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HUGHES NETWORK & PIC MC 
Statement of Justification and Narrative Description 

19710 Observation Drive  
Preliminary Plan Amendment No. 12016024A 

11717 Exploration Lane 
Site Plan Amendment No. 81978031B 

I. Introduction

19710 Observation Drive, LLC, on behalf of a joint development between Minkoff
Development Corporation and South Duvall, LLC, (the "Applicant")1 is submitting these 
applications for a Preliminary Plan and Site Plan Amendment (collectively, the "Applications"), 
for consideration by the Montgomery County Planning Board (the "Planning Board").  The 
Applications propose to develop the vacant property located at 19710 Observation Drive in 
Germantown, Maryland (the “PIC MC Site”) with up to 150,000 square feet of Research and 
Development use to facilitate the expansion of the adjacent Hughes headquarters campus, located 
at 11717 Exploration Lane (the “Hughes Property”).  The Site Plan for the Hughes Property is 
being amended only for the purpose of allowing additional parking, to support the proposed 
Research and Development use. (Collectively, the “Project”).  

The PIC MC Site and Hughes Property are collectively referred to herein as the “Overall 
Property.”      

II. Prior Approvals

On December 8, 2016, the Planning Board approved Preliminary Plan No. 120160240 to
create one lot for up to 150,000 square feet of commercial office space on the PIC MC Site.  The 
approval was limited to Office and Professional uses, as defined in Section 59.3.5.8, with offices 
or companies that are not principally engaged in health services, research and development, or 
high technology industrial activities limited to only 40% of the gross floor area on the PIC MC 
Site. 

The Hughes Property is subject to Preliminary Plan No. 119781260, which was approved 
on June 29, 1978 for 800,000 square feet of office.  The Hughes Property also is subject to Site 
Plan No. 819780310.2  Site Plan Amendment 81978031A was approved in 2000 for a two-phase 

1 Montgomery College is the owner of the property located at 19710 Observation Drive.  The Applicant has entered 
into a long-term ground lease with Montgomery College, which authorizes the Applicant to develop the Property. 
HNS Real Estate LLC is the owner of the Property located at 11717 Exploration Lane. HNS Real Estate LLC has 
authorized the Applicant to submit this Site Plan Amendment.  
2 Given the age of the approval, no records are available in DAIC for the original approval.  
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building addition and associated parking lot expansion.  The additional building area and parking 
facilities approved by the Site Plan Amendment have been partially constructed.  The parking 
proposed by this Site Plan Amendment No. 81978031B, although in a different configuration to 
facilitate internal connections to the PIC MC Site, partially overlaps with the previously approved 
parking area. 

III. Property Description  
 
a. Property Location, Characteristics, and  Existing Conditions   

The PIC MC Site is located in the northwest quadrant of the intersection of Observation 
Drive and Exploration Lane.  The PIC MC Site has a net lot area of approximately 5.75 acres and 
is part of Parcel A-1 in the “Montgomery Community College Germantown Campus” subdivision, 
as recorded among the Land Records of Montgomery County, Maryland (the “Land Records”) at 
Plat No. 11892.  The PIC MC Site is subject to a land condominium regime and is more particularly 
known as Unit 6 of the Montgomery College Germantown Campus condominium, as recorded 
among the Land Records at Plat No. 11792. Pursuant to the underlying Preliminary Plan approval, 
the PIC MC Site will be subdivided into a separate lot, consistent with the boundaries of Unit 6. 
The PIC MC Site is currently vacant and is encumbered by an approximately 0.73 acre Category 
II Forest Conservation Easement which will not be impacted by the proposed development.  

Directly adjacent to the PIC MC Site to the west is the Hughes Property.  The Hughes 
Property has a net lot area of approximately 39.52 acres and is more particularly known as part of 
Parcel B in the “Middlebrook” subdivision, and recorded among the Land Records at Plat No. 
12297. The Hughes Property is located at the terminus of Exploration Lane and has frontage on 
both Middlebrook Road and I-270. The Hughes Property is currently improved with a large 
campus style headquarters for Hughes and associated surface parking and amenities.  

The Overall Property is located just under a mile east of the Germantown Town Center 
and, though primarily accessible by automobile transportation, the Property is also accessible by 
several bus lines.     

b. Zoning and Permitted Uses  

The PIC MC Site is zoned Life Science Center (LSC) 2.0, H-100T.  The Hughes Property 
is currently zoned EOF-0.75, H-100T but was originally approved and developed under the 
standards of the prior I-3 Zone.  No changes are proposed to the existing buildings or uses on the 
Hughes Property.  Although the existing and approved buildings will continue to remain 
grandfathered under the prior I-3 Zone, pursuant to Section 7.7.1.B of the Zoning Ordinance, the 
Applicant is electing to proceed with the Site Plan Amendment for the additional parking and site 
modifications on the Hughes Property under the standards and procedures of the current EOF 
Zone. 



3 
4220177.6                                                                                                                                                            93767.001 

Pursuant to Section 3.1.6 of the current Zoning Ordinance, Research and Development is 
a permitted use in the LSC Zone.3   

c. Surrounding Zoning and Land Uses  

The Overall Property is located just south of the Montgomery College Germantown 
Campus.  To the east, across Observation Drive, is the Holy Cross Hospital.  To the south is a 
smaller, approximately 2.2 acre vacant property also owned by Montgomery College and 
Middlebrook Road, a six-lane divided thoroughfare. The Overall Property is bordered on the west 
by I-270.  

