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SUBJECT:  Limited Site Plan Amendment 82001012C: Human Genome Sciences   

  (Traville Parcels M and N)  

 The project is located on the south side of Darnestown Road opposite the intersection 

with Great Seneca Highway, approximately 46.26 acres of land, MXN Zone,  

 Great Seneca Science Corridor Master Plan 

 Construct Building D (125,000 square feet) in accordance with Phase 1A of 

the certified site plan 

 Revise the approved Forest Conservation Plan  

 Revise the approved Water Quality Plan 

 Revise the SWM facilities and utilities 

 Delete the temporary surface parking lot 

 Add a surface parking facility (327 spaces) in close proximity to the proposed 

Building D 

 Modify the existing lighting and landscape plans.  

 

APPLICANT: Biomed Realty Trust, LSA Inc. (Human Genome Sciences) 

 

FILING DATE: September 10, 2010 
 

 
 

SUMMARY  
 

The proposed Building D is designed for the development of a new drug for the treatment of Lupus. 

This drug is the first new treatment for Lupus, a chronic, inflammatory, multisystem disorder of the 

immune system. The construction of Building D and the associated parking facility will increase the 

amount of impervious surfaces, and require minor amendments to the previously approved plans 

(i.e. Final Water Quality Plan, the Forest Conservation Plan (FCP), and the Site Plan). Therefore, 

the Planning Board will need to review and approve the information presented in all three plans.   
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The original Site Plan (820010120) was approved on March 22, 2001 for 1,030,000 square feet of Research 

and Development (R&D) and office use on 49.98 acres of land in the MXN Zone. The Final Water Quality 

Plan and the Final Forest Conservation Plan were also approved consecutively with the Site Plan; per the 

requirements of the Special Protection Area (SPA) and the Master Plan. This amendment proposes to 

construct Building D; while also providing a transitional parking facility that will temporarily serve the 

parking demand in anticipation of the next phase(s) of development. The existing SWM facilities, utilities, 

environmental buffers, landscape and lighting will also be updated to meet the current requirements and the 

conditions of the previous approvals.       

 

RECOMMENDATIONS  
 
The staff recommends approval of the Revised Water Quality Plan, the Revised Forest 

Conservation Plan, and the Amendments to the Site Plan with conditions as described in the 

following. 

 
REVISED WATER QUALITY PLAN: 
 
Staff recommends APPROVAL of the Water Quality Plan subject to the following condition: 

 

1. Conformance to the conditions as stated in the Montgomery County Department of 

Permitting Services (DPS) Revised Final Water Quality Plan approval letter dated April 14, 

2011 (Appendix B).  

 
REVISED FOREST CONSERVATION PLAN: 
 
Staff recommends APPROVAL of the Forest Conservation Plan amendment subject to the 

following condition: 

 

1. Applicant must record a new record plat within nine (9) months of the mailing of the 

Planning Board Resolution.   

 
AMENDED SITE PLAN: 
 
Staff recommends APPROVAL of the Limited Site Plan 82001012C, Human Genome Sciences 

(Traville Parcel M and N). All site development elements shown on the site and landscape plans 

stamped “Received” by the M-NCPPC on January 10, 2011, are required except as modified by the 

following conditions: 

 

Conformance with Previous Approvals 

 

1. Development Plan Conformance 

 The development must comply with the binding elements of the Amended Development 

Plan (DPA 01-3) adopted July 31, 2001. 

 

2. Preliminary Plan Conformance 

 The development must comply with the conditions of approval for the amended preliminary 

plan 11997022R, approve in September 2001.  This includes but is not limited to all 
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references to density, rights-of-way, dedications, easements, transportation conditions, 

DPWT & DOT conditions, and DPS stormwater conditions. 

 

3. Site Plan Conformance 

The proposed development must comply with the conditions of approval for the original Site 

Plan 820010120, as listed in the Planning Board Resolution dated May 31, 2001, and any 

amendments thereafter. 

 

4. LEED Certification 

a. The Applicant commits to achieving, at a minimum, a Leadership in Energy and 

Environmental Design (LEED) “Certified/Silver/Gold/Platinum” Rating 

Certification, as defined by the U.S. Green Building Council (USGBC) under the 

LEED Standard for New Construction and Major Renovation (LEED-MC).   

b. Prior to the submission for certification, the Applicant must complete project 

registration with USGBC for LEED Certification.   

c. Before any Use and Occupancy Permit is issued, the Applicant must: 

i. Complete the LEED Certification process and achieve a 

“Certified/Silver/Gold/Platinum” Rating Certification with USGBC; 

ii. Provide the M-NCPPC Staff with a copy of the final certification. 

 

Transportation and Circulation 

 

5. Transportation 

a. Prior to submitting a certified site plan, the applicant must enter into a traffic 

mitigation agreement (TMAg) with the Montgomery County Department of 

Transportation (MCDOT) and the M-NCPPC in order to achieve a desirable overall 

performance goal of a 25 percent reduction in the total peak hour traffic generated by 

the Traville Property. 

b. Total number of parking spaces for the proposed Phase 1A development must not 

exceed 327 spaces as shown on the submitted January 10, 2011. 

 

Site Plan 

 

6. Site Design 

a. The building elevations must be included in the certified Site Plan set.  

b. The design of the building façade(s) for Building D should be consistent with the 

existing facades of Buildings IA, IB and IC.  

 

7. Lighting 

a. The lighting distribution and photometric plan with summary report and tabulations 

must conform to IESNA standards for office/commercial development.   

b. All onsite light fixtures must be full cut-off fixtures. 

c. Deflectors must be installed on all fixtures causing potential glare or excess 

illumination, specifically on the perimeter fixtures abutting the adjacent residential 

properties. 

d. Illumination levels must not exceed 0.5 footcandles at any property line abutting 
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residential properties. 

e. The height of the light poles must not exceed 20 feet including the mounting base. 

