 

be achieved. 

 

The 1990 Plan proposed new residential neighborhoods on large tracts of land near the LSC, 

including new neighborhoods at the King Farm, the Crown Farm, and the Thomas Farm (Fallsgrove). 

King Farm and Fallsgrove were annexed into the City of Rockville and are nearly built-out. The Crown 

Farm was annexed into the City of Gaithersburg, which approved a mixed-use community with 2,250 

dwelling units that is not yet under construction. Existing housing that is near the LSC and within the 

Plan boundaries totals 3,262 dwelling units (of which 230 are senior units) at the Decoverly and 

Traville communities and the Washingtonian cluster north of Crown Farm. 

 

This Plan recommends a new residential community on the current site of the County’s Public Safety 

Training Academy (PSTA), LSC West. Housing development on this site could yield 2,000 new 

dwelling units. In addition, the Plan recommends that housing be allowed as a secondary use in the 

LSC Central District, which, along with several other sites in the greater LSC, could yield 3,750 new 

dwelling units. In LSC Central, the Plan allows 30 percent of the density to be used for housing. If all 

LSC Central property owners utilized this option, the total dwelling units in the district could be 2,225. 

This maximum theoretical amount will not be achieved in LSC Central due to the existing built 

environment and the business objectives of the property owners.  
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promotion of renewable energy generation, increased carbon sequestration and reduced urban heat 

island effect.  

 

To reduce carbon footprint, this Plan: 

 Recommends development that is compact, features a mixture of land uses, is walkable and 

served by public transit to make efficient use of land and resources, to reduce vehicle miles 

traveled and facilitate non-motorized travel. 

 Creates opportunities for new development and redevelopment that take advantage of existing 

infrastructure and adaptive re-use of existing structures where feasible. 

 Recommends that development meeting LEED or equivalent certification of any level obtain as 

many points as possible from approaches that reduce carbon emissions, including: 

- Site and building design and orientation that takes advantage of passive solar heating 

and lighting opportunities, maximizes potential for use of renewable solar energy 

systems, and permits passive cooling through proper shading and ventilation. 

- A commitment to reduce energy and water consumption. 

- A commitment to use recycled building materials, locally produced materials, and local 

labor. 

- A commitment to use building deconstruction techniques to facilitate re-use and/or 

recycling of building materials. 

- A commitment that new buildings meet the minimum energy efficiency standards of 

17.5 percent below the calculated baseline performance or meet the appropriate 

ASHRAE advanced energy design guide. Renovated buildings should commit to meet a 

10.5 percent energy efficiency standard below the calculated baseline performance or 

meet the appropriate ASHRAE advanced energy design guide. 

- Incorporates renewable energy systems to supply a portion of a building’s energy needs, 

where feasible. Such systems may include: 

o solar power 

o wind power 

o geothermal heating and cooling systems. 

 Recommends maximizing tree canopy coverage. (See goals for tree canopy coverage in the 

water quality section). 

 Recommends the use of green roofs and walls. 

 Recommends the use of light-reflecting roof surfaces where green roofs cannot be used. 

 Recommends increasing vegetation throughout the Life Sciences Center. Approaches include: 

- Targeting unforested portions of regulated areas for reforestation. 

- Incorporating street trees and landscaping trees throughout the Life Sciences Center. 

- Use of vegetated roofs and walls. 

- Use of planter beds, bioswales and rain gardens. 

- Incorporating vegetation into hardscaped open space areas. 

 

Protection of Biological Diversity 
Protection of biological diversity focuses on preserving existing habitat, and on restoring habitat 

where feasible. Biological diversity is maintained when habitat is protected and invasive species are 

controlled. Control of invasive species and reducing wildlife overpopulations are operational issues 

not appropriate to address in a master plan. While an urban environment cannot typically support 

highly diverse plant and wildlife populations, much can be done to improve conditions for native 

plants and animals. 

 

To protect biological diversity, the Plan: 

 recommends preservation of existing natural areas, including the forest at the corner of Key West 

Avenue and Great Seneca Highway 

 recommends the use of native plants and trees in landscaping and street tree planting to the 

maximum extent possible 
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LSC North and Washingtonian Cluster: Residential and Office 
The 195-acre LSC North District is developed with several office parks, including DANAC, the National 

Association of Securities Dealers, Shady Grove Executive Center, and the Bureau of National Affairs. 

