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LOCATION/ADDRESS 

7501 Standish Place, Derwood, MD; 500 feet  

north of the East Gude Drive and Crabbs Branch  

Way intersection 

MASTER PLAN  

2021 Shady Grove Minor Master Plan Amendment 

ZONE 

Existing zone: IM-2.5, H-50’ 

Proposed zone: CRNF-1.25, C-0.0, R-1.25, H-60’ 

PROPERTY SIZE 

13.86 acres 

APPLICANT 

Tri Pointe Homes DC Metro Inc. 

ACCEPTANCE DATE 

August 8, 2024 

REVIEW BASIS 

Chapters 22A & 59 

Summary: 
• Staff recommends: (1) approval of Local Map 

Amendment No. H-156 and Floating Zone 
Plan, with binding elements and transmittal 
of comments to the Hearing Examiner for a 
February 6, 2025, public hearing; and (2) 
approval with conditions of Preliminary 
Forest Conservation Plan (PFCP) No. 
F20250010. 

• The proposed rezoning would convert the 
Property from the IM-2.5, H-50’ zone to the 
CRNF-1.25, C-0.0, R-1.25, H-60’ zone. 

• The proposed rezoning would allow up to 210 
dwelling units on the Property, including 15% 
MPDUs. 

• Subsequent Preliminary and Site Plans will be 
required per Chapter 59.7.2.1.G.2. 

• The Preliminary Forest Conservation Plan is in 
compliance with Chapter 22A and the 
Montgomery County Environmental 
Guidelines and is recommended for approval. 

• Staff has not received any correspondence 
regarding this Application.  
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SECTION 1: RECOMMENDATIONS AND BINDING ELEMENTS/CONDITIONS 

LOCAL MAP AMENDMENT NO. H-156 

Staff recommends approval of Local Map Amendment (LMA) H-156, 7501 Standish Place, with the 
associated Floating Zone Plan, to rezone the Property to CRNF-1.25, C-0.0, R-1.25, H-60’ to allow the 
construction of up to 210 dwelling units, subject to the following binding elements1: 

1. The development must provide a minimum of 15 percent (15%) Moderately Priced Dwelling 
Units (MPDUs) as approved by the Montgomery County Department of Housing and 
Community Affairs (MCDHCA), consistent with the requirements of Chapter 25A.  

2. The development must provide at least 10 percent (10%) of the site area as open space, 
allocated proportionally by use (townhouse and multifamily) between Common and Public 
Open Space.  

3. The Central Park open space, identified illustratively on the Floating Zone Plan, must be made 
accessible to the public. The final size, design, and programming of the Central Park will be 
determined at time of Site Plan. 

4. Vehicular access to the Site will be limited to Standish Place.  

 

At the time of Preliminary Plan and/or Site Plan approval, the Applicant must address the following: 

1. The final design and amenities of the Central Park and open spaces throughout the site, 
consistent with the Open Space Exhibit included in the Floating Zone Plan. 

2. The distribution of the MPDUs across unit types, as approved by MCDHCA.  

3. The Crabbs Branch Way street design, in compliance with the Complete Streets Design Guide. 

4. The alignment and location of site access points on Standish Place.  

5. The delivery of a noise study due to proximity to Crabbs Branch Way and the rail line to the 
west of the Subject Property. 

 

 

  

 
1 For the purposes of these conditions, the term “Applicant” shall also mean the developer, the owner, or any 
successor(s) in interest to the terms of this approval. 
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PRELIMINARY FOREST CONSERVATION PLAN NO. F20250010 

Staff recommends approval of Preliminary Forest Conservation Plan No. F20250010 with the following 
conditions: 

1. Applicant must submit a Final Forest Conservation Plan (“FFCP”) for review and approval at 
time of site plan and before obtaining a Sediment and Erosion Control Permit from the 
Montgomery County Department of Permitting Services for the Subject Property. No 
demolition, clearing, or grading is permitted on the Subject Property prior to approval of the 
FFCP.  

2. The FFCP must be consistent with the approved Preliminary Forest Conservation Plan.  

3. The FFCP must include: 

a. Limits of Disturbance consistent with the Sediment and Erosion Control 
Permit. 

b. Variance tree mitigation plantings on the Subject Property with a minimum 
size of three (3) caliper inch trees totaling forty-eight (48) caliper inches. 
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SECTION 2: SITE DESCRIPTION 

VICINITY/NEIGHBORHOOD  

The Subject Property is located at 7501-7515, 7519, 7529, 7609-7623 Standish Place in Derwood, 
Maryland within the Metro Park – Standish Place office complex. The Property is bounded by Standish 
Place, a private road, along the northern, southern, and western site frontages, and by Crabbs Branch 
Way, a public road, to the east. The Property is approximately 500 feet north of the intersection of 
Crabbs Branch Way and East Gude Drive and is surrounded by a diversity of uses and building types, 
which are generally characterized as moderate density industrial and residential uses, described in 
more detail below.  

North: Directly north of the Site, across Crabbs Branch Way, is the American National Red Cross 
building (zoned IM-2.5, H-50’). To the north, across Standish Place, are additional moderate density 
industrial office parks, with tenants such as a software company, a medical equipment supplier, a 
cleaning service, and engineering consultants. Further north along Crabbs Branch Way are industrial 
office parks up to Indianola Drive and part of the Derwood Station single-family residential 
neighborhood (zoned R-90). The Shady Grove Metro Station and associated mixed-use development 
in the CR zone are approximately one mile northwest of the Subject Property. 

East: To the east of the Property, along Crabbs Branch Way, is the American Society of Plant 
Physiology building (zoned IM-2.5, H-50’) and an office building (zoned CRT-2.5, C-2.0, R-0.5, H-80’) 
with tenants such as a fingerprinting service, a real estate office, and a house cleaning service. Further 
east is a continuation of the Derwood Station single-family neighborhood (zoned R-90 and R-200).  

South: Immediately south of the Property, along Standish Place, are industrial uses (zoned IM-2.5, H-
50’ and IM-2.5, H-70’), such as an FDA office, a publisher, and a media office.  

West: Directly west of the Property across Standish Place are additional industrial uses (zoned IM-2.5, 
H-50’) with tenants such as a media company, telehealth services, and an engineering consultant. One 
block west of the Property is the rail line for WMATA Metro.  

The boundaries of a Neighborhood are defined by the properties that will experience the direct 
impacts of the proposed zone and use. The Staff-defined Neighborhood (Neighborhood) is bordered 
by Indianola Drive and the homes that front onto Indianola Drive to the north and east, East Gude 
Drive to the south, and the Metro Rail Line to the west (Figure 1). The Neighborhood contains 
predominantly moderate industrial (zoned IM-2.5, H-50’ and IM-2.5, H-70’) and single-family detached 
residential (zoned R-90 and R-200) uses (Figure 2). 
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Figure 1: Vicinity/Staff-Defined Neighborhood 

 

Figure 2: Zoning Vicinity Map 
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PROPERTY DESCRIPTION  

The Property is comprised of approximately 12.73 acres (554,435 square feet) and recorded as Parcel 
D in the “Gude North” Subdivision among the Land Records of Montgomery County, Maryland (the 
“Land Records”) at Plat No. 13905. The current zoning is IM-2.5, H-50’, and the Applicant is requesting 
to change the zone to CRNF-1.25, C-0.0, R-1.25, H-60’. 

The eastern portion of the Property is located along Crabbs Branch Way, approximately 500 feet north 
of its intersection with East Gude Drive. The Property is bounded by private road Standish Place to the 
north, west, and south. The site is irregularly shaped – rounded along the three sides that border 
Standish Place, with right-angle intersections where Standish Place meets Crabbs Branch Way on the 
eastern side of the Property.   

 

Figure 3: Aerial view of the Property 



7501 Standish Place, Nos. H-156 and F20250010 8 

 

Figure 4: Zoning Property Map 

The topography of the site rises from approximately 442 feet above sea level at its lowest point at the 
southwest corner of Standish Place to 462 feet above sea level at the highest point along the Crabbs 
Branch Way frontage. The land is generally flat around the center of the site where much of the 
existing and proposed development is located, with topography ranging from 446 to 448 feet above 
sea level. However, there are substantial grade differentials located along the Crabbs Branch Way 
frontage with elevations ranging from 10 feet in height at the mid-block, 3-foot elevations towards the 
northern end and 5-foot elevations towards the southern end of Crabbs Branch Way. Figures 5 and 6 
demonstrate the significant grade off Crabbs Branch Way. Pedestrian access with stairs and ramps will 
be provided for improved connectivity with the surrounding neighborhood and established 
pedestrian crosswalk.  
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Figure 5: Topographic map with spot elevations of the Subject Property 

 

Figure 6: Subject Property existing conditions, looking northeast towards Crabbs Branch Way 
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Figure 7: Subject Property existing conditions, looking northwest towards Standish Place 

 

Figure 8: Key map of existing Site conditions photos 

The Property is currently developed with four office buildings that range from one- to three-stories in 
height and an associated surface parking lot with 649 spaces. The existing offices are occupied by 
tenants such as FedEx, an electrical equipment supplier, a data center, an engineering firm, an 
insurance agency, among others. According to the Maryland State Department of Assessments and 
Taxation (“SDAT”) records, the existing office complex was built in 1984 and has approximately 
177,126 square feet of above grade floor area. The existing buildings are angled away and setback 
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from the roadways (Crabbs Branch Way and Standish Place), with the surface parking located 
between the buildings and the street on all sides. The Property’s current vehicular access is provided 
via four curb cuts off Standish Place.  

ZONING/REGULATORY HISTORY 

The Property was rezoned from Light Industrial (I-1) to Moderate Industrial (IM-2.5, H-50’) in 
accordance with the countywide 2014 District Map Amendment to enact the 2014 Zoning Ordinance, 
known as the Zoning Rewrite. The Moderate Industrial rezoning was applied to all properties in the 
Crabbs Branch Office Park area, bordered by Gude Drive to the south, the Derwood Station single-
family residential neighborhood to the east, Indianola Drive to the north, and the Metro Rail Line to 
the west (Figure 9).  

The 2021 Shady Grove Minor Master Plan Amendment rezoned the office property at 7361 Calhoun 
Place to the CRT-2.5, C-2.0, R-0.5, H-80’ zone to permit a conforming building. The rest of the 
properties in the Crabbs Branch Office Park have remained Moderate Industrial.  

There is no regulatory history on the site.  

 

Figure 9: Crabbs Branch Office Park Zoning, as adopted in the 2021 Shady Grove Minor Master Plan Amendment  
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SECTION 3: PROJECT DESCRIPTION 

PROPOSAL 

The Applicant proposes to rezone approximately 13.86 acres of land from the Moderate Industrial (IM-
2.5, H-50’) Zone to the Commercial Residential Neighborhood Floating (CRNF-1.25, C-0.0, R-1.25, H-
60’) Zone to accommodate the redevelopment of the existing suburban office complex and surface 
parking lot to a new residential community with up to 210 dwelling units, constructed within a single 
phase. At this time, the dwelling unit types are anticipated to be two-over-twos and rear-loaded 
townhouses2, with the final unit mix determined at time of Site Plan. As currently proposed, the two-
over-twos are dispersed along the northern and southern portions of the Property along Standish 
Place, and the townhouses are interior to the site. 

The Applicant will provide 15% of the units as MPDUs – which exceeds the required 12.5% – and will 
work with Planning and MCDHCA Staff at the time of Preliminary and Site Plan to ensure the 
distribution of units is appropriate between unit types across the Property. The additional 2.5% 
MPDUs help address the 2021 Shady Grove Minor Master Plan Amendment recommendation to provide 
affordable housing as the highest priority amenity to the area. All proposed buildings are a maximum 
of 60 feet in height for up to four floors, not to exceed the 1.25 FAR permitted in the new zone.  

The Project is organized around a grid of private streets and alleys that create small blocks, with 
residences positioned close to the streets. The exact location of the access points will be based on 
sight distance and finalized at the time of Site and Preliminary Plan. Vehicular access will be restricted 
to Standish Place, but the Project will be accessible via Crabbs Branch Way to pedestrians. The 
Applicant is proposing to consolidate the current four access points into three access points, 
maintaining two of the existing and adding one on the northern boundary of Standish Place.  An 
activated one-acre central park space is located directly off Crabbs Branch Way. A pedestrian 
promenade3 frames the western side of the central park.  

 
2 Two-over-twos are categorized as “apartments,” or “multifamily” based on Section 59.4.1.3.D. of the 
Montgomery County Code. 
3 The pedestrian promenade has been incorporated in the site’s Fire Department Access plan and will also serve 
as a fire access lane in times of emergency. 
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Figure 10: Floating Zone Plan 

DESIGN 

Given the site's proximity to major roadways such as Frederick Road and East Gude Drive, this 
development creates more housing opportunities by starting to transform the large, underutilized, 
auto-centric office park site into a mixed-use development within the 2021 Shady Grove Minor Master 
Plan Amendment area. The proposed development will further expand the residential neighborhood 
along the main roadway and will work with the established grades at each edge of the site to create 
more activated spaces. 

This development provides smaller, rear-loaded blocks of different housing types in this community 
and provides an opportunity to create a more grid-like street network within the site. Integrating this 
proposed residential area and its tree-lined, walkable streets and public open spaces to the greater 
community will provide a public benefit by increasing housing supply and the types of housing 
available in the area.  

The architecture of the proposed townhouses and two-over-two condominiums work in tandem with 
the proposed site design to foster compatibility with the surrounding area while simultaneously 
creating harmonious relationships between the proposed mix of housing types within the project. 
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Each proposed housing type is four stories and will be a maximum of 60 feet in height. At this time, the 
two-over-twos are proposed along the perimeter of the community, particularly along the Standish 
Place frontage. The varied townhouse types are interspersed in building groups throughout the 
interior of the community and line the proposed internal street grid to create consistent street walls 
that define private streets and foster an engaging pedestrian environment.  

 

Figure 11: Illustrative Architectural Elevations for the Townhouses (top) and Two-Over-Twos (bottom) 

The project features a high-quality, varied open space that provides accessible passive and active 
recreation opportunities for future residents. The proposed open space, environmental, and 
recreation areas are generally organized along the primary pedestrian promenade that leads to a 
central park area where proposed pedestrian amenities are located. The promenade includes a 
dedicated fire lane that provides additional space for a pedestrian pathway. The tree-lined pedestrian 
promenade runs perpendicular to the primary internal road and may include landscaping and seating 
areas outside the fire lane.  



7501 Standish Place, Nos. H-156 and F20250010 15 

The central park – which will function as a Privately Owned Public Space (POPS) – features an open 
lawn park, amenity structure, picnic seating areas, and combined play areas for children ages two to 
twelve. The central park space is located adjacent to the intersection of Crabbs Branch Way and 
Monona Drive. It is framed by the frontages of townhomes that provide "eyes on the park," with 
seating areas and children's play areas around the perimeter of the park area. 

 

Figure 12: Illustrative Site Plan Rendering 

OPEN SPACE 

The Applicant is proposing a minimum of 55,444 square feet (10% of the site area) of open space, in 
compliance with the Zoning Ordinance requirement. The open space will be proportionally allocated 
between Common Open Space and Public Open Space to serve the townhouses and two-over-two 
condominiums (multifamily), respectively. The primary open space is an approximately one-acre 
(48,679 square feet) central park area fronting along Crabbs Branch Way. The proposed central park 
will function as a Privately Owned Public Space (POPS) and is planned to be activated with a 
children’s playground, pedestrian pathways and seating areas, shade structures, and open lawn, as 
shown in Figure 14. Additional open space will be provided via a pedestrian-only mid-block crossing in 
the center of the site, along with smaller green spaces/pocket parks co-located with planned 
stormwater facilities on the western side of the Property along Standish Place that will offer 
recreation areas with seating for residents interior to the site. 
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In order to meet the Zoning Ordinance requirements for Open Space, the central park area will 
technically be divided between Common and Public Open Space. However, once constructed, the 
space will feel cohesive and integrated, intended to be used by both residents of the future 
development and the surrounding neighborhoods.  A binding condition has been added ensuring that 
the entirety of the central park will be accessible to the public, despite its division between Common 
and Public Open Space.  

 

Figure 13: Illustrative Open Space Plan 
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Figure 14: Proposed Central Park Area Park Precedents 

TRANSPORTATION 

Vehicular access to the Site is provided via Standish Place, a private, two-lane road that connects to 
Crabbs Branch Way on both ends and surrounding the Subject Property. Standish Place serves the 
Site and several adjacent properties. As currently proposed, three access points will connect to 
Standish Place. Private Street A will replace an existing access along the south side of the Property 
and create a new access connection on the north side of the Property. This street provides both north 
to south and east to west circulation within the Property. Several private alleys will also connect to 
Private Street A and provide access to parking for the proposed residences. Private Street B, which 
runs east to west between Standish Place and Private Street A, will replace an existing driveway 
access on the west side of the Property. 
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Figure 15: Vehicular Circulation 

Pedestrian and bicycle access to the Site is provided via improved frontages along Crabbs Branch Way 
on the east side of the Property and Standish Place. As currently proposed, the Crabbs Branch Way 
improvements will include a sidepath and street buffer and Standish Place will include a sidewalk and 
street buffer. Both internal private roads will include sidewalks on both sides and appropriate buffers 
separating the sidewalks from the travel lanes. The final design and dimensions of these 
improvements will be determined at the time of the Preliminary and Site Plan and will be consistent 
with the Complete Streets Design Guide.  

There is an existing mid-block crosswalk on Crabbs Branch Way on the Subject Property frontage. This 
crosswalk will connect to the new sidepath as well as an internal path system that provides access to 
the Site including the open space fronting Crabbs Branch Road. A pedestrian pathway, which also 
operates as emergency vehicle access through the Site, will provide additional pedestrian and bicycle 
circulation within the Site.  

There are three existing bus stops along Crabbs Branch Way – two along the Subject Property frontage 
and one on the north side of the street – that are served by the Ride On Route 59. These bus stops will 
be maintained, and any necessary improvements to mitigate the impact of additional riders 
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generated by the proposed development will be determined at the time of the future Preliminary Plan 
review.   

 

Figure 16: Non-Motorized Circulation  

ENVIRONMENT 

The Site is currently developed as an office park with surface parking. The Subject Property is located 
in the Rock Creek Watershed, a Use Class IV Stream. The Site contains no streams, forests, stream 
buffers, wetlands, or other environmental features. Redevelopment of the Property will include open 
space and increased tree canopy cover, providing environmental benefits such as increased shade 
and increased rainwater absorption.  

Preliminary Forest Conservation Plan (PFCP) No. F20250010 was filed concurrently with the Local Map 
Amendment application. Further details of the Project’s Chapter 22A compliance can be found below 
in the Preliminary Forest Conservation Plan Findings section. At the time of Site and Preliminary Plan, 
the Applicant will need to submit a noise study due to proximity to Crabbs Branch Way and the rail 
line to the west. 
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The Applicant proposes to address stormwater management by utilizing environmental site design 
features such as biofiltration swales and micro-bioretention facilities. The stormwater management 
strategy will be further refined during subsequent regulatory review.  

 

SECTION 4: COMMUNITY OUTREACH 

The Applicant has met signage and noticing requirements for the submitted Application. Staff has not 
received correspondence about the Subject Application. Per Section 59.7.5.1, the Applicant is not 
required to hold a pre-application community meeting for a Local Map Amendment application. 

 

SECTION 5: LOCAL MAP AMENDMENT FINDINGS AND ANALYSIS 

The Subject Application complies with the general requirements and development standards of 
Chapter 59, the Zoning Ordinance, Chapter 22A, the Forest Conservation Law, and substantially 
conforms with the goals and recommendations of the 2021 Shady Grove Minor Master Plan 
Amendment and Thrive Montgomery 2050.  

Per Section 59-7.2.1.E.2 of the Zoning Ordinance, for a Floating zone application, the District Council 
must find that the floating zone plan will: 

a) substantially conform with the recommendations of the applicable master plan, general 
plan, and other applicable County plans; 
 
The Application substantially conforms with the 2021 Shady Grove Minor Master Plan 
Amendment (Master Plan) and Thrive Montgomery 2050, the County’s General Plan (General 
Plan), as described below. 
 
Master Plan 
The office park property at 7501 Standish Place is in the Crabbs Branch Office Park district in 
the 2021 Shady Grove Minor Master Plan Amendment (Master Plan) area. The Master Plan notes 
that the Crabbs Branch Office Park is an “office park with a broad array of technology, 
biotechnology, industrial/flex, and office development uses in the 100-acre area” (p. 64). The 
Master Plan confirmed the Moderate Industrial (IM 2.5, H-50’) Zone or similar IM zones for 
several properties in the office park.  
 
Residential development was not specifically recommended or addressed for properties in the 
office park. The proposed rezoning seeks to change the Property’s zone from the Moderate 
Industrial (IM 2.5, H-50’) to the Commercial Residential Neighborhood Floating (CRNF 1.25, C-
0.0, R-1.25, H-60’). Although the Master Plan does not provide property-specific 
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recommendations, the Project advances the Master Plan’s broader vision for the Shady Grove 
area as a mixed-use and pedestrian-oriented environment with attractive streetscapes, 
distinctive architecture, and a sense of place that is complemented with amenities and 
mobility options (p. 1). This vision is achieved by the redevelopment’s proposed varying 
housing typologies, internal network of private streets and alleys creating a smaller and more 
compact development pattern, and the new central park area that will serve as an amenity for 
the future residents and surrounding community members.  
 
Density and Building Height 
 
The proposed development’s residential density of 1.25 FAR is consistent with the existing 
overall 2.5 FAR for the Property. The proposed maximum height for the Property, up to 60 feet, 
is 10 feet higher than the existing building height of 50 feet. In context, the office building to 
the east at 7361 Calhoun Place is 80 feet in height, and the office property to the south is 70 
feet in height. Thus, the proposed height and density are consistent with the surrounding 
area. 
 
Land Use 
 
The Master Plan envisions the future of the Shady Grove Metro Station area as a mixed-use 
and pedestrian-oriented environment with “attractive streetscapes, distinctive architecture, 
and a sense of place that is complemented by public facilities and amenities, and new 
mobility options” (p. 1). The Project conforms with the Master Plan’s overall vision of creating 
a mix of residential uses within a walkable neighborhood format.  

 
Affordable Housing 
 
The Master Plan requires 15% MPDUs as the highest priority public benefit for new Optional 
Method residential development (p. 69). The proposed redevelopment is following the 
Standard Method of Development and therefore requires no public benefit points; however, 
the project will still provide up to 32 MPDUs, which is 15 percent of the proposed 210 
residential units, and this will be included as a binding element. This is 2.5% more MPDUs than 
is technically required and helps achieve the Master Plan’s priorities for the Shady Grove area. 

 
Transportation  
 
Crabbs Branch Way, between Redland Road and East Gude Drive, is classified as a Boulevard 
per the Master Plan of Highways and Transitways with an 80-foot right-of-way. The Master Plan 
identified the roadway as (A-262) for the segment between East Gude Drive and Redland Road. 
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Regarding bikeways, the Master Plan recommends a “sidepath on the eastern side of Crabbs 
Branch Way” (p.126) which is beyond the Subject Property boundaries.  
 
The Master Plan recommends for this segment of Crabbs Branch Way to “explore traffic 
calming engineering treatments to slow speeds on Crabbs Branch Way, including but not 
limited to the removal of left-turn lanes, bump-outs, curb extensions, and curb radii 
reductions” (p. 111). If the proposed rezoning is approved, these recommendations should be 
explored during the Preliminary Plan review of this development.  
 
The Master Plan notes Crabbs Branch Way, between Redland Road and Indianola Drive, is 
included in the county’s Vision Zero High Injury Network (HIN). The future regulatory review of 
this development should examine how the Property’s Crabbs Branch Way frontage would 
advance Vision Zero principles and comply with the Complete Streets Design Guidelines.  
 
Environmental Sustainability  
 
The Master Plan provides overall sustainability recommendations for the Plan area, when it 
says, “restoration of tree canopy in the Master Plan area will help improve air quality, reduce 
storm runoff, contribute to keeping the area cooler in summer, and sequester carbon to 
ameliorate climate change. Trees planted along sidewalks and bikeways will make them more 
comfortable and attractive to pedestrians and cyclists, inspiring more people to get around 
Shady Grove without driving” (p. 79). 
 
The Plan makes no specific environmental recommendations for the Crabbs Branch Office 
Park; however, it does contain general sustainability recommendations for the Master Plan 
area: 

• Plant native shade trees that produce large canopies, spaced a maximum of 30 feet 
apart on center. 

• Encourage green features (softscaping) in required open space areas and the public 
realm. 

• Promote site and building design for energy conservation and LEED certification or a 
comparable rating system.  

• Increase forest and tree cover.  
• Provide opportunities for exercise, recreation, and mental well-being: parks and open 

spaces, trails, sidewalks, and bicycle networks (p. 82-87).  
 

The proposed redevelopment aligns with the overall sustainability recommendations of the 
Master Plan, providing a centralized and activated park area and tree-lined pedestrians paths. 
If the rezoning is approved, further details about the sustainability should be incorporated at 
Preliminary and Site Plan. 
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Urban Design  
 
The Project advances the Master Plan’s key Urban Design recommendation to “promote 
walkability with enhanced streetscapes to define the public realm,” (p. 18) with a site layout 
that creates compact street blocks that is organized by a central promenade leading to a 
neighborhood green space that is framed with play areas for children and seating areas for 
future residents. 
 
General Plan 
Thrive Montgomery 2050 is the County’s General Plan, a long-range planning guide for the 
development and growth of the community. The proposed rezoning is strongly aligned with 
two of the General Plan’s overarching objectives – promoting compact growth along corridors 
(p. 70) and diversifying and adding to the housing stock for the county (p. 121).  
 
Compact Growth: Corridor-Focused Development 
 
The map on page 71 of the General Plan identifies Shady Grove (where the Subject Property is 
located) as a “large activity center,” meaning it is envisioned as the highest intensity area 
generally characterized by significant residential and/or commercial density, either existing or 
planned, and typically close to high-quality transit. This suggests that the Shady Grove area 
generally has the infrastructure to support additional development to “maximize the 
efficiency of land use and public investment” (p. 73). This project in particular proposes infill 
residential development on a property where the existing suburban office space has been 
largely vacant over a significant period of time. 
 
Specific policies from the Compact Growth chapter addressed by the Application include: 

• Improve the environmental sustainability of growth by encouraging infill and 
redevelopment to curb sprawl and bring areas built out in an era with little or no 
environmental regulations up to robust standards for stormwater management and 
other state-of-the-practice environmental standards. 

• Limit growth beyond corridors to compact, infill development and redevelopment in 
Complete Communities to prevent sprawl (p. 73). 

 
Housing for All 
 
Page 131 of the General Plan states: 

Montgomery County has an insufficient supply of housing. The current supply does not 
meet the needs of current or future households. A significant mismatch of supply and 
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demand exists, where demand exceeds supply, raising the price of housing for both 
renters and those who want to own their home. 

 
The proposed redevelopment would provide up to 210 additional dwelling units to 
Montgomery County residents, helping to address the insufficient supply of housing. One of 
the primary recommendations of the Housing chapter is to encourage the production of more 
housing to better match supply with demand (p. 132). Another key recommendation is to 
diversify the housing stock across incomes, building types, and geography, which this 
development achieves through its diversity of unit types (townhouses and two-over-twos) and 
will achieve through its unit sizes, which will be refined during subsequent regulatory reviews.  
 
Specific policies the Application addresses from the Housing for All chapter include: 

• Expand opportunities to increase residential density, especially along major corridors 
and in locations where additional housing can assist in the development of Complete 
Communities. 

• Facilitate the development of a variety of housing types in every part of the county but 
especially in areas near transit, employment, and educational opportunities (p. 132). 

 
b) further the public interest; 

The Project will further the public interest by providing more housing within the county, 
yielding up to 210 additional residential units, at a convenient, transit-accessible location 
along a compact growth corridor. In addition, the Project will provide government regulated 
units (a minimum of 15% MPDUs) where none currently exist. The Property is adjacent to 
many industrial employment establishments, creating a central and desirable location for 
housing approximately one mile south of the Shady Grove Metro Station. 

Additionally, the integration of housing into the existing underutilized office and surface 
parking complex supports the Master Plan’s vision for a mixed-use and pedestrian-oriented 
community with “attractive streetscapes, distinctive architecture, and a sense of place that is 
complemented by public facilities and amenities, and new mobility options” (p. 1). 

c) satisfy the intent and standards of the proposed zone and, to the extent the Hearing 
Examiner finds it necessary to ensure compatibility, meet other applicable requirements of 
this Chapter; 

Applicability 

Section 59.5.1.3.C of the Zoning Ordinance sets forth specific requirements and prerequisites 
for local map amendment applications that propose the CRNF-1.25, C-0.0, R-1.25, H-60’ Zone 
and are not recommended in a master plan. The proposed rezoning is not recommended in 
the Master Plan, and thus the following apply: 
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C.   If a Floating zone is not recommended in a master plan, the following apply:  

1. The maximum allowed density is based on the base zone and on the size of the tract 
as stated in Division 5.2 through Division 5.5. Any density bonus requested under 
Chapter 25A may be added to the density allowed under Division 5.2 through 
Division 5.5 and included in the units per acre or FAR of the zone requested; 

No density bonus (MPDU or otherwise) is proposed as part of the Project. The Project 
is proposed at 1.25 FAR and 60-feet in height, which is within the maximum density for 
the current IM-2.5, H-50’ zone, excluding the height. The Project will comply with (1) 
the maximum allowable residential density of 1.25 FAR and (2) the maximum 60-foot 
height of the requested CRNF 1.25, C-0.0, R-1.25, H-60’ Floating Zone. 

3. Non-Residential Base Zone – When requesting a Floating zone for a property with a 
non-Residential base zone there are no prerequisites for an application. 

The Property is currently located in a Moderate Industrial (IM) zone, which is a non-
residential base zone. Accordingly, there are no prerequisites for this Application.  

Per Section 59.5.3.5.A.2. of the Zoning Ordinance:  

2. If a Floating zone is not recommended in a master plan, the following density limits 
apply:  

As shown in Table 1, the proposed rezoning complies with the Zoning Ordinance 
requirements. 

Table 1: CR Floating Zones Development Standards (Density Allowed) 

Pre-Existing 
Euclidean Zone 

Maximum Density Allowed in FAR Based on Size of Tract in Acres 

Greater than 3 acres 

Total Density 
(Permitted) 

C or R Density 
(Permitted) 

Total Density 
(Proposed) 

C or R Density 
(Proposed) 

IL, IM 1.5 1.25 1.25 1.25 

 Per Section 59.5.3.5.B.2-3 of the Zoning Ordinance:  

B.    Setback and Height 

2. Setbacks from the site boundary and maximum height are established by the 
floating zone plan. All other setbacks are established by the site plan approval 
process under Section 7.3.4. 

The proposed setback from the Crabbs Branch Way site boundary is 10 feet. The 
proposed setback from Standish Place is 30 feet. The proposed maximum height is 60 
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feet. The proposed setbacks and height comply with the Zoning Ordinance 
requirements. 

3. Height must satisfy the compatibility standards for the applicable building type 
under Section 4.1.8.B. 

The proposed 60 feet height meets the compatibility standards under Section 4.1.8.B 
for any building type in a Floating Zone.  At the time of Site Plan, the project must take 
its height measurement from the average grade along the building facing the 
applicable abutting or confronting property, per Section 59.4.1.8.B.3. of the Zoning 
Ordinance.  

Intent of Floating Zones 

Per Section 59-5.1.2. of the Zoning Ordinance, the intent of the Floating zones is to: 

A. Implement comprehensive planning objectives by: 

1. furthering the goals of the general plan, applicable master plan, and functional 
master plans; 

2. ensuring that the proposed uses are in balance with and supported by the existing 
and planned infrastructure in the general plan, applicable master plan, functional 
master plan staging, and applicable public facilities requirements; and 

3. allowing design flexibility to integrate development into circulation networks, land 
use patterns, and natural features within and connected to the Property; and 

The Project furthers the goals of the Master Plan and General Plan as described above 
in the Section 59-7.2.1.E.2.a. findings. The proposed development capitalizes on the 
Project’s convenient and transit-accessible location to increase the amount of housing 
available in an area with the infrastructure to support it. The Project represents 
efficient and sustainable land use by redeveloping an underutilized site that will 
connect future residents to the surrounding community and regional destinations.  

B. Encourage the appropriate use of land by: 

1. providing flexible applicability to respond to changing economic, demographic, and 
planning trends that occur between comprehensive District or Sectional Map 
Amendments; 

2. allowing various uses, building types, and densities as determined by a Property’s 
size and base zone to serve a diverse and evolving population; and 
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3. ensuring that development satisfies basic sustainability requirements, including 
open space standards and environmental protection and mitigation; and 

The Project supports the County’s objective of providing a range of housing types, 
including affordable housing, near a major transit facility that will improve the 
environment and will not overburden public facilities with vehicle trips. The proposed 
residential uses are in balance with and are supported by the existing and planned 
infrastructure with flexible applicability to changing economic, demographic, and 
planning trends as supported by Thrive 2050, which was approved after the Master 
Plan. 

The Project meets the intent of the CRNF Floating Zone to serve a diverse and evolving 
population with multiple unit types and a neighborhood design that is built on 
compact street blocks to encourage pedestrian activity. Proposed building groups are 
sited orthogonal to the street and modulated so not to exceed eight dwelling units in 
length in order to maintain appropriate pedestrian scale. 

The Project proposes tree-lined compact street blocks featuring continuous 
sidewalks, strategically sited around a central park area and pedestrian promenades 
that promote walkability and healthy living. Modern stormwater management will be 
implemented on-site through environmental site design to advance sustainability on-
site and within the surrounding neighborhood. 

C. Ensure protection of established neighborhoods by: 

1. establishing compatible relationships between new development and existing 
neighborhoods through limits on applicability, density, and uses; 

2. providing development standards and general compatibility standards to protect 
the character of adjacent neighborhoods; and 

3. allowing design flexibility to provide mitigation of any negative impacts found to be 
caused by the new use. 

The Project achieves compatibility with its surrounding context through deliberate 
building placement (lot size, setbacks, overall density) and appropriate siting of 
proposed residential uses. The maximum FAR of 1.25 is consistent with the current 
zone’s FAR, and the proposed height increase of 10 feet (from 50 to 60 feet) is 
consistent with the surrounding buildings – the office property directly east is 80 feet, 
and the office property immediately south is 70 feet.  

Massing is strategically located orthogonal to the street to foster a consistent 
neighborhood character and provide direct and primary access to each dwelling unit. 
Redevelopment of the Property replaces four aging, low-rise office buildings—
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featuring significant setbacks evocative of 1980s era office parks and expanses of 
surface parking located between the buildings and streetscape—with a compatible, 
walkable residential community. Density is regulated by applicable zoning limitations 
on contiguous dwelling units in a building group and required vehicular circulation 
and access. The development standards, discussed below, will produce a compatible 
site design and layout that is harmonious with the character of the existing context.  
The addition of residential uses to the area will not cause a negative impact on the 
surrounding neighborhood. 

Development Standards  

The design of the development will be finalized and reviewed by the Montgomery County 
Planning Board at the time of subsequent Preliminary Plan and Site Plan review.  The Project 
will meet the Development Standards for the CRNF-1.25, C-0.0, R-1.25, H-60’ Zone as 
illustrated in the table below.  

Table 2: Development Standards and Parking Requirements for the CRNF-1.25, C-0.0, R-1.25, H-60’ Zone 

Site 

 Required/Permitted Proposed 

Tract Area N/A 12.73 ac (554,435 sf) 

  Previous ROW Dedications N/A 1.13 ac (49,420 sf) 

  Proposed ROW Dedications N/A 0.0 ac 

Lot Area N/A 13.86 ac (603,855 sf) 

Density (max.) 
   Total 

   Commercial 

   Residential 

 

1.25 FAR (754,819 sf) 

0.0 FAR (0 sf) 

1.25 FAR (754,819 sf) 

 

1.25 FAR (754,819 sf) 

0.0 FAR (0 sf) 

1.25 FAR (754,819 sf) 

Open Space 10% (55,444 sf)4 10% (55,444 sf)5 

Lot Coverage (max.) Set at Site Plan To be determined at Site 
Plan 

Building Height (max.) 60 feet 60 feet 

 

 

 
 

 
4 Open Space requirement determined by Section 59.5.3.5.D.2.a. of the Zoning Code. 
5 Per Section 59.4.5.3.C., Open Space for townhouses is “Common Open Space” and for other building types (the 
proposed multifamily/two-over-twos) is “Public Open Space” but will be combined and appropriately allocated 
at time of Site Plan. 
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Principal Building Setbacks (min.) 
 Required/ 

Permitted 
(Apartment/Two-
Over-Two) 

Proposed 
(Apartment/Two-
Over-Two) 

Required/ 
Permitted 
(Townhouse6) 

Proposed 
(Townhouse) 

Front 
setbacks 
from public 
street 

Set at Site Plan To be determined 
at Site Plan 

5 feet To be 
determined at 
Site Plan 

Side street 
setback 

Set at Site Plan To be determined 
at Site Plan 

5 feet To be 
determined at 
Site Plan 

Side 
setback, end 
unit 

Set at Site Plan To be determined 
at Site Plan 

2 feet To be 
determined at 
Site Plan 

Rear 
setback, 
alley 

Set at Site Plan To be determined 
at Site Plan 

4 feet To be 
determined at 
Site Plan 

Rear setback 
between lot 
and site 
boundary 

Set at Site Plan To be determined 
at Site Plan 

5 feet To be 
determined at 
Site Plan 

 
 

d) be compatible with existing and approved adjacent development; 

The Project will transform this aging office park and expanses of surface parking on-site into a 
high-quality residential community organized around a series of smaller compact, tree-lined 
street blocks. The new street grid, proposed perimeter landscaping, and strategically sited 
dwelling units fronting along Standish Place will promote compatibility and appropriately 
transition the Site into the surrounding community. As explained in a previous finding, the 
office heights directly surrounding the Subject Property are between 50 and 80 feet, making 
the proposed 60 feet compatible with the surrounding uses. Furthermore, the residential use 
would be appropriately integrated with the Derwood Station residential neighborhood just 
east of Crabbs Branch Way. 

e) generate traffic that does not exceed the critical lane volume or volume/ capacity ratio 
standard as applicable under the Planning Board’s LATR Guidelines, or, if traffic exceeds 
the applicable standard, that the applicant demonstrates an ability to mitigate such 
adverse impacts; and 

 
6 Townhouse setback requirements per Section 59.4.5.3.C.1. 
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The 2020-2024 Growth and Infrastructure Policy requires mode-specific adequacy tests for any 
project estimated to generate 50 or more net new peak hour person trips.  

The previous use on the Site was a 180,058 square foot office building. The proposed 120 
single-family attached units and 90 multifamily housing units (two-over-twos) are estimated 
to generate a net decrease of 199 person trips in the morning peak hour and a net decrease of 
161 person trips in the evening peak hour. Therefore, the LATR review is satisfied. A summary 
of the trip generation analysis is provided in Table 3 below. 

Table 3: Trip Generation Analysis 

 
ITE Trip Generation 

Vehicle Rates 
Adjusted Vehicle Rates 
Derwood Policy Area 

Total Person 
Trips 

AM PM AM PM AM PM 

Existing 
Office 
(180,058 
square feet) 

278 225 261 255 366 357 

 

Proposed 

Single Family 
Attached 
Housing  
(120 units) 

57 68 54 64 88 105 

 

Low Rise 
Multifamily 
Housing  
(90 units) 

51 59 48 55 79 91 

 

Net Change -199 -161 

Source: Transportation Exemption Statement from Lenhart Traffic Consulting, Inc., October 28, 2024, modified by 
staff 

f) when applying a non-Residential Floating zone to a property previously under a Residential 
Detached zone, not adversely affect the character of the surrounding neighborhood. 