 

8. Development Program 

The Applicant must construct the proposed development in accordance with a development 

program that will be reviewed and approved prior to the approval of the Certified Site Plan.  

The development program must include the following items in its phasing schedule: 

a. Street lamps and sidewalks must be installed within six months after street 

construction is completed.  Street tree planting may wait until the next growing 

season. 

a. On-site amenities including, but not limited to, sidewalks, benches, trash receptacles, 

and bicycle facilities must be installed prior to release of any building occupancy 

permit. 

b. Clearing and grading must correspond to the construction phasing to minimize soil 

erosion and must not occur prior to approval of the Final Forest Conservation Plan, 

Sediment Control Plan, and the M-NCPPC inspection and approval of all tree-save 

areas and protection devices. 

c. The development program must provide phasing for installation of on-site 

landscaping and lighting. 

d. Landscaping associated with each parking lot and building must be completed as 

construction of each facility is completed. 

e. The development program must provide phasing of stormwater management, 

sediment and erosion control, afforestation improvements, and other features. 

 

9. Certified Site Plan 

Prior to approval of the Certified Site Plan the following revisions must be made and 

information provided subject to staff review and approval: 

a. Include the final forest conservation approval, stormwater management concept 

approval, development program, inspection schedule, and site plan resolution on the 

approval or cover sheet. 

b. Add a note to the site plan stating that “M-NCPPC Staff must inspect all tree-save 

areas and protection devices prior to clearing and grading”. 

c. Modify the data table to reflect development standards enumerated in the staff report. 

d. Ensure consistency of all details and layout between site plan and landscape plan. 

e. The Applicant should coordinate with M-NCPPC regarding the revisions to the Site 

Plan Enforcement Agreement at the time of site plan certification. 

f. The Revised Site Plan Enforcement Agreement must be finalized prior to the 

certification of the site plan.   
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SITE DESCRIPTION 

Vicinity 

 

The Human Genome Sciences (HGS) campus is within walking distance of the Universities at 

Shady Grove (to the east), Life Sciences Center (to the north), the Shady Grove Adventist Hospital 

(to the northeast), and the Montgomery County Public Services Academy (PSA) to the northwest. 

Located towards the east and southeast of the site are residential neighborhoods under the MXN 

Zone, PD-3 (Planned Development) Zone, the R200/TDR and RT-10 Zones. The Travilah Road 

corridor contains several small commercial areas developed under C-1, C-2 and C-4 Zones and 

some special exception uses. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Vicinity Map 
 

The property currently consists of three office buildings, one structured parking facility, three 

surface parking facilities, a loop road, associated SWM facilities, and environmental buffers. 

Buildings 1C and 1B of Phase I on Parcel M are located near the southern boundary, northeast of 

the Shady Grove Road entrance. Building 1A is centrally located parallel to the structured parking 

facility.  

 

The Parking Garage 1 and the associated surface parking lot are located south of Building 1C along 

Traville Gateway Drive. Although these parking facilities currently meet the parking demand of all 

three office buildings; the associated surface parking lot is intended to be transformed into Parking 

Garage 2 in the final phase of development. A second surface parking lot is located northeast of the 

existing office buildings along Darnestown Road. This parking lot is scheduled to be removed with 
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this amendment (per the conditions of the certified site plan). The third surface parking lot located 

to the southeast of the main entrance cul-de-sac north of Shady Grove Road and the SWM facilities 

is intended to permanently service the parking demand for Building 1B.   

 

The existing loop road encircles the existing uses and connects into the surrounding street network 

at three different access points. The main entrance of the site was designed to front onto Shady 

Grove Road with a cul-de-sac directly connecting into the loop road. Garden and plaza areas are 

centrally located between Building 1A and Parking Garage 1, and on the east side of Building 1A. 

The remaining site features consist of open space areas, SWM facilities and environmental 

landscape buffers. 

 
PROJECT DESCRIPTION 
 

Previous Approvals 

 

The Local Map Amendment (G-718) was approved by the District Council on July 2, 1996 for the 

change in zoning from R-200 and R-200/TDR zones to the MXN Zone. A Development Plan 

accompanied the approval. The original Diagrammatic Plan proposed a village center, a community 

park, a day care center, a health club, community center, office and research uses, and a variety of 

housing types.  An overall maximum amount of 1.5 million square feet for non-residential uses and 

a maximum of 750 dwelling units were also established for the entire Traville property.  

 

The Preliminary Plan 119970220 was approved on September 11, 1997 for 6 lots consisting of 750 

multi-family dwelling units and 750,000 square feet of mixed commercial/employment on 

approximately 192 acres. 

 

Amendment A of the Preliminary Plan was approved January 21, 1999; which included a phasing 

plan for the phased recordation of the lots associated with the Traville property. The amount of non-

residential square footage was limited to 750,000 square feet per the conditions of the original 

Preliminary Plan.  

 

The amended Development Plan (DPA 01-3) was approved and adopted on July 31, 2001 to include 

revisions to 1) delete the conference center; 2) reduce the non-residential development from 1.5 

million square feet to 1.3 square feet; 3) reduce the minimum amount of imperviousness from 35 % 

to 33%; 4) change the location of the approved housing, local park, and portions of the research and 

development uses; and 5) conform to the Shady Grove Study Area Master Plan Guidelines (adopted 

in 1990). 

 

Amendment B of the Preliminary Plan was approved in 2001, specifically addressing the changes 

within the amended Development Plan; in which three different Site Plans (820010120, 

81999040A, and 81999047A) were coordinated with the review of this application. 

