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PRELIMINARY PLAN RECOMMENDATION AND CONDITIONS 
 
Approval of Preliminary Plan 120110080 pursuant to Chapter 50 of the Montgomery County Subdivision 
Regulations subject to the following conditions: 
 

1. Total development under the subject Preliminary Plan is limited to an additional 169,071 square 
feet of R&D office space for a total of 1,053,709 square feet of R&D office space and 9,998 
square feet of retail space. 

2. Applicant to comply with all conditions of approval for the Preliminary Forest Conservation Plan: 
a. Mitigation up to the conservation threshold of 15% of the net tract area to be fulfilled 

through planting of 4.80 acres of forest or preservation of 9.60 acres of existing forest in 
an approved forest mitigation bank. 

b. Submission of a final forest conservation plan consistent with section 1.09(b) of the 
forest conservation regulations. 

c. If Johns Hopkins University is required to build facilities (roads, sidewalks, trails, utilities, 
etc.) in any of the 3.60 acres of deducted from the net tract area on the worksheet, the 
affected area will be added back into the net tract area and mitigation requirements will 
likely increase at the time of Final Forest Conservation Plan approval. 

3. The Applicant may install plantings or make payments of the fee in lieu pursuant to the 
approved Final Forest Conservation Plan on a pro-rata share basis with each site plan. Payment 
for the NCI Portion of the site may be made at the earlier of the date of the last site plan 
approval Resolution or 15 years from the date of the resolution. 

4. The Applicant must satisfy the Local Area Transportation Review (LATR) test by providing the 
following intersection improvements: 

a. Great Seneca Highway (MD 119) and Muddy Branch Road: Construct a second 
northbound left turn lane on Muddy Branch Road and a second westbound left-turn 
lane on Great Seneca Highway with the necessary traffic signal modifications. 

b. Great Seneca Highway and Sam Eig Highway: Construct a third through lane on the 
eastbound approach of Great Seneca Highway with the necessary traffic signal 
modifications. 

c. Key West Avenue-West Montgomery Avenue (MD 28) and Shady Grove Road: Extend 
three eastbound left turns on Key West Avenue. 

The recommended intersection improvements above should be constructed with the required 
length as determined by the Montgomery County Department of Transportation (MCDOT) and 
the Maryland State Highway Administration (SHA), and will be based on their required 
supplemental SYNCHRO/traffic simulation analyses. The Applicant must submit a Letter of Intent 
to confirm the plan to create, fund, and privately operate a Road Club. The specific intersection 
improvements must be identified by the “Road Club” and permitted and bonded by the 
Montgomery County Department of Permitting Services (DPS) and the Maryland State Highway 
Administration (SHA) prior to release of any building permit. The construction of these 
intersection improvements must be complete and open to traffic prior to issuance of any use 
and occupancy permit. 

5. The Applicant must satisfy the Policy Area Mobility Review (PAMR) test by contributing to the 
County $11,300 per trip for each of the 47 new peak-hour trips for a total of $531,100 towards 
the off-site LATR intersection improvements listed above. If the pro rata share of the Applicant’s 
cost of these intersection improvements is less than $531,100, the remaining PAMR funds 
should be paid to MCDOT for master-planned Life Science Center roadway and/or intersection 
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improvements. Any PAMR payment to MCDOT must be made prior to issuance of any building 
permit. 

6. The Applicant must submit a letter from the Maryland Transit Administration (MTA) to MCDOT 
and the Planning Department indicating that they are coordinating with MTA and their plan 
reflects the latest alignment and design of the Corridor City Transitway (CCT) along Broschart 
Road and its proposed station south of Blackwell Road. The Applicant’s plan must show the CCT 
along the east side of Broschart Road and include the necessary vehicular access controls to 
minimize conflicting movements with CCT vehicles while permitting safe through east-west 
movements on the master-planned business road, B-7 across Broschart Road. 