The Subject Property was not previously zoned Residential Detached; therefore, this 
subsection is not applicable. 
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SECTION 6: PRELIMINARY FOREST CONSERVATION PLAN FINDINGS & ANALYSIS 

The Application satisfies all the applicable requirements of the Forest Conservation Law, Montgomery 
County Code, Chapter 22A and is in compliance with the Montgomery County Planning Department’s 
Environmental Guidelines. 

ENVIRONMENTAL GUIDELINES 

A Natural Resources Inventory/Forest Stand Delineation No. 420241620 was approved on April 9, 2024. 
The Site includes no streams, stream buffers, wetlands, forests, or other environmental features. The 
Property is in the Rock Creek Watershed, a Use Class IV Stream. The NRI/FSD identifies areas of steep 
slopes 25% and greater located primarily on the northern and eastern boundaries. The Property 
contains several specimen trees. There are no known occurrences of rare, threatened, or endangered 
species on the Property. 

The Application is in conformance with the Environmental Guidelines as there is no disturbance 
proposed within any environmental features. The Subject Property is currently developed and 
contains no forest, streams, stream buffer, or other environmental features. 

 

PRELIMINARY FOREST CONSERVATION PLAN 

Preliminary Forest Conservation Plan No. F20250010 has been submitted concurrently with Local Map 
Amendment Application H-156, 7501 Standish Place.  

The Subject Property is proposed to be zoned CRNF-1.25, C-0.0, R-1.25, H-60’, which is classified as 
Mixed-Use Development Area as defined in Section 22A-3 of Chapter 22A of the Montgomery County 
Forest Conservation Law (FCL) and specified in the Trees Technical Manual. The afforestation 
requirement is 15% of the net tract area and the conservation threshold is 20%. With the addition of 
0.46 acres of off-site disturbance, the Net Tract Area is 13.19 acres. There is no forest on the Property 
and the forest conservation requirement is 1.98 acres, which will be met off-site or by payment of fee-
in-lieu.  

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 (“Protected Trees”). Any impact to 
these trees, including removal of the subject tree or disturbance within the tree’s critical root zone 
(“CRZ”) requires a variance under Section 22A-12(b)(3) (“Variance”). Otherwise, such resources must 
be left in an undisturbed condition. 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; 
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are part of an historic site or designated with an 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 in a letter dated November 4, 2024 (Attachment C). This 
request is to remove six (6) trees that are considered high priority for retention under Section 22A-
12(b)(3) of the County Forest Conservation Law. Removal of these trees removes a total of 189 inches. 

 Table 4: Variance Trees 

Tree # Species  
(Common Name) 

Species 
(Scientific Name) 

D.B.H. 
(inches) 

Impact (%) Tree 
Condition 

Status 

6 Willow Oak Quercos phellos 30.5 100% Good Remove 
13 Willow Oak Quercos phellos 31 100% Fair Remove 
14 Willow Oak Quercos phellos 30.5 100% Good/Fair Remove 
28 American Beech Fagus grandifolia 35.5 100% Good/Fair Remove 
33 Northern Red 

Oak 
Quercos rubra 31 100% Good Remove 

36 Willow Oak Quercos phellos 30 100% Good/Fair Remove 

Unwarranted Hardship for Variance Tree Impacts 

Per Section 22A-21, a variance may only be granted if the Planning Board finds that leaving the 
requested trees in an undisturbed state will result in unwarranted hardship. The requested variance is 
necessary due to the need to accommodate construction, utilities, stormwater, and removal of 
existing infrastructure. In accordance with Section 22A-21(a), the Applicant requested a Variance 
(Attachment C). Staff agrees that the Applicant would suffer unwarranted hardship by being denied 
reasonable and significant use for the redevelopment of the Subject Property in accordance with the 
recommendations of the Master Plan and Zoning Ordinance without the Variance. 
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Figure 17: Variance Trees 

Variance Findings 

To approve the Variance, the Planning Board must find that the 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 the 
disturbance is unavoidable to develop the Property to meet the needs of the 
residential project. The Property is developed with buildings and parking lots covering 
almost the entire Property.  Preparing the Property for redevelopment will require 
demolishing the existing buildings, removing the parking lot, and regrading the Site.  
The variance trees being removed are within the limits of disturbance needed to 
prepare the Site and construct the new development. If the Applicant were not able to 
impact the variance trees, the Applicant would not be able to demolish the existing 
improvements or redevelop the Property.  This would not grant a special privilege to 
the Applicant. 
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2. Is not based on conditions or circumstances which are the result of the actions by 
the applicant.   
 
The requested variance is not based on conditions or circumstances which are the 
result of actions by the Applicant but is based upon the existing site conditions and 
the locations of the Protected Trees. The six (6) trees to be removed are located 
throughout the site. In order to remove existing infrastructure and build the new 
development, these trees will be removed, with 100% impact to the critical root zones. 

3.  Is not based on a condition relating to land or building use, either permitted or non-
conforming, on a neighboring property. 
 
The requested variance is a result of the location of trees and the proposed 
construction and not 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 variance request will not violate State water quality standards or cause 
measurable degradation in water quality. The Applicant will implement updated 
stormwater management practices. Additionally, sixteen (16) new 3-inch caliper 
native trees will be planted in mitigation for the removal of the six (6) variance sized 
trees to replace the water quality functions of the trees being removed. 

Mitigation  

The trees proposed for removal will be mitigated at a rate that approximates the form and function of 
trees being removed. Variance trees will be replaced at a ratio of approximately 1-inch caliper for 
every 4 inches removed using trees that are a minimum of 3-inch caliper in size. This results in a 
mitigation of forty-eight (48) inches, with a minimum at installation of sixteen (16) 3-inch caliper trees. 
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SECTION 7: CONCLUSION 

Staff recommends approval of the Local Map Amendment H-156 and Floating Zone Plan with the 
recommended binding elements, and Preliminary Forest Conservation Plan F20250010 with 
conditions. The Applications satisfy the applicable findings and requirements of the Zoning Ordinance 
and the Forest Conservation Law.  

 

ATTACHMENTS 

Attachment A: Floating Zone Plan 

Attachment B: Preliminary Forest Conservation Plan 

Attachment C: Variance Request 

 



Resolution No.: 20-850 
Introduced: June 10, 2025 
Adopted: June 17, 2025 

COUNTY COUNCIL FOR MONTGOMERY COUNTY, MARYLAND 
SITTING AS THE DISTRICT COUNCIL FOR THAT PORTION 
OF THE MARYLAND-WASHINGTON REGIONAL DISTRICT 

IN MONTGOMERY COUNTY, MARYLAND 
____________________________________________________________________________ 

Lead Sponsor:  District Council 
____________________________________________________________________________ 

SUBJECT:  Application No. H-156 for Amendment to the Zoning Ordinance Map, Patrick L. 
O’Neil, Esq. and Vincent G. Biase, Esq., Attorneys for the Applicant, TriPointe 
Homes DC Metro Inc.; OPINION AND RESOLUTION ON APPLICATION; Tax 
Account No. 02224811. 

OPINION 

TriPointe Homes DC Metro Inc. (TriPointe or Applicant) submitted Local Map Amendment 
(LMA) Application No. H-156 (Application) on August 19, 2024.1 The Application seeks to 
rezone the subject Property from its current IM-2.5, H-50’ (Moderate Industrial) zoning 
classification to the CRNF-1.25, C-0, R-1.25, H-60’ (Commercial Residential Neighborhood 
Floating Zone) zoning classification (the “Application”). (Exhibit 1). 

Staff recommended approval of the application. (Exhibit 27). At a meeting held on December 19, 
2024, the Planning Board recommended approval of the LMA Application as well as a Preliminary 
Forest Conservation Plan (PFCP) for the proposed development. (Exhibit 28). On December 24, 
2024, the Office of Zoning and Administrative Hearings (OZAH) issued notice scheduling a public 
hearing for February 6, 2025. The public hearing was held as noticed on February 6, 2025. The 
record closed on February 20, 2025. The Hearing Examiner issued her report recommending 
approval on April 7, 2025. The Council approved a resolution extending the time to act on LMA 
H-156 on May 6, 2025. The deadline was extended to July 29, 2025.

To avoid unnecessary detail in this Opinion, the Hearing Examiner’s Report is incorporated herein 
by reference. Based on its review of the entire record, the District Council finds that the application 
meets the standards required for approval of the requested rezoning for the reasons set forth by the 
Hearing Examiner.  

1 The Application was certified by Maryland-National Capital Park and Planning Commission staff (“Staff” 
or “Technical Staff”) on July 23, 2024, and accepted for filing by the Office of Zoning and Administrative 
Hearings) OZAH on August 19, 2024.  
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Subject Property 

 
The subject property is comprised of approximately 13.86 net acres total and recorded as Parcel D 
in the “Gude North” Subdivision among the Land Records of Montgomery County, Maryland (the 
“Land Records”) at Plat No. 13905. The current zoning is IM-2.5, H-50’ and the Applicant is 
requesting to change the zone to CRNF-1.25, C-0.0, R-1.25, H-60’. (Exhibit 1; Exhibit 27 p. 7; 
T.24). 

 
The record demonstrates that the Property is currently developed with four office buildings that 
range from one- to three-stories in height and an associated surface parking lot with 649 spaces. 
The existing offices are occupied by tenants such as FedEx, an electrical equipment supplier, a 
data center, an engineering firm, an insurance agency, among others. According to the Maryland 
State Department of Assessments and Taxation (“SDAT”) records, the existing office complex 
was built in 1984 and has approximately 177,126 square feet of above grade floor area. The 
existing buildings are angled away and setback from the roadways (Crabbs Branch Way and 
Standish Place), with the surface parking located between the buildings and the street on all sides. 
The Property’s current vehicular access is provided via four curb cuts off Standish Place. (Id. p.10). 

 
Surrounding Area 

The “surrounding area” is identified and characterized in a Floating Zone application to assess 
whether the development proposed by the Floating Zone Plan (FZP) will be compatible with the 
properties directly impacted by the use. Those properties that are directly impacted form the 
boundaries of the surrounding area. Once delineated, the surrounding area is “characterized” to 
compare the compatibility of the development proposed by the Floating Zone with the character 
of the area.  

 
The Hearing Examiner agreed with the Staff-defined surrounding areas, which was also accepted 
by the Applicant’s expert, that the neighborhood is bordered by Indianola Drive and the homes 
that front onto Indianola Drive to the north and east, East Gude Drive to the south, and the Metro 
Rail Line to the west. The neighborhood contains predominantly moderate industrial (zoned IM-
2.5, H-50’ and IM-2.5, H-70’) and single-family detached residential (zoned R-90 and R-200) uses 
as illustrated in Figure 1 (Vicinity/Staff Delineated Neighborhood); Figure 2 (Zoning Vicinity 
Map) and Figure 4 (Zoning Property Map) of the Technical Staff Report reproduced at pages 10 
and 11 of the Hearing Examiner’s Report. 

 
Proposed Development 

 
TriPointe seeks to have the property rezoned for purposes of redeveloping the existing suburban 
office complex and surface parking lot into a new residential community with up to 210 dwelling 
units, constructed within a single phase. According to Staff, at this time, the dwelling unit types 
are anticipated to be two-over-twos and rear-loaded townhouses, with the final unit mix to be 
determined at the time of Site Plan. As currently proposed, the two over-twos are dispersed along 
the northern and southern portions of the Property along Standish Place, and the townhouses are 
interior to the site.  (Exhibit 27, p. 12). The Applicant’s proposed plans are outlined in detail in 
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Applicant’s Land Planning Report which further explains that a maximum of 210 dwelling units 
can be accommodated on the site, which amounts to 754,818 gross square feet of development and 
a FAR of 1.25 of development. The number of dwelling units and mix of units will be established 
during the Site Plan phase and will not exceed 210 or the FAR allowed for the site.  (Exhibit 19, 
p.8). 
 
The FZP includes the following four binding elements: 
 

1. The development must provide a minimum of 15 percent (15%) Moderately Priced 
Dwelling Units (MPDUs) as approved by the Montgomery County Department of Housing 
and Community Affairs (MCDHCA), consistent with the requirements of Chapter 25A. 

2. The development must provide at least 10 percent (10%) of the site area as open space, 
allocated proportionally by use (townhouse and multifamily) between Common and Public 
Open Space. 

3. The Central Park open space, identified illustratively on the FZP, must be made accessible 
to the public. The final size, design, and programming of the Central Park will be 
determined at time of Site Plan. 

4. Vehicular access to the Site will be limited to Standish Place. 
 

Criteria for Approval 
 

To approve an LMA, the District Council must find that the proposal will meet the standards 
required by the Zoning Ordinance and that it will be consistent with the coordinated and systematic 
development of the Regional District. See, Md. Land Use Art., §21-101(a) and (b). While many of 
the site-specific requirements for development are addressed by later approvals, the Zoning 
Ordinance contains various standards, or “Necessary Findings,” that the Council must make to 
approve the application. See, Zoning Ordinance, §59.7.2.1.E. These standards incorporate the 
requirements of other sections of the Zoning Ordinance, and most fall within three main categories: 
(1) conformance with the Master Plan, (2) compatibility with the surrounding area and adjacent 
properties, and (3) whether the project is supported by adequate public facilities. 
 

Conformance with the Master Plan2 
 
Applicant’s expert witness, Mr. Michael Goodman, a Civil Engineer and Executive Vice President 
of VIKA Maryland, testified on Applicant’s behalf that the property is located within the 2006 
Shady Grove Sector Plan, which was also subject to the 2021 Minor Master Plan Amendment. T. 
89. This is confirmed by Technical Staff.  (Exhibit 27, p. 20-21).  
 

 
2 Section 59-7.2.1.E.2.a. of the Zoning Ordinance requires the District Council to find that the FZP 
“substantially conforms with the recommendations of the applicable master plan, general plan, and other 
applicable County plans.” Section 59-7.2.1.E.2.b requires the FZP to be “in the public interest,” which 
includes a review of conformity with County plans and policies and whether the development will be 
consistent with the coordinated and systematic development in the Regional District under State law.  
Section 59-7.2.1.E.2.c requires the application to satisfy the intent of Floating Zones.  The intent of Floating 
Zones incorporates compliance with the applicable master plan.  Zoning Ordinance, §59-5.1.2.A.1. 
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According to the Staff Report, the office park property at 7501 Standish Place is in the Crabbs 
Branch Office Park District in the 2021 Shady Grove Minor Master Plan Amendment (Master 
Plan) area. The Master Plan notes that the Crabbs Branch Office Park is an “office park with a 
broad array of technology, biotechnology, industrial/flex, and office development uses in the 100-
acre area” (p. 64). The Master Plan confirmed the Moderate Industrial (IM 2.5, H-50’) Zone or 
similar IM zones for several properties in the office park. According to the Staff Report, residential 
development was not specifically recommended or addressed for properties in the office park. 
 
According to Staff, although the Master Plan does not provide property-specific recommendations, 
the Project advances the Master Plan’s broader vision for the Shady Grove area as a mixed-use 
and pedestrian-oriented environment with attractive streetscapes, distinctive architecture, and a 
sense of place that is complemented with amenities and mobility options (p. 1). This vision is 
achieved by the redevelopment’s proposed varying housing typologies, internal network of private 
streets and alleys creating a smaller and more compact development pattern, and the new central 
park area that will serve as an amenity for the future residents and surrounding community 
members. (Id). Staff analysis is that the Master Plan envisions the future of the Shady Grove Metro 
Station area as a mixed-use and pedestrian-oriented environment with “attractive streetscapes, 
distinctive architecture, and a sense of place that is complemented by public facilities and 
amenities, and new mobility options” (p. 1). The Project conforms with the Master Plan’s overall 
vision of creating a mix of residential uses within a walkable neighborhood format.  (Id.) 

 
Regarding the County’s General Plan, Thrive Montgomery 2050, which is the County’s long-range 
planning guide for development and growth, Staff concluded that the proposed rezoning is strongly 
aligned with two of the General Plan’s overarching objectives – promoting compact growth along 
corridors and diversifying and adding to the housing stock for the county. (Exhibit 27, p. 23). Staff 
further sited the “Housing for All” for portion of Thrive stating that: 
 

“Page 131 of the General Plan states: Montgomery County has an insufficient supply of 
housing. The current supply does not meet the needs of current or future households. A 
significant mismatch of supply and demand exists, where demand exceeds supply, raising 
the price of housing for both renters and those who want to own their home.” 
 
“The proposed redevelopment would provide up to 210 additional dwelling units to 
Montgomery County residents, helping to address the insufficient supply of housing. One 
of the primary recommendations of the Housing chapter is to encourage the production of 
more housing to better match supply with demand (p. 132). Another key recommendation 
is to diversify the housing stock across incomes, building types, and geography, which this 
development achieves through its diversity of unit types (townhouses and two-over-twos) 
and will achieve through its unit sizes, which will be refined during subsequent regulatory 
reviews.” 
 
“Specific policies the Application addresses from the Housing for All chapter include: 

• Expand opportunities to increase residential density, especially along major 
corridors and in locations where additional housing can assist in the development 
of Complete Communities. 
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• Facilitate the development of a variety of housing types in every part of the county 
but especially in areas near transit, employment, and educational opportunities (p. 
132)” 

 
(Exhibit 27, p.23 – 24). 

 
The District Council agrees and finds that the proposed development conforms with the 2006 
Shady Grove Sector Plan, which was also subject to the 2021 Minor Master Plan Amendment. In 
addition, the Project will provide government regulated units (a minimum of 15% MPDUs) where 
none currently exist. The Property is adjacent to many industrial employment establishments, 
creating a central and desirable location for housing approximately one mile south of the Shady 
Grove Metro Station. Furthermore, the integration of housing into the existing underutilized office 
and surface parking complex supports the Master Plan’s vision for a mixed-use and pedestrian-
oriented community with “attractive streetscapes, distinctive architecture, and a sense of place that 
is complemented by public facilities and amenities, and new mobility options. 

 
Compatibility 

 
Several sections of the Zoning Ordinance require the District Council to decide whether the FZP 
is compatible with adjacent uses and the surrounding area.3 The Hearing Examiner found that the 
FZP would be compatible with both adjacent properties and the surrounding area. Based on this 
record, the District Council finds that the proposed development is compatible with the 
surrounding area. 
 
Based on this record, the District Council agrees with the Hearing Examiner’s recommendation  - 
agreeing with Staff -  that the Project will transform this aging office park and expanses of surface 
parking on-site into a high-quality residential community organized around a series of smaller 
compact, tree-lined street blocks. The new street grid, proposed perimeter landscaping, and 
strategically sited dwelling units fronting along Standish Place will promote compatibility and 
appropriately transition the Site into the surrounding community. The office heights directly 
surrounding the Subject Property are between 50 and 80 feet, making the proposed 60 feet 
compatible with the surrounding uses. The planned location of the open space (Central Park Space) 
on Crabbs Branch which is a public street provides interconnectivity between this development 
and surrounding properties. Furthermore, the residential use would be appropriately integrated 
with the Derwood Station residential neighborhood just east of Crabbs Branch Way. This standard 
has been met. 

 

 
3 The application must satisfy the intent and standards of the proposed zone and, to the extent the Hearing 
Examiner finds it necessary to ensure compatibility, meet other applicable requirements of this Chapter.  
Zoning Ordinance, §59.7.2.1.E.1.c.  The intent of the Floating Zones requires the applicant to “ensure 
protection of established neighborhoods” by “establishing compatible relationships between new 
development and existing neighborhoods through limits on applicability, density, and uses” and “providing 
development standards and general compatibility standards to protect the character of adjacent 
neighborhoods.”  Id., Section 59.5.1.2.C.1 and 2.   
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Adequacy of Public Facilities/Public Interest 
 
The District Council must also find that public facilities will be adequate to serve the FZP.4 
 
The FZP must comply with the Planning Board’s Local Area Transportation Review (LATR) 
Guidelines. Zoning Ordinance, 59.7.2.1.E.1.c. Evidence in this record demonstrates that the 
proposed Project will result in a reduction of overall site generated traffic and will therefore fall 
below the threshold of 50 net new peak hour person trips necessary for a traffic study. (Exhibit 27, 
p. 30).   

   
The District Council agrees with the Hearing Examiner’s finding that the Project is expected to 
result in a reduction of overall site generated traffic and will therefore fall below the threshold of 
50 net new peak hour person trips necessary for a traffic study. Further, expert testimony indicated 
that the Project will meet all applicable adequacy of public facilities requirements as demonstrated 
by school and transportation tests. 

 
The Hearing Examiner’s Report alludes to testimony of Applicant’s expert witness that the site is 
served by water sewer, electric and communication which are all immediately adjacent to the 
property and that even though the office building at the site does not use gas, there is gas adjacent 
to it as well. T. 92. He further testified that these utilities are adequate to support the propose new 
housing, and that they had some initial coordination with the Washington Suburban Sanitary 
Commission, and they have expressed that there are no capacity issues for water and sewer and 
have also been working with the Applicant’s dry utility consultant who specializes with the electric 
and gas and they have also stated that there are no capacity issues. Id. 

 
The Intent of Floating Zones (§59.5.1.2)  

The District Council must determine whether the FZP fulfills the intent of the Floating Zones. 
Several of these have already been addressed.5 The balance of those (from Section 59-5.1.2) are: 
 

Section 59-5.1.2.A.3. Implement comprehensive planning objectives by: 
 

 
4 Section 59.7.2.1.E.2.e requires that an Applicant demonstrate that traffic generated from the proposed 
development “does not exceed the critical lane volume or volume/capacity ratio standard as applicable 
under the Planning Board’s LATR Guidelines, or, if traffic exceeds the applicable standard, that the 
applicant demonstrate an ability to mitigate such adverse impacts . . .”  The adequacy of other facilities is 
part of the Council’s determination that an application will be “in the public interest…” and that it be “it 
will be consistent with a coordinated and systematic development of the Regional District” under State law.  
Zoning Ordinance, §59-7.2.1.E.1.b; Md. Land Use Art., §21-101(a) and (b).  The intent of the Floating 
Zones is to “implement comprehensive planning objectives by…ensuring that the proposed uses are in 
balance with and supported by the existing and planned infrastructure…”  Zoning Ordinance, §59-
7.2.1.E.1.b; 59-5.1.2.A.2.   
5 The intent of Floating Zones contained in Sections 59-5.1.2.A.1 and 2 and 59-5.1.2.C of the Zoning 
Ordinance has already been addressed in the Council’s findings relating to the compatibility of the FZP 
with surrounding uses and the adequacy of public facilities.  The balance of the Floating Zone intent clauses 
are discussed here. 
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 3. allowing design flexibility to integrate development into circulation 
networks, land use patterns, and natural features within and connected to 
the property… 
 

The Hearing Examiner found that the FZP meets this standard because the Project, among other 
things, “…capitalizes on the Project’s convenient and transit-accessible location to increase the 
amount of housing available in an area with the infrastructure to support it. The Project represents 
efficient and sustainable land use by redeveloping an underutilized site that will connect future 
residents to the surrounding community and regional destinations”. (Hearing Examiner Report p. 
30). The District Council agrees and finds that the application meets this intent of the Floating 
Zones. 
 

Section 5.1.2.B.  Encourage the appropriate use of land by: 
 
1. providing flexible applicability to respond to changing economic, 
demographic, and planning trends that occur between comprehensive 
District or Sectional Map Amendments; 
 
2. allowing various uses, building types, and densities as determined 
by a property’s size and base zone to serve a diverse and evolving 
population; 
 
3. ensuring that development satisfies basic sustainability 
requirements, including open space standards and environmental 
protection and mitigation; and 

 
The District Council finds that the development proposed meets this intent. The record 
demonstrates that this rezoning supports the County’s objective of providing a range of housing 
types, including affordable housing, near a major transit facility that will improve the environment 
and will not overburden public facilities with vehicle trips. The proposed residential uses are in 
balance with and are supported by the existing and planned infrastructure with flexible 
applicability to changing economic, demographic, and planning trends as supported by Thrive 
2050, which was approved after the Master Plan. The Project meets the intent of the CRNF 
Floating Zone to serve a diverse and evolving population with multiple unit types and a 
neighborhood design that is built on compact street blocks to encourage pedestrian activity. 
  

Purpose of the Commercial Residential Floating Zones (Section 59.5.3.2) 
 
In addition to meeting the intent of Floating Zones, the FZP must meet the purpose of the specific 
zone requested because a floating zone was not specifically recommended by the Master Plan.  Per 
Section 59.5.3.1 of the Zoning Ordinance there are three (3) categories of Commercial/Residential 
Floating zones. The purpose of the Commercial/Residential Floating zones is to: 
 

A. allow development of mixed-use centers and communities at a range of densities 
and heights flexible enough to respond to various settings; 

B. allow flexibility in uses for a site; and 
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C. provide mixed-use development that is compatible with adjacent development. 
 
The FZP uses the proximity to the Shady Grove metro station to accomplish the County’s goal of 
increasing housing near mass transit and seeks to improve this project transition the surrounding 
neighborhood through the provision of public open space. This standard has been met. 
 

Applicability of a Floating Zone (§59.5.1.3) 
 
Section 59.5.1.3 of the Zoning Ordinance has some specific applicability requirements. A Floating 
zone must not be approved for property that is in an Agricultural or Rural Residential zone.6 This 
provision does not apply because the subject problem is not in an agricultural or rural residential 
zone. If a Floating zone is recommended in a master plan, there are no prerequisites for an 
application.7 Similarly this provision does not apply because the applicable Master Plan did not 
recommend a Floating Zone. Therefore, the specific requirements and prerequisites outlined in 
Section 59.5.1.3.C of the Zoning Ordinance must be analyzed instead: 
 

1. The maximum allowed density is based on the base zone and on the size of the tract  
as stated in Division 5.2 through Division 5.5. Any density bonus requested under 
Chapter 25A may be added to the density allowed under Division 5.2 through Division 
5.5 and included in the units per acre or FAR of the zone requested; 

 
According to Staff, no density bonus (MPDU or otherwise) is proposed as part of the Project. The 
Project is proposed at 1.25 FAR and 60-feet in height, which is within the maximum density for 
the current IM-2.5, H-50’ zone, excluding the height. The Project will comply with (1) the 
maximum allowable residential density of 1.25 FAR and (2) the maximum 60-foot height of the 
requested CRNF 1.25, C-0.0, R-1.25, H-60’ Floating Zone. (Exhibit 27, p. 25). 
 

3. Non-Residential Base Zone – When requesting a Floating zone for a property with a  
non-Residential base zone there are no prerequisites for an application. 
 

Staff correctly pointed out and the Hearing Examiner agreed that the Property is currently located 
in a Moderate Industrial (IM) zone, which is a non-residential base zone. Accordingly, there are 
no prerequisites for this Application.  (Hearing Examiner Report p. 35). 
 

Uses and Building Types Permitted (Section 59.5.1.3) 
 
Section 59.5.3.3 of the Zoning Ordinance limits the land uses allowed in the 
Commercial/Residential Floating Zones (CRNF) to “only” those uses allowed in the CRN Zone. 
Multi-unit living is permitted in the CRN Zone and this standard is met. Any building type is 
allowed in the Commercial/Residential Floating Zone; thus, the multi-family buildings are 
permitted in the requested zone. 
 

Development Standards for CRNF-1.25, C-0.0, R-1.25, H-60’ Zone (Section 59.5.1.3.C) 
 

6 Subsection A 
7 Subsection B 
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According to Staff, the design of the development will be finalized and reviewed by the 
Montgomery County Planning Board at the time of subsequent Preliminary Plan and Site Plan 
review. The Project will meet the Development Standards for the CRNF-1.25, C-0.0, R-1.25, H-
60’ Zone. (Exhibit 27, p. 29) 
 

Requirements of Article 59.6 

Article 59.6 of the Zoning Ordinance contains general development standards for most 
developments. These standards regulate the number and design of parking spaces, drive aisles, 
landscaping, lighting, and public and private open space. Based on the undisputed evidence at this 
stage, the Applicant’s proposal will be able to meet these standards, subject to review and 
modification of the particulars during site plan review. 
 

Conclusion 

Based on the foregoing analysis and after a thorough review of the entire record, including the 
Hearing Examiner’s Report issued April 7, 2025, the District Council concludes that the proposed 
reclassification and development will meet the standards set forth in the Zoning Ordinance, and 
that it will be consistent with the coordinated and systematic development of the Regional District 
under State law. 

 
Action 

The County Council for Montgomery County, Maryland, sitting as the District Council for 
that portion of the Maryland-Washington Regional District located in Montgomery County, 
Maryland, approves the following resolution: 

 
 
Local Map Amendment (LMA) H-156, requesting reclassification from the existing 
Industrial Moderate Zone (IM-2.5) to the Commercial Residential Neighborhood – 
Floating Zone (CRNF-1.25 C-0.0 R-1.25 H-60 Zone) of Parcel “D” in the 
subdivision known as “Gude North” as per plat thereof filed among the land records 
of Montgomery County, Maryland in Plat Book 118 as Plat No.13905, and 
identified as 7501-7515 Standish Place, 7519 Standish Place, 7529 Standish Place 
and 7609-7623 Standish Place (Tax Account No. 02224811), is hereby approved 
as requested and subject to the specifications and requirements of the Floating Zone 
Plan (Exhibit 45), provided that the Applicant files an executed Declaration of 
Covenants (Exhibit 44) reflecting the binding elements in the land records and 
submits to the Hearing Examiner for certification a true copy of the Floating Zone 
Plan approved by the District Council within 10 days of approval, in accordance 
with §§59.7.2.1.H.1.a. and b. of the Zoning Ordinance. 
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This is a correct copy of Council action. 

_______________________________ 
Sara R. Tenenbaum 
Clerk of the Council 
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I. CASE SUMMARY

Applicant: TriPointe Homes DC Metro Inc. 

LMA No. & Date of Filing: H-156, filed August 19, 2025.

Location: 7501-7515 Standish Place, 7519 Standish Place, 7529 

Standish Place and 7609-7623 Standish Place (shown below). 

1

Current Zone: Industrial Moderate Zone (IM-2.5, H-50’).   

Current Use: 48,810-square-foot, four-story office building with a 

surface parking lot. 

1 Depiction taken from Applicant’s Floating Zone Plan prepared by Applicant’s Engineers, Vika Maryland, LLC. 
(Exhibit 45). 
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Requested Zone: Commercial Residential Neighborhood – Floating 

Zone (CRNF-1.25, C-0.0, R-1.25 H-60 Zone). 
 

Proposed Use:  Construction of up to 210 dwelling units on the 

Property. 

 

MPDUs: Binding element requiring a minimum of 15 percent 

(15%) Moderately Priced Dwelling Units (MPDUs) 

as approved by the Montgomery County Department 

of Housing and Community Affairs (DHCA), 

consistent with the requirements of Chapter 25A of 

the Montgomery County Code. 

 
Consistency with Master Plan: Located within the 2006 Shady Grove Sector Plan, as 

amended by the 2021 Shady Grove Minor Master 
Plan Amendment.  Consistent with the Master Plan. 

 
Neighborhood Response:   None on record.  
 
Planning Board Recommends:  Approval  
 
Technical Staff Recommends:  Approval  
 
Hearing Examiner Recommends:  Approval 
 
District Council Votes Needed to Approve:  6 
 

 
II. STATEMENT OF THE CASE 

Tri Pointe Homes DC Metro Inc (the “Applicant”), by and through its attorneys, Lerch, 

Early & Brewer, Chtd., submitted Local Map Amendment (Floating Zone) (“LMA”) application 

number H-156 on August 19, 20252.  The Application sought to rezone the approximately 13.86-

acre site located at 7501 Standish Place, Derwood, Maryland, Tax Account Number 02224811 (the 

“Property”). The Applicant more specifically identified the Property as “Parcel D” in the “Gude 

 
2 The Application was certified by Maryland-National Capital Park and Planning Commission  staff (“Staff” or 
“Technical Staff”) on July 23, 2024, and accepted for filing y OZAH on August 19, 2024.  (Exhibit 1). 
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North” Subdivision, recorded in the Land Records of Montgomery County, Maryland in Plat Book 

118 as Plat No. 13905. Specifically, the Applicant’s proposal is to rezone the Property from its 

current IM-2.5 H-50 (Moderate Industrial) zoning classification to the CRNF-1.25, C-0, R-1.25, H-

60’ (Commercial Residential Neighborhood Floating Zone) zoning classification (the 

“Application”). According to the Applicant, the Application is intended to allow future 

redevelopment of the Property with a cohesive mix of townhomes and two-unit condominiums 

located within a new, organized street block system featuring common and public open space, as 

well as various residential amenities (the “Project”).  (Exhibit 38).   

The subject property is owned by IP DSC Moco Metro Park LLC.  Applicant provided a 

Letter of Authorization signed by Nicholas R. Smith, Vice President, authorizing the filing of this 

application by TriPointe Homes DC Metro Inc.  (Exhibit 2).  

Applicant provided an Affidavit of Posting confirming that signs were posted around the 

perimeter of the subject property in accordance with requirements of the Zoning Ordinance and 

OZAH procedures.  (Exhibit 41). Notice of the public hearing was mailed and posted on OZAH’s 

website on December 24, 2024, setting a hearing date for February 6, 2025.  Exhibit 29.  The public 

hearing proceeded as scheduled on February 6, 2025.  The Applicant presented four witnesses: 

Giovanni Esposito, Applicant’s Land Entitlements Manager; Mr. Sachin Kalbag and Michael 

Goodman, Applicant’s land planner and civil engineer respectively, with VIKA Maryland; and 

Nick Driban with Lenhart Traffic Consulting Incorporated, Applicant’s Traffic Engineer and 

Transportation Consultant.  T. 10, 11.3 

At the public hearing, the Applicant submitted revisions to its Floating Zone Plan (FZP)4.

On January 28, 2025, Applicant substituted prior submissions with an Amended Recreation Plan; 

3 References to the Transcript of the hearing are denoted with T. (page number). 
4 The original submission of the FZP was subsequently replaced by Exhibit 31 on January 28, 2025, and then again at 
the February 6, 2025 hearing with Exhibit 45 which was introduced as a hard copy at the hearing and the electronic 
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Amended Grading and Utility Plan; Amended Fire Department Access Plan; Amended Open Space 

Plan; Amended Circulation Plan (Exhibits 32, 33, 34, 35 and 36 respectively).  On February 3, 

2025, Applicant substituted its prior submission with an Amended Concept Storm Water Plan.  

(Exhibit 37).  On February 4, 2025, Applicant substituted prior submissions with an Amended 

Statement of Justification; Amended Traffic Statement and Amended Preliminary Forest 

Conservation Plan (PFCP) Composite.  (Exhibits 38, 39 and 40).      

III. FACTUAL BACKGROUND

A. Subject Property

The subject property is comprised of approximately 13.86 acres total and recorded as Parcel 

D in the “Gude North” Subdivision among the Land Records of Montgomery County, Maryland 

(the “Land Records”) at Plat No. 13905. The current zoning is IM-2.5, H-50’, and the Applicant is 

requesting to change the zone to CRNF-1.25, C-0.0, R-1.25, H-60’.  T.24.  Applicant’s Counsel 

clarified at the hearing that the total acreage is 13.86 although there are parts of the application that 

refer to 12.72 acres which is the net land area.  Id. 

According to Technical Staff, the eastern portion of the Property is located along Crabbs 

Branch Way, approximately 500 feet north of its intersection with East Gude Drive. The Property 

is bounded by a private road Standish Place to the north, west, and south. The site is irregularly 

shaped – rounded along the three sides that border Standish Place, with right-angle intersections 

where Standish Place meets Crabbs Branch Way on the eastern side of the Property.  (Exhibit 27 p. 

7).    

The Property is currently developed with four office buildings that range from one- to three-

stories in height and an associated surface parking lot with 649 spaces. The existing offices are 

occupied by tenants such as FedEx, an electrical equipment supplier, a data center, an engineering 

copy was submitted with the Hearing Examiner’s permission on February 12, 2025 prior to closing of the Record. 
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firm, an insurance agency, among others. According to the Maryland State Department of 

Assessments and Taxation (“SDAT”) records, the existing office complex was built in 1984 and 

has approximately 177,126 square feet of above grade floor area. The existing buildings are angled 

away and setback from the roadways (Crabbs Branch Way and Standish Place), with the surface 

parking located between the buildings and the street on all sides. The Property’s current vehicular 

access is provided via four curb cuts off Standish Place. (Id. p.10).

On the following pages are images and photographs of the subject property from the Staff 

Report.  
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B. Surrounding Area

The surrounding area is typically identified and characterized in a Floating Zone case.  The 

boundaries are defined by those properties that will experience the direct impacts of the use.  This 

area is then characterized to determine whether the FZP will be compatible with the impacted area.
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The Staff-defined Neighborhood (Neighborhood) is bordered by Indianola Drive and the 

homes that front onto Indianola Drive to the north and east, East Gude Drive to the south, and the 

Metro Rail Line to the west (Figure 1). The neighborhood contains predominantly moderate 

industrial (zoned IM-2.5, H-50’ and IM-2.5, H-70’) and single-family detached residential (zoned 

R-90 and R-200) uses as illustrated in Figure 1 (Vicinity/Staff Delineated Neighborhood); Figure 2

(Zoning Vicinity Map) and Figure 4 (Zoning Property Map) of the Technical Staff Report 

reproduced below (Exhibit 27, p. 5 and 6).
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             Exhibit 27, p. 6

Technical Staff provided a detailed description of the surrounding area as follows:

North: Directly north of the Site, across Crabbs Branch Way, is the American National Red 
Cross building (zoned IM-2.5, H-50’). To the north, across Standish Place, there are
additional moderate density industrial office parks, with tenants such as a software 
company, a medical equipment supplier, a cleaning service, and engineering consultants. 
Further north along Crabbs Branch Way are industrial office parks up to Indianola Drive 
and part of the Derwood Station single-family residential neighborhood (zoned R-90). The 
Shady Grove Metro Station and associated mixed-use development in the CR zone are 
approximately one mile northwest of the Subject Property.    

East: To the east of the Property, along Crabbs Branch Way, is the American Society of 
Plant Physiology building (zoned IM-2.5, H-50’) and an office building (zoned CRT-2.5, 
C-2.0, R-0.5, H-80’) with tenants such as a fingerprinting service, a real estate office, and a 
house cleaning service. Further east is a continuation of the Derwood Station single-family 
neighborhood (zoned R-90 and R-200). 

South: Immediately south of the Property, along Standish Place, are industrial uses (zoned 
IM-2.5, H-50’ and IM-2.5, H-70’), such as an FDA office, a publisher, and a media office. 

West: Directly west of the Property across Standish Place are additional industrial uses 
(zoned IM-2.5, H-50’) with tenants such as a media company, telehealth services, and an 
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engineering consultant. One block west of the Property is the rail line for WMATA Metro.  
 

Id. p. 5. 