IV. Preliminary Plan Amendment 

The Applicant is proposing to amend the Preliminary Plan to facilitate the development of 
an up to 150,000 square foot, one- to two-story building devoted to Research and Development 
use on the PIC MC Site.  The proposed building is being designed specifically for Hughes, and 
will effectively facilitate the expansion of the Hughes campus, an important corporate citizen in 
Montgomery County.  To accommodate the operational needs of Hughes, the building footprint 
has been expanded, although the overall development proposed remains unchanged (i.e. up to 
150,000 square feet).   

The proposed development will not only provide desired, additional  R & D/life science 
type uses in Montgomery County but will also encourage collaborative opportunities for students 
at the neighboring Montgomery College.   

a. Building Location, Orientation and Transparency 

Consistent with the underlying Preliminary Plan approval, the building has been situated 
directly at the intersection of Exploration Lane and Observation Drive.  The building has been 
pulled up to the street along both frontages to define and engage the pedestrian environment.  
The building will comply with the build-to-area requirements along both streets. Parking will be 
located to the rear of the building, so as to be screened from view of the street.   

The building will have two main access points – one facing the street, along Observation 
Drive, and the second along the western façade, facing the parking area.  Additional egress doors 
also will be provided at either end of the Observation Drive façade.  Furthermore, the building 
has been designed with ample transparency to activate and enliven the pedestrian environment.  
The Project also will include streetscape improvements, including a wide sidewalk buffered from 
the street by a landscape panel with street trees. Collectively, the building location, design and 

                                                 
3 Section 4.6.3.D.2.b of the Zoning Ordinance requires, for a tract larger than 5 acres, that “[a] minimum of 40% of 
the gross floor area proposed must be for Life Science and related uses.  The proposed gross floor area used for the 
purposes of calculating the minimum percentage of Life Sciences uses excludes educational facilities.” DPS 
specifically confirmed that Research and Development use is treated as complementary and “related” to Life 
Science uses. As such, it is calculated as part of the 40% gross floor area for Life Science and related uses.   
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streetscape improvements proposed will create a pleasing pedestrian environment along 
Observation Drive and Exploration Lane.  

a. Architecture and Design  

The proposed new building has been designed to provide a functional and modern 
appearance of a double story commercial building. Primarily single story in function, the 
building is composed of a high bay storage/lab/fabrication space and a two-story main office 
area. Loading docks for shipping and receiving are tucked in, away from Observation Drive, 
utilizing the site’s natural grade change and are distributed on the north and south ends of the 
building. The building envelope wall assembly is composed of concrete tilt panels adorned with 
integrated reveals, fenestrations, and accented by contemporary stains and textures. The office 
portion of the building features a rhythm of punched window openings broken up by a vertical 
accent color, while strategically placed clearstory windows allow for plentiful natural light 
throughout the remainder of the high bay building. Vertical fin elements have also been 
employed at key focal areas of the building to provide hierarchy and break down the scale of the 
building’s mass.  The façade is further animated by shifting planes and patterns which create 
depth and interest. Varied elevation heights and an accent paint scheme highlight the two-story 
office circulation stairs. The building will have a low slope roof peaking along the longitudinal 
center spine of the building and will utilize internal roof drains to flow into the featured 
stormwater management system. The roof will be concealed by articulated parapet and screen 
walls employed as an integrated part of the building envelope.   

b. Public Use Space and Amenities  

The proposed Project will provide public open space on-site.  The Zoning Ordinance 
requires 10 percent (or 25,047 square feet) of the net lot area to be devoted to public open space.  
The Project exceeds this requirement by providing a total of approximately 28,000 square feet 
public open space.  The public open space will be located along Observation Drive and feature 
attractive landscaping, a wide sidewalk, various seating opportunities and shade, to activate the 
street and create a pleasing pedestrian environment.  The proposed public open space will 
provide a variety of outdoor areas for the public to enjoy and opportunities for employees to take 
a break and/or eat lunch.  

c. Vehicular and Pedestrian Circulation  

The PIC MC Site will continue to be accessed off of Observation Drive, consistent with 
the underlying Preliminary Plan approval.  

As mentioned above, in conformance with current County priorities, the Applicant is 
proposing to construct a six-foot wide sidewalk (as compared to the five-foot wide sidewalk 
previously approved) along the Property's Exploration Lane and Observation Drive frontage.  
These sidewalks will promote external connectivity and create a friendlier pedestrian environment.  
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Additionally, the PIC MC Site has been designed to facilitate internal vehicular and pedestrian 
connections with the Hughes Property, to promote connectivity between the two buildings.   

d. Parking and Loading  

Sufficient parking will be provided on the Overall Property to support both the proposed 
Research and Development use on the PIC MC Site and the existing development on the Hughes 
Property.  The PIC MC Site is located in a Reduced Parking Area by virtue of the property’s LSC 
Zoning. Accordingly, section 6.2.4.B requires a minimum of 1.0 parking space and allows for a 
maximum of 3.0 spaces per 1,000 square feet of gross floor area of Research and Development 
use. Accordingly, a minimum of 150 spaces and a maximum of 450 spaces are required for the 
proposed Research and Development use.  The Applicant is proposing to provide approximately 
35 spaces on the PIC MC Site.  The remaining 293 spaces will be constructed on the Hughes 
Property and subject to an off-site parking agreement (per Section 6.2.3.G). As discussed below, 
the Site Plan for the Hughes Property is being amended to accommodate the construction of this 
additional parking.  