7. Within the Master Plan recommended rights-of-way, the Applicant must address the following 
pedestrian and bicycle improvements shown on the preliminary plan. The final extent, 
delineation, and alignment of these improvements shall be determined and provided at the time 
of the relevant site plan: 

a. A dual bikeway (LB-1) on Medical Center Way, including a 10-foot-wide shared use path 
on the west side and wide outside lanes for a signed-shared roadway.  

b. A dual bikeway (LB-4) on Blackwell Road, including a 10-foot-wide shared use path on 
the north side and wide outside lanes for a signed-shared roadway. 

c. A 10-foot-wide shared use path, SP-66 on the east side of Broschart Road. 
d. The necessary pedestrian crosswalks, handicapped ramps, and other pedestrian 

infrastructure improvements to be determined with the plan details provided at the 
relevant site plan. 

e. One bicycle parking space per 20 proposed vehicular parking spaces to accommodate 
short term and long term parking. The spaces must be a combination of inverted-U bike 
racks near the main entrances of the JHU-MCC buildings and secured key-access bike 
storage and/or lockers in the two garages in a well-lit area near the elevator. Work with 
transportation planning staff regarding the types, distribution, and locations prior to the 
relevant site plan to provide the best practices for the proposed campus. 

8. The Applicant must dedicate their portion of, and the record plat must reflect, the master-
planned recommended 150-foot right-of-way for Broschart Road (A-261b) as shown on the 
preliminary plan that includes the 50-foot wide Corridor Cities Transitway (CCT) and the 
associated shared use path. 

9. At the time of the relevant site plan, the Applicant must construct (i.e., permitted and bonded) 
the portion of Blackwell Road, including the shared use path, necessary to serve the 
development included in that site plan. 

10. The Applicant must dedicate, and the record plat must reflect, an additional 20-feet of right-of-
way where needed along Key West Avenue, between Broschart Road and Medical Center Drive 
as shown on the preliminary plan, to provide the master-planned minimum right-of-way width 
of 200 feet (100 feet from centerline), and construct the shared use path at the time of the 
relevant site plan. 

11. The Applicant must dedicate, and the record plat must reflect, an additional 25-feet of right-of-
way where needed along Broschart Road, between Key West Avenue and Blackwell Road as 
shown on the preliminary plan, to provide the master-planned minimum right-of-way width of 
150 feet, and construct the bikeway in accordance with road code standard No. 2004.09 and 
Median Transitway Standard No. MC-225.02 at the time of the relevant site plan. 

12. The Applicant must dedicate, and the record plat must reflect, an additional 37-feet to 100-feet 
of right-of-way where needed along Blackwell Road as shown on the preliminary plan, to 
provide the master-planned minimum right-of-way width of 100-feet (50-feet from centerline), 
and construct the sidewalk and shared use path in accordance with road code standard No. 
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2005.03 at the time of the relevant site plan. 
13. The Applicant must design, construct, maintain, and provide a public use easement for the 

recommended 70-foot right-of-way for business district street B-8, as shown on the preliminary 
plan, and the boundary of the easements must be shown on the record plat. The roads must be 
constructed to public standards and in accordance with the road code standard No. 2005.02, 
including sidewalks and amenities, unless modifications are approved by MCDOT and the 
Planning Board at the time of site plan. The final extent, delineation and alignment of these 
roads shall be determined at the time of the relevant site plan. The easements must be 
approved by M-NCPPC and MCDOT, and must include, at a minimum, provision for the 
following: 

a. Public easements must be granted along all these master-planned roads as approved by 
MCDOT and DPS for connectivity and consistency with the Great Seneca Science Corridor 
Master Plan. 

b. These master-planned roads design must comply with the County’s Road Code 
standards for similar public roads, the Great Seneca Science Corridor Master Plan, and 
the Master Plan’s Urban Design Guidelines. 

c. Installation of public utilities must be permitted within the public easement. 
d. These master-planned roads must not be closed for any reason unless approved by 

MCDOT. 
e. The public easement must be volumetric to accommodate uses above and below the 

designated easement area. 
f. The public easement must grant the County the right to construct and install 

appropriate traffic control devices, if not required to be installed by the Applicant. 
g. Maintenance and Liability Agreements for each easement area must be entered into by 

the Applicant. These Agreements must identify the Applicant’s responsibility to maintain 
all the improvements within the easement areas in good fashion and in accordance with 
applicable laws and regulations. 

14. The Applicant must design, construct, maintain, and provide a public use easement for the 
recommended 60-foot right-of-way for business district street B-7, and the boundary of the 
easement must be shown on the record plat. The road must be constructed to public standards 
and in accordance with the road code standard No. 2005.01, including sidewalks and amenities, 
unless modifications are approved by MCDOT and the Planning Board at the time of site plan. 
The final extent, delineation, and alignment of these roads shall be determined at the time of 
the relevant site plan. The easement must be approved by M-NCPPC and MCDOT, and must 
include, at a minimum, provision for the following: 

a. Public easements must be granted along all these master-planned roads as approved by 
MCDOT and DPS for connectivity and consistency with the Great Seneca Science Corridor 
Master Plan. 