C. The Applicant’s Proposal 

The Applicant is proposing to rezone the Property from approximately 13.86  acres of land from 

the Moderate Industrial (IM-2.5) Zone to the Commercial Residential Neighborhood Floating 

(CRNF-1.25, C-0.0, R-1.25, H-60’) Zone to accommodate the redevelopment of the existing 

suburban office complex and surface parking lot to a new residential community with up to 210 

dwelling units, constructed within a single phase. According to Staff, at this time, the dwelling unit 

types are anticipated to be two-over-twos and rear-loaded townhouses , with the final unit mix to 

be determined at the time of Site Plan. As currently proposed, the two over-twos are dispersed along 

the northern and southern portions of the Property along Standish Place, and the townhouses are 

interior to the site.  (Exhibit 27, p. 12). The Applicant’s proposed plans are outlined in detail in 

Applicant’s Land Planning Report which further explains that a maximum of 210 dwelling units 

can be accommodated on the site, which amounts to 754,818 gross square feet of development and 

a FAR of 1.25 of development. The number of dwelling units and mix of units will be established 

during the Site Plan phase and will not exceed 210 or the FAR allowed for the site.  (Exhibit 19, 

p.8). 

Applicant called Mr. Sachin Kablag a Land Planner with Vika Maryland LLC, as an expert 

witness, who testified that he has 25 years of experience in land planning, development architecture 

and urban design.  T. 28. Mr. Kablag explained that the property is currently sited with 

approximately four office buildings between one and three stories, two of which are interconnected 

and mostly vacant. It is surrounded by a parking lot - about 600 parking spaces – which he described 

as “…a very typical development from the Seventies where the office building is located towards 

the center and surrounded by a parking lot”.  T. 34.  He explained that the proposed development 
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will improve the character of the surrounding neighborhood and support some of the single-family 

and townhome communities towards the north and will enhance the immediate vicinity by taking 

this very large property and reducing it to more compact, walkable blocks of street facing 

condominiums and townhomes.  T. 36, 37.  The Staff report explains that the Project is organized 

around a grid of private streets and alleys that create small blocks, with residences positioned close 

to the streets. The exact location of the access points will be based on sight distance and finalized 

at the time of Site and Preliminary Plan. Vehicular access will be restricted to Standish Place, but 

the Project will be accessible via Crabbs Branch Way to pedestrians. The Applicant is proposing to 

consolidate the current four access points into three access points, maintaining two of the existing 

and adding one on the northern boundary of Standish Place. An activated one-acre central park 

space is located directly off Crabbs Branch Way. A pedestrian promenade frames the western side 

of the central park.  (Exhibit 27, p. 12). 

1. Floating Zone Plan

 Under Zoning Ordinance §59.7.2.1.B.2.g., every application for rezoning to a Floating Zone 

must be accompanied by a Floating Zone Plan (FZP) that contains required information and often 

a list of “binding elements” that restrict future development of the property. The Applicants have 

submitted the required plan. Exhibit 45. An excerpt of the FZP showing the proposed building 

layouts, drive aisles, road reservations, and forest conservation areas is reproduced on the following 

page.
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Exhibit 27, Figure 10 at p. 13
2. Binding Elements and Process

The Applicant’s Floating Zone Plan has the following four (4) binding elements:

1. The development must provide a minimum of 15 percent (15%) Moderately Priced 

Dwelling Units (MPDUs) as approved by the Montgomery County Department of 

Housing and Community Affairs (MCDHCA), consistent with the requirements of 

Chapter 25A.

2. The development must provide at least 10 percent (10%) of the site area as open space,

allocated proportionally by use (townhouse and multifamily) between Common and 

Public Open Space.
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3. The Central Park open space, identified illustratively on the Floating Zone Plan, must be 

made accessible to the public. The final size, design, and programming of the Central Park 

will be determined at time of Site Plan. 

4. Vehicular access to the Site will be limited to Standish Place. 

Consequently, and consistent with these binding elements, Staff recommended that 

regarding process, at the time of Preliminary Plan and/or Site Plan approval, the Applicant must 

address the following: 

a) The final design and amenities of the Central Park and open spaces throughout the site,

consistent with the Open Space Exhibit included in the Floating Zone Plan. 

b) The distribution of the MPDUs across unit types, as approved by MCDHCA. 

c) The Crabbs Branch Way Street design in compliance with the Complete Streets Design 

Guide. 

d) The alignment and location of site access points on Standish Place. 

e) The delivery of a noise study due to proximity to Crabbs Branch Way and the rail line to 

the west of the Subject Property.   

(Exhibit 27, p. 3). 

3.  Access

The Staff Report outlines how the Project is organized around a grid of private streets and 

alleys that create small blocks, with residences positioned close to the streets. The exact location of 

the access points will be based on sight distance and finalized at the time of Site and Preliminary 

Plan. Vehicular access will be restricted to Standish Place, but the Project will be accessible via 

Crabbs Branch Way to pedestrians. The Applicant is proposing to consolidate the current four access 

points into three access points, maintaining two of the existing and adding one on the northern 
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boundary of Standish Place. An activated one-acre central park space is located directly off Crabbs 

Branch Way. A pedestrian promenade frames the western side of the central park. The pedestrian 

promenade has been incorporated in the site’s Fire Department Access plan and will also serve 

as a fire access lane in times of emergency.  (Exhibit 27, p. 12; T. 41). 

 Vehicular access to the Site is provided via Standish Place, a private, two-lane road that 

connects to Crabbs Branch Way on both ends and surrounding the Subject Property. Standish Place 

serves the Site and several adjacent properties. As currently proposed, three access points will 

connect to Standish Place. Private Street A will replace an existing access along the south side of 

the Property and create a new access connection on the north side of the Property. This street 

provides both north to south and east to west circulation within the Property. Several private alleys 

will also connect to Private Street A and provide access to parking for the proposed residences. 

Private Street B, which runs east to west between Standish Place and Private Street A, will replace 

an existing driveway access on the west side of the Property.  (Id., p. 17). 

 As noted earlier in this Report, the proposed Floating Zone Plan has a binding element that 

limits vehicular access to the Site to Standish Place.  The following pages contain Applicant’s 

illustrations of vehicular and non-motorized circulation. 
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Exhibit 27, p. 18. Figure 15 
Vehicular Circulation
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            Exhibit 27, p. 18. Figure 16 
            Non-motorized Circulation
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4.  Environment 

Planning Staff outlined in the Technical Report (Exhibit 27 at p. 31) that this Application 

satisfies all the applicable requirements of the Forest Conservation Law, Montgomery County 

Code, Chapter 22A and is in compliance with the Montgomery County Planning Department’s 

Environmental Guidelines. 

 The Staff Report outlines that a Natural Resources Inventory5/Forest Stand Delineation6

No. 420241620 was approved on April 9, 2024. The Site includes no streams, stream buffers, 

wetlands, forests, or other environmental features. The Property is in the Rock Creek Watershed, 

a Use Class IV Stream. (Id. p. 19).  The NRI/FSD identifies areas of steep slopes 25% and greater 

located primarily on the northern and eastern boundaries. The Property contains several specimen 

trees. There are no known occurrences of rare, threatened, or endangered species on the Property. 

The Application is in conformance with the Environmental Guidelines as there is no disturbance 

proposed within any environmental features. The Subject Property is currently developed and 

contains no forest, streams, stream buffers, or other environmental features. (Id. p. 31)

A Preliminary Forest Conservation Plan No. F20250010 was reviewed and approved by 

the Planning Board.  (Exhibit 28).  The Subject Property is proposed to be zoned CRNF-1.25, C-

0.0, R-1.25, H-60’, which according to Staff is classified as Mixed-Use Development Area as 

defined in Section 22A-3 of Chapter 22A of the Montgomery County Forest Conservation Law 

(FCL) and specified in the Trees Technical Manual. The afforestation requirement is 15% of the 

net tract area and the conservation threshold is 20%. With the addition of 0.46 acres of off-site 

disturbance, the Net Tract Area is 13.19 acres. There is no forest on the Property and the forest 

 
5 Hereafter NRI 
6 Hereafter FSD 
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conservation requirement is 1.98 acres, which will be met off-site or by payment of fee-in-lieu.  

(Exhibit 27, p. 31).

Applicant also presented to the Planning Board an application for a tree variance for the 

removal of six (6) specimen trees from the property.  (Exhibit 27, Attachment C).

The following table from Applicant’s tree variance application lists the six (6) specimen 

trees for which Applicant sought a variance to impact or remove:

            Exhibit 24, p. 1

Following Planning Board action, Applicant submitted an Amended Preliminary Forest 

Conservation Composite Plan.  (Exhibit 40)

D. Community Concerns

There were no appearances at the public hearing from anyone expressing concern about 

this application. The Planning Staff’s Technical Report stated that no correspondence was received 

from the public in connection with this application, and that the Applicant had met all signage and 

notice requirements. (Exhibit 27, p. 20). Staff did not receive correspondence about the Subject 

Application. (Id).  Per Section 59.7.5.1, the Applicant is not required to hold a pre-application 
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community meeting for a Local Map Amendment application. 

IV. FINDINGS AND CONCLUSIONS 

A floating zone is a flexible device that allows a legislative body to establish development 

standards and uses for a particular district before “attaching” to individual properties.  The zone 

may be applied to individual properties with the approval of a Local Map Amendment.   

For approval, the District Council must find that the proposal will meet the standards 

required by the Zoning Ordinance and that it will be consistent with a coordinated and systematic 

development of the Regional District.  See, Md. Land Use Art., §21-101(a) and (b).  While many 

of the site-specific requirements for development are addressed by later approvals, the Zoning 

Ordinance contains various standards, or “Necessary Findings” that the Council must make.  These 

standards incorporate the requirements of other sections of the Zoning Ordinance, as set forth 

below. 
 

 A.  The “Necessary Findings” Required by Zoning Ordinance §59.7.2.1.E.2.  

1.  Substantial Conformance with the Master Plan 

Several sections of the Zoning Ordinance require an applicant to demonstrate that the 

proposed rezoning conforms to the applicable Master Plan:

Section 7.2.1.E.1.a.  For a Floating zone application the District Council 
must find that the floating zone plan will:

a. substantially conform with the recommendations of the applicable 
master plan, general plan, and other applicable County plans;

*   *  *

Section 59.7.2.1.E.1.b:  …further the public interest…

*    *   *

Section 59.7.2.1.c: …satisfy the intent and standards of the proposed 
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zone…

*   *   *

Section 59.5.1.2.A.1.  (Intent of Floating Zones):  Implement 
comprehensive planning policies by… furthering the goals of the 
general plan, applicable master plan, and functional master 
plan… 

 
 

Applicant’s expert witness, Mr. Michael Goodman, a Civil Engineer and Executive Vice 

President of VIKA Maryland, testified on Applicant’s behalf that the property is located within 

the 2006 Shady Grove Sector Plan, which was also subject to the 2021 Minor Master Plan 

Amendment and that his is familiar with this project having served as the Civil Engineer on the 

application.  T. 89.  This is confirmed by Technical Staff.  (Exhibit 27, p. 20-21).

According to the Staff Report, the office park property at 7501 Standish Place is in the 

Crabbs Branch Office Park District in the 2021 Shady Grove Minor Master Plan Amendment 

(Master Plan) area. The Master Plan notes that the Crabbs Branch Office Park is an “office park 

with a broad array of technology, biotechnology, industrial/flex, and office development uses in 

the 100-acre area” (p. 64). The Master Plan confirmed the Moderate Industrial (IM 2.5, H-50’) 

Zone or similar IM zones for several properties in the office park. According to the Staff Report, 

residential development was not specifically recommended or addressed for properties in the office 

park. The proposed rezoning seeks to change the Property’s zone from the Moderate Industrial 

(IM 2.5, H-50’) to the Commercial Residential Neighborhood Floating (CRNF 1.25, C0.0, R-1.25, 

H-60’). Although the Master Plan does not provide property-specific recommendations, the Project 

advances the Master Plan’s broader vision for the Shady Grove area as a mixed-use and pedestrian-

oriented environment with attractive streetscapes, distinctive architecture, and a sense of place that 

is complemented with amenities and mobility options (p. 1). This vision is achieved by the 

redevelopment’s proposed varying housing typologies, internal network of private streets and 
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alleys creating a smaller and more compact development pattern, and the new central park area 

that will serve as an amenity for the future residents and surrounding community members. (Id).     

Staff analysis is that the Master Plan envisions the future of the Shady Grove Metro Station area 

as a mixed-use and pedestrian-oriented environment with “attractive streetscapes, distinctive 

architecture, and a sense of place that is complemented by public facilities and amenities, and new 

mobility options” (p. 1). The Project conforms with the Master Plan’s overall vision of creating a 

mix of residential uses within a walkable neighborhood format.  (Id.) 

Regarding the County’s General Plan, Thrive Montgomery 2050 which is the County’s 

long-range planning guide for development and growth, Staff concluded that the proposed 

rezoning is strongly aligned with two of the General Plan’s overarching objectives – promoting 

compact growth along corridors7 and diversifying and adding to the housing stock for the county8. 

(Exhibit 27, p. 23).  Staff further provided the following analysis of this rezoning proposal in light 

of Thrive: 

“Compact Growth: Corridor-Focused Development 
The map on page 71 of the General Plan identifies Shady Grove (where the Subject Property is 
located) as a “large activity center,” meaning it is envisioned as the highest intensity area generally 
characterized by significant residential and/or commercial density, either existing or planned, and 
typically close to high-quality transit. This suggests that the Shady Grove area generally has the 
infrastructure to support additional development to “maximize the efficiency of land use and public 
investment” (p. 73). This project in particular proposes infill residential development on a property 
where the existing suburban office space has been largely vacant over a significant period of time. 
“Specific policies from the Compact Growth chapter addressed by the Application include: 

• Improve the environmental sustainability of growth by encouraging infill and 
redevelopment to curb sprawl and bring areas built out in an era with little or no 
environmental regulations up to robust standards for stormwater management and other 
state-of-the-practice environmental standards.
• Limit growth beyond corridors to compact, infill development and redevelopment in 
Complete Communities to prevent sprawl (p. 73). 

“Housing for All

 
7 At page 70 
8 at page 121 
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Page 131 of the General Plan states:
Montgomery County has an insufficient supply of housing. The current supply does not
meet the needs of current or future households. A significant mismatch of supply and
demand exists, where demand exceeds supply, raising the price of housing for both  
renters and those who want to own their home. 
 
“The proposed redevelopment would provide up to 210 additional dwelling units to 
Montgomery County residents, helping to address the insufficient supply of housing. One 
of the primary recommendations of the Housing chapter is to encourage the production of 
more housing to better match supply with demand (p. 132). Another key recommendation 
is to diversify the housing stock across incomes, building types, and geography, which this 
development achieves through its diversity of unit types (townhouses and two-over-twos) 
and will achieve through its unit sizes, which will be refined during subsequent regulatory 
reviews. 

“Specific policies the Application addresses from the Housing for All chapter include:
• Expand opportunities to increase residential density, especially along major corridors  
and in locations where additional housing can assist in the development of Complete  
Communities. 
• Facilitate the development of a variety of housing types in every part of the county but  
especially in areas near transit, employment, and educational opportunities (p. 132)” 

 
(Exhibit 27, p.23 – 24). 
 
 Staff concluded that the Project would further the public interest by providing more 

housing within the county, yielding up to 210 additional residential units, at a convenient, transit-

accessible location along a compact growth corridor. (Exhibit 27, p.24).  In addition, the Project 

will provide government regulated units (a minimum of 15% MPDUs) where none currently exist. 

The Property is adjacent to many industrial employment establishments, creating a central and 

desirable location for housing approximately one mile south of the Shady Grove Metro Station.

Additionally, the integration of housing into the existing underutilized office and surface parking 

complex supports the Master Plan’s vision for a mixed-use and pedestrian-oriented community 

with “attractive streetscapes, distinctive architecture, and a sense of place that is complemented by 

public facilities and amenities, and new mobility options” (Id).

The Planning Board concluded that the proposed CRNF-1.25, C-0.0, R-1.25, H-60’ Zone 
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and the associated Floating Zone Plan are consistent with the 2021 Shady Grove Minor Master 

Plan Amendment; satisfy all applicable requirements and findings for approval of a Local Map 

Amendment as specified in the Montgomery County Zoning Ordinance, and that the applicant has 

met the burden of proof by showing that the proposed zone is in the public interest and will not 

alter the character of the surrounding neighborhood.  (Exhibit 28). 

The Hearing Examiner finds that the proposed FZP is consistent with and furthers the goals 

of the plans and the public interest. 

2.  Compatibility9

Several sections of the Zoning Ordinance require the District Council to analyze the 

compatibility of the proposed FZP with adjacent uses and the surrounding area.  The application 

must: 

Section 7.2.1.E.1.c.: satisfy the intent and standards of the proposed zone and, to 
the extent the Hearing Examiner finds it necessary to ensure compatibility, meet 
other applicable requirements of this Chapter; 

 

*  *  * 

 
Section 5.1.2.C. (Intent of Floating Zones). Ensure protection of 
established neighborhoods by: 

1. establishing compatible relationships between new development 
and existing neighborhoods through limits on applicability, density, and 
uses;
2. providing development standards and general compatibility 
standards to protect the character of adjacent neighborhoods; and
3. allowing design flexibility to provide mitigation of any negative 
impacts found to be caused by the new use. 

*   *   *
 

9 Section 59.7.2.1.E.1.d also addresses compatibility, but only when the existing zone is a Residential Detached Zone: 
“ …when applying a non-Residential Floating zone to a property previously under a Residential Detached zone, not 
adversely affect the character of the surrounding neighborhood.”  The IM-2.5 zone is not a residential detached zone.  
Zoning Ordinance, §59.2.1.3.C.1.  For this reason, the Hearing Examiner need not address this standard. 
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Section 5.3.2.C. (Purpose of Commercial/Residential Zones). The 
purpose of the Commercial/Residential Zones is to … provide mixed-use 
development that is compatible with adjacent development. 

 
Section 7.2.1.E.1.d. be compatible with existing and approved adjacent 
development… 

 
 Staff determined that the project would be compatible with adjacent and surrounding 

development.  Applicant’s experts testified that to proceed the project would have to undergo site 

plan approval as well, which is where most of the development standards are set.  T. 54.

Staff opined that the Project achieves compatibility with its surrounding context through 

deliberate building placement (lot size, setbacks, overall density) and appropriate siting of 

proposed residential uses. The maximum FAR of 1.25 is consistent with the current zone’s FAR, 

and the proposed height increase of 10 feet (from 50 to 60 feet) is consistent with the surrounding 

buildings – the office property directly east is 80 feet, and the office property immediately south 

is 70 feet. Massing is strategically located orthogonal to the street to foster a consistent 

neighborhood character and provide direct and primary access to each dwelling unit.  

Redevelopment of the Property replaces four aging, low-rise office buildings—featuring 

significant setbacks evocative of 1980s era office parks and expanses of surface parking located 

between the buildings and streetscape—with a compatible, walkable residential community. 

Density is regulated by applicable zoning limitations on contiguous dwelling units in a building 

group and required vehicular circulation and access. The development standards, discussed below, 

will produce a compatible site design and layout that is harmonious with the character of the 

existing context.  

The addition of residential uses to the area will not cause a negative impact on the  

surrounding neighborhood.  (Exhibit 27, p. 27-28). 

Conclusion:  Based on this record, the Hearing Examiner agrees with Staff that the Project will 
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transform this aging office park and expanses of surface parking on-site into a high-quality 

residential community organized around a series of smaller compact, tree-lined street blocks. The 

new street grid, proposed perimeter landscaping, and strategically sited dwelling units fronting 

along Standish Place will promote compatibility and appropriately transition the Site into the 

surrounding community. The office heights directly surrounding the Subject Property are between 

50 and 80 feet, making the proposed 60 feet compatible with the surrounding uses. The planned 

location of the open space (Central Park Space) on Crabbs Branch which is a public street provides 

interconnectivity between this development and surrounding properties.  Furthermore, the 

residential use would be appropriately integrated with the Derwood Station residential 

neighborhood just east of Crabbs Branch Way.  This standard has been met.

 

3.  Adequate Public Facilities/Public Interest

Several sections of the Zoning Ordinance require an applicant for a Floating Zone to 

demonstrate that public facilities will be adequate to serve the property.  The Council must find 

that the application meets the following standards: 

Section 7.2.1.E.1.e:  generate traffic that does not exceed the critical lane 
volume or volume/capacity ratio standard as applicable under the 
Planning Board’s LATR Guidelines, or, if traffic exceeds the applicable 
standard, that the applicant demonstrate an ability to mitigate such 
adverse impacts; and… 
 

*  *  * 
Section 7.2.1.E.1.b: further the public interest…

*  *  * 

Section 7.2.1.E.1.c.: satisfy the intent and standards of the proposed zone 
and, to the extent the Hearing Examiner finds it necessary to ensure 
compatibility, meet other applicable requirements of this Chapter;

*  *  *

Page 37 Attachment to Resolution No.: 20-850



Local Map Amendment H-156 TriPointe Homes DC Metro Inc.
Hearing Examiner’s Report and Recommendation Page 28

Section 5.1.2.A.2: (Intent of the Floating Zones).  “…implement 
comprehensive planning objectives by…ensuring that the proposed uses 
are in balance with and supported by the existing and planned 
infrastructure…”

Technical Staff analyzed this Project against the 2020-2024 Growth and Infrastructure 

Policy which requires mode-specific adequacy tests for any project estimated to generate 50 or 

more net new peak hour person trips.  (Exhibit 27, p. 30).  The current use on the Site is a 180,058 

square foot office building. The proposed maximum of 210 residential units, consisting of 120 

single-family attached units and 90 multifamily housing units (two-over-twos) are estimated to 

generate a net decrease of 199 person trips in the morning peak hour and a net decrease of 161 

person trips in the evening peak hour. Therefore, the LATR review is satisfied. A summary of the 

trip generation analysis is provided in Table 3 of the Staff Report reproduced on the next page:

Exhibit 27., p. 30
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Mr. Michael Goodman testified that the site is currently served by water sewer, electric 

and communication which are all immediately adjacent to the property and that even though the 

office building at the site does not use gas, there is gas adjacent to it as well.  T. 92.  He further 

testified that these utilities are adequate to support the propose new housing, and that they had 

some initial coordination with the Washington Suburban Sanitary Commission, and they have 

expressed that there's no capacity issues for water and sewer and have also been working with the 

Applicant's dry utility consultant who specializes with the electric and gas and they have also stated 

that there are no capacity issues.  Id. 

B.  The Intent and Standards of the Zone (Section 59.7.2.1.E.2.c) 

As already stated, Section 59.7.2.1.E.2.c of the Zoning Ordinance requires the District 

Council to find that the FZP “satisfy the intent and standards of the proposed zone.”  The Zoning 

Ordinance includes an “intent” clause for all Floating Zones and a “purpose” clause” for any 

particular zone requested.  Several of these have already been analyzed earlier in this Report.  

The balance of the intent findings for Floating Zones and the purposes of the ILF Zone are 

discussed below.   

 1.  Intent of Floating Zones (Section 59.5.1.2) 

 The intent of Floating Zones is in Section 59.5.1.2 of the Zoning Ordinance. The Hearing 

Examiner has already discussed whether the application has met the intent Sections 59.5.1.2.A.1 

and 2.  This section discusses whether the FZP meets the remaining intents of the CRF Zone.

Section 59.5.1.2.A.3  … The intent of the Floating zones is to: 

A.   Implement comprehensive planning objectives by… 
 
3. allowing design flexibility to integrate development into circulation 
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networks, land use patterns, and natural features within and connected to 
the property… 

Staff found that the FZP meets this standard because the Project, among other things, 

“…capitalizes on the Project’s convenient and transit-accessible location to increase the amount 

of housing available in an area with the infrastructure to support it. The Project represents efficient 

and sustainable land use by redeveloping an underutilized site that will connect future residents to 

the surrounding community and regional destinations”. (Id. p. 26.) 

 Mr. Sachin Kalbag, Planning and Design Leader with VIKA testified on Applicant’s behalf 

about the infrastructure and buildings in the surrounding area.  He testified that south of the subject 

property are some industrial warehouses, with the same IM-2.5 H-50’ zoning as what is on the site 

now; that to the north of Crabbs Branch there is a two-story American Red Cross building, and 

further north of that there are some single-family homes that are zoned R-200 and R-90.  Mr 

Kalbag further testified that about a mile north of the property is the Shady Grove Metro Station, 

and further to the west of the property is MD 355 or Rockville Pike.  He testified that this project 

takes this very large property with approximately four office buildings between one and three 

stories surrounded by a 600-space parking lot, and break them down into more compact blocks 

and then orients the buildings to be street facing.  T. 38.  The project seeks to locate a public space 

at the intersection of Monona and Crabbs Branch anchoring the property at that intersection.  T. 

39  

B.   Encourage the appropriate use of land by: 
1. providing flexible applicability to respond to changing economic, 
demographic, and planning trends that occur between comprehensive 
District or Sectional Map Amendments; 
2. allowing various uses, building types, and densities as determined by a 
property’s size and base zone to serve a diverse and evolving population; 
and 
3. ensuring that development satisfies basic sustainability requirements 
including: 
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a. locational criteria,
b.   connections to circulation networks, 
c.   density and use limitations,
d. open space standards, 
e.   environmental protection and mitigation;

Mr. Kalbag testified that this project meets the housing for all goals of the general 

plan by providing a wider variety of housing stock in this area which is also crucial to 

reducing environmental impacts. T. 46.  He described this type of housing stock as the 

“missing middle” because they are not exactly single-family homes, nor are they luxury 

condos.  They are townhouses with a higher number of moderately priced housing units 

than is required by the County.  T. 50. He also explained that the project will utilize existing 

water and sewer lines that will not require off-site upgrades and will also meet all applicable 

adequacy of public facilities requirements as demonstrated by school and transportation 

tests. T.47. 

Conclusion:  The Hearing Examiner agrees with Staff and finds that this rezoning supports the 

County’s objective of providing a range of housing types, including affordable housing, near a 

major transit facility that will improve the environment and will not overburden public facilities 

with vehicle trips. The proposed residential uses are in balance with and are supported by the 

existing and planned infrastructure with flexible applicability to changing economic, demographic, 

and planning trends as supported by Thrive 2050, which was approved after the Master 

Plan.

The Project meets the intent of the CRNF Floating Zone to serve a diverse and evolving 

population with multiple unit types and a neighborhood design that is built on compact street 

blocks to encourage pedestrian activity. Proposed building groups are sited orthogonal to the street 

and modulated so not to exceed eight dwelling units in length in order to maintain appropriate 
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pedestrian scale.

The Project proposes tree-lined compact street blocks featuring continuous sidewalks, strategically 

sited around a central park area and pedestrian promenades that promote walkability and healthy 

living. Modern stormwater management will be implemented on-site through environmental site 

. This standard 

has been met. 

2. Purpose of the Commercial Residential Floating Zones (Section 59.5.3.2) 
 

In addition to meeting the intent of Floating Zones, the FZP must meet the purpose of the 

specific zone requested because a floating zone was not specifically recommended by the Master 

Plan.10 Per Section 59.5.3.1 of the Zoning Ordinance there are three (3) categories of 

Commercial/Residential Floating zones. These zones are mapped using the zone's initials followed 

by the maximum allowed total, commercial, and residential densities and maximum allowed height 

as limited by Division 5.3. Zones are established at density increments of 0.25 FAR and height 

increments of 5 feet:

Commercial Residential Neighborhood – Floating (CRNF# C# R# H#) 

Commercial Residential Town – Floating (CRTF# C# R# H#)

Commercial Residential – Floating (CRF# C# R# H#).

Applicant here seeks to rezone the subject property to CRNF-1.25, C-0.0, R-1.25 H-60 Zone.

The purposes of the CRNF Zone are in Section 59.5.3.2. The Hearing Examiner has already 

discussed the Section.

Section 5.3.2. Purpose
The purpose of the Commercial/Residential Floating zones is to:
A. allow development of mixed-use centers and communities at a range of densities and 

heights flexible enough to respond to various settings;
 

10 Zoning Ordinance Section 59.5.3.5.A.2 
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B. allow flexibility in uses for a site; and
C. provide mixed-use development that is compatible with adjacent development. 

 
Staff concluded that the FZP met this standard, restating that the FZP. The proposed 

development capitalizes on the Project’s convenient and transit-accessible location to increase the 

amount of housing available in an area with the infrastructure to support it. The Project represents 

efficient and sustainable land use by redeveloping an underutilized site that will connect future 

residents to the surrounding community and regional destinations.  (Exhibit 27, p. 26). 

Mr. Kalbag testified to how the proposed project meets these purposes.  He testified that 

the project has been strategically designed to respond to the demand for housing with the County, 

within the Derwood Community by providing a compatible transition to the neighborhood, with a 

building design where the fronts of the houses face the street with parking spaces and garages 

internal to the development.  T. 54 to 56. 

Mr. Kalbag while conceding that the design details will be set at site plan, pointed out that 

the binding element11 that requires that the Central Park open space, identified illustratively on the 

Floating Zone Plan, must be made accessible to the public was set to meet the above goals of this 

zone.  He acknowledges some topographical challenges posed by the 8 to 10 foot drop from Crabbs 

Branch to the park, that will need to be addressed at site plan in order to make this happen, 

however, the fact that access to the park is stated in a binding element is sufficient for purposes of 

reviewing the zoning change.

Conclusion: The Hearing Examiner already found that the FZP furthers the purpose of §5.3.2.C in

Part IV.A.2 of this Report (relating to compatibility of the use with surrounding development). 

The remaining purposes listed here are redundant given the findings already made. The FZP uses 

 
11 See binding element number 3 in Section III.C.2 earlier in this Report. 
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the proximity to the Shady Grove metro station to accomplish the County’s goal of increasing 

housing near mass transit and seeks to improve this project transition the surrounding 

neighborhood through the provision of public open space. This standard has been met. 

C.  Applicability of a Floating Zone (§59.5.1.3) 

 Section 59.5.1.3 of the Zoning Ordinance has some specific applicability requirements.  A.   

A Floating zone must not be approved for property that is in an Agricultural or Rural Residential 

zone.12  This provision does not apply because the subject problem is not in an agricultural or rural 

residential zone.  If a Floating zone is recommended in a master plan, there are no prerequisites 

for an application.13 Similarly this provision does not apply because the applicable Master Plan 

did not recommend a Floating Zone.  Therefore, the specific requirements and prerequisites 

outlined in Section 59.5.1.3.C of the Zoning Ordinance must be analyzed instead.    

1. The maximum allowed density is based on the base zone and on the size of the tract  
as stated in Division 5.2 through Division 5.5. Any density bonus requested under 
Chapter 25A may be added to the density allowed under Division 5.2 through Division 
5.5 and included in the units per acre or FAR of the zone requested; 
 

According to Staff, no density bonus (MPDU or otherwise) is proposed as part of the 

Project. The Project is proposed at 1.25 FAR and 60-feet in height, which is within the maximum 

density for the current IM-2.5, H-50’ zone, excluding the height. The Project will comply with (1)  

the maximum allowable residential density of 1.25 FAR and (2) the maximum 60-foot height of 

the requested CRNF 1.25, C-0.0, R-1.25, H-60’ Floating Zone.  (Exhibit 27, p. 25). 

3. Non-Residential Base Zone – When requesting a Floating zone for a property with a  
non-Residential base zone there are no prerequisites for an application. 
 
Staff correctly point out that the Property is currently located in a Moderate Industrial (IM) 

 
12 Subsection A. 
13 Subsection B. 
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zone, which is a non-residential base zone. Accordingly, there are no prerequisites for this 

Application.

D.  Development Standards and Uses Permitted in the CRF Zone (Div. 59.5.3)

Section 59.5.1.3 of the Zoning Ordinance provides states that if a Floating Zone is 

recommended in a master plan, there are no prerequisites for an application.  Instead, according to 

Staff, the following density limits apply:

(Exhibit 27, p. 25).

B. Setback and Height
2. Setbacks from the site boundary and maximum height are established by the 
floating zone plan. All other setbacks are established by the site plan approval 
process under Section 7.3.4.

The proposed setback from the Crabbs Branch Way site boundary is 10 feet. The proposed 

setback from Standish Place is 30 feet. The proposed maximum height is 60 feet. The proposed 

setbacks and height comply with the Zoning Ordinance requirements.  (Exhibit 45).

3. Height must satisfy the compatibility standards for the applicable building type 
under Section 4.1.8.B.

According to Staff, the proposed 60 feet height meets the compatibility standards under 

Section 4.1.8.B for any building type in a Floating Zone. At the time of Site Plan, the project 

must take its height measurement from the average grade along the building facing the applicable 
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abutting or confronting property, per Section 59.4.1.8.B.3. of the Zoning Ordinance.  (Id. p. 26). 

1.  Uses and Building Types Permitted (§§59.5.1.3) 

 Section 59.5.3.3 of the Zoning Ordinance limits the land uses allowed in the 

Commercial/Residential Floating Zones (CRNF) to “only” those uses allowed in the CRN Zone. 

Multi-unit living is permitted in the CRN Zone and this standard is met. Any building type is 

allowed in the Commercial/Residential Floating Zone, thus, the multi-family buildings are 

permitted in the requested zone.

3. Development Standards for CRNF-1.25, C-0.0, R-1.25, H-60’ Zone (Section 
59.5.1.3.C) 

 

According to Staff, the design of the development will be finalized and reviewed by the 

Montgomery County Planning Board at the time of subsequent Preliminary Plan and Site Plan 

review. The Project will meet the Development Standards for the CRNF-1.25, C-0.0, R-1.25, H-

60’ Zone as illustrated in the tables from the Staff report shown on the following two pages: 
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(Id. p. 29)
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(Exhibit 27, p. 29).

3.  Requirements of Article 59.6

Article 59.6 of the Zoning Ordinance contains general development standards for most 

developments.  These standards regulate the number and design of parking spaces, drive aisles, 

landscaping, lighting, and public and private open space.  Based on the undisputed evidence at this 

stage, the Applicant’s proposal will be able to meet these standards, subject to review and 

modification of the particulars during site plan review.

V. RECOMMENDATION

For the foregoing reasons, the Hearing Examiner concludes that the proposed 

reclassification and Floating Zone Plan will meet the standards set forth in the Zoning Ordinance 

and that it will be consistent with a coordinated and systematic development of the Regional 
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District, under State law. Therefore, I recommend that Local Map Amendment Application No. 

H- 156, requesting reclassification from the existing Industrial Moderate Zone (IM-2.5) to the 

Commercial Residential Neighborhood – Floating Zone (CRNF-1.25 C-0.0 R-1.25 H-60 Zone) of 

Parcel “D” in the subdivision known as “Gude North” as per plat thereof filed among the land 

records of Montgomery County, Maryland in Plat Book 118 as Plat No.13905, and identified as 

7501-7515 Standish Place, 7519 Standish Place, 7529 Standish Place and 7609-7623 Standish 

Place.   (Tax Account No. 02224811), be approved as requested and subject to the specifications 

and requirements of the Floating Zone Plan (Exhibit 45), provided that the Applicant files an 

executed Declaration of Covenants (Exhibit 44) reflecting the binding elements in the land records 

and submits to the Hearing Examiner for certification a true copy of the Floating Zone Plan 

approved by the District Council within 10 days of approval, in accordance with §§59.7.2.1.H.1.a. 

and b. of the Zoning Ordinance.

Issued April 7, 2025.

Respectfully submitted, 

     Khandikile Mvunga Sokoni  
     Hearing Examiner 
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OFFICE OF ZONING AND ADMINISTRATIVE HEARINGS
MONTGOMERY COUNTY, MARYLAND

100 Maryland Avenue, Room 200 
Rockville, Maryland, 20850

(240) 777-6660
{Form Revised 2-7-19}

Application for Local Map Amendment to the Zoning Ordinance 
Montgomery County, Maryland

_____________________________________________________________________________________________________________________________ 

Name of Applicant(s)

hereby makes application with the County Council for Montgomery County, Maryland, sitting as a District Council for 
that portion of the Maryland-Washington Regional District within Montgomery County, for the reclassification of 
property located in the ________________ Election District of Montgomery County and known as 

____________________________________________________________________________________________________ 
Lot, Block and Subdivision if boundaries conform to lot boundaries a subdivision for which a plat is recorded among the land records, 
or a description by metes, bounds, courses and distances, and plat references. 

____________________________________________________________________________________________________ 

____________________________________________________________________________________________________ 

located at ___________________________________________________________________________________________ 
City, town, village or community and street number, or if none, the location with respect to nearby public roads in common use.  

consisting of _______________________________________________________________________________________ 
Area in square feet if less than 1 acre, or in acres if one or more 

from the ____________________________  Zone to the ________________________________________________Zone 
 Present classification   Requested classification 

Tax account number(s) _____________________________________ 

Name and address of owner(s), if other than applicant_______________________________________________________ 

____________________________________________________________________________________________________ 

List all persons having at least a 5% interest in property, including those holding mortgages, liens, etc., and all contract 
purchasers, optional purchasers and persons holding mortgages, etc.   

____________________________________________________________________________________________________ 

____________________________________________________________________________________________________ 

____________________________________________________________________________________________________ 

Listed below are the Application numbers, dates of filing and actions taken on all applications filed within 3 years prior 
to this date on any land lying anywhere within the same larger lot, parcel or tract of land in which the above-described 
land is located. 

Application Number          Date          Action Taken 

________________________________ _____________________  ______________________________________ 

________________________________  _____________________  ______________________________________ 

OZAH LMA No.  H-_________________ 

Date Certified by Planning 

Date OZAH Accepts for Filing_

Scheduled Hearing Date

“ ” “ ”

–
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Land Planning Report 
Metro Park - Standish Place

Local Map Amendment
7501 Standish Place

VIKA Maryland, LLC
20251 Century Blvd.
Suite 400
Germantown, MD 20874
301.916.4100

vika.com

May 10, 2024
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Land Planning Report
Metro Park - Standish Place

VIKA Maryland, LLC
20251 Century Blvd.
Suite 400
Germantown, MD 20874
301.916.4100

vika.com

May 10, 2024

Montgomery County Planning Department

Supervisor, Mid-County Team

Wheaton, MD 20902

RE:   Local Map Amendment for Metro Park - Standish Place (7501 Standish Place)

-

VIKA Maryland, LLC
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Site: 603,855 (13.86-Acres)

REZONING PHASE - CRNF 1.25 C-0.0 R-1.25 H-50

Concept Plan

Unit Type Maximum Units GSF FAR

Condominiums
210 754,819 1.25
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Project Site

East Side Sidepath 

South Side Sidepath

Page 65 Attachment to Resolution No.: 20-850



VIKA Maryland, LLC

Our Site Set on the Future 13

-

-

Project Site

Page 66 Attachment to Resolution No.: 20-850



Metro Park - Standish Place Land Planning Report

May 10, 2024

14

-

-

Environmental

Page 67 Attachment to Resolution No.: 20-850



VIKA Maryland, LLC

Our Site Set on the Future 15

Page 68 Attachment to Resolution No.: 20-850



Metro Park - Standish Place Land Planning Report

May 10, 2024

16

Page 69 Attachment to Resolution No.: 20-850



VIKA Maryland, LLC

Our Site Set on the Future 17

-

-

-

Page 70 Attachment to Resolution No.: 20-850



Metro Park - Standish Place Land Planning Report

May 10, 2024

18

-

-

Page 71 Attachment to Resolution No.: 20-850



VIKA Maryland, LLC

Our Site Set on the Future 19

-

Page 72 Attachment to Resolution No.: 20-850



Metro Park - Standish Place Land Planning Report

May 10, 2024

20

-
-

Page 73 Attachment to Resolution No.: 20-850



VIKA Maryland, LLC

Our Site Set on the Future 21

-

-

-

-
-

-

-

Page 74 Attachment to Resolution No.: 20-850



Metro Park - Standish Place Land Planning Report

May 10, 2024

22

-

-

• 
arterial.