Additionally, pursuant to Section 6.2.4.C, one (1) bicycle parking spaces is required for 
every 5,000 square feet of gross floor area (up to a maximum of 100 spaces), of which 85% of 
those spaces must be long-term bicycle parking spaces.  In accordance with this requirement, the 
Applicant will provide 26 long-term bicycle parking spaces located inside the building and four 
(4) short-term spaces.  

Loading and servicing will be accommodated on-site. Given the assembly line operations 
of the proposed Research and Development use, two separate loading areas are required – one at 
each end of the building. However, the building has been strategically designed to conceal the 
loading from view of Observation Drive.    

V. Limited Site Plan Amendment  

The Applicant is seeking to amend the Site Plan for the Hughes Property to allow for the 
construction of additional parking, to support the proposed Research and Development use on the 
PIC MC Site. Specifically, the Amendment seeks to add 293 parking spaces, resulting in a total of 
1,418 parking spaces on the Hughes Property.  This additional parking will be subject to an off-
site parking agreement and will ensure there is adequate parking to support both the proposed 
development on the PIC MC Site and the existing buildings on the Hughes Property.  As mentioned 
above, the Project has been designed to facilitate internal pedestrian and vehicle connectivity 
between the two buildings.  The additional parking area, although in a different configuration, 
significantly overlaps with the parking facility area previously approved under Site Plan 
81978031A.  To accommodate the additional parking proposed, the Applicant is proposing to 
modify the recreational amenities on the Hughes Property (e.g. relocation/reconstruction of the 
tennis courts).  
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VI. Sector Plan and Design Guideline Compliance  

a. Sector Plan Compliance  

The Property falls within the Montgomery College District of the 2009 Approved and 
Adopted Germantown Plan (the "Sector Plan") and the 2010 Germantown Design Guidelines (the 
“Design Guidelines”).  The Project substantially conforms to the overall goals of the Sector Plan 
and Design Guidelines for the Montgomery College District. 

i. General Goals and Recommendations  

The Project promotes several of the overall goals and objectives of the Sector Plan.  The 
Sector Plan seeks to transform Germantown into the "center of business and community life in 
upper Montgomery County" and generally recommends to 1) complete the economic core 
envisioned in the General Plan, 2) increase employment, and 3) pursue design quality and 
sustainability in the public and private realms.  The Sector Plan further seeks to "encourage high 
quality design that enhances character and identity."  The proposed development on the PIC MC 
Site will facilitate the retention and expansion of the Hughes campus. The proposed, approximately 
150,000 square foot Research and Development building will create additional jobs and 
employment opportunities in this highly desirable sector of employment.  Furthermore, the Project 
will have a symbiotic relationship with the nearby Montgomery College Germantown Campus to 
create jobs and provide job training opportunities for Montgomery College students in the science 
and technology fields.  As discussed above, the building has been designed to frame and activate 
the street. The building, with its two-story expression, modern aesthetic and ample transparency, 
will promote the high-quality design objectives of the Sector Plan.  

ii. District Recommendations  

The Overall Property falls within the Montgomery College District of the Sector Plan.  The 
Montgomery College District includes recommendations for expanding the college academic 
facilities, in addition to creating up to one million square feet of technology park uses that can link 
the business and academic communities.  The Project described herein will provide up to 150,000 
square feet of Research and Development use that will facilitation the expansion of the Hughes 
campus. Given the PIC MC Site’s location just south of Montgomery College, the proposed 
development will create a symbiotic relationship between the business and academic communities, 
and advance the College’s mission.  The Sector Plan also recommends preservation of 46 acres of 
high priority forest along I-270 within the larger Montgomery College site.  As discussed below, 
the PIC MC Site is subject to an approved Final Forest Conservation Plan. The proposed 
development will not impact the existing Forest Conservation Easement area or approved limits 
of disturbance.  

The Sector Plan recommends using structure parking whenever feasible, but acknowledges 
that “[i]f structured parking is not appropriate in early phases of development, project design[s] 
should not preclude adding structure parking at a later time.” (See page 72).  Given the limited 
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property area and the footprint needed to accommodate the interior operational needs of the 
proposed Research and Development use, there is no room on the PIC MC Site to construct an 
above-grade structured parking facility and a below-grade facility would be cost prohibitive.  
Similarly, structured parking on the Hughes Property also is not feasible. However, nothing 
precludes the construction of structured parking on the Hughes Property in the future, if and when 
structured parking becomes viable. The Sector Plan also recommends that "buildings must have a 
minimum of three stories where feasible with floorplates no greater than 25,000 square feet for 
non-residential uses." (See Page 73).  Given the interior operational characteristics associated with 
the proposed Research and Development use (which includes an assembly line), a multi-level 
building design is not feasible. However, as discussed above, the building has been designed to 
provide a two-story expression.  Furthermore, the proposed building footprint is required to meet 
the specific operational requirements for Hughes.  The proposed development will facilitate the 
expansion of this important corporate citizen in the County, and will help advance the mission of 
the College. The Sector Plan language provides flexibility for these recommendations, 
acknowledging that there may be instances where these design and urban form recommendations 
are not feasible.  The Project promotes the important employment goals of the Sector Plan, and 
further advance of the College’s mission, which could not be achieved if strict compliance with 
the height and floorplate recommendations in the Sector Plan were required.  