These properties are zoned I-3, O-M, and C-2. LSC North also includes the residential communities of 

Decoverly, with 1,144 townhouse and multifamily units along Diamondback Drive west of Decoverly 

Drive. The Washingtonian residential area is part of this Master Plan, but is geographically separated 

from the Life Sciences Center by the Crown Farm, which is in the City of Gaithersburg. The 

Washingtonian cluster is a housing resource for those who work in the LSC. As such, for purposes of 

staging, this area is included in the total amount of existing and approved dwelling units (3,300). 

 

The LSC North CCT station is located on the east side of the DANAC property as part of the CCT 

alignment through the LSC. The Plan recommends that the DANAC property be rezoned from the I-3 

Zone to a CR Zone. Rezoning DANAC to a mixed use zone with higher density will take better 

advantage of this transit station location. The DANAC parcel on the southeast corner of Key West 

Avenue and Diamondback Drive (the 6.93-acre Lot 7) is largely undeveloped and is adjacent to the 

proposed CCT station on the east side of the property. The recommended Zone for this parcel (Lot 7) 

is: CR 2: C 1.5, R 1.5, H 150. The remainder of the DANAC property should be zoned CR 1.0: C 0.5, R 

1.0, 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 (not including the 50-foot transit 

right-of-way). 

 

The Plan does not recommend any zoning change to the National Association of Securities Dealers 

site. The Plan encourages mixed-use infill for the Shady Grove Executive Center and Bureau of 

National Affairs sites and recommends CR 1.5: C 1.5, R 1.5, H 100. Residential uses are encouraged, 

as are pedestrian-oriented local retail facilities that are compatible with and provide convenience for 

residents. Public benefits that improve connectivity and mobility or add to the diversity of uses and 

activity are encouraged. These should include the LSC Loop along Omega Drive as well as pedestrian 

connections to CCT stations at DANAC and Crown Farm. 

 

map 22 LSC North: Urban Form 
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map 23 LSC North: Proposed Zoning 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

R e c o m m e n d a t i o n s 

 
 Extend Decoverly Drive north from its current terminus, into and through the Crown Farm to 

Fields Road. 

 Extend Diamondback Road north from its current terminus into and through the Crown Farm to 

Fields Road. 

 Rezone DANAC from the I-3 Zone to the CR Zone. 

 Rezone the Shady Grove Executive Center property from the C-2 and O-M zones to the CR 

Zone. 

 Rezone the Bureau of National Affairs property from the O-M Zone to the CR Zone. 

 Provide for the LSC Loop, to be accompanied with the CCT from Fields Road to Diamondback 

Drive, and then along Decoverly Drive and across Great Seneca to the Belward site. 

 Widen Key West Avenue (MD 28) to eight lanes divided. 

 Construct interchanges at Great Seneca Highway (MD 119) and Sam Eig Highway and at Key 

West Avenue (MD 28) at Shady Grove Road. 

 

 

 

 

 

 

 

 
 
 
 
 
 

map 24 LSC North: Mobility 
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essentially shift from the category of approved, pipeline development to the category of additional 

new development, while the total in the stage would remain unchanged.  

 

In Stage 1, the Plan provides for the current 10.7 million commercial square feet (existing 

development and the approved pipeline), plus an additional increment of 400,000 square feet. Health 

care services are exempt from the requirements of Stage 1. Development above 11.1 million 

commercial square feet cannot proceed until all the prerequisites for Stage 2 have been met, 

including full funding of the CCT from the Shady Grove Metro Station to Metropolitan Grove within 

the first six years of the County’s CIP or the State CTP. 

 
Stage 1 
Stage 1 allows an additional 400,000 square feet of commercial (nonresidential) development and 

2,500 additional dwelling units. Existing and approved development totals 10.7 million square feet 

and Stage 1 allows 400,000 additional square feet for a total of up to 11.1 million square feet. Health 

care services are exempt from the requirements of Stage 1. Stage 1 allows 2,500 additional residential 

dwelling units. 