• 

• 

Page 75 Attachment to Resolution No.: 20-850



VIKA Maryland, LLC

Our Site Set on the Future 23

Thrive Montgomery 2050

• Compact Growth

• Housing for All
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VIKA Maryland, LLC
20251 Century Blvd. 
Suite 400 
Germantown, MD 20874
301.916.4100 

vika.com 

Date:   November 4, 2024 
July 10, 2024 

Environmental Reviewer 
Midcounty Area Team 
Montgomery County Planning Department 
2425 Reedie Drive, 14th floor 
Wheaton, MD 20902 

Re: Forest Conservation Tree Variance Request 
7501 Standish Place 
Preliminary Forest Conservation Plan F20250010 
VIKA #VM50602 

Dear Halley Johnson, 

On behalf of our clients, TriPointe Homes (the 
Tree Variance Request to comply with the Natural Resources, Title 5, Section 5-1607 of the 
Maryland Code that requires the Applicant to file for a variance to remove or impact any tree 

-at-breast-height (DBH), any tree with a DBH equal to or greater 
than 75% of the current state champion, trees that are part of an historic site or associated 
with an historic structure, any tree designated as the county champion tree, any tree, shrub 
or plant identified on the rare, threatened or endangered list of the U.S. Fish and Wildlife 
Service of the Maryland Department of Natural Resources, if a project did not receive 
Preliminary Forest Conservation Plan Approval prior to October 1, 2009.   

Montgomery County, Maryland. The approximately 12.72-acre site is currently improved with 
four (4) office buildings ranging from one to three stories and associated surface parking. The 
Property is bounded by Standish Place along the north, west, south and frontage, and by 
Crabbs Branch Way along the east frontage. The Property is 470 feet north of East Gude Drive. 

 features or or near the Property. 
The Property will be redeveloped with a combination of two-unit condominiums and 
townhomes on a compact tree-lined street block system supporting a pedestrian promenade, 
open recreation  

This Tree Variance Request is accompanying the submission of Preliminary Final 
Forest Conservation Plan F20250010 which is associated with the Floating Zone Plan/Local 
Map Amendment H-156. Prior approvals include NRI 420241620, approved April 9, 2024.  

As part of the proposed Project, the Applicant seeks a variance for removal of six (6) 
specimen trees on the Property. The following table lists the 6 specimen trees for which 

ATTACHMENT C

C - 1
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Variance Request PFCP F20250010 2 
7501 Standish Place
April 2, 2025

Applicant seeks a variance to remove: 

Table 1 
Tree 
No. Botanical Name Common Name D.B.H.*

(in.) CONDITION CRZ IMPACT RECOMMENDATION 

6 Quercus phellos Willow Oak 30.5 Good 100% Remove 
13 Quercus phellos Willow Oak 31 Fair 100% Remove 
14 Quercus phellos Willow Oak 30.5 Good/Fair 100% Remove 
28 Fagus grandifolia American Beech 35.5 Good/Fair 100% Remove 
33 Quercus rubra Northern Red Oak 31 Good 100% Remove 
36 Quercus phellos Willow Oak 30 Good/Fair 100% Remove 

* Diameter at Breast Height

Justification of Variance 

Section 22A-21 of the County Ordinance authorizes the County to approve variances to 
the Forest Conservation Law allowing disturbances to certain trees, including specimen 
trees. An applicant seeking a variance must present a request in writing and the applicable 

 
 

(1) Describe the special conditions prior to the property which would cause the
unwarranted Hardship;

parking), the existing landscaping and mature trees are constrained to existing 
landscape areas within the office park, or along the perimeter of Crabbs Branch 
Way. Where trees are located within landscaped areas on portions of the Property 
that are currently improved, such as within the vicinity of existing parking lots, or in 
landscaped areas that will require grading. Removal of existing improvements alone 
would cause impacts to these trees. Grading and other design considerations 
impacting the trees were minimized to the extent practicable. Denial of the 

the Property that could be redeveloped. This would preclude implementation of 
the Project, considerably undermine the economic viability of any redevelopment 

 

The Project will require the removal of six (6) specimen trees. Impacts to 
the specimen trees are as follows: 

Trees 6, 13, 14, 28, 33, & 36 
CRZ Impact: Severe, 100% impact
Tree Condition: Good, Fair, and Good/Fair
Waiver Request: Approve for removal.
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Variance Request PFCP F20250010 3 
7501 Standish Place
April 2, 2025

These trees are proposed for removal as they are located within the 
proposed Limits of Disturbance (L.O.D.). Trees 13 and 14 are located on the 
landscaped edge along Crabbs Branch Way, which has a substantial grade 

northern end and 5 feet in height at the southern end of Crabbs Branch Way.  To 
implement any redevelopment, significant demolition to remove existing parking 
areas is needed.  Further, new utility connections, pedestrian facility upgrades, and 
streetscape design compliance all necessitate significant impacts to these trees.  
Any 
building area to create required sidewalks, remove existing asphalt and curb, and 
implement compliant utility infrastructure.  Thus, avoidance of the critical root 
zones is not  and the 
allowances of the existing or proposed zoning. 

Trees 6, 28, 33, and 36 are are in areas for proposed streets and streetscape. 
These streets are designed to create a walkable grid with safe and efficient 
vehicular, pedestrian, and bicyclist access.  To improve connectivity and break down 

comfortable, shaded environment.  Finally, simply demolishing the existing 
buildings and parking lots will cause significant CRZ impacts.  Any 

the critical root zones and would not be reasonably feasible within the scope of the 
 

(2) Describe how enforcement of this Chapter will deprive the Applicant of rights
commonly enjoyed by others in similar areas;

Denial of the variance would deprive Applicant of rights commonly enjoyed 
by others in similar areas with industrial or mixed-use zoning. Avoiding any impacts 

the ability to create compatible redevelopment 
with a mix of housing types needed to bolster the remaining office uses in the area, 
which are already difficult to lease under the current office market conditions. 
Therefore, strict enforcement of the County Code would unfairly prevent the 
redevelopment of the Property. 

Approval of the variance would allow the Applicant to create a residential 
area that provides a range of housing types, including up to 32 moderately priced 
dwelling units (MPDUs) that would increase the stock of affordable housing units 
for County residents and open space amenities that would benefit both the 
residents and surrounding community. 

(3) Verify that State water quality standards will not be violated and that a
measurable degradation in water quality will not occur as a result of the granting
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Variance Request PFCP F20250010 4 
7501 Standish Place
April 2, 2025

of the variance; 

State water quality standards, nor will a measurable degradation in water quality 
occur as a result. On the contrary, the Project will implement measures to improve 
water quality by integrating state-of-the-art stormwater management practices 

and enhance water quality.  Further, overall impervious area will be increased, as 
will tree canopy both improving water quality.  Sixteen new 3  caliper trees will be 
planted in mitigation for the removals ensuring that the important ecological 
services provided by these trees is replaced. 

(4) Provide any other information appropriate to support the request.

-term planning goals for
the area through the development of a mix of townhouses and 2-unit condominium 
housing near Shady Grove Station, a major transit center. The open space is 
organized along a pedestrian promenade that is aligned to the mid-block entrance 
of Standish Place which could form an organizing feature for future development 
of the neighboring 
condition related to land or building use, either permitted or nonconforming, or a 
neighboring property. 

supporting information provided in this letter establishes that the denial of the variance 
rates 

you require any further information. 

VIKA Maryland, LLC  

Joshua C. Sloan, ASLA, PLA, AICP 
Director of Planning and Landscape Architecture/Vice President 

ATTACHMENT C

C - 4

Page 135 Attachment to Resolution No.: 20-850



Montgomery 
County Council 

Committee: PHP 
Committee Review: N/A 
Staff: Livhu Ndou, Senior Legislative Attorney 
Purpose: Final action – vote expected 

AGENDA ITEM #2C
 June 17, 2025 

Action 

SUBJECT 
Local Map Amendment (LMA) H-156, regarding the property located at 7501-7515 Standish Place, 
7519 Standish Place, 7529 Standish Place and 7609-7623 Standish Place, in Plat Book 118 as Plat 
No.13905 

EXPECTED ATTENDEES 
Khandikile Sokoni, Hearing Examiner, Office of Zoning and Administrative Hearings (OZAH) 

COUNCIL DECISION POINTS & COMMITTEE RECOMMENDATION 
• Approve, disapprove, or remand the application.
• Local map amendments require a roll call vote.
• This packet includes a resolution provided by the Hearing Examiner, and reviewed by Council

Staff, that is consistent with the Hearing Examiner’s Report and Recommendation. But any
Councilmember may make a motion to disapprove or remand the LMA application. If that motion
passes, Council will take a straw vote, and action on the LMA will be scheduled for a subsequent
date to allow adequate time to prepare a new resolution.

DESCRIPTION/ISSUE  
LMA H-156 is a request to rezone the property located at 7501-7515 Standish Place, 7519 Standish 
Place, 7529 Standish Place and 7609-7623 Standish Place, Derwood, Maryland (Tax Account Number 
02224811), further identified in Plat Book 118 as Plat No.13905. The applicant is TriPointe Homes DC 
Metro, Inc.  

SUMMARY OF KEY DISCUSSION POINTS 
• The property is approximately 13.86 acres and contains a 48,810-square-foot, four-story office

building with a surface parking lot.
• The applicant requests the property be rezoned from IM-2.5 H-50’ (Moderate Industrial) to CRNF-

1.25, C-0, R-1.25, H-60’ (Commercial Residential Neighborhood Floating Zone).
• The applicant proposes construction of up to 210 dwelling units.
• The Hearing Examiner recommends approval of this local map amendment, with a binding

element requiring a minimum 15% Moderately Priced Dwelling Units (MPDUs) as approved by
the Montgomery County Department of Housing and Community Affairs (DHCA).

This report contains: 
Staff memorandum Pages 1-6 
Draft Resolution  © 1-10 



Hearing Examiner Transmittal  © 11 
Hearing Examiner Report and Recommendation © 12-50 
Applicants’ Financial Disclosure Statements   © 51-54 
Planning Board Recommendation   © 55 
Planning Staff Report   © 56-97 

Alternative format requests for people with disabilities.  If you need assistance accessing this report 
you may submit alternative format requests to the ADA Compliance Manager. The ADA 
Compliance Manager can also be reached at 240-777-6197 (TTY 240-777-6196) or at 
adacompliance@montgomerycountymd.gov 

https://www.montgomerycountymd.gov/mcg/alt-format-request-form.html
mailto:adacompliance@montgomerycountymd.gov
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Agenda Item #2C 
June 11, 2025 

 Action 

M E M O R A N D U M 

June 17, 2025 

TO: District Council 

FROM: Livhu Ndou, Senior Legislative Attorney 

SUBJECT: Local Map Amendment (LMA) H-156, regarding the property located at 7501-
7515 Standish Place, 7519 Standish Place, 7529 Standish Place and 7609-7623 
Standish Place, in Plat Book 118 as Plat No. 13905 

PURPOSE: Worksession/Action on rezoning 

Expected Participants  

Khandikile Sokoni, Hearing Examiner, Office of Zoning and Administrative Hearings (OZAH) 

Background  

LMA H-156 is a request to rezone the property located at 7501-7515 Standish Place, 7519 Standish 
Place, 7529 Standish Place and 7609-7623 Standish Place, Derwood, Maryland (Tax Account 
Number 02224811), further identified in Plat Book 118 as Plat No.13905. The applicant is 
TriPointe Homes DC Metro, Inc. The applicant requests the property be rezoned from IM-2.5 H-
50’ (Moderate Industrial) to CRNF-1.25, C-0, R-1.25, H-60’ (Commercial Residential 
Neighborhood Floating Zone). 

The property is located within the 2006 Shady Grove Sector Plan, as amended by the 2021 Shady 
Grove Minor Master Plan Amendment. Consistent with the Master Plan, it is approximately 13.86 
acres and currently contains a 48,810-square-foot, four-story office building with a surface parking 
lot. The applicant proposes construction of up to 210 dwelling units. The Hearing Examiner 
recommends approval of this local map amendment, with a binding element requiring a minimum 
15% Moderately Priced Dwelling Units (MPDUs) as approved by the Montgomery County 
Department of Housing and Community Affairs (DHCA).  
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Required Findings 

An LMA is a zoning map change to apply a Floating or Euclidean zone to an individual property. 
As described in the Hearing Examiner’s Report and Recommendation, “[a] floating zone is a 
flexible device that allows a legislative body to establish development standards and uses for a 
particular district before ‘attaching’ to individual properties. The zone may be applied to individual 
properties with the approval of a Local Map Amendment.” Under Section 7.2.1.F. of the Zoning 
Ordinance, the District Council may approve, deny, or remand an LMA. Under Section 7.2.1.E of 
the Zoning Ordinance, the District Council must make the following findings to approve the 
application:  

a) substantially conform with the recommendations of the applicable master plan, general
plan, and other applicable County plans;

b) further the public interest;
c) satisfy the intent and standards of the proposed zone and, to the extent the Hearing

Examiner finds it necessary to ensure compatibility, meet other applicable requirements of
this Chapter;

d) be compatible with existing and approved adjacent development;
e) generate traffic that does not exceed the critical lane volume or volume/capacity ratio

standard as applicable under the Planning Board’s Local Area Transportation Review
(LATR) Guidelines, or, if traffic exceeds the applicable standard, that the applicant
demonstrate an ability to mitigate such adverse impacts; and

f) when applying a non-Residential Floating zone to a property previously under a Residential
Detached zone, not adversely affect the character of the surrounding neighborhood.
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Summary of OZAH’s Report 
 
Notice of the public hearing was mailed and posted on OZAH’s website on December 24, 2024, 
and a hearing date was set for February 6, 2025. No neighbors or members of the public 
participated in the hearing, and Planning Staff stated that no correspondence was received from 
the public in connection with this application. 
 
The property is located along Crabbs Branch Way, approximately 500 feet north of its intersection 
with East Gude Drive. The property is currently developed with 4 office buildings that range from 
1 to 3 stories in height. The existing offices are occupied by tenants such as FedEx, an electrical 
equipment supplier, a data center, an engineering firm, and an insurance agency. The existing 
buildings are angled away and set back from the roadways of Crabbs Branch Way and Standish 
Place. An associated surface parking lot has 649 spaces and is located between the buildings and 
the street on all sides. Current vehicular access is provided via four curb cuts off Standish Place. 
 
The surrounding neighborhood contains predominantly moderate industrial and single-family 
detached residential uses. Directly north are moderate density industrial office parks, with a single-
family residential neighborhood further north along Crabbs Branch Way. The Shady Grove Metro 
Station and associated mixed-use development in the CR zone are approximately one mile 
northwest of the Subject Property. To the east are the American Society of Plant Physiology 
building and an office building, with a single-family neighborhood further east. Immediately south 
are industrial uses, such as an FDA office, publisher, and media office. And directly west are 
additional industrial uses, such as a media company, telehealth services, and an engineering 
consultant. One block west is the rail line for WMATA metro.  
 

 
 
The applicant proposes redeveloping the existing suburban office complex and surface parking lot 
to a new residential community with up to 210 dwelling units. The anticipated dwelling unit types 
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are two-over-twos and rear-loaded townhouses, but final determination will be made during site 
plan review. The proposed 210 dwelling units would amount to 754,818 square feet of 
development with an FAR of 1.25.1 
 

 
 
The Planning Board recommended approval of the application. The Planning Board asked that at 
the time of preliminary plan or site plan approval, the applicant address: 
 

a) the final design and amenities of the Central Park and open spaces throughout the site, 
consistent with the Open Space Exhibit included in the Floating Zone Plan;  

b) the distribution of the MPDUs across unit types, as approved by MCDHCA;  
c) the Crabbs Branch Way Street design in compliance with the Complete Streets Design 

Guide;  
d) the alignment and location of site access points on Standish Place; and  
e) the delivery of a noise study due to proximity to Crabbs Branch Way and the rail line to 

the west of the Subject Property. 
 
The Hearing Examiner made the following findings, following the necessary findings under the 
Zoning Ordinance: 
 

• Substantial Conformance with the Master Plan  
 
The Hearing Examiner found that the proposed LMA’s use is “consistent with and furthers the 
goals of the plans and the public interest.” The property is located within the 2006 Shady Grove 

 
1 Additional images can be found in the Hearing Examiner’s Report and Recommendation, attached to 
this staff report.  
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Sector Plan and the corresponding 2021 Minor Master Plan Amendment. Residential development 
was not specifically recommended or addressed for properties in the office park. But the project 
advances the master plan’s broader vision for the Shady Grove area as “a mixed-use and 
pedestrian-oriented environment with attractive streetscapes, distinctive architecture, and a sense 
of place that is complemented with amenities and mobility options.” The project is also consistent 
with the County’s general plan, Thrive Montgomery 2050, as it promotes compact growth along 
corridors, and diversifying and adding to the housing stock for the county.  
 

• Compatibility  
 
The Hearing Examiner found that the proposed LMA would “transform this aging office park and 
expanses of surface parking on-site into a high-quality residential community organized around a 
series of smaller compact, tree-lined street blocks.” The Hearing Examiner noted that “strategically 
sited dwelling units fronting along Standish Place will promote compatibility and appropriately 
transition the Site into the surrounding community” and that “office heights directly surrounding 
the Subject Property are between 50 and 80 feet, making the proposed 60 feet compatible with the 
surrounding uses.”  
 

• Adequate Public Facilities/Public Interest   
 
The Hearing Examiner found that the LATR review is satisfied, as the proposed project of 210 
residential units, consisting of 120 single-family attached units and 90 multifamily housing units, 
is estimated to generate a net decrease of 199 person trips in the morning peak hour and a net 
decrease of 161 person trips in the evening peak hour. An expert testified that the site is currently 
served by water sewer, electric, gas, and communication. Washington Suburban Sanitary 
Commission reported that there were no capacity issues for water and sewer, and a dry utility 
consultant reported no capacity issues with electric and gas.  
 

• Intent and Standards of the Zone  
 

The Hearing Examiner found that “this rezoning supports the County’s objective of providing a 
range of housing types, including affordable housing, near a major transit facility that will improve 
the environment and will not overburden public facilities with vehicle trips.” The Hearing 
Examiner also found that the project “meets the intent of the CRNF Floating Zone to serve a 
diverse and evolving population with multiple unit types and a neighborhood design that is built 
on compact street blocks to encourage pedestrian activity.” Therefore, the Hearing Examiner found 
that the development standards, uses, and building types satisfy the requirements of the CRNF 
Floating Zone.  
 

• Binding Elements  
 
The Hearing Examiner recommended the following binding elements: 
 

1. The development must provide a minimum of 15 percent (15%) Moderately Priced 
Dwelling Units (MPDUs) as approved by the Montgomery County Department of Housing 
and Community Affairs (MCDHCA), consistent with the requirements of Chapter 25A. 
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2. The development must provide at least 10 percent (10%) of the site area as open space, 
allocated proportionally by use (townhouse and multifamily) between Common and Public 
Open Space. 

3. The Central Park open space, identified illustratively on the Floating Zone Plan, must be 
made accessible to the public. The final size, design, and programming of the Central Park 
will be determined at time of Site Plan. 

4. Vehicular access to the Site will be limited to Standish Place. 
 

Council Action  
 
Under Section 7.2.1.F. of the Zoning Ordinance, the District Council may approve, deny, or 
remand a local map amendment (LMA). To approve the application, the Council must find that it: 
1) substantially conforms with the master plan; 2) is compatible with adjacent uses and the 
surrounding area; 3) will be served by adequate public facilities; and 4) satisfies the intent and 
standards of the proposed floating zone. 
 
This staff report includes a resolution provided by the Hearing Examiner, and reviewed by Council 
Staff, that is consistent with the Hearing Examiner’s Report and Recommendation. But any 
Councilmember may make a motion to disapprove or remand the LMA application. If that motion 
passes, Council will take a straw vote, and action on the LMA will be scheduled for a subsequent 
date to allow adequate time to prepare a new resolution. 
 
 
This report contains:   Pages 
Draft Resolution   © 1-10 
Hearing Examiner Transmittal  © 11 
Hearing Examiner Report and Recommendation  © 12-50 
Applicants’ Financial Disclosure Statements  © 51-54 
Planning Board Recommendation  © 55 
Planning Staff Report   © 56-97 
 
 



Resolution No.: 
Introduced: June 10, 2025 
Adopted: 

COUNTY COUNCIL FOR MONTGOMERY COUNTY, MARYLAND 
SITTING AS THE DISTRICT COUNCIL FOR THAT PORTION 
OF THE MARYLAND-WASHINGTON REGIONAL DISTRICT 

IN MONTGOMERY COUNTY, MARYLAND 
____________________________________________________________________________ 

Lead Sponsor:  District Council 
____________________________________________________________________________ 

SUBJECT:  Application No. H-156 for Amendment to the Zoning Ordinance Map, Patrick L. 
O’Neil, Esq. and Vincent G. Biase, Esq., Attorneys for the Applicant, TriPointe 
Homes DC Metro Inc.; OPINION AND RESOLUTION ON APPLICATION; Tax 
Account No. 02224811. 

OPINION 

TriPointe Homes DC Metro Inc. (TriPointe or Applicant) submitted Local Map Amendment 
(LMA) Application No. H-156 (Application) on August 19, 2024.1 The Application seeks to 
rezone the subject Property from its current IM-2.5, H-50’ (Moderate Industrial) zoning 
classification to the CRNF-1.25, C-0, R-1.25, H-60’ (Commercial Residential Neighborhood 
Floating Zone) zoning classification (the “Application”). (Exhibit 1). 

Staff recommended approval of the application. (Exhibit 27). At a meeting held on December 19, 
2024, the Planning Board recommended approval of the LMA Application as well as a Preliminary 
Forest Conservation Plan (PFCP) for the proposed development. (Exhibit 28). On December 24, 
2024, the Office of Zoning and Administrative Hearings (OZAH) issued notice scheduling a public 
hearing for February 6, 2025. The public hearing was held as noticed on February 6, 2025. The 
record closed on February 20, 2025. The Hearing Examiner issued her report recommending 
approval on April 7, 2025. The Council approved a resolution extending the time to act on LMA 
H-156 on May 6, 2025. The deadline was extended to July 29, 2025.

To avoid unnecessary detail in this Opinion, the Hearing Examiner’s Report is incorporated herein 
by reference. Based on its review of the entire record, the District Council finds that the application 
meets the standards required for approval of the requested rezoning for the reasons set forth by the 
Hearing Examiner.  

1 The Application was certified by Maryland-National Capital Park and Planning Commission staff (“Staff” 
or “Technical Staff”) on July 23, 2024, and accepted for filing by the Office of Zoning and Administrative 
Hearings) OZAH on August 19, 2024.  

(1)
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Local Map Amendment Application LMA H-156

Subject Property 

The subject property is comprised of approximately 13.86 net acres total and recorded as Parcel D 
in the “Gude North” Subdivision among the Land Records of Montgomery County, Maryland (the 
“Land Records”) at Plat No. 13905. The current zoning is IM-2.5, H-50’ and the Applicant is 
requesting to change the zone to CRNF-1.25, C-0.0, R-1.25, H-60’. (Exhibit 1; Exhibit 27 p. 7; 
T.24).

The record demonstrates that the Property is currently developed with four office buildings that 
range from one- to three-stories in height and an associated surface parking lot with 649 spaces. 
The existing offices are occupied by tenants such as FedEx, an electrical equipment supplier, a 
data center, an engineering firm, an insurance agency, among others. According to the Maryland 
State Department of Assessments and Taxation (“SDAT”) records, the existing office complex 
was built in 1984 and has approximately 177,126 square feet of above grade floor area. The 
existing buildings are angled away and setback from the roadways (Crabbs Branch Way and 
Standish Place), with the surface parking located between the buildings and the street on all sides. 
The Property’s current vehicular access is provided via four curb cuts off Standish Place. (Id. p.10). 

Surrounding Area 

The “surrounding area” is identified and characterized in a Floating Zone application to assess 
whether the development proposed by the Floating Zone Plan (FZP) will be compatible with the 
properties directly impacted by the use. Those properties that are directly impacted form the 
boundaries of the surrounding area. Once delineated, the surrounding area is “characterized” to 
compare the compatibility of the development proposed by the Floating Zone with the character 
of the area.  

The Hearing Examiner agreed with the Staff-defined surrounding areas, which was also accepted 
by the Applicant’s expert, that the neighborhood is bordered by Indianola Drive and the homes 
that front onto Indianola Drive to the north and east, East Gude Drive to the south, and the Metro 
Rail Line to the west. The neighborhood contains predominantly moderate industrial (zoned IM-
2.5, H-50’ and IM-2.5, H-70’) and single-family detached residential (zoned R-90 and R-200) uses 
as illustrated in Figure 1 (Vicinity/Staff Delineated Neighborhood); Figure 2 (Zoning Vicinity 
Map) and Figure 4 (Zoning Property Map) of the Technical Staff Report reproduced at pages 10 
and 11 of the Hearing Examiner’s Report. 

Proposed Development 

TriPointe seeks to have the property rezoned for purposes of redeveloping the existing suburban 
office complex and surface parking lot into a new residential community with up to 210 dwelling 
units, constructed within a single phase. According to Staff, at this time, the dwelling unit types 
are anticipated to be two-over-twos and rear-loaded townhouses, with the final unit mix to be 
determined at the time of Site Plan. As currently proposed, the two over-twos are dispersed along 
the northern and southern portions of the Property along Standish Place, and the townhouses are 
interior to the site.  (Exhibit 27, p. 12). The Applicant’s proposed plans are outlined in detail in 

(2)
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Applicant’s Land Planning Report which further explains that a maximum of 210 dwelling units 
can be accommodated on the site, which amounts to 754,818 gross square feet of development and 
a FAR of 1.25 of development. The number of dwelling units and mix of units will be established 
during the Site Plan phase and will not exceed 210 or the FAR allowed for the site.  (Exhibit 19, 
p.8). 
 
The FZP includes the following four binding elements: 
 

1. The development must provide a minimum of 15 percent (15%) Moderately Priced 
Dwelling Units (MPDUs) as approved by the Montgomery County Department of Housing 
and Community Affairs (MCDHCA), consistent with the requirements of Chapter 25A. 

2. The development must provide at least 10 percent (10%) of the site area as open space, 
allocated proportionally by use (townhouse and multifamily) between Common and Public 
Open Space. 

3. The Central Park open space, identified illustratively on the FZP, must be made accessible 
to the public. The final size, design, and programming of the Central Park will be 
determined at time of Site Plan. 

4. Vehicular access to the Site will be limited to Standish Place. 
 

Criteria for Approval 
 

To approve an LMA, the District Council must find that the proposal will meet the standards 
required by the Zoning Ordinance and that it will be consistent with the coordinated and systematic 
development of the Regional District. See, Md. Land Use Art., §21-101(a) and (b). While many of 
the site-specific requirements for development are addressed by later approvals, the Zoning 
Ordinance contains various standards, or “Necessary Findings,” that the Council must make to 
approve the application. See, Zoning Ordinance, §59.7.2.1.E. These standards incorporate the 
requirements of other sections of the Zoning Ordinance, and most fall within three main categories: 
(1) conformance with the Master Plan, (2) compatibility with the surrounding area and adjacent 
properties, and (3) whether the project is supported by adequate public facilities. 
 

Conformance with the Master Plan2 
 
Applicant’s expert witness, Mr. Michael Goodman, a Civil Engineer and Executive Vice President 
of VIKA Maryland, testified on Applicant’s behalf that the property is located within the 2006 
Shady Grove Sector Plan, which was also subject to the 2021 Minor Master Plan Amendment. T. 
89. This is confirmed by Technical Staff.  (Exhibit 27, p. 20-21).  
 

 
2 Section 59-7.2.1.E.2.a. of the Zoning Ordinance requires the District Council to find that the FZP 
“substantially conforms with the recommendations of the applicable master plan, general plan, and other 
applicable County plans.” Section 59-7.2.1.E.2.b requires the FZP to be “in the public interest,” which 
includes a review of conformity with County plans and policies and whether the development will be 
consistent with the coordinated and systematic development in the Regional District under State law.  
Section 59-7.2.1.E.2.c requires the application to satisfy the intent of Floating Zones.  The intent of Floating 
Zones incorporates compliance with the applicable master plan.  Zoning Ordinance, §59-5.1.2.A.1. 

(3)
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According to the Staff Report, the office park property at 7501 Standish Place is in the Crabbs 
Branch Office Park District in the 2021 Shady Grove Minor Master Plan Amendment (Master 
Plan) area. The Master Plan notes that the Crabbs Branch Office Park is an “office park with a 
broad array of technology, biotechnology, industrial/flex, and office development uses in the 100-
acre area” (p. 64). The Master Plan confirmed the Moderate Industrial (IM 2.5, H-50’) Zone or 
similar IM zones for several properties in the office park. According to the Staff Report, residential 
development was not specifically recommended or addressed for properties in the office park. 
 
According to Staff, although the Master Plan does not provide property-specific recommendations, 
the Project advances the Master Plan’s broader vision for the Shady Grove area as a mixed-use 
and pedestrian-oriented environment with attractive streetscapes, distinctive architecture, and a 
sense of place that is complemented with amenities and mobility options (p. 1). This vision is 
achieved by the redevelopment’s proposed varying housing typologies, internal network of private 
streets and alleys creating a smaller and more compact development pattern, and the new central 
park area that will serve as an amenity for the future residents and surrounding community 
members. (Id). Staff analysis is that the Master Plan envisions the future of the Shady Grove Metro 
Station area as a mixed-use and pedestrian-oriented environment with “attractive streetscapes, 
distinctive architecture, and a sense of place that is complemented by public facilities and 
amenities, and new mobility options” (p. 1). The Project conforms with the Master Plan’s overall 
vision of creating a mix of residential uses within a walkable neighborhood format.  (Id.) 

 
Regarding the County’s General Plan, Thrive Montgomery 2050, which is the County’s long-range 
planning guide for development and growth, Staff concluded that the proposed rezoning is strongly 
aligned with two of the General Plan’s overarching objectives – promoting compact growth along 
corridors and diversifying and adding to the housing stock for the county. (Exhibit 27, p. 23). Staff 
further sited the “Housing for All” for portion of Thrive stating that: 
 

“Page 131 of the General Plan states: Montgomery County has an insufficient supply of 
housing. The current supply does not meet the needs of current or future households. A 
significant mismatch of supply and demand exists, where demand exceeds supply, raising 
the price of housing for both renters and those who want to own their home.” 
 
“The proposed redevelopment would provide up to 210 additional dwelling units to 
Montgomery County residents, helping to address the insufficient supply of housing. One 
of the primary recommendations of the Housing chapter is to encourage the production of 
more housing to better match supply with demand (p. 132). Another key recommendation 
is to diversify the housing stock across incomes, building types, and geography, which this 
development achieves through its diversity of unit types (townhouses and two-over-twos) 
and will achieve through its unit sizes, which will be refined during subsequent regulatory 
reviews.” 
 
“Specific policies the Application addresses from the Housing for All chapter include: 

• Expand opportunities to increase residential density, especially along major 
corridors and in locations where additional housing can assist in the development 
of Complete Communities. 

(4)
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• Facilitate the development of a variety of housing types in every part of the county 
but especially in areas near transit, employment, and educational opportunities (p. 
132)” 

 
(Exhibit 27, p.23 – 24). 

 
The District Council agrees and finds that the proposed development conforms with the 2006 
Shady Grove Sector Plan, which was also subject to the 2021 Minor Master Plan Amendment. In 
addition, the Project will provide government regulated units (a minimum of 15% MPDUs) where 
none currently exist. The Property is adjacent to many industrial employment establishments, 
creating a central and desirable location for housing approximately one mile south of the Shady 
Grove Metro Station. Furthermore, the integration of housing into the existing underutilized office 
and surface parking complex supports the Master Plan’s vision for a mixed-use and pedestrian-
oriented community with “attractive streetscapes, distinctive architecture, and a sense of place that 
is complemented by public facilities and amenities, and new mobility options. 

 
Compatibility 

 
Several sections of the Zoning Ordinance require the District Council to decide whether the FZP 
is compatible with adjacent uses and the surrounding area.3 The Hearing Examiner found that the 
FZP would be compatible with both adjacent properties and the surrounding area. Based on this 
record, the District Council finds that the proposed development is compatible with the 
surrounding area. 
 
Based on this record, the District Council agrees with the Hearing Examiner’s recommendation  - 
agreeing with Staff -  that the Project will transform this aging office park and expanses of surface 
parking on-site into a high-quality residential community organized around a series of smaller 
compact, tree-lined street blocks. The new street grid, proposed perimeter landscaping, and 
strategically sited dwelling units fronting along Standish Place will promote compatibility and 
appropriately transition the Site into the surrounding community. The office heights directly 
surrounding the Subject Property are between 50 and 80 feet, making the proposed 60 feet 
compatible with the surrounding uses. The planned location of the open space (Central Park Space) 
on Crabbs Branch which is a public street provides interconnectivity between this development 
and surrounding properties. Furthermore, the residential use would be appropriately integrated 
with the Derwood Station residential neighborhood just east of Crabbs Branch Way. This standard 
has been met. 

 
 

3 The application must satisfy the intent and standards of the proposed zone and, to the extent the Hearing 
Examiner finds it necessary to ensure compatibility, meet other applicable requirements of this Chapter.  
Zoning Ordinance, §59.7.2.1.E.1.c.  The intent of the Floating Zones requires the applicant to “ensure 
protection of established neighborhoods” by “establishing compatible relationships between new 
development and existing neighborhoods through limits on applicability, density, and uses” and “providing 
development standards and general compatibility standards to protect the character of adjacent 
neighborhoods.”  Id., Section 59.5.1.2.C.1 and 2.   
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Adequacy of Public Facilities/Public Interest 
 
The District Council must also find that public facilities will be adequate to serve the FZP.4 
 
The FZP must comply with the Planning Board’s Local Area Transportation Review (LATR) 
Guidelines. Zoning Ordinance, 59.7.2.1.E.1.c. Evidence in this record demonstrates that the 
proposed Project will result in a reduction of overall site generated traffic and will therefore fall 
below the threshold of 50 net new peak hour person trips necessary for a traffic study. (Exhibit 27, 
p. 30).   

   
The District Council agrees with the Hearing Examiner’s finding that the Project is expected to 
result in a reduction of overall site generated traffic and will therefore fall below the threshold of 
50 net new peak hour person trips necessary for a traffic study. Further, expert testimony indicated 
that the Project will meet all applicable adequacy of public facilities requirements as demonstrated 
by school and transportation tests. 

 
The Hearing Examiner’s Report alludes to testimony of Applicant’s expert witness that the site is 
served by water sewer, electric and communication which are all immediately adjacent to the 
property and that even though the office building at the site does not use gas, there is gas adjacent 
to it as well. T. 92. He further testified that these utilities are adequate to support the propose new 
housing, and that they had some initial coordination with the Washington Suburban Sanitary 
Commission, and they have expressed that there are no capacity issues for water and sewer and 
have also been working with the Applicant’s dry utility consultant who specializes with the electric 
and gas and they have also stated that there are no capacity issues. Id. 

 
The Intent of Floating Zones (§59.5.1.2)  

The District Council must determine whether the FZP fulfills the intent of the Floating Zones. 
Several of these have already been addressed.5 The balance of those (from Section 59-5.1.2) are: 
 

Section 59-5.1.2.A.3. Implement comprehensive planning objectives by: 

 
4 Section 59.7.2.1.E.2.e requires that an Applicant demonstrate that traffic generated from the proposed 
development “does not exceed the critical lane volume or volume/capacity ratio standard as applicable 
under the Planning Board’s LATR Guidelines, or, if traffic exceeds the applicable standard, that the 
applicant demonstrate an ability to mitigate such adverse impacts . . .”  The adequacy of other facilities is 
part of the Council’s determination that an application will be “in the public interest…” and that it be “it 
will be consistent with a coordinated and systematic development of the Regional District” under State law.  
Zoning Ordinance, §59-7.2.1.E.1.b; Md. Land Use Art., §21-101(a) and (b).  The intent of the Floating 
Zones is to “implement comprehensive planning objectives by…ensuring that the proposed uses are in 
balance with and supported by the existing and planned infrastructure…”  Zoning Ordinance, §59-
7.2.1.E.1.b; 59-5.1.2.A.2.   
5 The intent of Floating Zones contained in Sections 59-5.1.2.A.1 and 2 and 59-5.1.2.C of the Zoning 
Ordinance has already been addressed in the Council’s findings relating to the compatibility of the FZP 
with surrounding uses and the adequacy of public facilities.  The balance of the Floating Zone intent clauses 
are discussed here. 
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 3. allowing design flexibility to integrate development into circulation 
networks, land use patterns, and natural features within and connected to 
the property… 
 

The Hearing Examiner found that the FZP meets this standard because the Project, among other 
things, “…capitalizes on the Project’s convenient and transit-accessible location to increase the 
amount of housing available in an area with the infrastructure to support it. The Project represents 
efficient and sustainable land use by redeveloping an underutilized site that will connect future 
residents to the surrounding community and regional destinations”. (Hearing Examiner Report p. 
30). The District Council agrees and finds that the application meets this intent of the Floating 
Zones. 
 

Section 5.1.2.B.  Encourage the appropriate use of land by: 
 
1. providing flexible applicability to respond to changing economic, 
demographic, and planning trends that occur between comprehensive 
District or Sectional Map Amendments; 
 
2. allowing various uses, building types, and densities as determined 
by a property’s size and base zone to serve a diverse and evolving 
population; 
 
3. ensuring that development satisfies basic sustainability 
requirements, including open space standards and environmental 
protection and mitigation; and 

 
The District Council finds that the development proposed meets this intent. The record 
demonstrates that this rezoning supports the County’s objective of providing a range of housing 
types, including affordable housing, near a major transit facility that will improve the environment 
and will not overburden public facilities with vehicle trips. The proposed residential uses are in 
balance with and are supported by the existing and planned infrastructure with flexible 
applicability to changing economic, demographic, and planning trends as supported by Thrive 
2050, which was approved after the Master Plan. The Project meets the intent of the CRNF 
Floating Zone to serve a diverse and evolving population with multiple unit types and a 
neighborhood design that is built on compact street blocks to encourage pedestrian activity. 
  

Purpose of the Commercial Residential Floating Zones (Section 59.5.3.2) 
 
In addition to meeting the intent of Floating Zones, the FZP must meet the purpose of the specific 
zone requested because a floating zone was not specifically recommended by the Master Plan.  Per 
Section 59.5.3.1 of the Zoning Ordinance there are three (3) categories of Commercial/Residential 
Floating zones. The purpose of the Commercial/Residential Floating zones is to: 
 

A. allow development of mixed-use centers and communities at a range of densities 
and heights flexible enough to respond to various settings; 
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B. allow flexibility in uses for a site; and 
C. provide mixed-use development that is compatible with adjacent development. 

 
The FZP uses the proximity to the Shady Grove metro station to accomplish the County’s goal of 
increasing housing near mass transit and seeks to improve this project transition the surrounding 
neighborhood through the provision of public open space. This standard has been met. 
 

Applicability of a Floating Zone (§59.5.1.3) 
 
Section 59.5.1.3 of the Zoning Ordinance has some specific applicability requirements. A Floating 
zone must not be approved for property that is in an Agricultural or Rural Residential zone.6 This 
provision does not apply because the subject problem is not in an agricultural or rural residential 
zone. If a Floating zone is recommended in a master plan, there are no prerequisites for an 
application.7 Similarly this provision does not apply because the applicable Master Plan did not 
recommend a Floating Zone. Therefore, the specific requirements and prerequisites outlined in 
Section 59.5.1.3.C of the Zoning Ordinance must be analyzed instead: 
 

1. The maximum allowed density is based on the base zone and on the size of the tract  
as stated in Division 5.2 through Division 5.5. Any density bonus requested under 
Chapter 25A may be added to the density allowed under Division 5.2 through Division 
5.5 and included in the units per acre or FAR of the zone requested; 

 
According to Staff, no density bonus (MPDU or otherwise) is proposed as part of the Project. The 
Project is proposed at 1.25 FAR and 60-feet in height, which is within the maximum density for 
the current IM-2.5, H-50’ zone, excluding the height. The Project will comply with (1) the 
maximum allowable residential density of 1.25 FAR and (2) the maximum 60-foot height of the 
requested CRNF 1.25, C-0.0, R-1.25, H-60’ Floating Zone. (Exhibit 27, p. 25). 
 