 

Site Plan 820010120 was approved on March 22, 2001 for 1,030,000 square feet of Research and 

Development (R&D) land use on 49.98 acres of land zoned MXN. The impervious limitation was 

restricted to 18.6 acres within the Final Water Quality Plan. 
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Amendment A of the Site Plan was submitted on May 22, 2003.  It included the construction of the 

temporary parking facility. The parking facility was to remain a temporary facility for 2-3 years 

with the future needs of Human Gerome Science.  

 

Amendment B of the Site Plan was filed on January 18, 2006, and it was approved by the Planning 

Board on September 28, 2006 for modifications to the Site Plan Enforcement Agreement to extend 

the use of the temporary parking facility until November 2008 for the Universities of Maryland 

students.  A note was specifically added to the Site Plan to restrict any further development of the 

site until the Final Water Quality Plan was amended and approved by DPS. 

 

Proposal 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Illustrative Concept Plan 
 

The Applicant requests the following modifications: 
 

 Construct Building D (125,000 square feet) in accordance with phase 1A of the certified site plan  

 Revise the approved Forest Conservation Plan  

 Revise the approved Water Quality Control Plan  

 Revise the SWM facilities and utilities  

 Delete the temporary surface parking lot located south of Darnestown Road  

 Add a surface parking facility with 327 spaces in close proximity to the proposed Building D;  

 Modify the existing lighting and landscape plans  

 Modify the Site Enforcement Agreement with regard to the development phasing of Parcels M & N  



 

 

Page 8 

 

  

ANALYSIS AND FINDINGS  
 

 

WATER QUALITY PLAN 
 

The staff finds that the Water Quality Plan with the condition meets the requirements in the Piney 

Branch Special Protection Area (SPA) as described in the following paragraphs.  This project is 

required to amend the Site Plan and obtain approval of a Water Quality Plan under Section 

19.67.01.03 A 2 (ii) of the Montgomery County Code.  This section of the code states:  
 

Except as exempted under Section 4,  all persons proposing to disturb land within a SPA must also 

submit a preliminary water quality plan and a final water quality plan if they are seeking approval 

of an amendment to an approved development plan, diagrammatic plan, schematic development 

plan, project plan, special exception, preliminary plan of subdivision, or site plan 

 

Review for Conformance to the Special Protection Area Requirements  

As part of the requirements of the Special Protection Area law, a SPA Water Quality Plan should be 

reviewed in conjunction with the limited site plan amendment.  The Montgomery County 

Department of Permitting Services (DPS) and the Planning Board have different responsibilities in 

the review of a Water Quality Plan.  DPS has reviewed and conditionally approved the elements of 

the Revised Final Water Quality Plan under its purview.  The Planning Board responsibility is to 

determine if environmental buffer protection, forest conservation in a SPA, and planting 

requirements have been satisfied.  

  

County DPS Special Protection Area Review Elements  

DPS has reviewed and conditionally approved the elements of the SPA revised final water quality 

plan with a synopsis provided below (see Appendix B).  
 

 Stormwater Management Concept - Stormwater management will be provided on site by 

a combination of methods and structures. The building rooftop will drain to a triple cell 

infiltration structure as was originally designed and approved under the previous final water 

quality plan. The surface parking lot, access drive, and other impervious areas will be treated 

with upland ESD measures that will include grass swales, bio swales, biofilters, and porous 

pavers prior to draining to a dual cell surface sand filter that was designed to treat this area 

and ultimately to Shady Grove pond #3 that provides one year quantity control. 
 

 Sediment and Erosion Control - Extra care must be taken during the sediment control 

phase to protect the existing stormwater management structures.  Since the site has already 

been graded and stabilized from the initial phase of development and minimal additional 

grading will be required, the sediment control requirements will be determined at the 

detailed plan review stage.  The use of super silt fence will be the minimum requirement for 

sediment control. 

 

 Monitoring of Best Management Practices - The original monitoring requirements still 

apply.  No additional monitoring will be required at this time; however, additional 

monitoring may be required with future revisions or expansions. 
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Planning Board Special Protection Area Review Elements 

Staff has reviewed and recommends Planning Board approval with conditions of the elements of the 

SPA water quality plan under its purview: 

 

REVISED FOREST CONSERVATION PLAN 
 

As part of the site plan amendment #82001012C, the applicant has also submitted a revised final 

forest conservation plan.  The forest conservation plan updates the final grading and site design as 

shown on the site plan amendment.  The staff finds that the Forest Conservation Plan with the 

condition meets the requirements of the Forest Conservation law as described in the following 

paragraphs. 

   

The revised final forest conservation plan proposes to remove a small section, approximately 4,200 

square feet (0.10 acres), of the existing category I conservation easement to allow for future 

maintenance and avoid any possible sewer easement overlap.  The applicant has proposed to 

mitigate for the change to the easement at a 2:1 ratio creating 0.20 acres of new planted 

conservation easement on-site adjacent to the existing environmental buffers. 
 

The applicant proposes to remove 4,200 square feet of category I easement.  Approximately 200 

square feet of area will be disturbed.  The 200 square feet of disturbance is approximately a 10 foot 

by 20 foot area around the existing sewer manhole (already within the existing environmental 

buffer) to allow for a work area for the equipment to perform the tunneling and boring for the 

proposed sewer line. 
  

 No trees subject to section 22A-12(b)(3) of the County code are being removed or impacted by this 

project, therefore no variance is required as part of this plan. 
 

Imperviousness 

Within this section of the Piney Branch SPA there is no impervious surface cap or limit.  A main 

goal of all SPA’s is to reduce the overall impervious footprint of new development within SPA 

boundaries (the impervious footprint includes roads, paved surfaces such as driveways, houses, 

buildings, and parking lots).   
 