 

  7,000,000 existing development 

  3,700,000 approved development 

     400,000 additional new development 

11,100,000 Total Stage 1 commercial development 

 

3,300 existing and approved dwelling units 

2,500 additional new dwelling units 

5,800 Total Stage 1 residential dwelling units 

 

Stage 2  

Stage 2 allows a total of 13.4 million square feet of commercial development and 7,300 dwelling 

units, of which up to 11.1 million square feet of commercial development and 5,300 dwelling units 

may have been built in Stage 1. After all the prerequisites required before Stage 2 have been met, 

development above 11.1 million can proceed, including an additional 2.3 million square feet of 

additional commercial development, up to a total of 13.4 million square feet. Stage 2 allows 2,000 

additional residential dwelling units. 

 

11,100,000 Stage 1 development 

  2,300,000 Stage 2 additional new development 

13,400,000 Total Stage 2 commercial development 

 

5,800 Stage 1 dwelling units 

2,000 Stage 2 additional dwelling units 

7,800 Total Stage 2 residential dwelling units 

 

Stage 3 

Stage 3 allows a total of 15.7 million square feet of commercial development and 9,000 dwelling 

units, of which 13.4 million square feet of commercial development and 7,300 dwelling units may 

have been built in Stages 1 and 2. After all the prerequisites required before Stage 3 have been met, 

development above 13.4 million square feet can proceed, including an additional 2.3 million square 

feet of new development, up to a total of 15.7 million square feet. Stage 3 allows 1,200 additional 

residential dwelling units. 

  

13,400,000 Stage 2 development 

  2,300,000 Stage 3 additional new development 

15,700,000 Total Stage 3 commercial development 
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Linear parks are green spaces that 
serve one of two purposes:

buffer areas between new • 
development and neighboring 
communities or busy 
roadways
create urban green space • 
running the length of one or 
more blocks.

Guidance and design 
considerations for specific linear 
parks are discussed in the district 
sections. 

The existing forest and wetland 
areas, including the Muddy Branch 
and Great Seneca stream valleys, 
Great Seneca Creek State Park, 
and connected lands should be 
preserved and enhanced for 
recreation and enjoyment of the 
natural environment.

• Minimize the impact of new 
development on stream 
valleys

• Minimize impervious surfaces 
by using pervious paths or 
raised boardwalks

• Restore and enhance natural 
settings, native plant species, 
and indigenous ecosystems

Small public open spaces will be 
created under the Zoning Code 
requirements for open space. They 
should:

allow active or passive • 
recreation
be visible and usable• 
have a strong relationship to • 
adjacent architecture and open 
space networks
avoid creating barriers between • 
buildings and public streets

Outdoor public use spaces from 
several projects can be combined to 
create a larger public use areas. 

CCT Transit Plazas are designated for 
each of the four stations in the Plan 
area and should:

be 1/4 to 1/2 acre in size• 
be integrated with the station • 
platform
balance green area and hard • 
surfaces
maximize sunlight exposure• 
provide bicycle storage • 
use special lighting to create • 
ambiance and a unique setting
use site design features such as • 
low walls and steps for informal 
seating

Public Use Space

Linear Parks

Stream Valley Buffers

CCT Transit PlazasTP

SV

LP
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Streets

Road Code
Chapter 49 of the Montgomery County Code, the Road Code, 
codifies street classification standards, including rights-of-way 
and paving widths. The Road Code emphasizes context sensitive 
street design to create a network of “complete streets” for 
automobiles, transit, cyclists, and pedestrians for an area such as 
the Great Seneca Science Corridor Master Plan area.

All applicants must comply with the Road Code. Applicants 
pursuing streetscape designs inconsistent with the Road Code 
must apply for a waiver. 

Medical Center Drive
Arterial Street (A-261)

Master Plan
Min. R.O.W.: 100 - 150 ft
Lanes: 4 - 6

Guidelines
Parking: Off-peak
Trees: 30-35’ o.c.
Sidewalk: 20’ wide
Setback: None
Median: Planted with turn lanes

Utilities
Utilities should be accommodated underneath sidewalks and 
streets within the right-of-way limits, and be coordinated by 
MCDOT and utility companies.

Streetscape
Closely-spaced street trees will be included along all streets. 
Sidewalks should be at least 15 feet from curb to building. 

Intersections
The Great Seneca Science Corridor Master Plan identifies the 
possibility for grade separated intersections, including urban 
diamonds at:

• Great Seneca Highway and Muddy Branch Road
• Shady Grove Road and Key West Avenue.