The Sector Plan recommends "building placement and site design [should] create smaller 
usable outdoor spaces characteristic of urban areas." (See Page 72).  The proposed development 
on the PIC MC Site accomplishes this through the creation of a small pocket park adjacent to the 
Forest Conservation area in the northern portion of the site, along with other seating opportunities 
along Observation Drive. 

As discussed herein, the Project substantially conforms to the goals and recommendations 
of the Sector Plan, and advances the County's goal of supporting advances in the life sciences 
industry.    

b. Design Guideline Compliance  

The Property also is subject to the 2010 Approved and Adopted Germantown Design 
Guidelines (the "Design Guidelines").  The Design Guidelines are organized around four primary 
principles: 1) connectivity, 2) environment, 3) design, and 4) diversity.   

i. Connectivity: Improve how residents and workers travel to jobs, services, 
entertainment, recreation and home. 

The PIC MC Site is located along Observation Drive, just south of the Montgomery 
College campus.   The building architecture and placement has been specifically designed to create 
a pleasing pedestrian environment.  Furthermore, the Project provides a six-foot wide sidewalk 
along both the Observation Drive and Exploration Lane frontage.  Collectively these 
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improvements will promote connectivity to the College and surrounding uses along Observation 
Drive, when the adjacent properties are developed.     

ii. Environment: Promote sustainable development and limit the impacts of 
development to the natural environment. 

As discussed in greater detail below, the PIC MC Site currently is subject to an approved 
Final Forest Conservation Plan. There is an approximately 0.73 acre existing Category 2 Forest 
Conservation Easement on the PIC MC Site that also provides protection of a 72-inch Champion 
American Elm Tree. The Forest Conservation Easement area and approved limits of disturbance 
will not be impacted by the Project.  The Project will also provide stormwater management on-site 
and tree canopy along Observation Drive.  

iii. Design: Promote functional, efficient, and attractive urban development 
that emphasizes the public realm and the pedestrian experience. 

The Project will develop the vacant PIC MC Site with a state-of-the-art facility for 
Research and Development.  The exterior of the building has been designed with a two story 
expression and will incorporate ample transparency.  The building also has been pulled up to the 
street, to define and enhance the pedestrian environment.  

iv. Diversity: Accommodate the needs of a diverse community. 

The Project will provide additional employment opportunities in close proximity to 
existing and future residential development.  As discussed above, the Project also includes 
approximately 28,000 square feet of public open space on Observation Drive that will provide 
various seating opportunities for the public and future employees.  

VII. Zoning Ordinance Conformance  
 
a. Objectives  

Section 4.6.1 of the Zoning Ordinance states that the Life Sciences Center (LSC) zone is 
intended "primarily for research, development, education, and related activities. The zone 
promotes economic diversity and job creation in development patterns where people can work, 
learn, and recreate." The proposed development on the PIC MC Site responds to the specific 
objectives of the LSC Zone as follows: 

i. Implement the recommendations of the applicable master plans.  

As discussed in Section VI of this Statement, the proposed Research and Development use 
promotes many of the goals and objectives of the Sector Plan and Design Guidelines.  Importantly, 
the Project will further the County's objectives of attracting and supporting the life sciences 
industry and will further advance the mission of the College, by providing additional employment 
and job training opportunities for students.  
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ii. Target opportunities for employment, technology, and general commercial 
uses.  

The Project will accommodate the redevelopment of the vacant PIC MC Site with up to 
150,000 square feet of Research and Development use, to facilitate the expansion of the adjacent 
Hughes campus.  The addition of life sciences jobs, in close proximity to the Montgomery College 
Germantown Campus, will promote the County’s goals for attracting and retaining life sciences 
companies.    

iii. Provide employment areas with supporting residential and retail uses.  

The Overall Property is located in close proximity to various residential uses, which will 
promote additional opportunities for residents to live in close proximity to their work. Furthermore, 
the Overall Property is located only approximately one mile for the Germantown Center, which 
has a variety of retail opportunities.   

iv. Allow a flexible mix of uses, densities, and building heights appropriate to 
various settings to ensure compatible relationships with adjoining 
neighborhoods.  

The proposed development on the PIC MC Site has been designed specifically to 
complement and integrate with the adjacent Hughes campus. The proposed development will 
significantly improve the PIC MC Site, which is currently vacant, and begin the transformation of 
Observation Drive into a pleasing pedestrian environment, as envisioned by the Sector Plan.  

v. Establish minimum requirements for the provision of public benefits.  

This provision is not applicable, as the PIC MC Site is being developed under the Standard 
Method of Development.  

b. Development Standards for the Standard Method of Development  

Section 4.6.3.D of the Zoning Ordinance sets forth the development standards for the 
standard method of development within the LSC Zone.  A development table is included on Sheet 
3 of the Preliminary Plan Amendment, which compares these development standards with the 
Project.  Because Observation Drive is not a business district street, and given that no “build-to” 
recommendations are contained in the Sector Plan, the building orientation and transparency 
requirements do not apply. Nonetheless, as discussed above, the Project will provide a secondary 
main entrance (and additional egress doors) and ample transparency on Observation Drive, in 
furtherance of the intent of the Zoning Ordinance.  