The approval of original site plan #820010120, Human Genome Sciences, established an 

impervious surface limit of 18.6 acres on 49.98 acres.  This impervious surface limit was a 

condition of approval of the original final water quality plan and is recorded in the May 31, 2001, 

Opinion for Human Genome Sciences. 
 

The site currently has 11.4 acres of impervious surface which includes a 1.2 acre temporary parking 

lot.  The proposed amendment adds 4.6 acres of impervious surface for a total of 16.0 acres on 

49.98 acres of land.  The total amount of impervious surface is below the overall impervious surface 

limit. The 1.2 acres of impervious surface from the temporary parking lot will be available once it 

has been certified as removed.  Until it has been certified and documented as removed, it will 

continue to count against the impervious surface limit for the site.  
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LIMITED SITE PLAN AMENDMENT 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Original Development Phasing Plan 
 

The certified Site Plan and Site Plan Enforcement Agreement require three development phasing 

schedules for the Human Genome Sciences - Traville project. Phase I constructed 500,000 square 

feet of Research and Development (R&D) office space (approximately 49 percent of the entire 

project) in 2001. Phase IA and Phase II are both intended to construct 265,000 square feet of R&D 

and office space within each phase of development.  This amendment proposes to construct 125,000 

square feet of R&D and office space for Phase IA; thereby increasing the total amount of allowable 

building square footage for Phase II to approximately 
1
405,000 square feet. Based on the original 

approvals, Phases I and IA combined consist of approximately 74 percent of the total development 

for Parcels M&N (
2
765,000 sf. of R&D and office space). The combined total building square 

footage proposed for Building D and the existing conditions is approximately 61 percent of the total 

density permitted on-site.  
                                                           
1 The Phase 1A and Phase II are both permitted a maximum building square footage of 265,000 sf. for each phase. By reducing the 

amount to building square footage proposed for Phase 1A to 125,000 sf., Phase II may consist of 140,000 sf. + 265,000 sf. = 405,000 

sf. 
2 265,000 sf. (Phase IA) + 500,000 sf.  (Phase I) = 765,000 sf.; 765,000 sf./1,030,000 sf. = 74%. 



 

 

Page 11 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Proposed Site Plan 

 

The location of Building D - Phase IA is consistent with the previously approved Site Plan. 

Considering the conditions of the previous approvals, the temporary parking facility (located south 

of Darnestown Road) will be removed and a new temporary surface parking facility (maximum 327 

spaces) will be added in close proximity to Building D. Although SWM facilities are proposed 

within the green space areas to specifically address the additional impervious surface runoff, this 

surface parking facility will serve as a place-holder until the final construction of Phase II. The 

proposed circulation systems, SWM facilities, landscape and lighting plans meet the required 

development standards while still maintaining the flexibility to fully expand in the future.    

 

The proposed modifications to the site plan do not alter the overall design character of the 

development in relation to the original approval and the site remains compatible with existing and 

proposed development adjacent to the site.  These modifications do not impact the efficiency, 

adequacy, or safety of the site with respect to vehicular and pedestrian circulation, open space, 

landscaping, or lighting. 
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Future Development Phasing 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Development Concept Plan 
 

The existing Site Plan Enforcement Agreement will be modified to reflect the development program 

for Phase IA and Phase II.  Any specific details related to the future development of the site (i.e. site 

design, building orientation, site amenities, lighting and landscape) will be further evaluated when 

the site plan amendment for the Phase II application is filed.      
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ANALYSIS AND FINDINGS FOR THE SITE PLAN 

 

1. Development/ Diagrammatic Plan - The site plan conforms to all non-illustrative elements 

of a development plan or diagrammatic plan, and all binding elements of a schematic 

development plan, certified by the Hearing Examiner under Section 59-D-1.64, or is 

consistent with an approved project plan for the optional method of development, if 

required, unless the Planning Board expressly modifies any element of the project plan. 

 

The limited site plan amendment conforms with the requirements of the Amended 

Development/Diagrammatic Plan (DPA 01-3) including the binding elements.  The original 

Development Plan (G-718) was approved on July 2, 1996.  The Development Plan 

accompanied with this approval proposed a conference center, a village center, a community 

park, a day care center, a health club, community center, office and research uses, and a 

variety of housing types. An overall maximum amount of 1.5 million square feet for non-

residential uses and a maximum of 750 dwelling units were also established for the entire 

Traville property. The Amended Development/Diagrammatic Plan was approved on July 31, 

2001 to delete the conference center, reduce the non-residential development from 1.5 

million square feet to 1.3 million square feet, reduce the amount of imperviousness from 

35% to 33%, and change the locations of the approved uses. Following the revisions to the 

original Site Plan was approved March 22, 2001.  

 

2. Conformance with the MXN Zone - The site plan meets all of the requirements of the zone 

in which it is located, and where applicable conforms to an urban renewal plan approved 

under Chapter 56.   

 

Purpose - The subject site is in the MXN Zone (Mixed Use Planned Development).  Per the 

requirements of Section 59C-7.5, the limited site plan amendment meets the purpose on the 

MXN Zone as summarized in the following paragraphs: 
 

a) Establish standard and procedures through which the land use objectives and 

guidelines of approved and adopted master or sector plans can serve as the basis for 

evaluating an individual multi-use center development proposal. 
 

The 2010 Great Seneca Science Corridor Master Plan specifically identifies the 

Traville Property (192 acres) within the Life Sciences Center (LSC) south district. 