3. Non-Residential Base Zone – When requesting a Floating zone for a property with a  
non-Residential base zone there are no prerequisites for an application. 
 

Staff correctly pointed out and the Hearing Examiner agreed that the Property is currently located 
in a Moderate Industrial (IM) zone, which is a non-residential base zone. Accordingly, there are 
no prerequisites for this Application.  (Hearing Examiner Report p. 35). 
 

Uses and Building Types Permitted (Section 59.5.1.3) 
 
Section 59.5.3.3 of the Zoning Ordinance limits the land uses allowed in the 
Commercial/Residential Floating Zones (CRNF) to “only” those uses allowed in the CRN Zone. 
Multi-unit living is permitted in the CRN Zone and this standard is met. Any building type is 
allowed in the Commercial/Residential Floating Zone; thus, the multi-family buildings are 
permitted in the requested zone. 

 
6 Subsection A 
7 Subsection B 
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Development Standards for CRNF-1.25, C-0.0, R-1.25, H-60’ Zone (Section 59.5.1.3.C) 
 
According to Staff, the design of the development will be finalized and reviewed by the 
Montgomery County Planning Board at the time of subsequent Preliminary Plan and Site Plan 
review. The Project will meet the Development Standards for the CRNF-1.25, C-0.0, R-1.25, H-
60’ Zone. (Exhibit 27, p. 29) 
 

Requirements of Article 59.6 

Article 59.6 of the Zoning Ordinance contains general development standards for most 
developments. These standards regulate the number and design of parking spaces, drive aisles, 
landscaping, lighting, and public and private open space. Based on the undisputed evidence at this 
stage, the Applicant’s proposal will be able to meet these standards, subject to review and 
modification of the particulars during site plan review. 
 

Conclusion 

Based on the foregoing analysis and after a thorough review of the entire record, including the 
Hearing Examiner’s Report issued April 7, 2025, the District Council concludes that the proposed 
reclassification and development will meet the standards set forth in the Zoning Ordinance, and 
that it will be consistent with the coordinated and systematic development of the Regional District 
under State law. 

 
ACTION 

The County Council for Montgomery County, Maryland, sitting as the District Council for 
that portion of the Maryland-Washington Regional District located in Montgomery County, 
Maryland, approves the following resolution: 

 
 
Local Map Amendment (LMA) H-156, requesting reclassification from the existing 
Industrial Moderate Zone (IM-2.5) to the Commercial Residential Neighborhood – 
Floating Zone (CRNF-1.25 C-0.0 R-1.25 H-60 Zone) of Parcel “D” in the 
subdivision known as “Gude North” as per plat thereof filed among the land records 
of Montgomery County, Maryland in Plat Book 118 as Plat No.13905, and 
identified as 7501-7515 Standish Place, 7519 Standish Place, 7529 Standish Place 
and 7609-7623 Standish Place (Tax Account No. 02224811), is hereby approved 
as requested and subject to the specifications and requirements of the Floating Zone 
Plan (Exhibit 45), provided that the Applicant files an executed Declaration of 
Covenants (Exhibit 44) reflecting the binding elements in the land records and 
submits to the Hearing Examiner for certification a true copy of the Floating Zone 
Plan approved by the District Council within 10 days of approval, in accordance 
with §§59.7.2.1.H.1.a. and b. of the Zoning Ordinance. 
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This is a correct copy of Council action.  
 
 
 
_______________________________ 
Sara R. Tenenbaum 
Clerk of the Council 
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M E M O R A N D U M  
 

April 7, 2025 
 
TO:  Kate Stewart, Montgomery County Council President 
  Livhu Ndou, Senior Legislative Attorney for the County Council 
 
FROM: Khandikile Mvunga Sokoni, Hearing Examiner       
   Office of Zoning and Administrative Hearings  
 
SUBJECT:  Tentative Agenda for LMA Application 
 
 
CASES TO BE 10 DAY COUNCIL ACTION   SCHEDULED 
SCHEDULED ORAL  REQUIRED BY:  BEFORE COUNCIL 
FOR COUNCIL ARGUMENT      ON: 
ACTION: DEADLINE: 
     
LMA H-156               April 17, 2025          June 6, 2025   
 
  -- No Opposition 
  
DISTRICT COUNCIL SESSION 
 
Action - Hearing Examiner’s report and recommendation on OZAH Case No. H-156 for 
amendment to the Zoning Ordinance Map. Messrs. Patrick L. O’Neil, Esq.,  and Vincent G. Biase, 
Esq., attorneys for the Applicant, TriPointe Homes DC Metro Inc. request zoning reclassification 
from the existing Industrial Moderate Zone (IM-2.5) to the Commercial Residential 
Neighborhood – Floating Zone (CRNF-1.25 C-0.0 R-1.25 H-60 Zone) of Parcel “D” in the 
subdivision known as “Gude North” as per plat thereof filed among the land records of 
Montgomery County, Maryland in Plat Book 118 as Plat No.13905, and identified as 7501-7515 
Standish Place, 7519 Standish Place, 7529 Standish Place and 7609-7623 Standish Place.   (Tax 
Account No. 02224811). 
 
The public hearing was held on February 6, 2025, and the Record closed on February 20, 2025. 
 
  -- No Opposition 
   *Opposition 
 **Substantial Opposition 
***Recommendations and analyses are inconsistent and may involve 
      some Council discussion 
 
 
cc: Sara Tenenbaum, Clerk 
      Stephen Mathany 
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BEFORE THE COUNTY COUNCIL FOR MONTGOMERY COUNTY, MARYLAND 
SITTING AS THE DISTRICT COUNCIL FOR THE MARYLAND- 

WASHINGTON REGIONAL DISTRICT IN 
MONTGOMERY COUNTY, MARYLAND 

 
Office of Zoning and Administrative Hearings 

Stella B. Werner Council Office Building 
100 Maryland Avenue, Room 200 

Rockville, Maryland 20850 
(240) 777-6660 

 
 
IN THE MATTER OF:    * 
       * 
    TriPointe Homes DC Metro Inc.   * 
 Applicant     * 
       * 
       * 

* Local Map Amendment  
 * Application No. H-156   

  For the Application   * 
       * 
 Patrick L. O’Neil, Esq. and   * 
 Vincent G. Biase, Esq.     * 
       * 
 Lerch, Early & Brewer, Chtd   * 
  Attorneys for the Applicant  * 
       * 
*  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  * 
Before: Khandikile Mvunga Sokoni, Hearing Examiner      
    

HEARING EXAMINER’S REPORT AND RECOMMENDATION 
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I. CASE SUMMARY 

 
Applicant:    TriPointe Homes DC Metro Inc. 
 
LMA No. & Date of Filing:  H-156, filed August 19, 2025. 
 
Location: 7501-7515 Standish Place, 7519 Standish Place, 7529 

Standish Place and 7609-7623 Standish Place (shown below). 
 

1 
 
Current Zone:                        Industrial Moderate Zone (IM-2.5, H-50’).    
  
Current Use:                       48,810-square-foot, four-story office building with a 

surface parking lot. 
 

 
1 Depiction taken from Applicant’s Floating Zone Plan prepared by Applicant’s Engineers, Vika Maryland, LLC.  
(Exhibit 45). 
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Requested Zone:              Commercial Residential Neighborhood – Floating 
Zone (CRNF-1.25, C-0.0, R-1.25 H-60 Zone). 

 
Proposed Use:  Construction of up to 210 dwelling units on the 

Property. 
 
MPDUs: Binding element requiring a minimum of 15 percent 

(15%) Moderately Priced Dwelling Units (MPDUs) 
as approved by the Montgomery County Department 
of Housing and Community Affairs (DHCA), 
consistent with the requirements of Chapter 25A of 
the Montgomery County Code. 

 
Consistency with Master Plan: Located within the 2006 Shady Grove Sector Plan, as 

amended by the 2021 Shady Grove Minor Master 
Plan Amendment.  Consistent with the Master Plan. 

 
Neighborhood Response:   None on record.  
 
Planning Board Recommends:  Approval  
 
Technical Staff Recommends:  Approval  
 
Hearing Examiner Recommends:  Approval 
 
District Council Votes Needed to Approve:  6 
 
 

II. STATEMENT OF THE CASE 

Tri Pointe Homes DC Metro Inc (the “Applicant”), by and through its attorneys, Lerch, 

Early & Brewer, Chtd., submitted Local Map Amendment (Floating Zone) (“LMA”) application 

number H-156 on August 19, 20252.  The Application sought to rezone the approximately 13.86-

acre site located at 7501 Standish Place, Derwood, Maryland, Tax Account Number 02224811 (the 

“Property”). The Applicant more specifically identified the Property as “Parcel D” in the “Gude 

 
2 The Application was certified by Maryland-National Capital Park and Planning Commission  staff (“Staff” or 
“Technical Staff”) on July 23, 2024, and accepted for filing y OZAH on August 19, 2024.  (Exhibit 1). 

(15)



Local Map Amendment H-156 TriPointe Homes DC Metro Inc. 
Hearing Examiner’s Report and Recommendation     Page 5 
 
North” Subdivision, recorded in the Land Records of Montgomery County, Maryland in Plat Book 

118 as Plat No. 13905. Specifically, the Applicant’s proposal is to rezone the Property from its 

current IM-2.5 H-50 (Moderate Industrial) zoning classification to the CRNF-1.25, C-0, R-1.25, H-

60’ (Commercial Residential Neighborhood Floating Zone) zoning classification (the 

“Application”). According to the Applicant, the Application is intended to allow future 

redevelopment of the Property with a cohesive mix of townhomes and two-unit condominiums 

located within a new, organized street block system featuring common and public open space, as 

well as various residential amenities (the “Project”).  (Exhibit 38).   

The subject property is owned by IP DSC Moco Metro Park LLC.  Applicant provided a 

Letter of Authorization signed by Nicholas R. Smith, Vice President, authorizing the filing of this 

application by TriPointe Homes DC Metro Inc.  (Exhibit 2).  

Applicant provided an Affidavit of Posting confirming that signs were posted around the 

perimeter of the subject property in accordance with requirements of the Zoning Ordinance and 

OZAH procedures.  (Exhibit 41). Notice of the public hearing was mailed and posted on OZAH’s 

website on December 24, 2024, setting a hearing date for February 6, 2025.  Exhibit 29.  The public 

hearing proceeded as scheduled on February 6, 2025.  The Applicant presented four witnesses: 

Giovanni Esposito, Applicant’s Land Entitlements Manager; Mr. Sachin Kalbag and Michael 

Goodman, Applicant’s land planner and civil engineer respectively, with VIKA Maryland; and 

Nick Driban with Lenhart Traffic Consulting Incorporated, Applicant’s Traffic Engineer and 

Transportation Consultant.  T. 10, 11.3 

At the public hearing, the Applicant submitted revisions to its Floating Zone Plan (FZP)4. 

On January 28, 2025, Applicant substituted prior submissions with an Amended Recreation Plan; 

 
3 References to the Transcript of the hearing are denoted with T. (page number). 
4 The original submission of the FZP was subsequently replaced by Exhibit 31 on January 28, 2025, and then again at 
the February 6, 2025 hearing with Exhibit 45 which was introduced as a hard copy at the hearing and the electronic 
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Amended Grading and Utility Plan; Amended Fire Department Access Plan; Amended Open Space 

Plan; Amended Circulation Plan (Exhibits 32, 33, 34, 35 and 36 respectively).  On February 3, 

2025, Applicant substituted its prior submission with an Amended Concept Storm Water Plan.  

(Exhibit 37).  On February 4, 2025, Applicant substituted prior submissions with an Amended 

Statement of Justification; Amended Traffic Statement and Amended Preliminary Forest 

Conservation Plan (PFCP) Composite.  (Exhibits 38, 39 and 40).      

III. FACTUAL BACKGROUND 

A. Subject Property 
The subject property is comprised of approximately 13.86 acres total and recorded as Parcel 

D in the “Gude North” Subdivision among the Land Records of Montgomery County, Maryland 

(the “Land Records”) at Plat No. 13905. The current zoning is IM-2.5, H-50’, and the Applicant is 

requesting to change the zone to CRNF-1.25, C-0.0, R-1.25, H-60’.  T.24.  Applicant’s Counsel 

clarified at the hearing that the total acreage is 13.86 although there are parts of the application that 

refer to 12.72 acres which is the net land area.  Id. 

According to Technical Staff, the eastern portion of the Property is located along Crabbs 

Branch Way, approximately 500 feet north of its intersection with East Gude Drive. The Property 

is bounded by a private road Standish Place to the north, west, and south. The site is irregularly 

shaped – rounded along the three sides that border Standish Place, with right-angle intersections 

where Standish Place meets Crabbs Branch Way on the eastern side of the Property.  (Exhibit 27 p. 

7).    

The Property is currently developed with four office buildings that range from one- to three-

stories in height and an associated surface parking lot with 649 spaces. The existing offices are 

occupied by tenants such as FedEx, an electrical equipment supplier, a data center, an engineering 

 
copy was submitted with the Hearing Examiner’s permission on February 12, 2025 prior to closing of the Record. 
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firm, an insurance agency, among others. According to the Maryland State Department of 

Assessments and Taxation (“SDAT”) records, the existing office complex was built in 1984 and 

has approximately 177,126 square feet of above grade floor area. The existing buildings are angled 

away and setback from the roadways (Crabbs Branch Way and Standish Place), with the surface 

parking located between the buildings and the street on all sides. The Property’s current vehicular 

access is provided via four curb cuts off Standish Place. (Id. p.10). 

On the following pages are images and photographs of the subject property from the Staff 

Report.   
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B. Surrounding Area 
 

The surrounding area is typically identified and characterized in a Floating Zone case.  The 

boundaries are defined by those properties that will experience the direct impacts of the use.  This 

area is then characterized to determine whether the FZP will be compatible with the impacted area. 
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The Staff-defined Neighborhood (Neighborhood) is bordered by Indianola Drive and the 

homes that front onto Indianola Drive to the north and east, East Gude Drive to the south, and the 

Metro Rail Line to the west (Figure 1). The neighborhood contains predominantly moderate 

industrial (zoned IM-2.5, H-50’ and IM-2.5, H-70’) and single-family detached residential (zoned 

R-90 and R-200) uses as illustrated in Figure 1 (Vicinity/Staff Delineated Neighborhood); Figure 2 

(Zoning Vicinity Map) and Figure 4 (Zoning Property Map) of the Technical Staff Report 

reproduced below (Exhibit 27, p. 5 and 6). 
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             Exhibit 27, p. 6 

 

 Technical Staff provided a detailed description of the surrounding area as follows: 

North: Directly north of the Site, across Crabbs Branch Way, is the American National Red 
Cross building (zoned IM-2.5, H-50’). To the north, across Standish Place, there are 
additional moderate density industrial office parks, with tenants such as a software 
company, a medical equipment supplier, a cleaning service, and engineering consultants. 
Further north along Crabbs Branch Way are industrial office parks up to Indianola Drive 
and part of the Derwood Station single-family residential neighborhood (zoned R-90). The 
Shady Grove Metro Station and associated mixed-use development in the CR zone are 
approximately one mile northwest of the Subject Property.     

 
East: To the east of the Property, along Crabbs Branch Way, is the American Society of 
Plant Physiology building (zoned IM-2.5, H-50’) and an office building (zoned CRT-2.5, 
C-2.0, R-0.5, H-80’) with tenants such as a fingerprinting service, a real estate office, and a 
house cleaning service. Further east is a continuation of the Derwood Station single-family 
neighborhood (zoned R-90 and R-200).  

 
South: Immediately south of the Property, along Standish Place, are industrial uses (zoned 
IM-2.5, H-50’ and IM-2.5, H-70’), such as an FDA office, a publisher, and a media office.  

 
West: Directly west of the Property across Standish Place are additional industrial uses 
(zoned IM-2.5, H-50’) with tenants such as a media company, telehealth services, and an 
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engineering consultant. One block west of the Property is the rail line for WMATA Metro.  
 

Id. p. 5. 

C. The Applicant’s Proposal 

The Applicant is proposing to rezone the Property from approximately 13.86  acres of land from 

the Moderate Industrial (IM-2.5) Zone to the Commercial Residential Neighborhood Floating 

(CRNF-1.25, C-0.0, R-1.25, H-60’) Zone to accommodate the redevelopment of the existing 

suburban office complex and surface parking lot to a new residential community with up to 210 

dwelling units, constructed within a single phase. According to Staff, at this time, the dwelling unit 

types are anticipated to be two-over-twos and rear-loaded townhouses , with the final unit mix to 

be determined at the time of Site Plan. As currently proposed, the two over-twos are dispersed along 

the northern and southern portions of the Property along Standish Place, and the townhouses are 

interior to the site.  (Exhibit 27, p. 12). The Applicant’s proposed plans are outlined in detail in 

Applicant’s Land Planning Report which further explains that a maximum of 210 dwelling units 

can be accommodated on the site, which amounts to 754,818 gross square feet of development and 

a FAR of 1.25 of development. The number of dwelling units and mix of units will be established 

during the Site Plan phase and will not exceed 210 or the FAR allowed for the site.  (Exhibit 19, 

p.8). 

Applicant called Mr. Sachin Kablag a Land Planner with Vika Maryland LLC, as an expert 

witness, who testified that he has 25 years of experience in land planning, development architecture 

and urban design.  T. 28. Mr. Kablag explained that the property is currently sited with 

approximately four office buildings between one and three stories, two of which are interconnected 

and mostly vacant. It is surrounded by a parking lot - about 600 parking spaces – which he described 

as “…a very typical development from the Seventies where the office building is located towards 

the center and surrounded by a parking lot”.  T. 34.  He explained that the proposed development 
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will improve the character of the surrounding neighborhood and support some of the single-family 

and townhome communities towards the north and will enhance the immediate vicinity by taking 

this very large property and reducing it to more compact, walkable blocks of street facing 

condominiums and townhomes.  T. 36, 37.  The Staff report explains that the Project is organized 

around a grid of private streets and alleys that create small blocks, with residences positioned close 

to the streets. The exact location of the access points will be based on sight distance and finalized 

at the time of Site and Preliminary Plan. Vehicular access will be restricted to Standish Place, but 

the Project will be accessible via Crabbs Branch Way to pedestrians. The Applicant is proposing to 

consolidate the current four access points into three access points, maintaining two of the existing 

and adding one on the northern boundary of Standish Place. An activated one-acre central park 

space is located directly off Crabbs Branch Way. A pedestrian promenade frames the western side 

of the central park.  (Exhibit 27, p. 12). 

1. Floating Zone Plan 

 Under Zoning Ordinance §59.7.2.1.B.2.g., every application for rezoning to a Floating Zone 

must be accompanied by a Floating Zone Plan (FZP) that contains required information and often 

a list of “binding elements” that restrict future development of the property. The Applicants have 

submitted the required plan. Exhibit 45. An excerpt of the FZP showing the proposed building 

layouts, drive aisles, road reservations, and forest conservation areas is reproduced on the following 

page.
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Exhibit 27, Figure 10 at p. 13 
2. Binding Elements and Process 

The Applicant’s Floating Zone Plan has the following four (4) binding elements: 
 

1. The development must provide a minimum of 15 percent (15%) Moderately Priced 

Dwelling Units (MPDUs) as approved by the Montgomery County Department of 

Housing and Community Affairs (MCDHCA), consistent with the requirements of 

Chapter 25A. 

2. The development must provide at least 10 percent (10%) of the site area as open space, 

allocated proportionally by use (townhouse and multifamily) between Common and 

Public Open Space. 

(25)



Local Map Amendment H-156 TriPointe Homes DC Metro Inc. 
Hearing Examiner’s Report and Recommendation     Page 15 
 

3. The Central Park open space, identified illustratively on the Floating Zone Plan, must be 

made accessible to the public. The final size, design, and programming of the Central Park 

will be determined at time of Site Plan. 

4. Vehicular access to the Site will be limited to Standish Place. 

 Consequently, and consistent with these binding elements, Staff recommended that 

regarding process, at the time of Preliminary Plan and/or Site Plan approval, the Applicant must 

address the following: 

a) The final design and amenities of the Central Park and open spaces throughout the site, 

consistent with the Open Space Exhibit included in the Floating Zone Plan. 

b) The distribution of the MPDUs across unit types, as approved by MCDHCA. 

c) The Crabbs Branch Way Street design in compliance with the Complete Streets Design 

Guide. 

d) The alignment and location of site access points on Standish Place. 

e) The delivery of a noise study due to proximity to Crabbs Branch Way and the rail line to 

the west of the Subject Property.   

(Exhibit 27, p. 3). 

3.  Access 

 The Staff Report outlines how the Project is organized around a grid of private streets and 

alleys that create small blocks, with residences positioned close to the streets. The exact location of 

the access points will be based on sight distance and finalized at the time of Site and Preliminary 

Plan. Vehicular access will be restricted to Standish Place, but the Project will be accessible via 

Crabbs Branch Way to pedestrians. The Applicant is proposing to consolidate the current four access 

points into three access points, maintaining two of the existing and adding one on the northern 

(26)



Local Map Amendment H-156 TriPointe Homes DC Metro Inc. 
Hearing Examiner’s Report and Recommendation     Page 16 
 
boundary of Standish Place. An activated one-acre central park space is located directly off Crabbs 

Branch Way. A pedestrian promenade frames the western side of the central park.  The pedestrian 

promenade has been incorporated in the site’s Fire Department Access plan and will also serve  

as a fire access lane in times of emergency.  (Exhibit 27, p. 12; T. 41). 

 Vehicular access to the Site is provided via Standish Place, a private, two-lane road that 

connects to Crabbs Branch Way on both ends and surrounding the Subject Property. Standish Place 

serves the Site and several adjacent properties. As currently proposed, three access points will 

connect to Standish Place. Private Street A will replace an existing access along the south side of 

the Property and create a new access connection on the north side of the Property. This street 

provides both north to south and east to west circulation within the Property. Several private alleys 

will also connect to Private Street A and provide access to parking for the proposed residences. 

Private Street B, which runs east to west between Standish Place and Private Street A, will replace 

an existing driveway access on the west side of the Property.  (Id., p. 17). 

 As noted earlier in this Report, the proposed Floating Zone Plan has a binding element that 

limits vehicular access to the Site to Standish Place.  The following pages contain Applicant’s 

illustrations of vehicular and non-motorized circulation. 

  

(27)



Local Map Amendment H-156 TriPointe Homes DC Metro Inc. 
Hearing Examiner’s Report and Recommendation     Page 17 
 

 

  

Exhibit 27, p. 18. Figure 15  
Vehicular Circulation 
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            Exhibit 27, p. 18. Figure 16  
            Non-motorized Circulation 
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4.  Environment  

 Planning Staff outlined in the Technical Report (Exhibit 27 at p. 31) that this Application 

satisfies all the applicable requirements of the Forest Conservation Law, Montgomery County 

Code, Chapter 22A and is in compliance with the Montgomery County Planning Department’s  

Environmental Guidelines. 

 The Staff Report outlines that a Natural Resources Inventory5/Forest Stand Delineation6 

No. 420241620 was approved on April 9, 2024. The Site includes no streams, stream buffers, 

wetlands, forests, or other environmental features. The Property is in the Rock Creek Watershed, 

a Use Class IV Stream. (Id. p. 19).  The NRI/FSD identifies areas of steep slopes 25% and greater 

located primarily on the northern and eastern boundaries. The Property contains several specimen 

trees. There are no known occurrences of rare, threatened, or endangered species on the Property. 

The Application is in conformance with the Environmental Guidelines as there is no disturbance  

proposed within any environmental features. The Subject Property is currently developed and  

contains no forest, streams, stream buffers, or other environmental features.  (Id. p. 31) 

 A Preliminary Forest Conservation Plan No. F20250010 was reviewed and approved by 

the Planning Board.   (Exhibit 28).  The Subject Property is proposed to be zoned CRNF-1.25, C-

0.0, R-1.25, H-60’, which according to Staff is classified as Mixed-Use Development Area as 

defined in Section 22A-3 of Chapter 22A of the Montgomery County Forest Conservation Law 

(FCL) and specified in the Trees Technical Manual. The afforestation requirement is 15% of the 

net tract area and the conservation threshold is 20%. With the addition of 0.46 acres of off-site 

disturbance, the Net Tract Area is 13.19 acres. There is no forest on the Property and the forest 

 
5 Hereafter NRI 
6 Hereafter FSD 
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conservation requirement is 1.98 acres, which will be met off-site or by payment of fee-in-lieu.  

(Exhibit 27, p. 31). 

 Applicant also presented to the Planning Board an application for a tree variance for the 

removal of six (6) specimen trees from the property.  (Exhibit 27, Attachment C). 

 The following table from Applicant’s tree variance application lists the six (6) specimen 

trees for which Applicant sought a variance to impact or remove: 

 

 

            Exhibit 24, p. 1 

 

 Following Planning Board action, Applicant submitted an Amended Preliminary Forest 

Conservation Composite Plan.  (Exhibit 40) 

 

D. Community Concerns  

 There were no appearances at the public hearing from anyone expressing concern about 

this application. The Planning Staff’s Technical Report stated that no correspondence was received 

from the public in connection with this application, and that the Applicant had met all signage and 

notice requirements. (Exhibit 27, p. 20).  Staff did not receive correspondence about the Subject 

Application. (Id).  Per Section 59.7.5.1, the Applicant is not required to hold a pre-application 
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community meeting for a Local Map Amendment application. 

 
IV. FINDINGS AND CONCLUSIONS 

A floating zone is a flexible device that allows a legislative body to establish development 

standards and uses for a particular district before “attaching” to individual properties.  The zone 

may be applied to individual properties with the approval of a Local Map Amendment.   

For approval, the District Council must find that the proposal will meet the standards 

required by the Zoning Ordinance and that it will be consistent with a coordinated and systematic 

development of the Regional District.  See, Md. Land Use Art., §21-101(a) and (b).  While many 

of the site-specific requirements for development are addressed by later approvals, the Zoning 

Ordinance contains various standards, or “Necessary Findings” that the Council must make.  These 

standards incorporate the requirements of other sections of the Zoning Ordinance, as set forth 

below. 
 

 A.  The “Necessary Findings” Required by Zoning Ordinance §59.7.2.1.E.2.  

1.  Substantial Conformance with the Master Plan 

 Several sections of the Zoning Ordinance require an applicant to demonstrate that the 

proposed rezoning conforms to the applicable Master Plan: 

 
Section 7.2.1.E.1.a.  For a Floating zone application the District Council 
must find that the floating zone plan will: 
 

a. substantially conform with the recommendations of the applicable 
master plan, general plan, and other applicable County plans; 

 
*   *  * 

Section 59.7.2.1.E.1.b:  …further the public interest… 
 

*    *   * 
 

Section 59.7.2.1.c: …satisfy the intent and standards of the proposed 
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zone… 
 

*   *   * 
 

Section 59.5.1.2.A.1.  (Intent of Floating Zones):  Implement 
comprehensive planning policies by… furthering the goals of the 
general plan, applicable master plan, and functional master 
plan… 

 
 

Applicant’s expert witness, Mr. Michael Goodman, a Civil Engineer and Executive Vice 

President of VIKA Maryland, testified on Applicant’s behalf that the property is located within 

the 2006 Shady Grove Sector Plan, which was also subject to the 2021 Minor Master Plan 

Amendment and that his is familiar with this project having served as the Civil Engineer on the 

application.  T. 89.  This is confirmed by Technical Staff.  (Exhibit 27, p. 20-21). 

According to the Staff Report, the office park property at 7501 Standish Place is in the 

Crabbs Branch Office Park District in the 2021 Shady Grove Minor Master Plan Amendment 

(Master Plan) area. The Master Plan notes that the Crabbs Branch Office Park is an “office park 

with a broad array of technology, biotechnology, industrial/flex, and office development uses in 

the 100-acre area” (p. 64). The Master Plan confirmed the Moderate Industrial (IM 2.5, H-50’) 

Zone or similar IM zones for several properties in the office park. According to the Staff Report, 

residential development was not specifically recommended or addressed for properties in the office 

park. The proposed rezoning seeks to change the Property’s zone from the Moderate Industrial 

(IM 2.5, H-50’) to the Commercial Residential Neighborhood Floating (CRNF 1.25, C0.0, R-1.25, 

H-60’). Although the Master Plan does not provide property-specific recommendations, the Project 

advances the Master Plan’s broader vision for the Shady Grove area as a mixed-use and pedestrian-

oriented environment with attractive streetscapes, distinctive architecture, and a sense of place that 

is complemented with amenities and mobility options (p. 1). This vision is achieved by the 

redevelopment’s proposed varying housing typologies, internal network of private streets and 
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alleys creating a smaller and more compact development pattern, and the new central park area 

that will serve as an amenity for the future residents and surrounding community members.  (Id).     

Staff analysis is that the Master Plan envisions the future of the Shady Grove Metro Station area 

as a mixed-use and pedestrian-oriented environment with “attractive streetscapes, distinctive 

architecture, and a sense of place that is complemented by public facilities and amenities, and new 

mobility options” (p. 1). The Project conforms with the Master Plan’s overall vision of creating a 

mix of residential uses within a walkable neighborhood format.  (Id.) 

Regarding the County’s General Plan, Thrive Montgomery 2050 which is the County’s 

long-range planning guide for development and growth, Staff concluded that the proposed 

rezoning is strongly aligned with two of the General Plan’s overarching objectives – promoting 

compact growth along corridors7 and diversifying and adding to the housing stock for the county8. 

(Exhibit 27, p. 23).  Staff further provided the following analysis of this rezoning proposal in light 

of Thrive: 

“Compact Growth: Corridor-Focused Development 
The map on page 71 of the General Plan identifies Shady Grove (where the Subject Property is 
located) as a “large activity center,” meaning it is envisioned as the highest intensity area generally 
characterized by significant residential and/or commercial density, either existing or planned, and 
typically close to high-quality transit. This suggests that the Shady Grove area generally has the 
infrastructure to support additional development to “maximize the efficiency of land use and public 
investment” (p. 73). This project in particular proposes infill residential development on a property 
where the existing suburban office space has been largely vacant over a significant period of time. 
“Specific policies from the Compact Growth chapter addressed by the Application include: 

• Improve the environmental sustainability of growth by encouraging infill and 
redevelopment to curb sprawl and bring areas built out in an era with little or no 
environmental regulations up to robust standards for stormwater management and other 
state-of-the-practice environmental standards. 
• Limit growth beyond corridors to compact, infill development and redevelopment in  
Complete Communities to prevent sprawl (p. 73).  
 
“Housing for All  

 
7 At page 70 
8 at page 121 
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Page 131 of the General Plan states: 
Montgomery County has an insufficient supply of housing. The current supply does not 
meet the needs of current or future households. A significant mismatch of supply and 
demand exists, where demand exceeds supply, raising the price of housing for both  
renters and those who want to own their home. 
 
“The proposed redevelopment would provide up to 210 additional dwelling units to 
Montgomery County residents, helping to address the insufficient supply of housing. One 
of the primary recommendations of the Housing chapter is to encourage the production of 
more housing to better match supply with demand (p. 132). Another key recommendation 
is to diversify the housing stock across incomes, building types, and geography, which this 
development achieves through its diversity of unit types (townhouses and two-over-twos) 
and will achieve through its unit sizes, which will be refined during subsequent regulatory 
reviews.  
 
“Specific policies the Application addresses from the Housing for All chapter include: 
• Expand opportunities to increase residential density, especially along major corridors  
and in locations where additional housing can assist in the development of Complete  
Communities. 
• Facilitate the development of a variety of housing types in every part of the county but  
especially in areas near transit, employment, and educational opportunities (p. 132)” 

 
(Exhibit 27, p.23 – 24). 
 
 Staff concluded that the Project would further the public interest by providing more 

housing within the county, yielding up to 210 additional residential units, at a convenient, transit-

accessible location along a compact growth corridor. (Exhibit 27, p.24).  In addition, the Project 

will provide government regulated units (a minimum of 15% MPDUs) where none currently exist. 

The Property is adjacent to many industrial employment establishments, creating a central and 

desirable location for housing approximately one mile south of the Shady Grove Metro Station. 

Additionally, the integration of housing into the existing underutilized office and surface parking 

complex supports the Master Plan’s vision for a mixed-use and pedestrian-oriented community 

with “attractive streetscapes, distinctive architecture, and a sense of place that is complemented by 

public facilities and amenities, and new mobility options” (Id). 

The Planning Board concluded that the proposed CRNF-1.25, C-0.0, R-1.25, H-60’ Zone 
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and the associated Floating Zone Plan are consistent with the 2021 Shady Grove Minor Master 

Plan Amendment; satisfy all applicable requirements and findings for approval of a Local Map 

Amendment as specified in the Montgomery County Zoning Ordinance, and that the applicant has 

met the burden of proof by showing that the proposed zone is in the public interest and will not 

alter the character of the surrounding neighborhood.  (Exhibit 28). 

The Hearing Examiner finds that the proposed FZP is consistent with and furthers the goals 

of the plans and the public interest. 

 
2.  Compatibility9 

 Several sections of the Zoning Ordinance require the District Council to analyze the 

compatibility of the proposed FZP with adjacent uses and the surrounding area.  The application 

must: 

Section 7.2.1.E.1.c.: satisfy the intent and standards of the proposed zone and, to 
the extent the Hearing Examiner finds it necessary to ensure compatibility, meet 
other applicable requirements of this Chapter; 

 
*  *  * 

 
Section 5.1.2.C. (Intent of Floating Zones).   Ensure protection of 
established neighborhoods by: 
 
1. establishing compatible relationships between new development 
and existing neighborhoods through limits on applicability, density, and 
uses; 
2. providing development standards and general compatibility 
standards to protect the character of adjacent neighborhoods; and 
3. allowing design flexibility to provide mitigation of any negative 
impacts found to be caused by the new use. 
 

*   *   * 
 

9 Section 59.7.2.1.E.1.d also addresses compatibility, but only when the existing zone is a Residential Detached Zone: 
“ …when applying a non-Residential Floating zone to a property previously under a Residential Detached zone, not 
adversely affect the character of the surrounding neighborhood.”  The IM-2.5 zone is not a residential detached zone.  
Zoning Ordinance, §59.2.1.3.C.1.  For this reason, the Hearing Examiner need not address this standard. 
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Section 5.3.2.C. (Purpose of Commercial/Residential Zones). The 
purpose of the Commercial/Residential Zones is to … provide mixed-use 
development that is compatible with adjacent development. 

 
Section 7.2.1.E.1.d. be compatible with existing and approved adjacent 
development… 

 
 Staff determined that the project would be compatible with adjacent and surrounding 

development.  Applicant’s experts testified that to proceed the project would have to undergo site 

plan approval as well, which is where most of the development standards are set.  T. 54. 

 Staff opined that the Project achieves compatibility with its surrounding context through 

deliberate building placement (lot size, setbacks, overall density) and appropriate siting of 

proposed residential uses. The maximum FAR of 1.25 is consistent with the current zone’s FAR, 

and the proposed height increase of 10 feet (from 50 to 60 feet) is consistent with the surrounding 

buildings – the office property directly east is 80 feet, and the office property immediately south 

is 70 feet. Massing is strategically located orthogonal to the street to foster a consistent 

neighborhood character and provide direct and primary access to each dwelling unit.  

Redevelopment of the Property replaces four aging, low-rise office buildings—featuring 

significant setbacks evocative of 1980s era office parks and expanses of surface parking located 

between the buildings and streetscape—with a compatible, walkable residential community. 

Density is regulated by applicable zoning limitations on contiguous dwelling units in a building 

group and required vehicular circulation and access. The development standards, discussed below, 

will produce a compatible site design and layout that is harmonious with the character of the 

existing context.  

The addition of residential uses to the area will not cause a negative impact on the  

surrounding neighborhood.  (Exhibit 27, p. 27-28). 

Conclusion:  Based on this record, the Hearing Examiner agrees with Staff that the Project will 
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transform this aging office park and expanses of surface parking on-site into a high-quality 

residential community organized around a series of smaller compact, tree-lined street blocks. The 

new street grid, proposed perimeter landscaping, and strategically sited dwelling units fronting 

along Standish Place will promote compatibility and appropriately transition the Site into the 

surrounding community. The office heights directly surrounding the Subject Property are between 

50 and 80 feet, making the proposed 60 feet compatible with the surrounding uses. The planned 

location of the open space (Central Park Space) on Crabbs Branch which is a public street provides 

interconnectivity between this development and surrounding properties.  Furthermore, the 

residential use would be appropriately integrated with the Derwood Station residential 

neighborhood just east of Crabbs Branch Way.  This standard has been met. 

 

3.  Adequate Public Facilities/Public Interest 

Several sections of the Zoning Ordinance require an applicant for a Floating Zone to 

demonstrate that public facilities will be adequate to serve the property.  The Council must find 

that the application meets the following standards: 

Section 7.2.1.E.1.e:  generate traffic that does not exceed the critical lane 
volume or volume/capacity ratio standard as applicable under the 
Planning Board’s LATR Guidelines, or, if traffic exceeds the applicable 
standard, that the applicant demonstrate an ability to mitigate such 
adverse impacts; and… 
 

*  *  * 
Section 7.2.1.E.1.b: further the public interest… 

*  *  * 

Section 7.2.1.E.1.c.: satisfy the intent and standards of the proposed zone 
and, to the extent the Hearing Examiner finds it necessary to ensure 
compatibility, meet other applicable requirements of this Chapter; 

 
*  *  * 
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Section 5.1.2.A.2: (Intent of the Floating Zones).  “…implement 
comprehensive planning objectives by…ensuring that the proposed uses 
are in balance with and supported by the existing and planned 
infrastructure…” 

 
Technical Staff analyzed this Project against the 2020-2024 Growth and Infrastructure 

Policy which requires mode-specific adequacy tests for any project estimated to generate 50 or 

more net new peak hour person trips.  (Exhibit 27, p. 30).  The current use on the Site is a 180,058 

square foot office building. The proposed maximum of 210 residential units, consisting of 120 

single-family attached units and 90 multifamily housing units (two-over-twos) are estimated to 

generate a net decrease of 199 person trips in the morning peak hour and a net decrease of 161 

person trips in the evening peak hour. Therefore, the LATR review is satisfied. A summary of the 

trip generation analysis is provided in Table 3 of the Staff Report reproduced on the next page: 

 

Exhibit 27., p. 30 
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Mr. Michael Goodman testified that the site is currently served by water sewer, electric 

and communication which are all immediately adjacent to the property and that even though the 

office building at the site does not use gas, there is gas adjacent to it as well.  T. 92.  He further 

testified that these utilities are adequate to support the propose new housing, and that they had 

some initial coordination with the Washington Suburban Sanitary Commission, and they have 

expressed that there's no capacity issues for water and sewer and have also been working with the 

Applicant's dry utility consultant who specializes with the electric and gas and they have also stated 

that there are no capacity issues.  Id. 