Improvements of other intersections should include:
Special crosswalk paving• 
Raised and planted medians• 
Pedestrian priority signal timing.• 

B2-B12
Business District Streets

Master Plan
Min. R.O.W.: 70 ft
Lanes: 2

Guidelines
Parking: Both Sides
Trees: 30-35’ o.c.
Sidewalk: Minimum 15’
Setback: None
Median: None

Comments
The proposed Business District Streets 
show the general location of streets, not 
actual alignments. Specific alignments, 
parking and streetscape will be determined 
during regulatory review.
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Street-Defining Buildings

Streets should be defined by consistent street walls. Building 
podiums should meet build-to lines on both sides of the street 
where indicated on district maps.

Podium heights should range 
between two and five stories, 
as indicated on street sections.  

Podiums

Breaks along street walls with 
block frontages 200 feet or 
longer are appropriate. Breaks 
should occur away from 
block corners, and should be 
infrequent on retail streets.

Street Walls

Street wall
40 Mercer
New York, NY
Jean Nouvel Ateliers

Memorial Sloan-Kettering Cancer Center
New York, NY
Granary Associates

The Ellington
Washington, DC
Torti Gallas and Partners
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3. Vehicle turning radius - The effective turning radius, not the curb 
radius, should be 30 feet in the recommended configuration.

2. Design Guidelines - Corner radii should be tighter than suburban 
standards (15 feet shown), and should include a double ramp at 
the corner. The truncation requirement should be waived for most 
urban streets. Ramps should align with path of pedestran travel and 
street crossings.

1. Road Code - Highlighted area indicates sidewalks and required 
corner truncation per MCDOT standards at the intersection of two 
hypothetical streets. A corner radius of 30 ft is shown. This standard 
requires a handicapped ramp oriented toward the center of the 
intersection.

Focus Elements

1

2
3

Urban Corners

Urban street corners should be designed to increase pedestrian 
safety and to accommodate public safety and other service vehicles.
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Facade Articulation

Facades should be articulated to promote pedestrian activity, enhance the overall urban environment, 
and create a diversity of architectural styles.

Incorporate the most public and active building space on the ground floor to activate the • 
street.
Create retail frontages that are as transparent as possible. Avoid long stretches of blank walls. • 
Design building entrances to be in the street frontage. • 
Provide vertical articulation along street walls to reduce their visual length.• 
Use materials, finishes, and architectural features that refine building facades by creating visual • 
interest and texture.
For residential buildings, consider using balconies to provide variation in facade depths.• 

Right:
The Beauregard

Washington, D.C.
Sorg  & Associates

Far Right:
Flatiron Building

New York, NY
Daniel Burnham

Below:
156 West Superior

Chicago, IL
Miller Hull Partnership
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Design Excellence

Above:
Islington Towers
London, UK
Benson & Forsyth

Left:
1111 E. Pike Mixed-Use
Seattle, WA
Olson Kundig Architects

Far Left:
Biomedical Research Building
University of Michigan
Ann Arbor, MI
Polshek Partnership

A diverse range of building styles will improve quality and attract growth. Whether contemporary or 
traditional, flexible structures and innovative building materials will advance the cause of better design. 
Architectural excellence would support the vision for world class research and development in the Life 
Sciences Center.
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Parking

Narrow Entrance
minimize width of entrance 
and egress lanes

Wrapped Parking Deck
place garage centrally within 
the block

Access off Alley
consolidate access points 
with adjacent properties

Minimize Street Exposure
reduce the amount of garage 
facade facing the street

Ground Floor Frontage
activate ground floor with 
retail or other uses

Great Seneca Science Corridor Master Plan
The Plan recommends a strong pedestrian orientation for future 
development, reducing the amount of surface parking lots by:  

reducing parking requirements and using structured and/or • 
shared parking
relieving smaller properties from self-park requirement• 
establishing a 30 percent non-auto driver mode share goal • 
for LSC employees.

Public garage sites will be defined at Preliminary Plan for publicly 
owned properties in the LSC Central and LSC West districts. 

Zoning Ordinance
Parking requirements in the Great Seneca Science Corridor 
Master Plan area are set by the Montgomery County Zoning 
Ordinance. For a list of uses, see Section 59-E of the Zoning 
Ordinance. 

The Commercial Residential (CR) Zones have specific parking 
requirements, see Section 59-C-15, and provide incentives for 
constructing below-grade parking facilities.