The Development Plan Amendment was adopted on July 31, 2001 in order to delete 

the conference center (previously required within the original Development Plan); 

reduce the maximum amount of non-residential development; relocate a 13-acre park 

to a more central location; and relocate some R&D uses to the former park area; 

relocate housing.   
 

b) Encourage orderly, staged development of large-scale, comprehensively planned, 

multi-use centers by providing procedures for the submission of a concept plan for 

an entire site and subsequent development plans for each stage of development, as 

identified on the concept plan. 
 

 The Traville Property was divided into several parcels; which were than broken up 
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into several different site plans. Parcels M & N were subdivided in three different 

phases of development per the conditions of approval for Site Plan No. 820010120. 

Phase I, Phase IA, and Phase II mainly consists of 1,030,000 sf. of R&D office 

space. This amendment will specifically modify the amount of R&D office space 

permitted for Phase IA.  
 

c) Provide higher density residential uses integrated into the overall multi-use center.  
 

 No residential uses were proposed for Parcels M & N – Phase IA. 
 

d) Ensure internal compatibility of residential and nonresidential use by providing a 

suitable residential environment that is enhanced by the commercial, recreational 

employment and institutional amenities within commercial and industrial 

components of the multi-use center. 
 

The existing conditions of the site are such that 500,000 sf. of R&D have been 

constructed; which is approximately 49 percent of the total density permitted for 

Parcels M & N. Directly adjacent to the north of the subject site are institutional and 

commercial uses, and towards the south are residential uses. The height (+64 feet) 

and location of the proposed Building D is consistent with the originally approved 

site plan and the existing building. The temporary surface lot (near Darnestown 

Road) will be removed per the amended Site Plan, and due to the fact that a 

structured parking facility currently exists and the demand for student parking within 

this parking facility has been drastically reduced. A new temporary surface parking 

lot will be constructed in closer proximity to the commercial uses (on the western 

side of the property) in order to mainly serve the parking demand for the proposed 

Building D.      

 

e) Assure compatibility of the proposed land uses with surrounding uses by 

incorporating higher standards of land planning site design than could be 

accomplished under conventional zoning categories. 
 

 The proposed Building D will meet the development standards for the Green 

Building Ordinance. The construction of the SWM facilities have been approved and 

updated to meet the current requirements. The development impacts to the 

environmental buffers have been thoughtfully reduced by the implementation of 

directional boring to avoid disturbance to the stream, wetlands, floodplain, and most 

of the environmental buffer. 
 

f) Encourage and provide for open space not only for use as setback and yards 

surrounding structures and related walkways, but also conveniently located with 

respect to points of residential and commercial/industrial concentration so as to 

function for the general benefit of the community and public at large as places for 

relaxation, recreation, and social activity. It is also intended that open space and 

amenities be located so as to achieve the physical and aesthetic integration of the 

uses and activities within each development. In addition, structured parking within 

mixed-use planned development is encouraged to help achieve the open space and 

amenities objectives of the zone. Where surface parking is necessary, the purposes of 
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this zone may be achieved by the provision of additional landscaping. 

 A large portion of the site (south of Darnestown Road) will still be considered open 

green space. The Site Plan Enforcement Agreement will modify the development 

program for Phases IA and II; however the specific site details regarding the future 

development phasing (i.e. design, building location, etc.) will be thoroughly 

reviewed within the next phase(s) of development.  
 

g) Encourage and provide for the development of comprehensive non-vehicular 

circulation networks, separated from vehicular roadways, which constitute a system 

of industrial areas and public facilities. 
 

 The proposed vehicular connections will provide adequate access to Building D and 

the proposed surface parking lot. The pedestrian connections are tied into existing 

sidewalks along Darnestown Road and Traville Gateway Drive. Internal connections 

are also linked into existing pathways on adjoining properties (see the Illustrative 

Concept Plan, page 7).    
 

h) Encourage and provide for efficient use of energy resources through shared facilities 

or other economies of scale or technology, including innovative fuels and district 

heating, etc. 
 

 As stated above, the proposed Building D will meet the development standards for 

the Green Building Ordinance; thereby increasing the level of efficiency. 
 

i) Preserve and take the greatest possible aesthetic advantage of existing trees and to 

minimize the amount of grading necessary for construction of a development. 
 

 The subject property contains a number of environmentally sensitive features, and 

due to the fact that it is also located within an SPA special precautions have been 

implemented to protect Piney Branch Creek watershed. As stated above, the 

development impacts to the environmental buffers have been thoughtfully reduced 

by the implementation of directional boring to avoid disturbance to the stream, 

wetlands, floodplain, and most of the environmental buffer. 
 

 As the project data table on page 14 indicates, the site plan meets all of the 

development standards of the zone.  With respect to building height, setbacks, and 

density the proposed development is under all the maximum standards allowed.  

With respect to the amount of green space provided (60%) and the impervious 

surfaces provided (38%); this amendment meets the conditions of the previous 

approvals.  
 

Development Standards - The site plan meets all of the requirements of the zone in which it 

is located, and where applicable conforms to an urban renewal plan approved under 

Chapter 56.   
  

 The limited site plan amendment meets the development standards in the MXN Zone as 

 shown on the following table.  Only the standards that are affected by the proposed 

 amendment are listed.  A comprehensive modified data table is included on the certified site 

 plan. 
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Project Data Table for the MXN Zone 

 

Development Standard  Permitted/Required Proposed for Approval 
 

Building Height (feet)  80 feet + 64 feet 

 

Building Setbacks (feet) 

From Darnestown Road + 64 feet 785 feet 

From Shady Grove Road + 64 feet 700 feet 

From the Adjoining Residential 

Property (east of the site) 

 

+ 64 feet 

 

170 feet
3
 

 

Parking Setbacks (feet) 

From Darnestown Road 10 feet 330 feet 
From Shady Grove Road 10 feet 845 feet 
From the Adjoining Residential 

Property (east of the site) 
 

10 feet 

 

360 feet 

 

Min. Green Area  

(% of Parcels M&N) 
 

60% 

 

60% 

Impervious Area 

(% of Parcels M&N) 
 

33% 

 

38% 

 

Max. Building Area (square feet) 1,030,000 sf. 625,000 sf. 