B.  The Intent and Standards of the Zone (Section 59.7.2.1.E.2.c) 

 
 As already stated, Section 59.7.2.1.E.2.c of the Zoning Ordinance requires the District 

Council to find that the FZP “satisfy the intent and standards of the proposed zone.”  The Zoning 

Ordinance includes an “intent” clause for all Floating Zones and a “purpose” clause” for any 

particular zone requested.  Several of these have already been analyzed earlier in this Report.  

The balance of the intent findings for Floating Zones and the purposes of the ILF Zone are 

discussed below.   

 1.  Intent of Floating Zones (Section 59.5.1.2) 

 The intent of Floating Zones is in Section 59.5.1.2 of the Zoning Ordinance. The Hearing 

Examiner has already discussed whether the application has met the intent Sections 59.5.1.2.A.1 

and 2.  This section discusses whether the FZP meets the remaining intents of the CRF Zone. 

Section 59.5.1.2.A.3  … The intent of the Floating zones is to: 

A.   Implement comprehensive planning objectives by… 
 
3. allowing design flexibility to integrate development into circulation 
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networks, land use patterns, and natural features within and connected to 
the property… 

 
 Staff found that the FZP meets this standard because the Project, among other things, 

“…capitalizes on the Project’s convenient and transit-accessible location to increase the amount 

of housing available in an area with the infrastructure to support it. The Project represents efficient 

and sustainable land use by redeveloping an underutilized site that will connect future residents to 

the surrounding community and regional destinations”.  (Id. p. 26.) 

 Mr. Sachin Kalbag, Planning and Design Leader with VIKA testified on Applicant’s behalf 

about the infrastructure and buildings in the surrounding area.  He testified that south of the subject 

property are some industrial warehouses, with the same IM-2.5 H-50’ zoning as what is on the site 

now; that to the north of Crabbs Branch there is a two-story American Red Cross building, and 

further north of that there are some single-family homes that are zoned R-200 and R-90.  Mr 

Kalbag further testified that about a mile north of the property is the Shady Grove Metro Station, 

and further to the west of the property is MD 355 or Rockville Pike.  He testified that this project 

takes this very large property with approximately four office buildings between one and three 

stories surrounded by a 600-space parking lot, and break them down into more compact blocks 

and then orients the buildings to be street facing.  T. 38.  The project seeks to locate a public space 

at the intersection of Monona and Crabbs Branch anchoring the property at that intersection.  T. 

39  

B.   Encourage the appropriate use of land by: 
1. providing flexible applicability to respond to changing economic, 
demographic, and planning trends that occur between comprehensive 
District or Sectional Map Amendments; 
2. allowing various uses, building types, and densities as determined by a 
property’s size and base zone to serve a diverse and evolving population; 
and 
3. ensuring that development satisfies basic sustainability requirements 
including: 
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a.   locational criteria, 
b.   connections to circulation networks,  
c.   density and use limitations, 
d.   open space standards, 
e.   environmental protection and mitigation; 

 
Mr. Kalbag testified that this project meets the housing for all goals of the general 

plan by providing a wider variety of housing stock in this area which is also crucial to 

reducing environmental impacts. T. 46.  He described this type of housing stock as the 

“missing middle” because they are not exactly single-family homes, nor are they luxury 

condos.  They are townhouses with a higher number of moderately priced housing units 

than is required by the County.  T. 50. He also explained that the project will utilize existing 

water and sewer lines that will not require off-site upgrades and will also meet all applicable 

adequacy of public facilities requirements as demonstrated by school and transportation 

tests. T.47. 

 
Conclusion:  The Hearing Examiner agrees with Staff and finds that this rezoning supports the 

County’s objective of providing a range of housing types, including affordable housing, near a 

major transit facility that will improve the environment and will not overburden public facilities 

with vehicle trips. The proposed residential uses are in balance with and are supported by the 

existing and planned infrastructure with flexible applicability to changing economic, demographic, 

and planning trends as supported by Thrive 2050, which was approved after the Master  

Plan. 

The Project meets the intent of the CRNF Floating Zone to serve a diverse and evolving  

population with multiple unit types and a neighborhood design that is built on compact street 

blocks to encourage pedestrian activity. Proposed building groups are sited orthogonal to the street 

and modulated so not to exceed eight dwelling units in length in order to maintain appropriate 
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pedestrian scale. 

The Project proposes tree-lined compact street blocks featuring continuous sidewalks, strategically 

sited around a central park area and pedestrian promenades that promote walkability and healthy 

living. Modern stormwater management will be implemented on-site through environmental site 

design to advance sustainability on�site and within the surrounding neighborhood. This standard 

has been met. 

2. Purpose of the Commercial Residential Floating Zones (Section 59.5.3.2) 
 

In addition to meeting the intent of Floating Zones, the FZP must meet the purpose of the 

specific zone requested because a floating zone was not specifically recommended by the Master 

Plan.10 Per Section 59.5.3.1 of the Zoning Ordinance there are three (3) categories of 

Commercial/Residential Floating zones. These zones are mapped using the zone's initials followed 

by the maximum allowed total, commercial, and residential densities and maximum allowed height 

as limited by Division 5.3. Zones are established at density increments of 0.25 FAR and height 

increments of 5 feet: 

Commercial Residential Neighborhood – Floating (CRNF# C# R# H#) 

Commercial Residential Town – Floating (CRTF# C# R# H#) 

Commercial Residential – Floating (CRF# C# R# H#). 

Applicant here seeks to rezone the subject property to CRNF-1.25, C-0.0, R-1.25 H-60 Zone.  

The purposes of the CRNF Zone are in Section 59.5.3.2. The Hearing Examiner has already 

discussed the Section. 

Section 5.3.2. Purpose 
The purpose of the Commercial/Residential Floating zones is to: 
A. allow development of mixed-use centers and communities at a range of densities and 

heights flexible enough to respond to various settings; 
 

10 Zoning Ordinance Section 59.5.3.5.A.2 
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B. allow flexibility in uses for a site; and 
C. provide mixed-use development that is compatible with adjacent development. 
 

Staff concluded that the FZP met this standard, restating that the FZP. The proposed 

development capitalizes on the Project’s convenient and transit-accessible location to increase the 

amount of housing available in an area with the infrastructure to support it. The Project represents  

efficient and sustainable land use by redeveloping an underutilized site that will connect future 

residents to the surrounding community and regional destinations.  (Exhibit 27, p. 26). 

Mr. Kalbag testified to how the proposed project meets these purposes.  He testified that 

the project has been strategically designed to respond to the demand for housing with the County, 

within the Derwood Community by providing a compatible transition to the neighborhood, with a 

building design where the fronts of the houses face the street with parking spaces and garages 

internal to the development.  T. 54 to 56. 

Mr. Kalbag while conceding that the design details will be set at site plan, pointed out that 

the binding element11 that requires that the Central Park open space, identified illustratively on the 

Floating Zone Plan, must be made accessible to the public was set to meet the above goals of this 

zone.  He acknowledges some topographical challenges posed by the 8 to 10 foot drop from Crabbs 

Branch to the park, that will need to be addressed at site plan in order to make this happen, 

however, the fact that access to the park is stated in a binding element is sufficient for purposes of 

reviewing the zoning change. 

Conclusion: The Hearing Examiner already found that the FZP furthers the purpose of §5.3.2.C in 

Part IV.A.2 of this Report (relating to compatibility of the use with surrounding development). 

The remaining purposes listed here are redundant given the findings already made. The FZP uses 

 
11 See binding element number 3 in Section III.C.2 earlier in this Report. 
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the proximity to the Shady Grove metro station to accomplish the County’s goal of increasing 

housing near mass transit and seeks to improve this project transition the surrounding 

neighborhood through the provision of public open space. This standard has been met. 

C.  Applicability of a Floating Zone (§59.5.1.3) 
 Section 59.5.1.3 of the Zoning Ordinance has some specific applicability requirements.  A.   

A Floating zone must not be approved for property that is in an Agricultural or Rural Residential 

zone.12  This provision does not apply because the subject problem is not in an agricultural or rural 

residential zone.  If a Floating zone is recommended in a master plan, there are no prerequisites 

for an application.13  Similarly this provision does not apply because the applicable Master Plan 

did not recommend a Floating Zone.  Therefore, the specific requirements and prerequisites 

outlined in Section 59.5.1.3.C of the Zoning Ordinance must be analyzed instead.    

 1. The maximum allowed density is based on the base zone and on the size of the tract  
as stated in Division 5.2 through Division 5.5. Any density bonus requested under 
Chapter 25A may be added to the density allowed under Division 5.2 through Division 
5.5 and included in the units per acre or FAR of the zone requested; 
 

According to Staff, no density bonus (MPDU or otherwise) is proposed as part of the 

Project. The Project is proposed at 1.25 FAR and 60-feet in height, which is within the maximum 

density for the current IM-2.5, H-50’ zone, excluding the height. The Project will comply with (1)  

the maximum allowable residential density of 1.25 FAR and (2) the maximum 60-foot height of 

the requested CRNF 1.25, C-0.0, R-1.25, H-60’ Floating Zone.  (Exhibit 27, p. 25). 

3. Non-Residential Base Zone – When requesting a Floating zone for a property with a  
non-Residential base zone there are no prerequisites for an application. 
 
Staff correctly point out that the Property is currently located in a Moderate Industrial (IM) 

 
12 Subsection A. 
13 Subsection B. 
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zone, which is a non-residential base zone. Accordingly, there are no prerequisites for this 

Application. 

D.  Development Standards and Uses Permitted in the CRF Zone (Div. 59.5.3) 
  

Section 59.5.1.3 of the Zoning Ordinance provides states that if a Floating Zone is 

recommended in a master plan, there are no prerequisites for an application.  Instead, according to 

Staff, the following density limits apply: 

 
 
(Exhibit 27, p. 25). 
 
B. Setback and Height 

2. Setbacks from the site boundary and maximum height are established by the  
floating zone plan. All other setbacks are established by the site plan approval  
process under Section 7.3.4. 
 

The proposed setback from the Crabbs Branch Way site boundary is 10 feet. The proposed 

setback from Standish Place is 30 feet. The proposed maximum height is 60 feet. The proposed 

setbacks and height comply with the Zoning Ordinance requirements.  (Exhibit 45). 

3. Height must satisfy the compatibility standards for the applicable building type  
under Section 4.1.8.B. 
 
According to Staff, the proposed 60 feet height meets the compatibility standards under 

Section 4.1.8.B for any building type in a Floating Zone. At the time of Site Plan, the project 

must take its height measurement from the average grade along the building facing the applicable 

(46)



Local Map Amendment H-156 TriPointe Homes DC Metro Inc. 
Hearing Examiner’s Report and Recommendation     Page 36 
 
abutting or confronting property, per Section 59.4.1.8.B.3. of the Zoning Ordinance.  (Id. p. 26). 

1.  Uses and Building Types Permitted (§§59.5.1.3) 

 Section 59.5.3.3 of the Zoning Ordinance limits the land uses allowed in the 

Commercial/Residential Floating Zones (CRNF) to “only” those uses allowed in the CRN Zone. 

Multi-unit living is permitted in the CRN Zone and this standard is met. Any building type is 

allowed in the Commercial/Residential Floating Zone, thus, the multi-family buildings are 

permitted in the requested zone. 

3. Development Standards for CRNF-1.25, C-0.0, R-1.25, H-60’ Zone (Section 
59.5.1.3.C) 

 

According to Staff, the design of the development will be finalized and reviewed by the 

Montgomery County Planning Board at the time of subsequent Preliminary Plan and Site Plan 

review. The Project will meet the Development Standards for the CRNF-1.25, C-0.0, R-1.25, H-

60’ Zone as illustrated in the tables from the Staff report shown on the following two pages: 
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(Id. p. 29) 
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(Exhibit 27, p. 29). 

3.  Requirements of Article 59.6 

 Article 59.6 of the Zoning Ordinance contains general development standards for most 

developments.  These standards regulate the number and design of parking spaces, drive aisles, 

landscaping, lighting, and public and private open space.  Based on the undisputed evidence at this 

stage, the Applicant’s proposal will be able to meet these standards, subject to review and 

modification of the particulars during site plan review. 

V. RECOMMENDATION 

For the foregoing reasons, the Hearing Examiner concludes that the proposed 

reclassification and Floating Zone Plan will meet the standards set forth in the Zoning Ordinance 

and that it will be consistent with a coordinated and systematic development of the Regional 
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District, under State law. Therefore, I recommend that Local Map Amendment Application No. 

H- 156, requesting reclassification from the existing Industrial Moderate Zone (IM-2.5) to the 

Commercial Residential Neighborhood – Floating Zone (CRNF-1.25 C-0.0 R-1.25 H-60 Zone) of 

Parcel “D” in the subdivision known as “Gude North” as per plat thereof filed among the land 

records of Montgomery County, Maryland in Plat Book 118 as Plat No.13905, and identified as 

7501-7515 Standish Place, 7519 Standish Place, 7529 Standish Place and 7609-7623 Standish 

Place.   (Tax Account No. 02224811), be approved as requested and subject to the specifications 

and requirements of the Floating Zone Plan (Exhibit 45), provided that the Applicant files an 

executed Declaration of Covenants (Exhibit 44) reflecting the binding elements in the land records 

and submits to the Hearing Examiner for certification a true copy of the Floating Zone Plan 

approved by the District Council within 10 days of approval, in accordance with §§59.7.2.1.H.1.a. 

and b. of the Zoning Ordinance. 

 

Issued April 7, 2025. 

Respectfully submitted, 

 

     Khandikile Mvunga Sokoni  
     Hearing Examiner 
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LOCAL MAP AMENDMENT APPLICATION 
DISCLOSURE STATEMENT 

(Revised February 7, 2019) 

State law requires that each and any Applicant for a local zoning map amendment, or Party of Record, 
who has made a contribution to a candidate for County Executive or County Council of $500.00 or more, 
calculated cumulatively for the four-year election cycle either before the filing of the application or during 
the four-year cycle within which the application is pendent, must disclose the name of the candidate to 
whose treasurer, political committee, or slate the contribution was made, the amount and the date of the 
contribution. 

A Disclosure Statement must be filed when the application is filed or within two weeks after entering 
the proceeding by a Party of Record and be updated within 5 business days of any contribution made after 
the filing of the initial disclosure and before final disposition of the application by the District Council. If 
more than one contribution is made, please specify in the space provided below each contribution and to 
whom it was made. If more than one applicant is involved in a single application, each applicant
must file this statement. 

S b. t t th It' f . I Iron Point DSC MOCO Holdings, LLC u �ec o e pena 1es o pe1:iury, , _________________ _
(NAME OF APPLICANT FOR LOCAL MAP AMENDMENT 

OR PARTY OF RECORD) 
HEREBY AFFIRM that the contents of this statement are true to the best of my 

knowledge, information and belief, and that: (SELECT EITHER 1 OR 2 BELOW AND CHECK
APPROPRIATE STATEMENT) 

1. 0 I HAVE made a contribution of ____________ _
(FILL IN AMOUNT OF CONTRIBUTION IF $500 
OR MORE, OR STATE NIA IF NOT APPLICABLE) 

on _________ _ _ _______________ _ 
(FILL IN DATE (MONTH, DAY AND YEAR) OF CONTRIBUTIONS), 

to the following candidate's treasurer, political committee, or slate: 

(FILL IN NAME OR NAMES OF CANDIDATE, OR STATE NIA IF INAPPLICABLE) 
(If more space is required, use the back of this form.) 

2. � I HA VE NOT made a contribution requiring disclosu
:c1:=:

.
·'

� Nitin Sathe, Vice President

SIGNATURE OF DECLARANT 

This Statement is filed in compliance with the public ethics requirements of Md. Code Ann, General 
Provisions, §§5-842 through 5-845; 2014 Md. Laws Ch. 94. A person who knowingly and willfully 
violates this part is guilty of a misdemeanor and on conviction is subject to a fine not exceeding$ 1,000. 

For convenience, several definitions in State law are contained on the next page. 

'l)S+(ic.\-- o{ co\4.w,,bo__ 
Subscribed and sworn to me, a Notary Public for MQ.A.tgG-m�,y-Getltlty;-Maryland, this 

NOTARY PUBLIC 
My Commission Expires: 

Exhibit 4
H-156 (53)
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2425 Reedie Drive 
Floor 14 
Wheaton, MD 20902 

MontgomeryPlanningBoard.org 

December 20, 2024 

Ms. Kathleen Byrne, Director/Hearing Examiner 
Montgomery County Office of Zoning and Administrative Hearings 
Stella B. Werner Council Office Building 
100 Maryland Avenue, Room 200 
Rockville, Maryland 20850 

SUBJECT: Local Map Amendment Application H-156 
7501 Standish Place 

Dear Ms. Byrne: 

At its meeting on December 19, 2024, the Montgomery County Planning Board of the Maryland-
National Capital Park and Planning Commission received a presentation from Planning Department 
staff and reviewed Local Map Amendment Application H-156, a request to rezone the 13.86-acre 
property located at 7501 Standish Place, Derwood from the IM-2.5, H-50’ Zone to the CRNF-1.25, C-0.0, 
R-1.25, H-60’ Zone. The Planning Board also reviewed a Preliminary Forest Conservation Plan,
application number F20250010, associated with the Local Map Amendment.

The Planning Board concluded that the proposed CRNF-1.25, C-0.0, R-1.25, H-60’ Zone and the 
associated Floating Zone Plan are consistent with the 2021 Shady Grove Minor Master Plan 
Amendment; satisfy all applicable requirements and findings for approval of a Local Map Amendment 
as specified in the Montgomery County Zoning Ordinance, and that the applicant has met the burden 
of proof by showing that the proposed zone is in the public interest and will not alter the character of 
the surrounding neighborhood.  

On a motion by Commissioner Hedrick, seconded by Vice Chair Pedoeem, with Chair Harris and 
Commissioners Linden and Bartley voting in favor, the Board recommended (5-0) that Local Map 
Amendment H-156 be approved. The Board also approved Preliminary Forest Conservation Plan 
F20250010. We hope the Planning Board’s recommendations and the staff report will be helpful to 
your proceedings. 

Sincerely, 

Artie L. Harris 
Chair 

AH:ef 

Enclosure: Staff Report LMA H-156 
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Montgomeryplanning.org 

7501 STANDISH PLACE 

LOCAL MAP AMENDMENT H-156 

FOREST CONSERVATION PLAN NO. F20250010 

Request to rezone the Property from IM-2.5, H-50’ to CRNF-1.25, C-0.0, R-1.25, H-60’, to allow the 
replacement of an aging office complex and surface parking lot with up to 210 dwelling units.  

LMA No. H-156 
FCP No. F20250010 
Completed: 12-6-2024 

MCPB 
Item No. 5 
12-19-2024

Montgomery County 
Planning Board 
2425 Reedie Drive, Floor 14 
Wheaton, MD 20902 

(56)



7501 Standish Place, Nos. H-156 and F20250010 1 

LOCATION/ADDRESS 

7501 Standish Place, Derwood, MD; 500 feet  

north of the East Gude Drive and Crabbs Branch 

Way intersection 

MASTER PLAN  

2021 Shady Grove Minor Master Plan Amendment 

ZONE 

Existing zone: IM-2.5, H-50’ 

Proposed zone: CRNF-1.25, C-0.0, R-1.25, H-60’ 

PROPERTY SIZE 

13.86 acres 

APPLICANT 

Tri Pointe Homes DC Metro Inc. 

ACCEPTANCE DATE 

August 8, 2024 

REVIEW BASIS 

Chapters 22A & 59 

Summary: 
• Staff recommends: (1) approval of Local Map

Amendment No. H-156 and Floating Zone
Plan, with binding elements and transmittal
of comments to the Hearing Examiner for a
February 6, 2025, public hearing; and (2)
approval with conditions of Preliminary
Forest Conservation Plan (PFCP) No.
F20250010.

• The proposed rezoning would convert the
Property from the IM-2.5, H-50’ zone to the
CRNF-1.25, C-0.0, R-1.25, H-60’ zone.

• The proposed rezoning would allow up to 210
dwelling units on the Property, including 15%
MPDUs.

• Subsequent Preliminary and Site Plans will be
required per Chapter 59.7.2.1.G.2.

• The Preliminary Forest Conservation Plan is in
compliance with Chapter 22A and the
Montgomery County Environmental
Guidelines and is recommended for approval.

• Staff has not received any correspondence
regarding this Application.

Planning Staff 

Erin Fowler, Planner II, Midcounty Planning, Erin.Fowler@montgomeryplanning.org, 301-495-1334 

Matthew Folden, Supervisor, Midcounty Planning, Matthew.Folden@montgomeryplanning.org, 301-495-4539 

Carrie Sanders, Chief, Midcounty Planning, Carrie.Sanders@montgomeryplanning.org, 301-495-4653 
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SECTION 1: RECOMMENDATIONS AND BINDING ELEMENTS/CONDITIONS 

LOCAL MAP AMENDMENT NO. H-156 

Staff recommends approval of Local Map Amendment (LMA) H-156, 7501 Standish Place, with the 
associated Floating Zone Plan, to rezone the Property to CRNF-1.25, C-0.0, R-1.25, H-60’ to allow the 
construction of up to 210 dwelling units, subject to the following binding elements1: 

1. The development must provide a minimum of 15 percent (15%) Moderately Priced Dwelling
Units (MPDUs) as approved by the Montgomery County Department of Housing and
Community Affairs (MCDHCA), consistent with the requirements of Chapter 25A.

2. The development must provide at least 10 percent (10%) of the site area as open space,
allocated proportionally by use (townhouse and multifamily) between Common and Public
Open Space.

3. The Central Park open space, identified illustratively on the Floating Zone Plan, must be made
accessible to the public. The final size, design, and programming of the Central Park will be
determined at time of Site Plan.

4. Vehicular access to the Site will be limited to Standish Place.

At the time of Preliminary Plan and/or Site Plan approval, the Applicant must address the following: 

1. The final design and amenities of the Central Park and open spaces throughout the site,
consistent with the Open Space Exhibit included in the Floating Zone Plan.

2. The distribution of the MPDUs across unit types, as approved by MCDHCA.

3. The Crabbs Branch Way street design, in compliance with the Complete Streets Design Guide.

4. The alignment and location of site access points on Standish Place.

5. The delivery of a noise study due to proximity to Crabbs Branch Way and the rail line to the
west of the Subject Property.

1 For the purposes of these conditions, the term “Applicant” shall also mean the developer, the owner, or any 
successor(s) in interest to the terms of this approval. 
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PRELIMINARY FOREST CONSERVATION PLAN NO. F20250010 

Staff recommends approval of Preliminary Forest Conservation Plan No. F20250010 with the following 
conditions: 

1. Applicant must submit a Final Forest Conservation Plan (“FFCP”) for review and approval at
time of site plan and before obtaining a Sediment and Erosion Control Permit from the
Montgomery County Department of Permitting Services for the Subject Property. No
demolition, clearing, or grading is permitted on the Subject Property prior to approval of the
FFCP.

2. The FFCP must be consistent with the approved Preliminary Forest Conservation Plan.

3. The FFCP must include:

a. Limits of Disturbance consistent with the Sediment and Erosion Control
Permit.

b. Variance tree mitigation plantings on the Subject Property with a minimum
size of three (3) caliper inch trees totaling forty-eight (48) caliper inches.
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SECTION 2: SITE DESCRIPTION 

VICINITY/NEIGHBORHOOD  

The Subject Property is located at 7501-7515, 7519, 7529, 7609-7623 Standish Place in Derwood, 
Maryland within the Metro Park – Standish Place office complex. The Property is bounded by Standish 
Place, a private road, along the northern, southern, and western site frontages, and by Crabbs Branch 
Way, a public road, to the east. The Property is approximately 500 feet north of the intersection of 
Crabbs Branch Way and East Gude Drive and is surrounded by a diversity of uses and building types, 
which are generally characterized as moderate density industrial and residential uses, described in 
more detail below.  

North: Directly north of the Site, across Crabbs Branch Way, is the American National Red Cross 
building (zoned IM-2.5, H-50’). To the north, across Standish Place, are additional moderate density 
industrial office parks, with tenants such as a software company, a medical equipment supplier, a 
cleaning service, and engineering consultants. Further north along Crabbs Branch Way are industrial 
office parks up to Indianola Drive and part of the Derwood Station single-family residential 
neighborhood (zoned R-90). The Shady Grove Metro Station and associated mixed-use development 
in the CR zone are approximately one mile northwest of the Subject Property. 

East: To the east of the Property, along Crabbs Branch Way, is the American Society of Plant 
Physiology building (zoned IM-2.5, H-50’) and an office building (zoned CRT-2.5, C-2.0, R-0.5, H-80’) 
with tenants such as a fingerprinting service, a real estate office, and a house cleaning service. Further 
east is a continuation of the Derwood Station single-family neighborhood (zoned R-90 and R-200).  

South: Immediately south of the Property, along Standish Place, are industrial uses (zoned IM-2.5, H-
50’ and IM-2.5, H-70’), such as an FDA office, a publisher, and a media office.  

West: Directly west of the Property across Standish Place are additional industrial uses (zoned IM-2.5, 
H-50’) with tenants such as a media company, telehealth services, and an engineering consultant. One 
block west of the Property is the rail line for WMATA Metro.  

The boundaries of a Neighborhood are defined by the properties that will experience the direct 
impacts of the proposed zone and use. The Staff-defined Neighborhood (Neighborhood) is bordered 
by Indianola Drive and the homes that front onto Indianola Drive to the north and east, East Gude 
Drive to the south, and the Metro Rail Line to the west (Figure 1). The Neighborhood contains 
predominantly moderate industrial (zoned IM-2.5, H-50’ and IM-2.5, H-70’) and single-family detached 
residential (zoned R-90 and R-200) uses (Figure 2). 
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Figure 1: Vicinity/Staff-Defined Neighborhood 

 

Figure 2: Zoning Vicinity Map 
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PROPERTY DESCRIPTION  

The Property is comprised of approximately 12.73 acres (554,435 square feet) and recorded as Parcel 
D in the “Gude North” Subdivision among the Land Records of Montgomery County, Maryland (the 
“Land Records”) at Plat No. 13905. The current zoning is IM-2.5, H-50’, and the Applicant is requesting 
to change the zone to CRNF-1.25, C-0.0, R-1.25, H-60’. 

The eastern portion of the Property is located along Crabbs Branch Way, approximately 500 feet north 
of its intersection with East Gude Drive. The Property is bounded by private road Standish Place to the 
north, west, and south. The site is irregularly shaped – rounded along the three sides that border 
Standish Place, with right-angle intersections where Standish Place meets Crabbs Branch Way on the 
eastern side of the Property.   

 

Figure 3: Aerial view of the Property 
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Figure 4: Zoning Property Map 

The topography of the site rises from approximately 442 feet above sea level at its lowest point at the 
southwest corner of Standish Place to 462 feet above sea level at the highest point along the Crabbs 
Branch Way frontage. The land is generally flat around the center of the site where much of the 
existing and proposed development is located, with topography ranging from 446 to 448 feet above 
sea level. However, there are substantial grade differentials located along the Crabbs Branch Way 
frontage with elevations ranging from 10 feet in height at the mid-block, 3-foot elevations towards the 
northern end and 5-foot elevations towards the southern end of Crabbs Branch Way. Figures 5 and 6 
demonstrate the significant grade off Crabbs Branch Way. Pedestrian access with stairs and ramps will 
be provided for improved connectivity with the surrounding neighborhood and established 
pedestrian crosswalk.  
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Figure 5: Topographic map with spot elevations of the Subject Property 

 

Figure 6: Subject Property existing conditions, looking northeast towards Crabbs Branch Way 

(65)



7501 Standish Place, Nos. H-156 and F20250010 10 

 

Figure 7: Subject Property existing conditions, looking northwest towards Standish Place 

 

Figure 8: Key map of existing Site conditions photos 

The Property is currently developed with four office buildings that range from one- to three-stories in 
height and an associated surface parking lot with 649 spaces. The existing offices are occupied by 
tenants such as FedEx, an electrical equipment supplier, a data center, an engineering firm, an 
insurance agency, among others. According to the Maryland State Department of Assessments and 
Taxation (“SDAT”) records, the existing office complex was built in 1984 and has approximately 
177,126 square feet of above grade floor area. The existing buildings are angled away and setback 
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from the roadways (Crabbs Branch Way and Standish Place), with the surface parking located 
between the buildings and the street on all sides. The Property’s current vehicular access is provided 
via four curb cuts off Standish Place.  

ZONING/REGULATORY HISTORY 

The Property was rezoned from Light Industrial (I-1) to Moderate Industrial (IM-2.5, H-50’) in 
accordance with the countywide 2014 District Map Amendment to enact the 2014 Zoning Ordinance, 
known as the Zoning Rewrite. The Moderate Industrial rezoning was applied to all properties in the 
Crabbs Branch Office Park area, bordered by Gude Drive to the south, the Derwood Station single-
family residential neighborhood to the east, Indianola Drive to the north, and the Metro Rail Line to 
the west (Figure 9).  

The 2021 Shady Grove Minor Master Plan Amendment rezoned the office property at 7361 Calhoun 
Place to the CRT-2.5, C-2.0, R-0.5, H-80’ zone to permit a conforming building. The rest of the 
properties in the Crabbs Branch Office Park have remained Moderate Industrial.  

There is no regulatory history on the site.  

 

Figure 9: Crabbs Branch Office Park Zoning, as adopted in the 2021 Shady Grove Minor Master Plan Amendment  
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SECTION 3: PROJECT DESCRIPTION 

PROPOSAL 

The Applicant proposes to rezone approximately 13.86 acres of land from the Moderate Industrial (IM-
2.5, H-50’) Zone to the Commercial Residential Neighborhood Floating (CRNF-1.25, C-0.0, R-1.25, H-
60’) Zone to accommodate the redevelopment of the existing suburban office complex and surface 
parking lot to a new residential community with up to 210 dwelling units, constructed within a single 
phase. At this time, the dwelling unit types are anticipated to be two-over-twos and rear-loaded 
townhouses2, with the final unit mix determined at time of Site Plan. As currently proposed, the two-
over-twos are dispersed along the northern and southern portions of the Property along Standish 
Place, and the townhouses are interior to the site. 

The Applicant will provide 15% of the units as MPDUs – which exceeds the required 12.5% – and will 
work with Planning and MCDHCA Staff at the time of Preliminary and Site Plan to ensure the 
distribution of units is appropriate between unit types across the Property. The additional 2.5% 
MPDUs help address the 2021 Shady Grove Minor Master Plan Amendment recommendation to provide 
affordable housing as the highest priority amenity to the area. All proposed buildings are a maximum 
of 60 feet in height for up to four floors, not to exceed the 1.25 FAR permitted in the new zone.  

The Project is organized around a grid of private streets and alleys that create small blocks, with 
residences positioned close to the streets. The exact location of the access points will be based on 
sight distance and finalized at the time of Site and Preliminary Plan. Vehicular access will be restricted 
to Standish Place, but the Project will be accessible via Crabbs Branch Way to pedestrians. The 
Applicant is proposing to consolidate the current four access points into three access points, 
maintaining two of the existing and adding one on the northern boundary of Standish Place.  An 
activated one-acre central park space is located directly off Crabbs Branch Way. A pedestrian 
promenade3 frames the western side of the central park.  

 
2 Two-over-twos are categorized as “apartments,” or “multifamily” based on Section 59.4.1.3.D. of the 
Montgomery County Code. 
3 The pedestrian promenade has been incorporated in the site’s Fire Department Access plan and will also serve 
as a fire access lane in times of emergency. 

(68)



7501 Standish Place, Nos. H-156 and F20250010 13 

 

Figure 10: Floating Zone Plan 

DESIGN 

Given the site's proximity to major roadways such as Frederick Road and East Gude Drive, this 
development creates more housing opportunities by starting to transform the large, underutilized, 
auto-centric office park site into a mixed-use development within the 2021 Shady Grove Minor Master 
Plan Amendment area. The proposed development will further expand the residential neighborhood 
along the main roadway and will work with the established grades at each edge of the site to create 
more activated spaces. 

This development provides smaller, rear-loaded blocks of different housing types in this community 
and provides an opportunity to create a more grid-like street network within the site. Integrating this 
proposed residential area and its tree-lined, walkable streets and public open spaces to the greater 
community will provide a public benefit by increasing housing supply and the types of housing 
available in the area.  

The architecture of the proposed townhouses and two-over-two condominiums work in tandem with 
the proposed site design to foster compatibility with the surrounding area while simultaneously 
creating harmonious relationships between the proposed mix of housing types within the project. 
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Each proposed housing type is four stories and will be a maximum of 60 feet in height. At this time, the 
two-over-twos are proposed along the perimeter of the community, particularly along the Standish 
Place frontage. The varied townhouse types are interspersed in building groups throughout the 
interior of the community and line the proposed internal street grid to create consistent street walls 
that define private streets and foster an engaging pedestrian environment.  

 

Figure 11: Illustrative Architectural Elevations for the Townhouses (top) and Two-Over-Twos (bottom) 

The project features a high-quality, varied open space that provides accessible passive and active 
recreation opportunities for future residents. The proposed open space, environmental, and 
recreation areas are generally organized along the primary pedestrian promenade that leads to a 
central park area where proposed pedestrian amenities are located. The promenade includes a 
dedicated fire lane that provides additional space for a pedestrian pathway. The tree-lined pedestrian 
promenade runs perpendicular to the primary internal road and may include landscaping and seating 
areas outside the fire lane.  
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The central park – which will function as a Privately Owned Public Space (POPS) – features an open 
lawn park, amenity structure, picnic seating areas, and combined play areas for children ages two to 
twelve. The central park space is located adjacent to the intersection of Crabbs Branch Way and 
Monona Drive. It is framed by the frontages of townhomes that provide "eyes on the park," with 
seating areas and children's play areas around the perimeter of the park area. 

Figure 12: Illustrative Site Plan Rendering 

OPEN SPACE 

The Applicant is proposing a minimum of 55,444 square feet (10% of the site area) of open space, in 
compliance with the Zoning Ordinance requirement. The open space will be proportionally allocated 
between Common Open Space and Public Open Space to serve the townhouses and two-over-two 
condominiums (multifamily), respectively. The primary open space is an approximately one-acre 
(48,679 square feet) central park area fronting along Crabbs Branch Way. The proposed central park 
will function as a Privately Owned Public Space (POPS) and is planned to be activated with a 
children’s playground, pedestrian pathways and seating areas, shade structures, and open lawn, as 
shown in Figure 14. Additional open space will be provided via a pedestrian-only mid-block crossing in 
the center of the site, along with smaller green spaces/pocket parks co-located with planned 
stormwater facilities on the western side of the Property along Standish Place that will offer 
recreation areas with seating for residents interior to the site. 
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In order to meet the Zoning Ordinance requirements for Open Space, the central park area will 
technically be divided between Common and Public Open Space. However, once constructed, the 
space will feel cohesive and integrated, intended to be used by both residents of the future 
development and the surrounding neighborhoods.  A binding condition has been added ensuring that 
the central park will be accessible to the public, despite its division between Common and Public 
Open Space.  

Figure 13: Illustrative Open Space Plan 
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Figure 14: Proposed Central Park Area Park Precedents 

TRANSPORTATION 

Vehicular access to the Site is provided via Standish Place, a private, two-lane road that connects to 
Crabbs Branch Way on both ends and surrounding the Subject Property. Standish Place serves the 
Site and several adjacent properties. As currently proposed, three access points will connect to 
Standish Place. Private Street A will replace an existing access along the south side of the Property 
and create a new access connection on the north side of the Property. This street provides both north 
to south and east to west circulation within the Property. Several private alleys will also connect to 
Private Street A and provide access to parking for the proposed residences. Private Street B, which 
runs east to west between Standish Place and Private Street A, will replace an existing driveway 
access on the west side of the Property. 
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Figure 15: Vehicular Circulation 

Pedestrian and bicycle access to the Site is provided via improved frontages along Crabbs Branch Way 
on the east side of the Property and Standish Place. As currently proposed, the Crabbs Branch Way 
improvements will include a sidepath and street buffer and Standish Place will include a sidewalk and 
street buffer. Both internal private roads will include sidewalks on both sides and appropriate buffers 
separating the sidewalks from the travel lanes. The final design and dimensions of these 
improvements will be determined at the time of the Preliminary and Site Plan and will be consistent 
with the Complete Streets Design Guide.  

There is an existing mid-block crosswalk on Crabbs Branch Way on the Subject Property frontage. This 
crosswalk will connect to the new sidepath as well as an internal path system that provides access to 
the Site including the open space fronting Crabbs Branch Road. A pedestrian pathway, which also 
operates as emergency vehicle access through the Site, will provide additional pedestrian and bicycle 
circulation within the Site.  

There are three existing bus stops along Crabbs Branch Way – two along the Subject Property frontage 
and one on the north side of the street – that are served by the Ride On Route 59. These bus stops will 
be maintained, and any necessary improvements to mitigate the impact of additional riders 
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generated by the proposed development will be determined at the time of the future Preliminary Plan 
review.   

 

Figure 16: Non-Motorized Circulation  

ENVIRONMENT 

The Site is currently developed as an office park with surface parking. The Subject Property is located 
in the Rock Creek Watershed, a Use Class IV Stream. The Site contains no streams, forests, stream 
buffers, wetlands, or other environmental features. Redevelopment of the Property will include open 
space and increased tree canopy cover, providing environmental benefits such as increased shade 
and increased rainwater absorption.  

Preliminary Forest Conservation Plan (PFCP) No. F20250010 was filed concurrently with the Local Map 
Amendment application. Further details of the Project’s Chapter 22A compliance can be found below 
in the Preliminary Forest Conservation Plan Findings section. At the time of Site and Preliminary Plan, 
the Applicant will need to submit a noise study due to proximity to Crabbs Branch Way and the rail 
line to the west. 
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The Applicant proposes to address stormwater management by utilizing environmental site design 
features such as biofiltration swales and micro-bioretention facilities. The stormwater management 
strategy will be further refined during subsequent regulatory review.  

 

SECTION 4: COMMUNITY OUTREACH 

The Applicant has met signage and noticing requirements for the submitted Application. Staff has not 
received correspondence about the Subject Application. Per Section 59.7.5.1, the Applicant is not 
required to hold a pre-application community meeting for a Local Map Amendment application. 

 

SECTION 5: LOCAL MAP AMENDMENT FINDINGS AND ANALYSIS 

The Subject Application complies with the general requirements and development standards of 
Chapter 59, the Zoning Ordinance, Chapter 22A, the Forest Conservation Law, and substantially 
conforms with the goals and recommendations of the 2021 Shady Grove Minor Master Plan 
Amendment and Thrive Montgomery 2050.  

Per Section 59-7.2.1.E.2 of the Zoning Ordinance, for a Floating zone application, the District Council 
must find that the floating zone plan will: 

a) substantially conform with the recommendations of the applicable master plan, general 
plan, and other applicable County plans; 
 
The Application substantially conforms with the 2021 Shady Grove Minor Master Plan 
Amendment (Master Plan) and Thrive Montgomery 2050, the County’s General Plan (General 
Plan), as described below. 
 
Master Plan 
The office park property at 7501 Standish Place is in the Crabbs Branch Office Park district in 
the 2021 Shady Grove Minor Master Plan Amendment (Master Plan) area. The Master Plan notes 
that the Crabbs Branch Office Park is an “office park with a broad array of technology, 
biotechnology, industrial/flex, and office development uses in the 100-acre area” (p. 64). The 
Master Plan confirmed the Moderate Industrial (IM 2.5, H-50’) Zone or similar IM zones for 
several properties in the office park.  
 