VIII. Findings Required for Preliminary Plan Amendment  

The purpose of this portion of the Statement is to provide justification that the Preliminary 
Plan Amendment satisfies the applicable provision of Section 50, et seq., of the Montgomery 
County Code (the "Subdivision Regulations").  
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a. Subdivision Regulation Compliance  

The Preliminary Plan Amendment does not propose any adjustments to the previously 
approved lot lines.  The Applicant will meet all applicable sections of the Subdivision Regulations.  
As the Planning Board previously found, the proposed lot size, width, shape, and orientation is 
appropriate for the location of the subdivision taking into account the zoning, and the land use 
recommendations in the Sector Plan.   

b. Sediment Control/Water Quality  

The Overall Property will comply with applicable requirements under Chapter 19 of the 
Montgomery County Code. In connection with the underlying approvals, a Stormwater 
Management Concept Plan was approved on October 19, 2016 for the PIC MC Site.  The 
Stormwater Concept Plan is being amended to accommodate the expanded building footprint and 
modified site design on the PIC MC Site and to provide SWM treatment for the new parking 
facility on the Hughes Property.  The amended Stormwater Management Concept Plan has been 
submitted to the Department of Permitting Services (“DPS”) for review.  In accordance with 2010 
MDE Stormwater Management Regulations, the Project will utilize Environmental Site Design 
(“ESD”) to the Maximum Extent Practicable via micro-bioretention facilities.  The micro-
bioretention facilities will consist of surface graded and cellular facilities. The ESD facilities 
described above will provide treatment for the minimum required 1” of runoff, and will provide 
100% of the required ESD volume on-site.   

c. Adequate Public Facilities  

The Applicant is proposing to convert the use of the approved, up to 150,000 square foot 
building from office and professional use into Research and Development. No additional square 
footage is proposed on the Hughes Property.   As demonstrated on the traffic statement prepared 
by Wells + Associates, the proposed Research and Development use will result in a net decrease 
in the approved person trips in both the AM and PM peak hours.  Specifically, the approved Office 
and Professional use generated 230 AM peak hour and 207 PM peak hour person trips. The 
proposed Research and Development use will generate 203 AM peak hour and 193 PM peak hour 
person trips, resulting in 27 fewer AM and 14 fewer PM peak hour person trips (as compared to 
the approved use).  Because the proposed development results in less than 50 net new peak hour 
person trips (as compared to the approved Office and Professional use), a traffic study is not 
required. As such, the Traffic Exemption Statement demonstrates that the public facilities are more 
than adequate to support and service the proposed development.   

School facilities will not be impacted by the proposed Project because no residential 
development is proposed.   

The Property is located in the W1 and S1 categories for water and sewer, and will be 
serviced by public water and sewer.  As the Planning Board previously found in approving the 
underlying Preliminary Plan, electric, gas, and telecommunication services will also be available. 
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Other public facilities and services – including police stations, firehouses, and health care facilities 
– are currently operating in accordance with the 2020-2024 Growth and Infrastructure Policy and 
will continue to be sufficient following construction of the Project. 

d. Relation to Master Plan  

As discussed in Section VI of this statement, the Project substantially conforms to the goals 
and recommendations of the Sector Plan and Design Guidelines.  

e. Forest Conservation  

The Preliminary Plan complies with Chapter 22A, the Montgomery County Forest 
Conservation Law.  A Natural Resource Inventory/Forest Stand Delineation (NRI/FSD) was 
approved for the entire 224 acre Montgomery College Germantown Campus on October 19, 2006 
and was recertified on January 1, 2009. A Final Forest Conservation Plan ("FFCP") was approved 
for the 224.13 acres of the Montgomery College Germantown Campus under plan number 
MR2009720 by MCP No. 10-67 dated July 14, 2010 and reconfirmed in connection with the 
underlying Preliminary Plan approval.  This FFCP established forest conservation easements and 
designated areas available for development within the larger Montgomery College campus, 
including the creation of an existing Category II Conservation Easement located on the PIC MC 
Site.  As mentioned above, the PIC MC Site contains a 0.73 acre Category II Forest Conservation 
Easement, which protects a 72-inch Champion American Elm Tree.  The existing Forest 
Conservation Easement area and limits of disturbance will not be impacted by the proposed 
development. The Applicant is submitting a reconfirmation of the existing Forest Conservation 
Plan that reflects the proposed development.  

The Hughes Property is not subject to an existing Forest Conservation approval and is 
exempt pursuant to Section 22-A-5(t) of the Montgomery County Code. A Forest Conservation 
Exemption (No. 42022068E) was approved for the Hughes Property on October 5, 2021.  

IX. Conclusion  

As demonstrated by this Statement, the Project complies with all applicable requirements 
of the Zoning Ordinance and Subdivision Regulations that govern development under the LSC 
Zone and prior I-3 Zone.  Furthermore, the Project is in substantial conformance with the 
recommendations of the Sector Plan and Design Guidelines, as discussed above.  The Project 
provides much-anticipated additional life sciences/ R &D development in Germantown and will 
facilitate the expansion of the Hughes campus, an important corporate citizen in the County.  For 
all the reasons discussed herein, the Applicant respectfully requests approval of the Minor Site 
Plan Amendment and Major Preliminary Plan Amendment.  
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LSC ZONE DEVELOPMENT STANDARDS
(STANDARD METHOD OF DEVELOPMENT, FAR<0.5)