 

Internal Landscaping (%) 5% 13% 

 

Max. Parking Spaces on Parcel M&N 3,605 spaces 
4
1,263 spaces 

 
 

3. The locations of buildings and structures, open spaces, landscaping, recreation facilities, 

and pedestrian and vehicular circulation systems are adequate, safe, and efficient. 
 

The buildings and structures of the proposed development are consistent with the certified 

Site Plan, which is appropriate for the character envisioned by the Great Seneca Science 

Corridor Master Plan.  These locations provide easy access to the building from adjoining 

sidewalks and parking. Staff finds the locations of the buildings and structures to be 

adequate and efficient, while meeting the concerns of the area, and do not pose any safety 

concerns on the site. 

 

The open space areas are located south of Darnestown Road and serve as a transitional use 

until the development of future phases. Proposed landscaping provides a screen for the 

surface parking lot, SWM facilities, and as traditional foundation plantings for the proposed 

                                                           
3 The building setback was measured from the boundary tract area per the MXN zoning requirements. 
4 Phase I was permitted to construct 1,425 spaces; however only 936 total spaces currently exist onsite. Phase IA is permitted to 

construct 694 total spaces (based on 265,000 sf.); however only 327 total spaces (based on 125,000 sf.) are proposed. Therefore the 

maximum number of proposed parking spaces is 1,263 (936+327). 
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office building.  Street trees and lighting are provided along the street to enhance the 

pedestrian environment. Interior lighting will create enough visibility to provide safety but 

not so much as to cause glare on the adjacent roads or properties.  There are no recreational 

facilities required for this site plan, but the open space areas may serve as recreational open 

play areas for the local community.  The open spaces, landscaping, and site details 

adequately and efficiently address the needs of the proposed use and the recommendations 

of the Master Plan, while providing a safe and comfortable environment. 
 

Pedestrian access from adjacent sidewalks adequately and efficiently integrates this site into 

the surrounding area. The vehicular circulation design efficiently directs traffic into and 

through the site with minimal impacts to pedestrian circulation. The pedestrian connections 

are tied into existing sidewalks along Darnestown Road and Traville Gateway Drive. 

Internal connections are also linked into existing pathways on adjoining properties (see the 

Illustrative Concept Plan, page 7).      

 

There are two remaining transportation-related issues that the applicant has to address to 

confirm the approved preliminary plan and site plan conditions.  
 

Traffic Mitigation Agreement - According to Condition (2) of the Planning Board’s 

Opinion dated April 23, 2001 for Preliminary Plan 1-97022R, the applicant of the Traville 

development must enter into a traffic mitigation agreement (TMAg) with the Montgomery 

County Department of Transportation (MCDOT) and the M-NCPPC.  The TMAg has not 

been executed and the “DRAFT TMAGs” has been under review between the applicant and 

MCDOT.  Staff recommends that the applicant has to meet this TMAGs requirement prior to 

submitting the certified site plan. 
 

Overall Trip Reduction Requirement - Condition (2) of the Planning Board’s April 23, 

2001 Opinion also requires the applicant to achieve a desirable overall performance goal of 

a 25% reduction in the total peak hour traffic generated by the Traville property.  In order to 

meet this requirement, the applicant must limit the number of parking spaces for the 

proposed Phase 1A development up to 327 spaces; which equates to only 2.02 spaces per 

1,000 GSF including the existing parking spaces of the Phase 1.  This is over 40% less than 

the maximum parking allowed; therefore, Staff finds that the applicant is reducing peak hour 

trips by greater than 25%, the circulation systems are consistent with the previous approvals, 

and based on the conditions of approval traffic will be adequately managed through the 

certification of the TMAg. See Appendix C regarding further traffic analysis.  This 

amendment meets the requirements established within the certified Site Plan. 
 

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

and proposed adjacent development. 
 

The proposed Building D is compatible with the adjacent and confronting uses as well as 

pending development phasing. The design of the building facade for the proposed building 

will be consistent with the existing character.    
 

The structure is in scale with the nearby buildings and is located such that it will not 

adversely impact existing or proposed adjacent uses.  The proposed structure was shown on 

the original development plan and site plan  
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5. The site plan meets all applicable requirements of Chapter 22A regarding forest 

conservation, Chapter 19 regarding water resource protection, and any other applicable 

law. 
 

The limited site plan amendment meets the requirements for water resource protection.  The 

stormwater management concept consists of a combination of methods and structures. The 

building rooftop will drain to a triple cell infiltration structure as originally designed and 

approved. The surface parking lot, access drive and other impervious surfaces will be treated 

with upland ESD measures that include grass swales, bio swales, bio-filters and porous 

pavers prior to draining to a dual cell surface sand filter that was designed to treat the area 

and ultimately to Shady Grove Road Pond #3 that provides one year quantity control.  
 

All conditions of from the original approval still apply.  The Special Protection Area letter 

(dated April 14, 2011) the conditions of approval must be addressed in the initial submission 

of the detailed sediment control/stormwater management plan. The conditions are subject to 

change based on available information at the time of review. See Appendix B 

 

The subject property contains a number of environmentally sensitive features. A 50-acre 

stream valley area contains steep slopes, wetlands and floodplains. The site is located within 

the headwaters of the Piney Branch Creek; which is a tributary to the Watts Branch Creek 

that flows directly into the Potomac River.  