Residential development was not specifically recommended or addressed for properties in the 
office park. The proposed rezoning seeks to change the Property’s zone from the Moderate 
Industrial (IM 2.5, H-50’) to the Commercial Residential Neighborhood Floating (CRNF 1.25, C-
0.0, R-1.25, H-60’). Although the Master Plan does not provide property-specific 
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recommendations, the Project advances the Master Plan’s broader vision for the Shady Grove 
area as a mixed-use and pedestrian-oriented environment with attractive streetscapes, 
distinctive architecture, and a sense of place that is complemented with amenities and 
mobility options (p. 1). This vision is achieved by the redevelopment’s proposed varying 
housing typologies, internal network of private streets and alleys creating a smaller and more 
compact development pattern, and the new central park area that will serve as an amenity for 
the future residents and surrounding community members.  
 
Density and Building Height 
 
The proposed development’s residential density of 1.25 FAR is consistent with the existing 
overall 2.5 FAR for the Property. The proposed maximum height for the Property, up to 60 feet, 
is 10 feet higher than the existing building height of 50 feet. In context, the office building to 
the east at 7361 Calhoun Place is 80 feet in height, and the office property to the south is 70 
feet in height. Thus, the proposed height and density are consistent with the surrounding 
area. 
 
Land Use 
 
The Master Plan envisions the future of the Shady Grove Metro Station area as a mixed-use 
and pedestrian-oriented environment with “attractive streetscapes, distinctive architecture, 
and a sense of place that is complemented by public facilities and amenities, and new 
mobility options” (p. 1). The Project conforms with the Master Plan’s overall vision of creating 
a mix of residential uses within a walkable neighborhood format.  

 
Affordable Housing 
 
The Master Plan requires 15% MPDUs as the highest priority public benefit for new Optional 
Method residential development (p. 69). The proposed redevelopment is following the 
Standard Method of Development and therefore requires no public benefit points; however, 
the project will still provide up to 32 MPDUs, which is 15 percent of the proposed 210 
residential units, and this will be included as a binding element. This is 2.5% more MPDUs than 
is technically required and helps achieve the Master Plan’s priorities for the Shady Grove area. 

 
Transportation  
 
Crabbs Branch Way, between Redland Road and East Gude Drive, is classified as a Boulevard 
per the Master Plan of Highways and Transitways with an 80-foot right-of-way. The Master Plan 
identified the roadway as (A-262) for the segment between East Gude Drive and Redland Road. 

(77)



7501 Standish Place, Nos. H-156 and F20250010 22 

Regarding bikeways, the Master Plan recommends a “sidepath on the eastern side of Crabbs 
Branch Way” (p.126) which is beyond the Subject Property boundaries.  
 
The Master Plan recommends for this segment of Crabbs Branch Way to “explore traffic 
calming engineering treatments to slow speeds on Crabbs Branch Way, including but not 
limited to the removal of left-turn lanes, bump-outs, curb extensions, and curb radii 
reductions” (p. 111). If the proposed rezoning is approved, these recommendations should be 
explored during the Preliminary Plan review of this development.  
 
The Master Plan notes Crabbs Branch Way, between Redland Road and Indianola Drive, is 
included in the county’s Vision Zero High Injury Network (HIN). The future regulatory review of 
this development should examine how the Property’s Crabbs Branch Way frontage would 
advance Vision Zero principles and comply with the Complete Streets Design Guidelines.  
 
Environmental Sustainability  
 
The Master Plan provides overall sustainability recommendations for the Plan area, when it 
says, “restoration of tree canopy in the Master Plan area will help improve air quality, reduce 
storm runoff, contribute to keeping the area cooler in summer, and sequester carbon to 
ameliorate climate change. Trees planted along sidewalks and bikeways will make them more 
comfortable and attractive to pedestrians and cyclists, inspiring more people to get around 
Shady Grove without driving” (p. 79). 
 
The Plan makes no specific environmental recommendations for the Crabbs Branch Office 
Park; however, it does contain general sustainability recommendations for the Master Plan 
area: 

• Plant native shade trees that produce large canopies, spaced a maximum of 30 feet 
apart on center. 

• Encourage green features (softscaping) in required open space areas and the public 
realm. 

• Promote site and building design for energy conservation and LEED certification or a 
comparable rating system.  

• Increase forest and tree cover.  
• Provide opportunities for exercise, recreation, and mental well-being: parks and open 

spaces, trails, sidewalks, and bicycle networks (p. 82-87).  
 

The proposed redevelopment aligns with the overall sustainability recommendations of the 
Master Plan, providing a centralized and activated park area and tree-lined pedestrians paths. 
If the rezoning is approved, further details about the sustainability should be incorporated at 
Preliminary and Site Plan. 
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Urban Design  
 
The Project advances the Master Plan’s key Urban Design recommendation to “promote 
walkability with enhanced streetscapes to define the public realm,” (p. 18) with a site layout 
that creates compact street blocks that is organized by a central promenade leading to a 
neighborhood green space that is framed with play areas for children and seating areas for 
future residents. 
 
General Plan 
Thrive Montgomery 2050 is the County’s General Plan, a long-range planning guide for the 
development and growth of the community. The proposed rezoning is strongly aligned with 
two of the General Plan’s overarching objectives – promoting compact growth along corridors 
(p. 70) and diversifying and adding to the housing stock for the county (p. 121).  
 
Compact Growth: Corridor-Focused Development 
 
The map on page 71 of the General Plan identifies Shady Grove (where the Subject Property is 
located) as a “large activity center,” meaning it is envisioned as the highest intensity area 
generally characterized by significant residential and/or commercial density, either existing or 
planned, and typically close to high-quality transit. This suggests that the Shady Grove area 
generally has the infrastructure to support additional development to “maximize the 
efficiency of land use and public investment” (p. 73). This project in particular proposes infill 
residential development on a property where the existing suburban office space has been 
largely vacant over a significant period of time. 
 
Specific policies from the Compact Growth chapter addressed by the Application include: 

• Improve the environmental sustainability of growth by encouraging infill and 
redevelopment to curb sprawl and bring areas built out in an era with little or no 
environmental regulations up to robust standards for stormwater management and 
other state-of-the-practice environmental standards. 

• Limit growth beyond corridors to compact, infill development and redevelopment in 
Complete Communities to prevent sprawl (p. 73). 

 
Housing for All 
 
Page 131 of the General Plan states: 

Montgomery County has an insufficient supply of housing. The current supply does not 
meet the needs of current or future households. A significant mismatch of supply and 
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demand exists, where demand exceeds supply, raising the price of housing for both 
renters and those who want to own their home. 

 
The proposed redevelopment would provide up to 210 additional dwelling units to 
Montgomery County residents, helping to address the insufficient supply of housing. One of 
the primary recommendations of the Housing chapter is to encourage the production of more 
housing to better match supply with demand (p. 132). Another key recommendation is to 
diversify the housing stock across incomes, building types, and geography, which this 
development achieves through its diversity of unit types (townhouses and two-over-twos) and 
will achieve through its unit sizes, which will be refined during subsequent regulatory reviews.  
 
Specific policies the Application addresses from the Housing for All chapter include: 

• Expand opportunities to increase residential density, especially along major corridors 
and in locations where additional housing can assist in the development of Complete 
Communities. 

• Facilitate the development of a variety of housing types in every part of the county but 
especially in areas near transit, employment, and educational opportunities (p. 132). 

 
b) further the public interest; 

The Project will further the public interest by providing more housing within the county, 
yielding up to 210 additional residential units, at a convenient, transit-accessible location 
along a compact growth corridor. In addition, the Project will provide government regulated 
units (a minimum of 15% MPDUs) where none currently exist. The Property is adjacent to 
many industrial employment establishments, creating a central and desirable location for 
housing approximately one mile south of the Shady Grove Metro Station. 

Additionally, the integration of housing into the existing underutilized office and surface 
parking complex supports the Master Plan’s vision for a mixed-use and pedestrian-oriented 
community with “attractive streetscapes, distinctive architecture, and a sense of place that is 
complemented by public facilities and amenities, and new mobility options” (p. 1). 

c) satisfy the intent and standards of the proposed zone and, to the extent the Hearing 
Examiner finds it necessary to ensure compatibility, meet other applicable requirements of 
this Chapter; 

Applicability 

Section 59.5.1.3.C of the Zoning Ordinance sets forth specific requirements and prerequisites 
for local map amendment applications that propose the CRNF-1.25, C-0.0, R-1.25, H-60’ Zone 
and are not recommended in a master plan. The proposed rezoning is not recommended in 
the Master Plan, and thus the following apply: 

(80)



7501 Standish Place, Nos. H-156 and F20250010 25 

C.   If a Floating zone is not recommended in a master plan, the following apply:  

1. The maximum allowed density is based on the base zone and on the size of the tract 
as stated in Division 5.2 through Division 5.5. Any density bonus requested under 
Chapter 25A may be added to the density allowed under Division 5.2 through 
Division 5.5 and included in the units per acre or FAR of the zone requested; 

No density bonus (MPDU or otherwise) is proposed as part of the Project. The Project 
is proposed at 1.25 FAR and 60-feet in height, which is within the maximum density for 
the current IM-2.5, H-50’ zone, excluding the height. The Project will comply with (1) 
the maximum allowable residential density of 1.25 FAR and (2) the maximum 60-foot 
height of the requested CRNF 1.25, C-0.0, R-1.25, H-60’ Floating Zone. 

3. Non-Residential Base Zone – When requesting a Floating zone for a property with a 
non-Residential base zone there are no prerequisites for an application. 

The Property is currently located in a Moderate Industrial (IM) zone, which is a non-
residential base zone. Accordingly, there are no prerequisites for this Application.  

Per Section 59.5.3.5.A.2. of the Zoning Ordinance:  

2. If a Floating zone is not recommended in a master plan, the following density limits 
apply:  

As shown in Table 1, the proposed rezoning complies with the Zoning Ordinance 
requirements. 

Table 1: CR Floating Zones Development Standards (Density Allowed) 

Pre-Existing 
Euclidean Zone 

Maximum Density Allowed in FAR Based on Size of Tract in Acres 

Greater than 3 acres 

Total Density 
(Permitted) 

C or R Density 
(Permitted) 

Total Density 
(Proposed) 

C or R Density 
(Proposed) 

IL, IM 1.5 1.25 1.25 1.25 

 Per Section 59.5.3.5.B.2-3 of the Zoning Ordinance:  

B.    Setback and Height 

2. Setbacks from the site boundary and maximum height are established by the 
floating zone plan. All other setbacks are established by the site plan approval 
process under Section 7.3.4. 

The proposed setback from the Crabbs Branch Way site boundary is 10 feet. The 
proposed setback from Standish Place is 30 feet. The proposed maximum height is 60 
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feet. The proposed setbacks and height comply with the Zoning Ordinance 
requirements. 

3. Height must satisfy the compatibility standards for the applicable building type 
under Section 4.1.8.B. 

The proposed 60 feet height meets the compatibility standards under Section 4.1.8.B 
for any building type in a Floating Zone.  At the time of Site Plan, the project must take 
its height measurement from the average grade along the building facing the 
applicable abutting or confronting property, per Section 59.4.1.8.B.3. of the Zoning 
Ordinance.  

Intent of Floating Zones 

Per Section 59-5.1.2. of the Zoning Ordinance, the intent of the Floating zones is to: 

A. Implement comprehensive planning objectives by: 

1. furthering the goals of the general plan, applicable master plan, and functional 
master plans; 

2. ensuring that the proposed uses are in balance with and supported by the existing 
and planned infrastructure in the general plan, applicable master plan, functional 
master plan staging, and applicable public facilities requirements; and 

3. allowing design flexibility to integrate development into circulation networks, land 
use patterns, and natural features within and connected to the Property; and 

The Project furthers the goals of the Master Plan and General Plan as described above 
in the Section 59-7.2.1.E.2.a. findings. The proposed development capitalizes on the 
Project’s convenient and transit-accessible location to increase the amount of housing 
available in an area with the infrastructure to support it. The Project represents 
efficient and sustainable land use by redeveloping an underutilized site that will 
connect future residents to the surrounding community and regional destinations.  

B. Encourage the appropriate use of land by: 

1. providing flexible applicability to respond to changing economic, demographic, and 
planning trends that occur between comprehensive District or Sectional Map 
Amendments; 

2. allowing various uses, building types, and densities as determined by a Property’s 
size and base zone to serve a diverse and evolving population; and 
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3. ensuring that development satisfies basic sustainability requirements, including 
open space standards and environmental protection and mitigation; and 

The Project supports the County’s objective of providing a range of housing types, 
including affordable housing, near a major transit facility that will improve the 
environment and will not overburden public facilities with vehicle trips. The proposed 
residential uses are in balance with and are supported by the existing and planned 
infrastructure with flexible applicability to changing economic, demographic, and 
planning trends as supported by Thrive 2050, which was approved after the Master 
Plan. 

The Project meets the intent of the CRNF Floating Zone to serve a diverse and evolving 
population with multiple unit types and a neighborhood design that is built on 
compact street blocks to encourage pedestrian activity. Proposed building groups are 
sited orthogonal to the street and modulated so not to exceed eight dwelling units in 
length in order to maintain appropriate pedestrian scale. 

The Project proposes tree-lined compact street blocks featuring continuous 
sidewalks, strategically sited around a central park area and pedestrian promenades 
that promote walkability and healthy living. Modern stormwater management will be 
implemented on-site through environmental site design to advance sustainability on-
site and within the surrounding neighborhood. 

C. Ensure protection of established neighborhoods by: 

1. establishing compatible relationships between new development and existing 
neighborhoods through limits on applicability, density, and uses; 

2. providing development standards and general compatibility standards to protect 
the character of adjacent neighborhoods; and 

3. allowing design flexibility to provide mitigation of any negative impacts found to be 
caused by the new use. 

The Project achieves compatibility with its surrounding context through deliberate 
building placement (lot size, setbacks, overall density) and appropriate siting of 
proposed residential uses. The maximum FAR of 1.25 is consistent with the current 
zone’s FAR, and the proposed height increase of 10 feet (from 50 to 60 feet) is 
consistent with the surrounding buildings – the office property directly east is 80 feet, 
and the office property immediately south is 70 feet.  

Massing is strategically located orthogonal to the street to foster a consistent 
neighborhood character and provide direct and primary access to each dwelling unit. 
Redevelopment of the Property replaces four aging, low-rise office buildings—
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featuring significant setbacks evocative of 1980s era office parks and expanses of 
surface parking located between the buildings and streetscape—with a compatible, 
walkable residential community. Density is regulated by applicable zoning limitations 
on contiguous dwelling units in a building group and required vehicular circulation 
and access. The development standards, discussed below, will produce a compatible 
site design and layout that is harmonious with the character of the existing context.  
The addition of residential uses to the area will not cause a negative impact on the 
surrounding neighborhood. 

Development Standards  

The design of the development will be finalized and reviewed by the Montgomery County 
Planning Board at the time of subsequent Preliminary Plan and Site Plan review.  The Project 
will meet the Development Standards for the CRNF-1.25, C-0.0, R-1.25, H-60’ Zone as 
illustrated in the table below.  

Table 2: Development Standards and Parking Requirements for the CRNF-1.25, C-0.0, R-1.25, H-60’ Zone 

Site 

 Required/Permitted Proposed 

Tract Area N/A 12.73 ac (554,435 sf) 

  Previous ROW Dedications N/A 1.13 ac (49,420 sf) 

  Proposed ROW Dedications N/A 0.0 ac 

Lot Area N/A 13.86 ac (603,855 sf) 

Density (max.) 
   Total 

   Commercial 

   Residential 

 

1.25 FAR (754,819 sf) 

0.0 FAR (0 sf) 

1.25 FAR (754,819 sf) 

 

1.25 FAR (754,819 sf) 

0.0 FAR (0 sf) 

1.25 FAR (754,819 sf) 

Open Space 10% (55,444 sf)4 10% (55,444 sf)5 

Lot Coverage (max.) Set at Site Plan To be determined at Site 
Plan 

Building Height (max.) 60 feet 60 feet 

 

 

 
 

 
4 Open Space requirement determined by Section 59.5.3.5.D.2.a. of the Zoning Code. 
5 Per Section 59.4.5.3.C., Open Space for townhouses is “Common Open Space” and for other building types (the 
proposed multifamily/two-over-twos) is “Public Open Space” but will be combined and appropriately allocated 
at time of Site Plan. 
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Principal Building Setbacks (min.) 
 Required/ 

Permitted 
(Apartment/Two-
Over-Two) 

Proposed 
(Apartment/Two-
Over-Two) 

Required/ 
Permitted 
(Townhouse6) 

Proposed 
(Townhouse) 

Front 
setbacks 
from public 
street 

Set at Site Plan To be determined 
at Site Plan 

5 feet To be 
determined at 
Site Plan 

Side street 
setback 

Set at Site Plan To be determined 
at Site Plan 

5 feet To be 
determined at 
Site Plan 

Side 
setback, end 
unit 

Set at Site Plan To be determined 
at Site Plan 

2 feet To be 
determined at 
Site Plan 

Rear 
setback, 
alley 

Set at Site Plan To be determined 
at Site Plan 

4 feet To be 
determined at 
Site Plan 

Rear setback 
between lot 
and site 
boundary 

Set at Site Plan To be determined 
at Site Plan 

5 feet To be 
determined at 
Site Plan 

 
 

d) be compatible with existing and approved adjacent development; 

The Project will transform this aging office park and expanses of surface parking on-site into a 
high-quality residential community organized around a series of smaller compact, tree-lined 
street blocks. The new street grid, proposed perimeter landscaping, and strategically sited 
dwelling units fronting along Standish Place will promote compatibility and appropriately 
transition the Site into the surrounding community. As explained in a previous finding, the 
office heights directly surrounding the Subject Property are between 50 and 80 feet, making 
the proposed 60 feet compatible with the surrounding uses. Furthermore, the residential use 
would be appropriately integrated with the Derwood Station residential neighborhood just 
east of Crabbs Branch Way. 

e) generate traffic that does not exceed the critical lane volume or volume/ capacity ratio 
standard as applicable under the Planning Board’s LATR Guidelines, or, if traffic exceeds 
the applicable standard, that the applicant demonstrates an ability to mitigate such 
adverse impacts; and 

 
6 Townhouse setback requirements per Section 59.4.5.3.C.1. 
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The 2020-2024 Growth and Infrastructure Policy requires mode-specific adequacy tests for any 
project estimated to generate 50 or more net new peak hour person trips.  

The previous use on the Site was a 180,058 square foot office building. The proposed 120 
single-family attached units and 90 multifamily housing units (two-over-twos) are estimated 
to generate a net decrease of 199 person trips in the morning peak hour and a net decrease of 
161 person trips in the evening peak hour. Therefore, the LATR review is satisfied. A summary 
of the trip generation analysis is provided in Table 3 below. 

Table 3: Trip Generation Analysis 

 
ITE Trip Generation 

Vehicle Rates 
Adjusted Vehicle Rates 

Derwood Policy Area 
Total Person 

Trips 

AM PM AM PM AM PM 

Existing 
Office 
(180,058 
square feet) 

278 225 261 255 366 357 

 

Proposed 

Single Family 
Attached 
Housing  
(120 units) 

57 68 54 64 88 105 

 

Low Rise 
Multifamily 
Housing  
(90 units) 

51 59 48 55 79 91 

 

Net Change -199 -161 

Source: Transportation Exemption Statement from Lenhart Traffic Consulting, Inc., October 28, 2024, modified by 
staff 

f) when applying a non-Residential Floating zone to a property previously under a Residential 
Detached zone, not adversely affect the character of the surrounding neighborhood. 

The Subject Property was not previously zoned Residential Detached; therefore, this 
subsection is not applicable. 
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SECTION 6: PRELIMINARY FOREST CONSERVATION PLAN FINDINGS & ANALYSIS 

The Application satisfies all the applicable requirements of the Forest Conservation Law, Montgomery 
County Code, Chapter 22A and is in compliance with the Montgomery County Planning Department’s 
Environmental Guidelines. 

ENVIRONMENTAL GUIDELINES 

A Natural Resources Inventory/Forest Stand Delineation No. 420241620 was approved on April 9, 2024. 
The Site includes no streams, stream buffers, wetlands, forests, or other environmental features. The 
Property is in the Rock Creek Watershed, a Use Class IV Stream. The NRI/FSD identifies areas of steep 
slopes 25% and greater located primarily on the northern and eastern boundaries. The Property 
contains several specimen trees. There are no known occurrences of rare, threatened, or endangered 
species on the Property. 

The Application is in conformance with the Environmental Guidelines as there is no disturbance 
proposed within any environmental features. The Subject Property is currently developed and 
contains no forest, streams, stream buffer, or other environmental features. 

 

PRELIMINARY FOREST CONSERVATION PLAN 

Preliminary Forest Conservation Plan No. F20250010 has been submitted concurrently with Local Map 
Amendment Application H-156, 7501 Standish Place.  

The Subject Property is proposed to be zoned CRNF-1.25, C-0.0, R-1.25, H-60’, which is classified as 
Mixed-Use Development Area as defined in Section 22A-3 of Chapter 22A of the Montgomery County 
Forest Conservation Law (FCL) and specified in the Trees Technical Manual. The afforestation 
requirement is 15% of the net tract area and the conservation threshold is 20%. With the addition of 
0.46 acres of off-site disturbance, the Net Tract Area is 13.19 acres. There is no forest on the Property 
and the forest conservation requirement is 1.98 acres, which will be met off-site or by payment of fee-
in-lieu.  

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 (“Protected Trees”). Any impact to 
these trees, including removal of the subject tree or disturbance within the tree’s critical root zone 
(“CRZ”) requires a variance under Section 22A-12(b)(3) (“Variance”). Otherwise, such resources must 
be left in an undisturbed condition. 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; 
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are part of an historic site or designated with an 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 in a letter dated November 4, 2024 (Attachment C). This 
request is to remove six (6) trees that are considered high priority for retention under Section 22A-
12(b)(3) of the County Forest Conservation Law. Removal of these trees removes a total of 189 inches. 

 Table 4: Variance Trees 

Tree # Species  
(Common Name) 

Species 
(Scientific Name) 

D.B.H. 
(inches) 

Impact (%) Tree 
Condition 

Status 

6 Willow Oak Quercos phellos 30.5 100% Good Remove 
13 Willow Oak Quercos phellos 31 100% Fair Remove 
14 Willow Oak Quercos phellos 30.5 100% Good/Fair Remove 
28 American Beech Fagus grandifolia 35.5 100% Good/Fair Remove 
33 Northern Red 

Oak 
Quercos rubra 31 100% Good Remove 

36 Willow Oak Quercos phellos 30 100% Good/Fair Remove 

Unwarranted Hardship for Variance Tree Impacts 

Per Section 22A-21, a variance may only be granted if the Planning Board finds that leaving the 
requested trees in an undisturbed state will result in unwarranted hardship. The requested variance is 
necessary due to the need to accommodate construction, utilities, stormwater, and removal of 
existing infrastructure. In accordance with Section 22A-21(a), the Applicant requested a Variance 
(Attachment C). Staff agrees that the Applicant would suffer unwarranted hardship by being denied 
reasonable and significant use for the redevelopment of the Subject Property in accordance with the 
recommendations of the Master Plan and Zoning Ordinance without the Variance. 
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Figure 17: Variance Trees 

Variance Findings 

To approve the Variance, the Planning Board must find that the 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 the 
disturbance is unavoidable to develop the Property to meet the needs of the 
residential project. The Property is developed with buildings and parking lots covering 
almost the entire Property.  Preparing the Property for redevelopment will require 
demolishing the existing buildings, removing the parking lot, and regrading the Site.  
The variance trees being removed are within the limits of disturbance needed to 
prepare the Site and construct the new development. If the Applicant were not able to 
impact the variance trees, the Applicant would not be able to demolish the existing 
improvements or redevelop the Property.  This would not grant a special privilege to 
the Applicant. 
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2. Is not based on conditions or circumstances which are the result of the actions by 
the applicant.   
 
The requested variance is not based on conditions or circumstances which are the 
result of actions by the Applicant but is based upon the existing site conditions and 
the locations of the Protected Trees. The six (6) trees to be removed are located 
throughout the site. In order to remove existing infrastructure and build the new 
development, these trees will be removed, with 100% impact to the critical root zones. 

3.  Is not based on a condition relating to land or building use, either permitted or non-
conforming, on a neighboring property. 
 
The requested variance is a result of the location of trees and the proposed 
construction and not 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 variance request will not violate State water quality standards or cause 
measurable degradation in water quality. The Applicant will implement updated 
stormwater management practices. Additionally, sixteen (16) new 3-inch caliper 
native trees will be planted in mitigation for the removal of the six (6) variance sized 
trees to replace the water quality functions of the trees being removed. 

Mitigation  

The trees proposed for removal will be mitigated at a rate that approximates the form and function of 
trees being removed. Variance trees will be replaced at a ratio of approximately 1-inch caliper for 
every 4 inches removed using trees that are a minimum of 3-inch caliper in size. This results in a 
mitigation of forty-eight (48) inches, with a minimum at installation of sixteen (16) 3-inch caliper trees. 
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SECTION 7: CONCLUSION 

Staff recommends approval of the Local Map Amendment H-156 and Floating Zone Plan with the 
recommended binding elements, and Preliminary Forest Conservation Plan F20250010 with 
conditions. The Applications satisfy the applicable findings and requirements of the Zoning Ordinance 
and the Forest Conservation Law.  

 

ATTACHMENTS 

Attachment A: Floating Zone Plan 

Attachment B: Preliminary Forest Conservation Plan 

Attachment C: Variance Request 
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VIKA Maryland, LLC 
20251 Century Blvd. 
Suite 400 
Germantown, MD 20874 
301.916.4100 

vika.com 

Date:   November 4, 2024 
July 10, 2024 

Environmental Reviewer 
Midcounty Area Team 
Montgomery County Planning Department 
2425 Reedie Drive, 14th floor 
Wheaton, MD 20902 

Re: Forest Conservation Tree Variance Request 
7501 Standish Place 
Preliminary Forest Conservation Plan F20250010 
VIKA #VM50602 

Dear Halley Johnson, 

On behalf of our clients, TriPointe Homes (the “Applicant”), we are submitting this 
Tree Variance Request to comply with the Natural Resources, Title 5, Section 5-1607 of the 
Maryland Code that requires the Applicant to file for a variance to remove or impact any tree 
greater than 30” in diameter-at-breast-height (DBH), any tree with a DBH equal to or greater 
than 75% of the current state champion, trees that are part of an historic site or associated 
with an historic structure, any tree designated as the county champion tree, any tree, shrub 
or plant identified on the rare, threatened or endangered list of the U.S. Fish and Wildlife 
Service of the Maryland Department of Natural Resources, if a project did not receive 
Preliminary Forest Conservation Plan Approval prior to October 1, 2009.   

The subject property (the “Property”) is located at 7501 Standish Place in Derwood, 
Montgomery County, Maryland. The approximately 12.72-acre site is currently improved with 
four (4) office buildings ranging from one to three stories and associated surface parking. The 
Property is bounded by Standish Place along the north, west, south and frontage, and by 
Crabbs Branch Way along the east frontage. The Property is 470 feet north of East Gude Drive. 
There are no significant environmental features or buffers located on or near the Property. 
The Property will be redeveloped with a combination of two-unit condominiums and 
townhomes on a compact tree-lined street block system supporting a pedestrian promenade, 
open recreation space, children’s play area, and a dog park (the “Project”). 

This Tree Variance Request is accompanying the submission of Preliminary Final 
Forest Conservation Plan F20250010 which is associated with the Floating Zone Plan/Local 
Map Amendment H-156. Prior approvals include NRI 420241620, approved April 9, 2024.  

As part of the proposed Project, the Applicant seeks a variance for removal of six (6) 
specimen trees on the Property. The following table lists the 6 specimen trees for which 
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Variance Request PFCP F20250010 2 
7501 Standish Place 
April 2, 2025

Applicant seeks a variance to remove: 

Table 1 

Tree 
No. 

Botanical Name Common Name 
D.B.H.*

(in.)
CONDITION CRZ IMPACT RECOMMENDATION 

6 Quercus phellos Willow Oak 30.5 Good 100% Remove 

13 Quercus phellos Willow Oak 31 Fair 100% Remove 

14 Quercus phellos Willow Oak 30.5 Good/Fair 100% Remove 

28 Fagus grandifolia American Beech 35.5 Good/Fair 100% Remove 

33 Quercus rubra Northern Red Oak 31 Good 100% Remove 

36 Quercus phellos Willow Oak 30 Good/Fair 100% Remove 

* Diameter at Breast Height

Justification of Variance 

Section 22A-21 of the County Ordinance authorizes the County to approve variances to 
the Forest Conservation Law allowing disturbances to certain trees, including specimen 
trees. An applicant seeking a variance must present a request in writing and the applicable 
approving authority must make certain findings and descriptions prior to approval. 
Applicant’s variance request satisfies the required findings as follows: 

(1) Describe the special conditions prior to the property which would cause the
unwarranted Hardship;

The site is dominated by impervious cover (office buildings and associated 
parking), the existing landscaping and mature trees are constrained to existing 
landscape areas within the office park, or along the perimeter of Crabbs Branch 
Way. Where trees are located within landscaped areas on portions of the Property 
that are currently improved, such as within the vicinity of existing parking lots, or in 
landscaped areas that will require grading. Removal of existing improvements alone 
would cause impacts to these trees. Grading and other design considerations 
impacting the trees were minimized to the extent practicable. Denial of the 
variance would cause unwarranted hardship by significantly reducing the area of 
the Property that could be redeveloped. This would preclude implementation of 
the Project, considerably undermine the economic viability of any redevelopment 
of the Property and prevent achievement of the County’s adopted planning goals. 

The Project will require the removal of six (6) specimen trees. Impacts to 
the specimen trees are as follows: 

Trees 6, 13, 14, 28, 33, & 36 

• CRZ Impact: Severe, 100% impact

• Tree Condition: Good, Fair, and Good/Fair

• Waiver Request: Approve for removal.
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Variance Request PFCP F20250010 3 
7501 Standish Place 
April 2, 2025

These trees are proposed for removal as they are located within the 
proposed Limits of Disturbance (L.O.D.). Trees 13 and 14 are located on the 
landscaped edge along Crabbs Branch Way, which has a substantial grade 
differential ranging from 10 feet in height at the midblock, 3 feet in height at the 
northern end and 5 feet in height at the southern end of Crabbs Branch Way.  To 
implement any redevelopment, significant demolition to remove existing parking 
areas is needed.  Further, new utility connections, pedestrian facility upgrades, and 
streetscape design compliance all necessitate significant impacts to these trees.  
Any effort to save these trees would require a significant reduction in useable 
building area to create required sidewalks, remove existing asphalt and curb, and 
implement compliant utility infrastructure.  Thus, avoidance of the critical root 
zones is not reasonably feasible within the scope of the Project’s design and the 
allowances of the existing or proposed zoning. 

Trees 6, 28, 33, and 36 are are in areas for proposed streets and streetscape. 
These streets are designed to create a walkable grid with safe and efficient 
vehicular, pedestrian, and bicyclist access.  To improve connectivity and break down 
the existing “superblock” this street grid is necessary to promote walkability in a 
comfortable, shaded environment.  Finally, simply demolishing the existing 
buildings and parking lots will cause significant CRZ impacts.  Any effort to save 
these trees would require a significant reduction in usable building space to clear 
the critical root zones and would not be reasonably feasible within the scope of the 
Project’s design. 

(2) Describe how enforcement of this Chapter will deprive the Applicant of rights
commonly enjoyed by others in similar areas;

Denial of the variance would deprive Applicant of rights commonly enjoyed 
by others in similar areas with industrial or mixed-use zoning. Avoiding any impacts 
to trees would significantly impact the ability to create compatible redevelopment 
with a mix of housing types needed to bolster the remaining office uses in the area, 
which are already difficult to lease under the current office market conditions. 
Therefore, strict enforcement of the County Code would unfairly prevent the 
redevelopment of the Property. 

Approval of the variance would allow the Applicant to create a residential 
area that provides a range of housing types, including up to 32 moderately priced 
dwelling units (MPDUs) that would increase the stock of affordable housing units 
for County residents and open space amenities that would benefit both the 
residents and surrounding community. 

(3) Verify that State water quality standards will not be violated and that a
measurable degradation in water quality will not occur as a result of the granting
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of the variance; 

The granting of Applicant’s variance request will not result in a violation of 
State water quality standards, nor will a measurable degradation in water quality 
occur as a result. On the contrary, the Project will implement measures to improve 
water quality by integrating state-of-the-art stormwater management practices 
which will improve upon the Property’s previous stormwater management system 
and enhance water quality.  Further, overall impervious area will be increased, as 
will tree canopy both improving water quality.  Sixteen new 3” caliper trees will be 
planted in mitigation for the removals ensuring that the important ecological 
services provided by these trees is replaced. 

(4) Provide any other information appropriate to support the request.

The proposed Project supports the County’s long-term planning goals for 
the area through the development of a mix of townhouses and 2-unit condominium 
housing near Shady Grove Station, a major transit center. The open space is 
organized along a pedestrian promenade that is aligned to the mid-block entrance 
of Standish Place which could form an organizing feature for future development 
of the neighboring office parks. Furthermore, the variance does not arise from a 
condition related to land or building use, either permitted or nonconforming, or a 
neighboring property. 

Thank you for your consideration of the Applicant’s tree variance request. The 
supporting information provided in this letter establishes that the denial of the variance 
request would result in unwarranted hardship or practical difficulty, as well as demonstrates 
Applicant’s extensive efforts to minimize impacts. Please contact me with any questions, or if 
you require any further information. 

VIKA Maryland, LLC 

Joshua C. Sloan, ASLA, PLA, AICP 

Director of Planning and Landscape Architecture/Vice President 
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I. CASE SUMMARY 

 
Applicant:    TriPointe Homes DC Metro Inc. 
 
LMA No. & Date of Filing:  H-156, filed August 19, 2025. 
 
Location: 7501-7515 Standish Place, 7519 Standish Place, 7529 

Standish Place and 7609-7623 Standish Place (shown below). 
 

1 
 
Current Zone:                        Industrial Moderate Zone (IM-2.5, H-50’).    
  
Current Use:                       48,810-square-foot, four-story office building with a 

surface parking lot. 
 

 
1 Depiction taken from Applicant’s Floating Zone Plan prepared by Applicant’s Engineers, Vika Maryland, LLC.  
(Exhibit 45). 
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Requested Zone:              Commercial Residential Neighborhood – Floating 
Zone (CRNF-1.25, C-0.0, R-1.25 H-60 Zone). 

 
Proposed Use:  Construction of up to 210 dwelling units on the 

Property. 
 
MPDUs: Binding element requiring a minimum of 15 percent 

(15%) Moderately Priced Dwelling Units (MPDUs) 
as approved by the Montgomery County Department 
of Housing and Community Affairs (DHCA), 
consistent with the requirements of Chapter 25A of 
the Montgomery County Code. 

 
Consistency with Master Plan: Located within the 2006 Shady Grove Sector Plan, as 

amended by the 2021 Shady Grove Minor Master 
Plan Amendment.  Consistent with the Master Plan. 

 
Neighborhood Response:   None on record.  
 
Planning Board Recommends:  Approval  
 
Technical Staff Recommends:  Approval  
 
Hearing Examiner Recommends:  Approval 
 
District Council Votes Needed to Approve:  6 
 
 

II. STATEMENT OF THE CASE 

Tri Pointe Homes DC Metro Inc (the “Applicant”), by and through its attorneys, Lerch, 

Early & Brewer, Chtd., submitted Local Map Amendment (Floating Zone) (“LMA”) application 

number H-156 on August 19, 20252.  The Application sought to rezone the approximately 13.86-

acre site located at 7501 Standish Place, Derwood, Maryland, Tax Account Number 02224811 (the 

“Property”). The Applicant more specifically identified the Property as “Parcel D” in the “Gude 

 
2 The Application was certified by Maryland-National Capital Park and Planning Commission  staff (“Staff” or 
“Technical Staff”) on July 23, 2024, and accepted for filing y OZAH on August 19, 2024.  (Exhibit 1). 
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North” Subdivision, recorded in the Land Records of Montgomery County, Maryland in Plat Book 

118 as Plat No. 13905. Specifically, the Applicant’s proposal is to rezone the Property from its 

current IM-2.5 H-50 (Moderate Industrial) zoning classification to the CRNF-1.25, C-0, R-1.25, H-

60’ (Commercial Residential Neighborhood Floating Zone) zoning classification (the 

“Application”). According to the Applicant, the Application is intended to allow future 

redevelopment of the Property with a cohesive mix of townhomes and two-unit condominiums 

located within a new, organized street block system featuring common and public open space, as 

well as various residential amenities (the “Project”).  (Exhibit 38).   

The subject property is owned by IP DSC Moco Metro Park LLC.  Applicant provided a 

Letter of Authorization signed by Nicholas R. Smith, Vice President, authorizing the filing of this 

application by TriPointe Homes DC Metro Inc.  (Exhibit 2).  

Applicant provided an Affidavit of Posting confirming that signs were posted around the 

perimeter of the subject property in accordance with requirements of the Zoning Ordinance and 

OZAH procedures.  (Exhibit 41). Notice of the public hearing was mailed and posted on OZAH’s 

website on December 24, 2024, setting a hearing date for February 6, 2025.  Exhibit 29.  The public 

hearing proceeded as scheduled on February 6, 2025.  The Applicant presented four witnesses: 

Giovanni Esposito, Applicant’s Land Entitlements Manager; Mr. Sachin Kalbag and Michael 

Goodman, Applicant’s land planner and civil engineer respectively, with VIKA Maryland; and 

Nick Driban with Lenhart Traffic Consulting Incorporated, Applicant’s Traffic Engineer and 

Transportation Consultant.  T. 10, 11.3 

At the public hearing, the Applicant submitted revisions to its Floating Zone Plan (FZP)4. 

On January 28, 2025, Applicant substituted prior submissions with an Amended Recreation Plan; 

 
3 References to the Transcript of the hearing are denoted with T. (page number). 
4 The original submission of the FZP was subsequently replaced by Exhibit 31 on January 28, 2025, and then again at 
the February 6, 2025 hearing with Exhibit 45 which was introduced as a hard copy at the hearing and the electronic 
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Amended Grading and Utility Plan; Amended Fire Department Access Plan; Amended Open Space 

Plan; Amended Circulation Plan (Exhibits 32, 33, 34, 35 and 36 respectively).  On February 3, 

2025, Applicant substituted its prior submission with an Amended Concept Storm Water Plan.  

(Exhibit 37).  On February 4, 2025, Applicant substituted prior submissions with an Amended 

Statement of Justification; Amended Traffic Statement and Amended Preliminary Forest 

Conservation Plan (PFCP) Composite.  (Exhibits 38, 39 and 40).      

III. FACTUAL BACKGROUND 

A. Subject Property 
The subject property is comprised of approximately 13.86 acres total and recorded as Parcel 

D in the “Gude North” Subdivision among the Land Records of Montgomery County, Maryland 

(the “Land Records”) at Plat No. 13905. The current zoning is IM-2.5, H-50’, and the Applicant is 

requesting to change the zone to CRNF-1.25, C-0.0, R-1.25, H-60’.  T.24.  Applicant’s Counsel 

clarified at the hearing that the total acreage is 13.86 although there are parts of the application that 

refer to 12.72 acres which is the net land area.  Id. 

According to Technical Staff, the eastern portion of the Property is located along Crabbs 

Branch Way, approximately 500 feet north of its intersection with East Gude Drive. The Property 

is bounded by a private road Standish Place to the north, west, and south. The site is irregularly 

shaped – rounded along the three sides that border Standish Place, with right-angle intersections 

where Standish Place meets Crabbs Branch Way on the eastern side of the Property.  (Exhibit 27 p. 