PERMITTED/REQUIRED PROVIDED PER PLAN

MINIMUM PUBLIC OPEN SPACE: 10.0% (25,047 SF) 10.0% (25,047 SF)
59-4.6.3.D.1

MAXIMUM DENSITY (FAR) - STANDARD METHOD 0.50 (182,259 SF) 0.41 (150,000 SF)
59-4.6.3.D.2

MINIMUM LOT AREA N/A 250,467 SF
59-4.6.3.D.2

MAXIMUM BUILDING COVERAGE N/A 42.0% (105,362 SF)
59-4.6.3.D.2

MINIMUM FRONT SETBACK (BUILDING) 0 FT 10 FT (OBSERVATION DR.)
59-4.6.3.D.3

MINIMUM SIDE STREET SETBACK (BUILDING) 0 FT 12 FT (EXPLORATION LN.)
59-4.6.3.D.3

MINIMUM SIDE SETBACK (BUILDING, ALL OTHER ZONES) 1 0 FT 538 FT
59-4.6.3.D.3

MINIMUM REAR SETBACK (BUILDING, ALL OTHER ZONES) 1 0 FT 60 FT
59-4.6.3.D.3

MINIMUM FRONT SETBACK (PARKING, IN BTA) N/A 2 N/A 2
59-4.6.3.D.3

MINIMUM SIDE STREET SETBACK (PARKING, IN BTA) N/A 2 N/A 2
59-4.6.3.D.3

MINIMUM SIDE SETBACK (PARKING) 6 FT 600 FT
59-4.6.3.D.3 / 59-4.6.2.9.C.3.b

MINIMUM REAR SETBACK (PARKING) 0 FT 3 0 FT 3
59-4.6.3.D.3 / 59-4.6.2.9.C.3.b

BUILD TO AREA (BTA) MAX. FRONT SETBACK N/A 2 20 FT
59-4.6.3.D.3

BUILD TO AREA (BTA) MIN. PERCENTAGE FRONT N/A 2 100%
59-4.6.3.D.3

BUILD TO AREA (BTW) MAX. SIDE STREET SETBACK N/A 2 20 FT
59.4.6.3.D.3

BUILD TO AREA (BTA) MIN. PERCENTAGE SIDE N/A 2 100%
59.4.6.3.D.3

MAXIMUM BUILDING HEIGHT 100 FT (MAPPED) 40 FT
59.4.6.3.D.4

MINIMUM VEHICLE PARKING SPACES REQUIRED 150 SPACES 328 SPACES 4 

59-6.2.4.B (SEE BREAKDOWN BELOW) (SEE BREAKDOWN BELOW)

MAXIMUM VEHICLE PARKING SPACES ALLOWED 450 SPACES 328 SPACES 4
59-6.2.4.B (SEE BREAKDOWN BELOW) (SEE BREAKDOWN BELOW)

VEHICLE PARKING REQUIREMENTS

MINIMUM REQUIRED: RESEARCH/DEVELOPMENT: 1.0 SPACES PER 1,000 SQ.FT. @ 150,000 SQ.FT. = 150 SPACES
59.6.2.4.B

MAXIMUM ALLOWED: RESEARCH/DEVELOPMENT: 3.0 SPACES PER 1,000 SQ.FT. @ 150,000 SQ.FT. = 450 SPACES
59.6.2.4.B

ACCESSIBLE SPACES: 8 SPACES
59.6.2.3.B / COMAR 05.02.02

MOTORCYCLE/SCOOTER SPACES: 2% (MAX. OF 10) = 7 SPACES
59.6.2.3.C

CAR-SHARE SPACES: 1 FOR FIRST 149 PLUS 1 PER 100 FOR SPACES OVER 149 = 3 SPACES
59.6.2.3.D

EVCHARGING SPACES: 1 PER 100 = 4 SPACES
59.6.2.3.E

BICYCLE PARKING SPACES: 1 PER 5,000 S.F. GFA = 30 SPACES (26 LONG TERM + 4 SHORT TERM)
59.6.2.4.C

PARKING PROVIDED PER PLAN 5

STANDARD 305 SPACES
ADA VAN ACCESSIBLE 4 SPACES
ADA NON-VAN ACCESSIBLE 4 SPACES
CAR-SHARE 3 SPACES
ELECTRIC VEHICLE CHARGING 4 SPACES
MOTORCYLE/SCOOTER 8 SPACES
AUTOMOBILE TOTAL 328 SPACES

BICYCLE LONG TERM 26 SPACES
BICYCLE SHORT TERM 4 SPACES
BICYCLE TOTAL 30 SPACES

FOOTNOTES:
1. SITE DOES NOT ABUT ANY PROPERTY ZONED AGRICULTURAL, RURAL RESIDENTIAL, OR RESIDENTIAL.
2. PER 59-4.6.3.E.3.A, PARKING SETBACKS FOR SURFACE PARKING LOTS AND BUILD-TO-AREA REQUIREMENTS DO NOT APPLY

BECAUSE THE DEVELOPMENT DOES NOT FRONT A BUSINESS DISTRICT STREET AND A BUILD-TO-LINE IS NOT RECOMMEND IN
THE APPLICABLE MASTER PLAN.

3. PER 59-6.2.9.C.3.B.IV A SETBACK FOR PERIMETER PLANTING IS NOT REQUIRED WHEN THE PROPERTY ABUTS ANOTHER
PARKING LOT.

4. OF THE 327 SPACES PROVIDED FOR THIS USE, 290 SPACES WILL BE CONSTRUCTED ON THE ADJACENT PROPERTY IN
ACCORDANCE WITH SITE PLAN 81978031B AND WILL BE SUBJECT TO AN OFF-SITE PARKING AGREEMENT.