 

Environmental Guidelines - The overall site plan amendment to reconfigure the building 

and parking layout for the project is in compliance with the Environmental Guidelines, 

except for a WSSC condition that a new sewer line is constructed to replace the temporary 

sewer currently in place which services Buildings A and B.  The new sewer line, which will 

service buildings A, B, C, D, E, F, and G, needs to connect into the larger 10” sewer line 

which runs under Traville Gateway Drive.  There is an afforested Category I conservation 

easement which contains a stream, wetlands, floodplain, and Environmental Buffers 

between the building sites and Traville Gateway Drive. 

 

The applicant has reduced the environmental impacts by implementing directional boring of 

the proposed sewer avoiding the stream, wetlands, floodplain, and most of the 

environmental buffer.  There is an existing sewer manhole already in the environmental 

buffer which the sewer needs to tie into, which will create about 200 square feet of 

temporary disturbance within the environmental buffer. The applicant’s proposal is 

consistent with the environmental guidelines to either avoid the environmental impacts and 

when that is not possible to minimize the impacts. 
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COMMUNITY OUTREACH 
 

The Applicant has met all proper signage, noticing, and submission meeting requirements.  Notice 

of the subject amendment was sent to all parties of record on August 18, 2010 giving 15 days for 

comments.  Staff has not received correspondence on this matter.   

 
CONCLUSION 
 
The staff recommends approval of the Water Quality Plan, Forest Conservation Plan, and the 

Limited Site Plan Amendment with the conditions shown at the front of this Staff Report.  
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D~te Mailed April 23, 2001MONTGOMERY COUNTY DEPARTMENT OF PARK A .f!) PlANNING

nil: MARTlAND·NA110Nt\L c.-.prr I\L
r.••f\K AND PI..N-i"NL~O COMMfSSION

8181 Gta~fJ AIII1UI

Silwr Sprint. MaJ7~ 20910.3760

Action: Appl Jved Staff Rccommc:nclalion

Motion oj CQmm. Bryant. seconded

by Camm. Perdue,with a vote of 4-0;

Camms. B ~t, Hussmann Pertlue and
WellingtoJ . voting in favor
COnlIT13. H Jimes absent

MONTGOMERY COUNTY PI ..ANNTNG BOA] tD

OPINION

Pr~limi1WY Plan 1-97022R
NAME OF PLAN: TRA VILLE

On 11130100, TRAVlLAH PARK DEVELOPMENT CORPORATION subnlilted an application
for the approval of a preliminary plan of subdivision of property in Uu !vtXN zone. The
application proposed number of lots (will be determined at Site Plan) on 192. ~acres of land. The
application was designated PreliIninaxy Plan 1-97022R. 0" 03/08/01. Prelim: nary Plan 1-97022R
was brought before the Montgomery County Planning Board for a public t1 ~uing to request to
revise the previous conditions of appro"al for Preliminary Plan no. 1-91022 to increase the amount
of approved de\lelopment and establish applicant's panicipation in a prop )I;ed Transportation
Management Organizatioa (TMO). At the public hcarin~ the Montgome)' County Planning
Board heard testimony and, received evidence submitted in the record On lh~ ~pp1ication. Based
upon rhe testimony and evidence presented by staff and on the information on the Preliminary
Subdivision PlaT! Application Form.. a.ttached hereto and made a part here< i, the MontgometY
County Planning Board fmds Prelimjnary Plan 1-97022R to be in accordanc ~whh the purposes
and requircments of the Subdivision R~gulations (Chapter 50, Monlgomer I County Code, a.s
amended) and approves Preliminary Plan 1-97022R.

Commenu: Ort September 11, 19971he preJiminary plan was originally ptl:St:I lud Lo the Planning
Board for consideration. The Board. at lliat hearing, approved only a portion 01 the developmept
due to the limited staging ceiling available in the R..&D Policy Area,. The amoU1lt of developm~nt
approved by the Boartl atlhat hearing accounted for 750 Multi-Family Dwcllin! units and 750,000
square feet, of the 1.3 million square feet, of Retail. Office and R&D developml :nt .InJanuary
1999 the Planning Board amended ilie approved preliminary plan to inc1ude a P'l(LSing Schedule
and Extension of the Validity Period for thl: plan. The oppli~t IS requesting tr l£1revision to the
preliminary plan to seek approval of the remaining development submitted undE r the onginal
preliminary plan application. The remaining amount of development under this 3pplication is

572,500 square feet of Office and R8d). The applicant filed this request pursuaJ Lt to the: Annual
Growth PoJic;y Altem~tive R~iew Procedures for Expedited Development Apf'l oval eIPay-and­
Go"). This additional deyeJopment is al10carcd to Phase:: I and Phase II of the re' ised conditions.

The revised conditions also include a requirement for participation in the TroUlsp )rtation
Management Organization.

~PR-24-2eel 13:29 3014'351306 56% P.02

&. A
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~ . 'AP~-24-2001 14:26

pj.ge 2 of 2
1-97022R

L'11-JOWES & BLOCHER 301 565 5149 P.04/04

Stall Recommendation: Approva1 of an Addi\ional572,500 Square Feet 0 . Office and R&D
Development Pursuant co the FY2QOl Annusl Growth Policy Alternative Re new Procedures for
Expedited Devetopment r'Pay-and-Go~l and Establishment of the Applicant's Participation in the
Transportation Management Organization (TMO). Subject to the Revised Cc ndi(;ons:

(1) Submit an amended Adequate Public Facilities (APF) agrcctT1cnt vith the Planning
Board to limit development to a maximum of 150 multi-family d\ r(~11ing \J11Lts and
I,J22.500 square fe~t ofretai1, office and R&.D development. Thl: .lpplicant is to pay

to the Montgomery County Depdl1met1[ of Finance the expedited Ilc·velopment

approval excise bx for lh~ addltion.a1 572,500 square feet of office and R&D
development prior to receipt ofbutJding pm:nits for that portion o. ',he development