7).    

The Property is currently developed with four office buildings that range from one- to three-

stories in height and an associated surface parking lot with 649 spaces. The existing offices are 

occupied by tenants such as FedEx, an electrical equipment supplier, a data center, an engineering 

 
copy was submitted with the Hearing Examiner’s permission on February 12, 2025 prior to closing of the Record. 
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firm, an insurance agency, among others. According to the Maryland State Department of 

Assessments and Taxation (“SDAT”) records, the existing office complex was built in 1984 and 

has approximately 177,126 square feet of above grade floor area. The existing buildings are angled 

away and setback from the roadways (Crabbs Branch Way and Standish Place), with the surface 

parking located between the buildings and the street on all sides. The Property’s current vehicular 

access is provided via four curb cuts off Standish Place. (Id. p.10). 

On the following pages are images and photographs of the subject property from the Staff 

Report.   
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B. Surrounding Area 
 

The surrounding area is typically identified and characterized in a Floating Zone case.  The 

boundaries are defined by those properties that will experience the direct impacts of the use.  This 

area is then characterized to determine whether the FZP will be compatible with the impacted area. 
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The Staff-defined Neighborhood (Neighborhood) is bordered by Indianola Drive and the 

homes that front onto Indianola Drive to the north and east, East Gude Drive to the south, and the 

Metro Rail Line to the west (Figure 1). The neighborhood contains predominantly moderate 

industrial (zoned IM-2.5, H-50’ and IM-2.5, H-70’) and single-family detached residential (zoned 

R-90 and R-200) uses as illustrated in Figure 1 (Vicinity/Staff Delineated Neighborhood); Figure 2 

(Zoning Vicinity Map) and Figure 4 (Zoning Property Map) of the Technical Staff Report 

reproduced below (Exhibit 27, p. 5 and 6). 
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             Exhibit 27, p. 6 

 

 Technical Staff provided a detailed description of the surrounding area as follows: 

North: Directly north of the Site, across Crabbs Branch Way, is the American National Red 
Cross building (zoned IM-2.5, H-50’). To the north, across Standish Place, there are 
additional moderate density industrial office parks, with tenants such as a software 
company, a medical equipment supplier, a cleaning service, and engineering consultants. 
Further north along Crabbs Branch Way are industrial office parks up to Indianola Drive 
and part of the Derwood Station single-family residential neighborhood (zoned R-90). The 
Shady Grove Metro Station and associated mixed-use development in the CR zone are 
approximately one mile northwest of the Subject Property.     

 
East: To the east of the Property, along Crabbs Branch Way, is the American Society of 
Plant Physiology building (zoned IM-2.5, H-50’) and an office building (zoned CRT-2.5, 
C-2.0, R-0.5, H-80’) with tenants such as a fingerprinting service, a real estate office, and a 
house cleaning service. Further east is a continuation of the Derwood Station single-family 
neighborhood (zoned R-90 and R-200).  

 
South: Immediately south of the Property, along Standish Place, are industrial uses (zoned 
IM-2.5, H-50’ and IM-2.5, H-70’), such as an FDA office, a publisher, and a media office.  

 
West: Directly west of the Property across Standish Place are additional industrial uses 
(zoned IM-2.5, H-50’) with tenants such as a media company, telehealth services, and an 
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engineering consultant. One block west of the Property is the rail line for WMATA Metro.  
 

Id. p. 5. 

C. The Applicant’s Proposal 

The Applicant is proposing to rezone the Property from approximately 13.86  acres of land from 

the Moderate Industrial (IM-2.5) Zone to the Commercial Residential Neighborhood Floating 

(CRNF-1.25, C-0.0, R-1.25, H-60’) Zone to accommodate the redevelopment of the existing 

suburban office complex and surface parking lot to a new residential community with up to 210 

dwelling units, constructed within a single phase. According to Staff, at this time, the dwelling unit 

types are anticipated to be two-over-twos and rear-loaded townhouses , with the final unit mix to 

be determined at the time of Site Plan. As currently proposed, the two over-twos are dispersed along 

the northern and southern portions of the Property along Standish Place, and the townhouses are 

interior to the site.  (Exhibit 27, p. 12). The Applicant’s proposed plans are outlined in detail in 

Applicant’s Land Planning Report which further explains that a maximum of 210 dwelling units 

can be accommodated on the site, which amounts to 754,818 gross square feet of development and 

a FAR of 1.25 of development. The number of dwelling units and mix of units will be established 

during the Site Plan phase and will not exceed 210 or the FAR allowed for the site.  (Exhibit 19, 

p.8). 

Applicant called Mr. Sachin Kablag a Land Planner with Vika Maryland LLC, as an expert 

witness, who testified that he has 25 years of experience in land planning, development architecture 

and urban design.  T. 28. Mr. Kablag explained that the property is currently sited with 

approximately four office buildings between one and three stories, two of which are interconnected 

and mostly vacant. It is surrounded by a parking lot - about 600 parking spaces – which he described 

as “…a very typical development from the Seventies where the office building is located towards 

the center and surrounded by a parking lot”.  T. 34.  He explained that the proposed development 
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will improve the character of the surrounding neighborhood and support some of the single-family 

and townhome communities towards the north and will enhance the immediate vicinity by taking 

this very large property and reducing it to more compact, walkable blocks of street facing 

condominiums and townhomes.  T. 36, 37.  The Staff report explains that the Project is organized 

around a grid of private streets and alleys that create small blocks, with residences positioned close 

to the streets. The exact location of the access points will be based on sight distance and finalized 

at the time of Site and Preliminary Plan. Vehicular access will be restricted to Standish Place, but 

the Project will be accessible via Crabbs Branch Way to pedestrians. The Applicant is proposing to 

consolidate the current four access points into three access points, maintaining two of the existing 

and adding one on the northern boundary of Standish Place. An activated one-acre central park 

space is located directly off Crabbs Branch Way. A pedestrian promenade frames the western side 

of the central park.  (Exhibit 27, p. 12). 

1. Floating Zone Plan 

 Under Zoning Ordinance §59.7.2.1.B.2.g., every application for rezoning to a Floating Zone 

must be accompanied by a Floating Zone Plan (FZP) that contains required information and often 

a list of “binding elements” that restrict future development of the property. The Applicants have 

submitted the required plan. Exhibit 45. An excerpt of the FZP showing the proposed building 

layouts, drive aisles, road reservations, and forest conservation areas is reproduced on the following 

page.
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Exhibit 27, Figure 10 at p. 13 
2. Binding Elements and Process 

The Applicant’s Floating Zone Plan has the following four (4) binding elements: 
 

1. The development must provide a minimum of 15 percent (15%) Moderately Priced 

Dwelling Units (MPDUs) as approved by the Montgomery County Department of 

Housing and Community Affairs (MCDHCA), consistent with the requirements of 

Chapter 25A. 

2. The development must provide at least 10 percent (10%) of the site area as open space, 

allocated proportionally by use (townhouse and multifamily) between Common and 

Public Open Space. 
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3. The Central Park open space, identified illustratively on the Floating Zone Plan, must be 

made accessible to the public. The final size, design, and programming of the Central Park 

will be determined at time of Site Plan. 

4. Vehicular access to the Site will be limited to Standish Place. 

 Consequently, and consistent with these binding elements, Staff recommended that 

regarding process, at the time of Preliminary Plan and/or Site Plan approval, the Applicant must 

address the following: 

a) The final design and amenities of the Central Park and open spaces throughout the site, 

consistent with the Open Space Exhibit included in the Floating Zone Plan. 

b) The distribution of the MPDUs across unit types, as approved by MCDHCA. 

c) The Crabbs Branch Way Street design in compliance with the Complete Streets Design 

Guide. 

d) The alignment and location of site access points on Standish Place. 

e) The delivery of a noise study due to proximity to Crabbs Branch Way and the rail line to 

the west of the Subject Property.   

(Exhibit 27, p. 3). 

3.  Access 

 The Staff Report outlines how the Project is organized around a grid of private streets and 

alleys that create small blocks, with residences positioned close to the streets. The exact location of 

the access points will be based on sight distance and finalized at the time of Site and Preliminary 

Plan. Vehicular access will be restricted to Standish Place, but the Project will be accessible via 

Crabbs Branch Way to pedestrians. The Applicant is proposing to consolidate the current four access 

points into three access points, maintaining two of the existing and adding one on the northern 
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boundary of Standish Place. An activated one-acre central park space is located directly off Crabbs 

Branch Way. A pedestrian promenade frames the western side of the central park.  The pedestrian 

promenade has been incorporated in the site’s Fire Department Access plan and will also serve  

as a fire access lane in times of emergency.  (Exhibit 27, p. 12; T. 41). 

 Vehicular access to the Site is provided via Standish Place, a private, two-lane road that 

connects to Crabbs Branch Way on both ends and surrounding the Subject Property. Standish Place 

serves the Site and several adjacent properties. As currently proposed, three access points will 

connect to Standish Place. Private Street A will replace an existing access along the south side of 

the Property and create a new access connection on the north side of the Property. This street 

provides both north to south and east to west circulation within the Property. Several private alleys 

will also connect to Private Street A and provide access to parking for the proposed residences. 

Private Street B, which runs east to west between Standish Place and Private Street A, will replace 

an existing driveway access on the west side of the Property.  (Id., p. 17). 

 As noted earlier in this Report, the proposed Floating Zone Plan has a binding element that 

limits vehicular access to the Site to Standish Place.  The following pages contain Applicant’s 

illustrations of vehicular and non-motorized circulation. 

  



Local Map Amendment H-156 TriPointe Homes DC Metro Inc. 
Hearing Examiner’s Report and Recommendation     Page 17 
 

 

  

Exhibit 27, p. 18. Figure 15  
Vehicular Circulation 
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            Exhibit 27, p. 18. Figure 16  
            Non-motorized Circulation 
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4.  Environment  

 Planning Staff outlined in the Technical Report (Exhibit 27 at p. 31) that this Application 

satisfies all the applicable requirements of the Forest Conservation Law, Montgomery County 

Code, Chapter 22A and is in compliance with the Montgomery County Planning Department’s  

Environmental Guidelines. 

 The Staff Report outlines that a Natural Resources Inventory5/Forest Stand Delineation6 

No. 420241620 was approved on April 9, 2024. The Site includes no streams, stream buffers, 

wetlands, forests, or other environmental features. The Property is in the Rock Creek Watershed, 

a Use Class IV Stream. (Id. p. 19).  The NRI/FSD identifies areas of steep slopes 25% and greater 

located primarily on the northern and eastern boundaries. The Property contains several specimen 

trees. There are no known occurrences of rare, threatened, or endangered species on the Property. 

The Application is in conformance with the Environmental Guidelines as there is no disturbance  

proposed within any environmental features. The Subject Property is currently developed and  

contains no forest, streams, stream buffers, or other environmental features.  (Id. p. 31) 

 A Preliminary Forest Conservation Plan No. F20250010 was reviewed and approved by 

the Planning Board.   (Exhibit 28).  The Subject Property is proposed to be zoned CRNF-1.25, C-

0.0, R-1.25, H-60’, which according to Staff is classified as Mixed-Use Development Area as 

defined in Section 22A-3 of Chapter 22A of the Montgomery County Forest Conservation Law 

(FCL) and specified in the Trees Technical Manual. The afforestation requirement is 15% of the 

net tract area and the conservation threshold is 20%. With the addition of 0.46 acres of off-site 

disturbance, the Net Tract Area is 13.19 acres. There is no forest on the Property and the forest 

 
5 Hereafter NRI 
6 Hereafter FSD 
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conservation requirement is 1.98 acres, which will be met off-site or by payment of fee-in-lieu.  

(Exhibit 27, p. 31). 

 Applicant also presented to the Planning Board an application for a tree variance for the 

removal of six (6) specimen trees from the property.  (Exhibit 27, Attachment C). 

 The following table from Applicant’s tree variance application lists the six (6) specimen 

trees for which Applicant sought a variance to impact or remove: 

 

 

            Exhibit 24, p. 1 

 

 Following Planning Board action, Applicant submitted an Amended Preliminary Forest 

Conservation Composite Plan.  (Exhibit 40) 

 

D. Community Concerns  

 There were no appearances at the public hearing from anyone expressing concern about 

this application. The Planning Staff’s Technical Report stated that no correspondence was received 

from the public in connection with this application, and that the Applicant had met all signage and 

notice requirements. (Exhibit 27, p. 20).  Staff did not receive correspondence about the Subject 

Application. (Id).  Per Section 59.7.5.1, the Applicant is not required to hold a pre-application 
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community meeting for a Local Map Amendment application. 

 
IV. FINDINGS AND CONCLUSIONS 

A floating zone is a flexible device that allows a legislative body to establish development 

standards and uses for a particular district before “attaching” to individual properties.  The zone 

may be applied to individual properties with the approval of a Local Map Amendment.   

For approval, the District Council must find that the proposal will meet the standards 

required by the Zoning Ordinance and that it will be consistent with a coordinated and systematic 

development of the Regional District.  See, Md. Land Use Art., §21-101(a) and (b).  While many 

of the site-specific requirements for development are addressed by later approvals, the Zoning 

Ordinance contains various standards, or “Necessary Findings” that the Council must make.  These 

standards incorporate the requirements of other sections of the Zoning Ordinance, as set forth 

below. 
 

 A.  The “Necessary Findings” Required by Zoning Ordinance §59.7.2.1.E.2.  

1.  Substantial Conformance with the Master Plan 

 Several sections of the Zoning Ordinance require an applicant to demonstrate that the 

proposed rezoning conforms to the applicable Master Plan: 

 
Section 7.2.1.E.1.a.  For a Floating zone application the District Council 
must find that the floating zone plan will: 
 

a. substantially conform with the recommendations of the applicable 
master plan, general plan, and other applicable County plans; 

 
*   *  * 

Section 59.7.2.1.E.1.b:  …further the public interest… 
 

*    *   * 
 

Section 59.7.2.1.c: …satisfy the intent and standards of the proposed 
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zone… 
 

*   *   * 
 

Section 59.5.1.2.A.1.  (Intent of Floating Zones):  Implement 
comprehensive planning policies by… furthering the goals of the 
general plan, applicable master plan, and functional master 
plan… 

 
 

Applicant’s expert witness, Mr. Michael Goodman, a Civil Engineer and Executive Vice 

President of VIKA Maryland, testified on Applicant’s behalf that the property is located within 

the 2006 Shady Grove Sector Plan, which was also subject to the 2021 Minor Master Plan 

Amendment and that his is familiar with this project having served as the Civil Engineer on the 

application.  T. 89.  This is confirmed by Technical Staff.  (Exhibit 27, p. 20-21). 

According to the Staff Report, the office park property at 7501 Standish Place is in the 

Crabbs Branch Office Park District in the 2021 Shady Grove Minor Master Plan Amendment 

(Master Plan) area. The Master Plan notes that the Crabbs Branch Office Park is an “office park 

with a broad array of technology, biotechnology, industrial/flex, and office development uses in 

the 100-acre area” (p. 64). The Master Plan confirmed the Moderate Industrial (IM 2.5, H-50’) 

Zone or similar IM zones for several properties in the office park. According to the Staff Report, 

residential development was not specifically recommended or addressed for properties in the office 

park. The proposed rezoning seeks to change the Property’s zone from the Moderate Industrial 

(IM 2.5, H-50’) to the Commercial Residential Neighborhood Floating (CRNF 1.25, C0.0, R-1.25, 

H-60’). Although the Master Plan does not provide property-specific recommendations, the Project 

advances the Master Plan’s broader vision for the Shady Grove area as a mixed-use and pedestrian-

oriented environment with attractive streetscapes, distinctive architecture, and a sense of place that 

is complemented with amenities and mobility options (p. 1). This vision is achieved by the 

redevelopment’s proposed varying housing typologies, internal network of private streets and 
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alleys creating a smaller and more compact development pattern, and the new central park area 

that will serve as an amenity for the future residents and surrounding community members.  (Id).     

Staff analysis is that the Master Plan envisions the future of the Shady Grove Metro Station area 

as a mixed-use and pedestrian-oriented environment with “attractive streetscapes, distinctive 

architecture, and a sense of place that is complemented by public facilities and amenities, and new 

mobility options” (p. 1). The Project conforms with the Master Plan’s overall vision of creating a 

mix of residential uses within a walkable neighborhood format.  (Id.) 

Regarding the County’s General Plan, Thrive Montgomery 2050 which is the County’s 

long-range planning guide for development and growth, Staff concluded that the proposed 

rezoning is strongly aligned with two of the General Plan’s overarching objectives – promoting 

compact growth along corridors7 and diversifying and adding to the housing stock for the county8. 

(Exhibit 27, p. 23).  Staff further provided the following analysis of this rezoning proposal in light 

of Thrive: 

“Compact Growth: Corridor-Focused Development 
The map on page 71 of the General Plan identifies Shady Grove (where the Subject Property is 
located) as a “large activity center,” meaning it is envisioned as the highest intensity area generally 
characterized by significant residential and/or commercial density, either existing or planned, and 
typically close to high-quality transit. This suggests that the Shady Grove area generally has the 
infrastructure to support additional development to “maximize the efficiency of land use and public 
investment” (p. 73). This project in particular proposes infill residential development on a property 
where the existing suburban office space has been largely vacant over a significant period of time. 
“Specific policies from the Compact Growth chapter addressed by the Application include: 

• Improve the environmental sustainability of growth by encouraging infill and 
redevelopment to curb sprawl and bring areas built out in an era with little or no 
environmental regulations up to robust standards for stormwater management and other 
state-of-the-practice environmental standards. 
• Limit growth beyond corridors to compact, infill development and redevelopment in  
Complete Communities to prevent sprawl (p. 73).  
 
“Housing for All  

 
7 At page 70 
8 at page 121 
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Page 131 of the General Plan states: 
Montgomery County has an insufficient supply of housing. The current supply does not 
meet the needs of current or future households. A significant mismatch of supply and 
demand exists, where demand exceeds supply, raising the price of housing for both  
renters and those who want to own their home. 
 
“The proposed redevelopment would provide up to 210 additional dwelling units to 
Montgomery County residents, helping to address the insufficient supply of housing. One 
of the primary recommendations of the Housing chapter is to encourage the production of 
more housing to better match supply with demand (p. 132). Another key recommendation 
is to diversify the housing stock across incomes, building types, and geography, which this 
development achieves through its diversity of unit types (townhouses and two-over-twos) 
and will achieve through its unit sizes, which will be refined during subsequent regulatory 
reviews.  
 
“Specific policies the Application addresses from the Housing for All chapter include: 
• Expand opportunities to increase residential density, especially along major corridors  
and in locations where additional housing can assist in the development of Complete  
Communities. 
• Facilitate the development of a variety of housing types in every part of the county but  
especially in areas near transit, employment, and educational opportunities (p. 132)” 

 
(Exhibit 27, p.23 – 24). 
 
 Staff concluded that the Project would further the public interest by providing more 

housing within the county, yielding up to 210 additional residential units, at a convenient, transit-

accessible location along a compact growth corridor. (Exhibit 27, p.24).  In addition, the Project 

will provide government regulated units (a minimum of 15% MPDUs) where none currently exist. 

The Property is adjacent to many industrial employment establishments, creating a central and 

desirable location for housing approximately one mile south of the Shady Grove Metro Station. 

Additionally, the integration of housing into the existing underutilized office and surface parking 

complex supports the Master Plan’s vision for a mixed-use and pedestrian-oriented community 

with “attractive streetscapes, distinctive architecture, and a sense of place that is complemented by 

public facilities and amenities, and new mobility options” (Id). 

The Planning Board concluded that the proposed CRNF-1.25, C-0.0, R-1.25, H-60’ Zone 
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and the associated Floating Zone Plan are consistent with the 2021 Shady Grove Minor Master 

Plan Amendment; satisfy all applicable requirements and findings for approval of a Local Map 

Amendment as specified in the Montgomery County Zoning Ordinance, and that the applicant has 

met the burden of proof by showing that the proposed zone is in the public interest and will not 

alter the character of the surrounding neighborhood.  (Exhibit 28). 

The Hearing Examiner finds that the proposed FZP is consistent with and furthers the goals 

of the plans and the public interest. 

 
2.  Compatibility9 

 Several sections of the Zoning Ordinance require the District Council to analyze the 

compatibility of the proposed FZP with adjacent uses and the surrounding area.  The application 

must: 

Section 7.2.1.E.1.c.: satisfy the intent and standards of the proposed zone and, to 
the extent the Hearing Examiner finds it necessary to ensure compatibility, meet 
other applicable requirements of this Chapter; 

 
*  *  * 

 
Section 5.1.2.C. (Intent of Floating Zones).   Ensure protection of 
established neighborhoods by: 
 
1. establishing compatible relationships between new development 
and existing neighborhoods through limits on applicability, density, and 
uses; 
2. providing development standards and general compatibility 
standards to protect the character of adjacent neighborhoods; and 
3. allowing design flexibility to provide mitigation of any negative 
impacts found to be caused by the new use. 
 

*   *   * 
 

9 Section 59.7.2.1.E.1.d also addresses compatibility, but only when the existing zone is a Residential Detached Zone: 
“ …when applying a non-Residential Floating zone to a property previously under a Residential Detached zone, not 
adversely affect the character of the surrounding neighborhood.”  The IM-2.5 zone is not a residential detached zone.  
Zoning Ordinance, §59.2.1.3.C.1.  For this reason, the Hearing Examiner need not address this standard. 
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Section 5.3.2.C. (Purpose of Commercial/Residential Zones). The 
purpose of the Commercial/Residential Zones is to … provide mixed-use 
development that is compatible with adjacent development. 

 
Section 7.2.1.E.1.d. be compatible with existing and approved adjacent 
development… 

 
 Staff determined that the project would be compatible with adjacent and surrounding 

development.  Applicant’s experts testified that to proceed the project would have to undergo site 

plan approval as well, which is where most of the development standards are set.  T. 54. 

 Staff opined that the Project achieves compatibility with its surrounding context through 

deliberate building placement (lot size, setbacks, overall density) and appropriate siting of 

proposed residential uses. The maximum FAR of 1.25 is consistent with the current zone’s FAR, 

and the proposed height increase of 10 feet (from 50 to 60 feet) is consistent with the surrounding 

buildings – the office property directly east is 80 feet, and the office property immediately south 

is 70 feet. Massing is strategically located orthogonal to the street to foster a consistent 

neighborhood character and provide direct and primary access to each dwelling unit.  

Redevelopment of the Property replaces four aging, low-rise office buildings—featuring 

significant setbacks evocative of 1980s era office parks and expanses of surface parking located 

between the buildings and streetscape—with a compatible, walkable residential community. 

Density is regulated by applicable zoning limitations on contiguous dwelling units in a building 

group and required vehicular circulation and access. The development standards, discussed below, 

will produce a compatible site design and layout that is harmonious with the character of the 

existing context.  

The addition of residential uses to the area will not cause a negative impact on the  

surrounding neighborhood.  (Exhibit 27, p. 27-28). 

Conclusion:  Based on this record, the Hearing Examiner agrees with Staff that the Project will 
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transform this aging office park and expanses of surface parking on-site into a high-quality 

residential community organized around a series of smaller compact, tree-lined street blocks. The 

new street grid, proposed perimeter landscaping, and strategically sited dwelling units fronting 

along Standish Place will promote compatibility and appropriately transition the Site into the 

surrounding community. The office heights directly surrounding the Subject Property are between 

50 and 80 feet, making the proposed 60 feet compatible with the surrounding uses. The planned 

location of the open space (Central Park Space) on Crabbs Branch which is a public street provides 

interconnectivity between this development and surrounding properties.  Furthermore, the 

residential use would be appropriately integrated with the Derwood Station residential 

neighborhood just east of Crabbs Branch Way.  This standard has been met. 

 

3.  Adequate Public Facilities/Public Interest 

Several sections of the Zoning Ordinance require an applicant for a Floating Zone to 

demonstrate that public facilities will be adequate to serve the property.  The Council must find 

that the application meets the following standards: 

Section 7.2.1.E.1.e:  generate traffic that does not exceed the critical lane 
volume or volume/capacity ratio standard as applicable under the 
Planning Board’s LATR Guidelines, or, if traffic exceeds the applicable 
standard, that the applicant demonstrate an ability to mitigate such 
adverse impacts; and… 
 

*  *  * 
Section 7.2.1.E.1.b: further the public interest… 

*  *  * 

Section 7.2.1.E.1.c.: satisfy the intent and standards of the proposed zone 
and, to the extent the Hearing Examiner finds it necessary to ensure 
compatibility, meet other applicable requirements of this Chapter; 

 
*  *  * 



Local Map Amendment H-156 TriPointe Homes DC Metro Inc. 
Hearing Examiner’s Report and Recommendation     Page 28 
 

 
Section 5.1.2.A.2: (Intent of the Floating Zones).  “…implement 
comprehensive planning objectives by…ensuring that the proposed uses 
are in balance with and supported by the existing and planned 
infrastructure…” 

 
Technical Staff analyzed this Project against the 2020-2024 Growth and Infrastructure 

Policy which requires mode-specific adequacy tests for any project estimated to generate 50 or 

more net new peak hour person trips.  (Exhibit 27, p. 30).  The current use on the Site is a 180,058 

square foot office building. The proposed maximum of 210 residential units, consisting of 120 

single-family attached units and 90 multifamily housing units (two-over-twos) are estimated to 

generate a net decrease of 199 person trips in the morning peak hour and a net decrease of 161 

person trips in the evening peak hour. Therefore, the LATR review is satisfied. A summary of the 

trip generation analysis is provided in Table 3 of the Staff Report reproduced on the next page: 

 

Exhibit 27., p. 30 
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Mr. Michael Goodman testified that the site is currently served by water sewer, electric 

and communication which are all immediately adjacent to the property and that even though the 

office building at the site does not use gas, there is gas adjacent to it as well.  T. 92.  He further 

testified that these utilities are adequate to support the propose new housing, and that they had 

some initial coordination with the Washington Suburban Sanitary Commission, and they have 

expressed that there's no capacity issues for water and sewer and have also been working with the 

Applicant's dry utility consultant who specializes with the electric and gas and they have also stated 

that there are no capacity issues.  Id. 

B.  The Intent and Standards of the Zone (Section 59.7.2.1.E.2.c) 

 
 As already stated, Section 59.7.2.1.E.2.c of the Zoning Ordinance requires the District 

Council to find that the FZP “satisfy the intent and standards of the proposed zone.”  The Zoning 

Ordinance includes an “intent” clause for all Floating Zones and a “purpose” clause” for any 

particular zone requested.  Several of these have already been analyzed earlier in this Report.  

The balance of the intent findings for Floating Zones and the purposes of the ILF Zone are 

discussed below.   

 1.  Intent of Floating Zones (Section 59.5.1.2) 

 The intent of Floating Zones is in Section 59.5.1.2 of the Zoning Ordinance. The Hearing 

Examiner has already discussed whether the application has met the intent Sections 59.5.1.2.A.1 

and 2.  This section discusses whether the FZP meets the remaining intents of the CRF Zone. 

Section 59.5.1.2.A.3  … The intent of the Floating zones is to: 

A.   Implement comprehensive planning objectives by… 
 
3. allowing design flexibility to integrate development into circulation 
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networks, land use patterns, and natural features within and connected to 
the property… 

 
 Staff found that the FZP meets this standard because the Project, among other things, 

“…capitalizes on the Project’s convenient and transit-accessible location to increase the amount 

of housing available in an area with the infrastructure to support it. The Project represents efficient 

and sustainable land use by redeveloping an underutilized site that will connect future residents to 

the surrounding community and regional destinations”.  (Id. p. 26.) 

 Mr. Sachin Kalbag, Planning and Design Leader with VIKA testified on Applicant’s behalf 

about the infrastructure and buildings in the surrounding area.  He testified that south of the subject 

property are some industrial warehouses, with the same IM-2.5 H-50’ zoning as what is on the site 

now; that to the north of Crabbs Branch there is a two-story American Red Cross building, and 

further north of that there are some single-family homes that are zoned R-200 and R-90.  Mr 

Kalbag further testified that about a mile north of the property is the Shady Grove Metro Station, 

and further to the west of the property is MD 355 or Rockville Pike.  He testified that this project 

takes this very large property with approximately four office buildings between one and three 

stories surrounded by a 600-space parking lot, and break them down into more compact blocks 

and then orients the buildings to be street facing.  T. 38.  The project seeks to locate a public space 

at the intersection of Monona and Crabbs Branch anchoring the property at that intersection.  T. 

39  

B.   Encourage the appropriate use of land by: 
1. providing flexible applicability to respond to changing economic, 
demographic, and planning trends that occur between comprehensive 
District or Sectional Map Amendments; 
2. allowing various uses, building types, and densities as determined by a 
property’s size and base zone to serve a diverse and evolving population; 
and 
3. ensuring that development satisfies basic sustainability requirements 
including: 
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a.   locational criteria, 
b.   connections to circulation networks,  
c.   density and use limitations, 
d.   open space standards, 
e.   environmental protection and mitigation; 

 
Mr. Kalbag testified that this project meets the housing for all goals of the general 

plan by providing a wider variety of housing stock in this area which is also crucial to 

reducing environmental impacts. T. 46.  He described this type of housing stock as the 

“missing middle” because they are not exactly single-family homes, nor are they luxury 

condos.  They are townhouses with a higher number of moderately priced housing units 

than is required by the County.  T. 50. He also explained that the project will utilize existing 

water and sewer lines that will not require off-site upgrades and will also meet all applicable 

adequacy of public facilities requirements as demonstrated by school and transportation 

tests. T.47. 

 
Conclusion:  The Hearing Examiner agrees with Staff and finds that this rezoning supports the 

County’s objective of providing a range of housing types, including affordable housing, near a 

major transit facility that will improve the environment and will not overburden public facilities 

with vehicle trips. The proposed residential uses are in balance with and are supported by the 

existing and planned infrastructure with flexible applicability to changing economic, demographic, 

and planning trends as supported by Thrive 2050, which was approved after the Master  

Plan. 

The Project meets the intent of the CRNF Floating Zone to serve a diverse and evolving  

population with multiple unit types and a neighborhood design that is built on compact street 

blocks to encourage pedestrian activity. Proposed building groups are sited orthogonal to the street 

and modulated so not to exceed eight dwelling units in length in order to maintain appropriate 
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pedestrian scale. 

The Project proposes tree-lined compact street blocks featuring continuous sidewalks, strategically 

sited around a central park area and pedestrian promenades that promote walkability and healthy 

living. Modern stormwater management will be implemented on-site through environmental site 

design to advance sustainability on�site and within the surrounding neighborhood. This standard 

has been met. 

2. Purpose of the Commercial Residential Floating Zones (Section 59.5.3.2) 
 

In addition to meeting the intent of Floating Zones, the FZP must meet the purpose of the 

specific zone requested because a floating zone was not specifically recommended by the Master 

Plan.10 Per Section 59.5.3.1 of the Zoning Ordinance there are three (3) categories of 

Commercial/Residential Floating zones. These zones are mapped using the zone's initials followed 

by the maximum allowed total, commercial, and residential densities and maximum allowed height 

as limited by Division 5.3. Zones are established at density increments of 0.25 FAR and height 

increments of 5 feet: 

Commercial Residential Neighborhood – Floating (CRNF# C# R# H#) 

Commercial Residential Town – Floating (CRTF# C# R# H#) 

Commercial Residential – Floating (CRF# C# R# H#). 

Applicant here seeks to rezone the subject property to CRNF-1.25, C-0.0, R-1.25 H-60 Zone.  

The purposes of the CRNF Zone are in Section 59.5.3.2. The Hearing Examiner has already 

discussed the Section. 

Section 5.3.2. Purpose 
The purpose of the Commercial/Residential Floating zones is to: 
A. allow development of mixed-use centers and communities at a range of densities and 

heights flexible enough to respond to various settings; 
 

10 Zoning Ordinance Section 59.5.3.5.A.2 
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B. allow flexibility in uses for a site; and 
C. provide mixed-use development that is compatible with adjacent development. 
 

Staff concluded that the FZP met this standard, restating that the FZP. The proposed 

development capitalizes on the Project’s convenient and transit-accessible location to increase the 

amount of housing available in an area with the infrastructure to support it. The Project represents  

efficient and sustainable land use by redeveloping an underutilized site that will connect future 

residents to the surrounding community and regional destinations.  (Exhibit 27, p. 26). 

Mr. Kalbag testified to how the proposed project meets these purposes.  He testified that 

the project has been strategically designed to respond to the demand for housing with the County, 

within the Derwood Community by providing a compatible transition to the neighborhood, with a 

building design where the fronts of the houses face the street with parking spaces and garages 

internal to the development.  T. 54 to 56. 

Mr. Kalbag while conceding that the design details will be set at site plan, pointed out that 

the binding element11 that requires that the Central Park open space, identified illustratively on the 

Floating Zone Plan, must be made accessible to the public was set to meet the above goals of this 

zone.  He acknowledges some topographical challenges posed by the 8 to 10 foot drop from Crabbs 

Branch to the park, that will need to be addressed at site plan in order to make this happen, 

however, the fact that access to the park is stated in a binding element is sufficient for purposes of 

reviewing the zoning change. 

Conclusion: The Hearing Examiner already found that the FZP furthers the purpose of §5.3.2.C in 

Part IV.A.2 of this Report (relating to compatibility of the use with surrounding development). 

The remaining purposes listed here are redundant given the findings already made. The FZP uses 

 
11 See binding element number 3 in Section III.C.2 earlier in this Report. 
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the proximity to the Shady Grove metro station to accomplish the County’s goal of increasing 

housing near mass transit and seeks to improve this project transition the surrounding 

neighborhood through the provision of public open space. This standard has been met. 

C.  Applicability of a Floating Zone (§59.5.1.3) 
 Section 59.5.1.3 of the Zoning Ordinance has some specific applicability requirements.  A.   

A Floating zone must not be approved for property that is in an Agricultural or Rural Residential 

zone.12  This provision does not apply because the subject problem is not in an agricultural or rural 

residential zone.  If a Floating zone is recommended in a master plan, there are no prerequisites 

for an application.13  Similarly this provision does not apply because the applicable Master Plan 

did not recommend a Floating Zone.  Therefore, the specific requirements and prerequisites 

outlined in Section 59.5.1.3.C of the Zoning Ordinance must be analyzed instead.    

 1. The maximum allowed density is based on the base zone and on the size of the tract  
as stated in Division 5.2 through Division 5.5. Any density bonus requested under 
Chapter 25A may be added to the density allowed under Division 5.2 through Division 
5.5 and included in the units per acre or FAR of the zone requested; 
 

According to Staff, no density bonus (MPDU or otherwise) is proposed as part of the 

Project. The Project is proposed at 1.25 FAR and 60-feet in height, which is within the maximum 

density for the current IM-2.5, H-50’ zone, excluding the height. The Project will comply with (1)  

the maximum allowable residential density of 1.25 FAR and (2) the maximum 60-foot height of 

the requested CRNF 1.25, C-0.0, R-1.25, H-60’ Floating Zone.  (Exhibit 27, p. 25). 

3. Non-Residential Base Zone – When requesting a Floating zone for a property with a  
non-Residential base zone there are no prerequisites for an application. 
 
Staff correctly point out that the Property is currently located in a Moderate Industrial (IM) 

 
12 Subsection A. 
13 Subsection B. 
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zone, which is a non-residential base zone. Accordingly, there are no prerequisites for this 

Application. 

D.  Development Standards and Uses Permitted in the CRF Zone (Div. 59.5.3) 
  

Section 59.5.1.3 of the Zoning Ordinance provides states that if a Floating Zone is 

recommended in a master plan, there are no prerequisites for an application.  Instead, according to 

Staff, the following density limits apply: 

 
 
(Exhibit 27, p. 25). 
 
B. Setback and Height 

2. Setbacks from the site boundary and maximum height are established by the  
floating zone plan. All other setbacks are established by the site plan approval  
process under Section 7.3.4. 
 

The proposed setback from the Crabbs Branch Way site boundary is 10 feet. The proposed 

setback from Standish Place is 30 feet. The proposed maximum height is 60 feet. The proposed 

setbacks and height comply with the Zoning Ordinance requirements.  (Exhibit 45). 

3. Height must satisfy the compatibility standards for the applicable building type  
under Section 4.1.8.B. 
 
According to Staff, the proposed 60 feet height meets the compatibility standards under 

Section 4.1.8.B for any building type in a Floating Zone. At the time of Site Plan, the project 

must take its height measurement from the average grade along the building facing the applicable 
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abutting or confronting property, per Section 59.4.1.8.B.3. of the Zoning Ordinance.  (Id. p. 26). 

1.  Uses and Building Types Permitted (§§59.5.1.3) 

 Section 59.5.3.3 of the Zoning Ordinance limits the land uses allowed in the 

Commercial/Residential Floating Zones (CRNF) to “only” those uses allowed in the CRN Zone. 

Multi-unit living is permitted in the CRN Zone and this standard is met. Any building type is 

allowed in the Commercial/Residential Floating Zone, thus, the multi-family buildings are 

permitted in the requested zone. 

3. Development Standards for CRNF-1.25, C-0.0, R-1.25, H-60’ Zone (Section 
59.5.1.3.C) 

 

According to Staff, the design of the development will be finalized and reviewed by the 

Montgomery County Planning Board at the time of subsequent Preliminary Plan and Site Plan 

review. The Project will meet the Development Standards for the CRNF-1.25, C-0.0, R-1.25, H-

60’ Zone as illustrated in the tables from the Staff report shown on the following two pages: 
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(Id. p. 29) 



Local Map Amendment H-156 TriPointe Homes DC Metro Inc. 
Hearing Examiner’s Report and Recommendation     Page 38 
 

 

(Exhibit 27, p. 29). 

3.  Requirements of Article 59.6 

 Article 59.6 of the Zoning Ordinance contains general development standards for most 

developments.  These standards regulate the number and design of parking spaces, drive aisles, 

landscaping, lighting, and public and private open space.  Based on the undisputed evidence at this 

stage, the Applicant’s proposal will be able to meet these standards, subject to review and 

modification of the particulars during site plan review. 

V. RECOMMENDATION 

For the foregoing reasons, the Hearing Examiner concludes that the proposed 

reclassification and Floating Zone Plan will meet the standards set forth in the Zoning Ordinance 

and that it will be consistent with a coordinated and systematic development of the Regional 
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District, under State law. Therefore, I recommend that Local Map Amendment Application No. 

H- 156, requesting reclassification from the existing Industrial Moderate Zone (IM-2.5) to the 

Commercial Residential Neighborhood – Floating Zone (CRNF-1.25 C-0.0 R-1.25 H-60 Zone) of 

Parcel “D” in the subdivision known as “Gude North” as per plat thereof filed among the land 

records of Montgomery County, Maryland in Plat Book 118 as Plat No.13905, and identified as 

7501-7515 Standish Place, 7519 Standish Place, 7529 Standish Place and 7609-7623 Standish 

Place.   (Tax Account No. 02224811), be approved as requested and subject to the specifications 

and requirements of the Floating Zone Plan (Exhibit 45), provided that the Applicant files an 

executed Declaration of Covenants (Exhibit 44) reflecting the binding elements in the land records 

and submits to the Hearing Examiner for certification a true copy of the Floating Zone Plan 

approved by the District Council within 10 days of approval, in accordance with §§59.7.2.1.H.1.a. 

and b. of the Zoning Ordinance. 

 

Issued April 7, 2025. 

Respectfully submitted, 

 

     Khandikile Mvunga Sokoni  
     Hearing Examiner 
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