5. LOCATIONS OF ELECTRIC VEHICLE CHARGING AND BICYCLE SPACES WILL BE DETERMINED AT THE TIME OF BUILDING
PERMIT REVIEW.  HOWEVER, FINAL EXTENT OF THE OVERALL PARKING FACILITY AND ASSOCIATED LIMITS OF DISTURBANCE
SHALL BE SUBSTANTIALLY THE SAME SIZE (OR SMALLER) THAN WHAT IS SHOWN ON THE APPROVED PRELIMINARY PLAN.

6. UNLESS SPECIFICALLY NOTED ON THIS PLAN DRAWING OR IN THE PLANNING BOARD CONDITIONS OF APPROVAL, THE
BUILDING FOOTPRINTS, BUILDING HEIGHTS, SETBACKS, ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS SHOWN ON
THIS PRELIMINARY PLAN OF SUBDIVISION ARE ILLUSTRATIVE.  THE FINAL DETAILS OF BUILDINGS, STRUCTURES, AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF BUILDING PERMIT REVIEW.  HOWEVER, THE LOCATION OF THE
PROPOSED BUILDING(S) MUST BE SUBSTANTIALLY SIMILAR TO THAT SHOWN ON THE APPROVED PRELIMINARY PLAN AND
MUST MEET THE BUILD TO AREA AND SETBACK REQUIREMENTS FOR THE FRONT AND SIDE STREETS.  ALL OTHER 'PROVIDED'
DEVELOPMENT STANDARDS MAY BE ADJUSTED AT THE TIME OF BUILDING PERMIT REVIEW, BUT WILL NOT EXCEED THE
PERMITTED/REQUIRED STANDARDS OF THE ZONING ORDINANCE.
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TYPICAL SECTION (NOT TO SCALE)

LIST OF AMENDMENT ITEMS

1 CHANGE APPROVED LAND USE FROM OFFICE & PROFESSIONAL USES TO RESEARCH & 
DEVELOPMENT.

2 ELIMINATE CONDITION #2 REGARDING OFFICE USE RESTRICTIONS

3 REVISE BUILDING FOOTPRINT (NO DENSITY INCREASE)

4 REVISE SITE DESIGN ELEMENTS INCLUDING, BUT NOT LIMITED TO PARKING, ACCESS POINTS, OPEN
SPACE, FIRE DEPARTMENT ACCESS

5 REVISE FOREST CONSERVATION PLAN TO SHOW NEW DEVELOPMENT
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TREE PROTECTION FENCE,
ROOT PRUNING, & TEMPORARY
TREE PROTECTION SIGNAGE

TREE TO BE REMOVED

TREE TABLE

TREE ID# COMMON NAME BOTANICAL NAME
SIZE

(DIAMETER) CONDITION

419 BLACK LOCUST ROBINIA PSEUDOACACIA 34" FAIR/POOR - HEAVY VINES, DEADWOOD
420 AMERICAN ELM ULMUS AMERICANA 31" GOOD - DEADWOOD, OOZING
421 BLACK WALNUT JUGLANS NIGRA 26" GOOD - DEADWOOD
422 AMERICAN ELM ULMUS AMERICANA 26" GOOD - DEADWOOD, EPICORMIC
423 BLACK WALNUT JUGLANS NIGRA 24" GOOD
424 BLACK WALNUT JUGLANS NIGRA 33" FAIR - DEADWOOD, ROT AT JOINT AT 8', VINES
425 BLACK LOCUST ROBINIA PSEUDOACACIA 38" POOR - HEAVY DEADWOOD, CAVITY, FUNGUS, DIEBACK
2 AMERICAN ELM ULMUS AMERICANA 66" FAIR - FALLEN BOUGH, DEADWOOD, SHOWING DECLINE

426 TULIP POPLAR LIRIODENDRON TULIPIFERA 24" GOOD
427 BLACK WALNUT JUGLANS NIGRA 48" FAIR - DEADWOOD, CAVITY, VINES

428 BLACK LOCUST ROBINIA PSEUDOACACIA 26" FAIR - CODOMINANT AT 6', DEADWOOD, CRACK AT
JOINT AT 6'

VARIANCE TABLE

TREE ID# COMMON NAME BOTANICAL NAME
SIZE

(DIAMETER) CONDITION % IMPACT STATUS MITIGATION

419 BLACK LOCUST ROBINIA
PSEUDOACACIA 34" FAIR/POOR - HEAVY VINES,

DEADWOOD 100% REMOVE VIA FOREST WORKSHEET

420 AMERICAN ELM ULMUS
AMERICANA 31" GOOD - DEADWOOD, OOZING 100% REMOVE VIA FOREST WORKSHEET

424 BLACK WALNUT JUGLANS NIGRA 33" FAIR - DEADWOOD, ROT AT
JOINT AT 8', VINES 29% IMPACT STRESS REDUCTION

MEASURES

425 BLACK LOCUST ROBINIA
PSEUDOACACIA 38" POOR - HEAVY DEADWOOD,

CAVITY, FUNGUS, DIEBACK 100% REMOVE VIA FOREST WORKSHEET

NOTE: TREES IN FOREST ALREADY APPROVED FOR REMOVAL

Qualified Professional Certification

FRANK C. JOHNSON

DATE
RECOGNIZED AS QUALIFIED PROFESSIONAL
BY MD DEPT. OF NATURAL RESOURCES
COMAR 08.19.06.01

I hereby certify that the information shown hereon
is correct and that this plan has been prepared in
accordance with the requirements of the existing
state and county forest conservation legislation.