(2) Applicant to enter into a traffic mitigation agrec:ment with the MOJ I,tgomery County
DepartO'll:{lt of Public Works and Transportation and M-NCPPC t( participale in the
TranspoTtarion Management Organization (TMO) and abide by thE goals set ronh In
Greater Shady Grove Transportation Management District and ach eve a desirable
overall pc:r-fonnance goal in the order of a 25% reduction in the tot. L1 peak hour traffic
generated by the Traville property without", Transportation deman, I program, transit
~e, or ride share the requirements under Ute Diagrammatic Plan A nendment as
stipulated in the Transportation Planni.ng Division memorandum ru t4~d March 1, 2001
(revised March 5, 2001)

(3) AppJicant shall pay their pro-rata share of the developer's particip3J ion cost in the
Montgomery County Department of Public Works and Transportati )11'5 (MCDPW &T)
CIP Proj tee. uSpur Road"

(4) Rccord p)a.ts for thU large scale residential and mixed commeTCiaV~ mployment
devdopment may be recorded in stages that allow for a nine year va lidity for the
preliminary plan based on the fol1owing phases

Ph~e I: January I, 1999 to January 1,2003 plats must be recorded for tits minimum of

250 multi-family dweJling units and a.minimum of536.250 sqll~-refeet ofUlixed
commerciaVemploymcnt development

Phase n: January 1,2003 to January 172005 plats must be recorded for ~11 additional 250
multi-family dwel1ing units and an additional 536,250 square fi et of mixed
commerci:dlemployment developm.ent

phase m: January 1, 2005 to Januazy 1, 2008 record plats must be commc njiaVcmployment
development recorded for the I'eroaiJ11ng 250 multi-family dwe1. ing Wlits and the
remaining 250,000 square feel of

(5) The applicant Is to continue to coordinate with MCDPW&.T in deveh pmg 3 roadway
improvement project addressing the traffic safety issues culTcntly exi~ting along
Darnestown Road (MD 28) in .front of the Travllah Square Shopping I ~t~ter

(6) The validity of che preliminary plan is dependent upon the appHcant a: >iding by and

complying with the conditions of approval of the Diagrammatic Plan I cr:lder Zoning
Application 0-718

(7) This Preliminary Plan and the Adequatc Public Facilities (APF) Revie N win rema.in
valid as long as the applicant abides by the phasing schedu1e ouLlineu i!1 Condition #4
above

(8) All applicable previous condicions of the approved pre1iminary plan as contained in the
Planning Board's opinion dated November 11 J 1997 rem..ain in fuIJ fore e and effect

TOTAL P.04
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Memorandum 
 

TO:  Molline Smith, MNCP&PC 
 
FROM: Ed Wallington 
  
DATE:  December 21, 2010 
 
CC:  Tim Stoll, Biomed Realty 
  Doug Bradley, Kling Stubbins 
  Robert Mahoney, Kling Stubbins 
 
SUBJECT: Traville- Biomed 
  Site Plan No. 801012 
 
LSA No: 1666-01 

 

 
In response to your comment number 4, which requests information that supports 
how the owner will remain in conformance with the overall performance goal of a 25% 
reduction in peak hour trips, we offer the following information. 
 
The subject property is a phased development.  Of the 1,030,000 square feet of 
Research and Development/Office space previously approved, 500,000 square feet 
now exists (Phase 1).  Phase 1A was intended to contain 265,000 square feet and 
Phase 2 was also intended to include 265,000 square feet of building space.  At this 
time, the owner has requested to amend the Site Plan to construct a portion of Phase 
1A, 125,000 square feet of additional Research and Development/Office space.  We 
offer two general points which confirm that the owner will continue to meet the 
performance goal of a 25% reduction in peak hour trips. 
 
As shown on the previously approved Site Plan, the applicant was allowed a 
maximum parking count at 3.5 spaces per 1,000 GSF (It is assumed the previously 
prepared traffic study considered the full potential at 3.5 spaces per 1,000 GSF).  For 
Phase 1, the applicant noted the anticipated parking for Phase 1 would be limited to 
2.85 spaces per 1,000 GSF, in itself a significant reduction from the maximum 
requested parking.  However, the owner has constructed only 936 spaces, which 
equates to 1.87 spaces per 1,000 GSF.  For proposed Building “D”, the applicant is 
proposing a maximum of 327 spaces, which equates to 2.62 spaces per 1,000 GSF, 
as Building “D” is programmed at 125,000 square feet.  When considering both the 



 

 

existing development and Building “D”, there will be 1,263 spaces for 625,000 GSF, 
which equates to only 2.02 spaces per 1,000 GSF, over 40% less than the maximum 
parking allowed.  Therefore, when considering the parking count of the existing 
buildings and proposed Building “D” compared to the maximum allowed, it can be 
concluded that the applicant is reducing peak hour trips by greater than 25%. 
 
Additionally, it should be noted that the trip reduction goal pertained to the full 
buildout of 1,030,000 square feet, and with the amended approval of the Building “D”, 
the building development will total 625,000 square feet, with 405,000 square feet left 
to be constructed.  Therefore, when considering the trip reduction objectives of the 
entire project, it is easy to conclude that the applicant, to date, is reducing peak hour 
trips by greater than 25% over the maximum potential allowed, as only 62% of 
buildout will have occurred, and the parking count is well under the maximum 
allowed. 
 
It is anticipated that the applicant will update this analysis again in conjunction with a 
future Site Plan Amendment for the remaining allowable buildout. 
 
Please contact this office if there are any questions or comments. 
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