St. Mary’s Square Garage and Park
San Francisco, CA

Using the site’s slopped topography, St. Mary’s Garage is built into 
the side of a hill and covered with a public park. The park is heavily 
vegetated to mitigate runoff and reduce the garage’s visual impact 
on the street.
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Integrated Building Facade
garage and building are 
indistinguishable

Access off Side Street
provide side street access to 
minimize traffic impact

Parking Behind Building
internalize parking structures 
where possible

The Contemporaine creates an 
integrated aesthetic by applying 
the same materiality and 
design sensibility to both the 
podium parking structure and 
residential units. The ground 
floor of the building is activated 
by retail on the primary street 
while the garage is accessed 
from an alley in back.

The Contemporaine
Chicago, IL
Perkins + Will

Underground and Structured Parking
Parking should minimize its impact on the pedestrian environment 
and public realm.

Locate entrances and exits along service alleys or business • 
district streets.
Minimize impact on building’s architectural character. When • 
building above structured parking, building and garage 
facades should be compatible in order to enhance overall 
architectural quality. Consider enhancements such as 
artwork, murals, interactive features, or vegetative screens.
Minimize the width of driveways and height of garage • 
entrances. Ensure adequate access clearances are being 
provided at all times for public safety vehicles.
Combine loading dock and garage access, if feasible.• 

Surface Parking
When surface parking cannot be avoided, locate parking on the 
back or side of the building, with the building fronting the primary 
streets and sidewalks. Surface parking should not be visible from 
primary streets.

Cover surface with a low-albedo pervious surface to reduce • 
heat island warming. Provide tree canopy and permeable 
areas to treat stormwater.

Parking Best Practices
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Far Left:
University of Toronto Biosciences Lab
Toronto, ON
Foster + Partners

Middle:
Calit2, UC San Diego 
La Jolla, CA

Left:
Harvard Graduate Housing
Cambridge, MA
Richard Burck Associates
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Great Seneca Science Corridor Master Plan

Zoning:  Life Sciences (LSC)
 Residential (R-60/TDR)
 Commercial-Residential (CR)
 Office Building, Moderate (OM)
 Hotel-Motel (H-M)
 General Commercial (C-2) 

Key Recommendations
Extend Decoverly Drive into and through Crown Farm to • 
Fields Road
Create LSC Loop from Fields Road along CCT alignment • 
connecting to the LSC Belward and Central districts
Create new streets with short blocks• 
Construct interchanges at Great Seneca Highway and Sam Eig • 
Highway and at Key West Avenue at Shady Grove Road

Great Seneca Science Corridor Master Plan

Zoning:  Life Sciences (LSC)
 Commercial-Residential (CR)
 Planned Development (PD-22)

Key Recommendations
Improve pedestrian connections between • 
LSC South and areas to the North, 
emphasizing connections to future transit 
stations
Protect the Piney Branch sub-watershed• 
Construct Traville Local Park• 
Extend Great Seneca Highway as a business • 
district street south of Darnestown Road

LSC North: Residential and Office LSC South: Mixed-Use Center
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Streets Buildings Open Space

Create safe, context-sensitive • 
crossing at Great Seneca Highway 
and Darnestown Road and at Key 
West Avenue and Broschart Drive.
Crossings should use special • 
pavement, as well as other methods 
to alert drivers to the intersection.
If grade-separated interchanges • 
are necessary, minimize the total 
crossing distance and create 
pedestrian and bicycle friendly 
crossings to the extent possible.

In • LSC North, street-oriented 
buildings should continue the urban 
fabric from Crown Farm

establish primary street wall • 
along Broschart Drive and 
Decoverly Drive.
locate tallest building heights • 
along Shady Grove Road and 
Key West Avenue.

In • LSC South, street-oriented 
buildings connect to LSC Central 
and West by focusing height at 
Darnestown Road crossings.

Continue street wall along • 
Travilah Gateway Boulevard.

Create the Traville Local Park as a • 
large community oriented park with 
athletic fields and connections to 
trails in the stream valley parks.
Enhance stream valley buffers with • 
native planting and reforestation 
Use trees to provide shading for • 
field spectators and create a sense 
of enclosure around athletic fields.

The Terry Thomas
Seattle, WA
Weber + Thompson

Metro Light Rail
Phoenix, AZ

Woodley Gardens Park
Rockville, MD

South Boston Maritime Park
Boston, MA
Machado Silvetti Architects












