10/15/2021

OFF-SITE WORK TO BE COVERED UNDER FOREST
CONSERVATION EXEMPTION #42022068E

LIST OF AMENDMENT ITEMS

1 UPDATED SITE PLAN

2 LIST TREES & VARIANCE IMPACTS

1

2

DEVELOPER'S CERTIFICATE

THE UNDERSIGNED AGREES TO EXECUTE ALL THE FEATURES OF THE
APPROVED FINAL FOREST CONSERVATION PLAN NO. 12016024A
INCLUDING FINANCIAL, BONDING, FOREST PLANTING, MAINTENANCE AND
ALL OTHER APPLICABLE AGREEMENTS.

DEVELOPER'S NAME: 19710 OBSERVATION DRIVE, LLC
CONTACT PERSON: ANDY CHOD

ADDRESS:  20457 SENECA MEADOWS PKWY
GERMANTOWN, MD 20876

PHONE & EMAIL: (240)912-0200
ANDY@MINKOFFDEV.COM

SIGNATURE: _____________________________________

1. RETENTION AREAS WILL BE SET AS PART OF THE REVIEW PROCESS AND PRECONSTRUCTION MEETING.
2. BOUNDARIES OF RETENTION AREAS MUST BE STAKED AT THE PRECONSTRUCTION MEETING AND FLAGGED

PRIOR TO TRENCHING.
3. EXACT LOCATION OF TRENCH SHALL BE DETERMINED IN THE FIELD IN COORDINATION WITH THE FOREST

CONSERVATION (FC) INSPECTOR.
4. TRENCH SHOULD BE IMMEDIATELY BACKFILLED WITH EXCAVATED SOIL OR OTHER ORGANIC SOIL AS SPECIFIED

PER PLAN OR BY THE FC INSPECTOR.
5. ROOTS SHALL BE CLEANLY CUT USING VIBRATORY KNIFE OR OTHER ACCEPTABLE EQUIPMENT.
6. ALL PRUNING MUST BE EXECUTE WITH LOD SHOWN ON PLANS OR AS AUTHORIZED IN WRITING BY THE FC

INSPECTOR.

ROOT PRUNING DETAIL

NOTES:

NTS

TREE SAVE AREA

ROOT PRUNING TRENCH

6" MAX. WIDTH

ROOT PRUNE TRENCH 24" MIN
DEPTH OR AS DETERMINED
AT PRECONSTRUCTION
MEETING

TREE PROTECTION FENCE TO BE
ERECTED IN LINE WITH ROOT
PRUNING TRENCH. FENCE, TRENCH,
AND LOD ARE THE SAME LINE. SEE
SEPARATE DETAIL FOR FENCE
SPECIFICATIONS.

8' MIN. METAL 'T' FENCE POSTS DRIVEN
2' INTO THE GROUND

10" X 12" WEATHERPROOF SIGNS
SECURED TO FENCE @30" O.C. (MAX.)

1. PRACTICE MAY BE COMBINED WITH SEDIMENT CONTROL FENCING.
2. LOCATION AND LIMITS OF FENCING SHALL BE COORDINATED IN FIELD WITH ARBORIST.
3. BOUNDARIES OF PROTECTION AREA SHOULD BE STAKED PRIOR TO INSTALLING PROTECTIVE DEVICE.
4. ROOT DAMAGE SHOULD BE AVOIDED.
5. PROTECTIVE SIGNAGE IS REQUIRED.
6. FENCING SHALL BE MAINTAINED THROUGHOUT CONSTRUCTION.

TREE PROTECTION FENCE DETAIL

NTS

NOTES:

SECURE FENCING TO METAL POSTS

4'
 H

EI
G

H
T

FLAGGING
10' MAX.BETWEEN POSTS

WELDED WIRE FENCE
14 GA. WELDED WIRE

2"X4" OPENING

NOTE: Tree Protection Fence shall be installed on top of the Limits of
Disturbance. For purposes of legibility only, the Tree Protection Fence is
graphically represented adjacent to the LOD.
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REVISIONS
NO. DESCRIPTION DATE

HNS REAL ESTATE, LLC
11717 EXPLORATION LANE
GERMANTOWN, MARYLAND, 20876

C/O 19710 OBSERVATION
DRIVE, LLC
20457 SENECA MEADOWS PKWY
GERMANTOWN, MD 20876

TAX MAP EU562 WSSC 227NW12

PLAT 12297

9TH ELECTION DISTRICT
MONTGOMERY COUNTY
MARYLAND

PART OF PARCEL B
MIDDLEBROOK

HUGHES NETWORK
SYSTEMS

PGL

JDP

1"= 50'

01.18.2022

FIRE APPARATUS
ACCESS PLAN

151.38.41

1 1

9220 Wightman Road, Suite 120
Montgomery Village, MD 20886
Phone:  301.670.0840
www.mhgpa.com

Land Planners
Civil Engineers

Landscape Architects
Land Surveyors
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Professional Certification
I hereby certify that these documents were

prepared or approved by me, and that I am a duly
licensed Professional Engineer under the Laws of

the State of Maryland.
License No. 16905, Expiration Date: 04/21/2022

43 1/28/2022
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