b. These master-planned roads design must comply with the County’s Road Code 
standards for similar public roads, the Great Seneca Science Corridor Master Plan, and 
the Master Plan’s Urban Design Guidelines. 

c. Installation of public utilities must be permitted within the public easement. 
d. These master-planned roads must not be closed for any reason unless approved by 

MCDOT. 
e. The public easement must be volumetric to accommodate uses above and below the 

designated easement area. 
f. The public easement must grant the County the right to construct and install 

appropriate traffic control devices, if not required to be installed by the Applicant. 
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g. Maintenance and Liability Agreements for each easement area must be entered into by 
the Applicant. These Agreements must identify the Applicant’s responsibility to maintain 
all the improvements within the easement areas in good fashion and in accordance with 
applicable laws and regulations. 

15. The Applicant must enter into a Traffic Mitigation Agreement with the MCDOT and the Planning 
Board to participate in the Greater Shady Grove Transportation Management District. The 
Traffic Mitigation Agreement must be executed prior to certified site plan for the first building 
and modified as needed prior to certified site plan for the successive buildings. 

16. The Applicant must coordinate with the Maryland Transit Administration (MTA) regarding the 
alignment of the CCT and the location of the proposed CCT station. 

17. All private internal roadways must be constructed in accordance with the Design Guidelines and 
Road Code cross-section requirements as modified to satisfy the Master Plan recommendations. 
Future site plans must determine the extent and timing of construction of the internal private 
roads necessary to support the development proposed by the relevant site plan. 

18. The record plat must reflect a public use and access easement over all private streets and 
adjacent parallel sidewalks. This easement must be recorded by deed prior to the first building 
permit after each site plan is approved. 

19. The Applicant must comply with the conditions of approval of the Montgomery County Fire and 
Rescue (MCF&R) letter dated September 16, 2011. These conditions may be amended by 
MCF&R, provided the amendments do not conflict with other conditions of the preliminary plan 
approval. 

20. The Applicant must comply with the conditions of approval of the attached MCDOT letter dated 
October 6, 2011. These conditions may be amended by MCDOT, provided the amendments do 
not conflict with other conditions of the preliminary plan approval. 

21. The Applicant must comply with the conditions of approval of the attached Maryland State 
Highway Administration (MDSHA) letter dated September 21, 2011. These conditions may be 
amended by MDSHA, provided the amendments do not conflict with other conditions of the 
preliminary plan approval. 

22. The Applicant must comply with the conditions of the attached Montgomery County 
Department of Permitting Services (MCDPS) stormwater management concept approval letter 
dated July 29, 2011. These conditions may be amended by MCDPS, provided the amendments 
do not conflict with other conditions of the preliminary plan approval. 

23. The Applicant must satisfy provisions for access and improvements as required by MCDOT prior 
to recordation of plat(s), as applicable. 

24. The Applicant must provide a ten-foot public utility easement parallel, contiguous and adjacent 
to the rights-of-way of Key West Avenue, Broschart Road, Blackwell Road, Medical Center Drive, 
and Master Planned Roads B-7, and B-8 unless an alternative alignment is agreed upon by the 
applicable utility companies at the request of the M-NCPPC prior to certification of the relevant 
site plan and recordation of the plat. 

25. No clearing, grading, or recording of plats prior to the relevant certified site plan approval. 
26. Final approval of the number and location of buildings, on-site parking, site circulation, 

sidewalks, and bikepaths will be determined at the relevant site plan. 
27. In the event that a subsequent site plan approval substantially modifies the subdivision shown 

on the approved preliminary plan with respect to lot configuration or right-of-way location, 
width, or alignment, the Applicant must obtain approval of a preliminary plan amendment prior 
to certification of the relevant site plan. 
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28. As required by the Great Seneca Science Corridor (GSSC) Master Plan, a Concept Plan is being 
approved as part of this Preliminary Plan. Any subsequent Site Plan must generally conform to 
the approved Concept Plan. 

29. Open Space Areas shown on the Concept Plan must be provided as part of subsequent Site Plans 
as recommended in the GSSC Master Plan. 

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

31. The Adequate Public Facilities (APF) review for the Preliminary Plan will remain valid for eighty-
five (85) months from the date of mailing of the Planning Board Resolution. 

32. All necessary easements must be shown on the Record Plat. 
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SECTION 1:  CONTEXT AND PROPOSAL 

SITE DESCRIPTION 

Site Vicinity 

The LSC zoned Subject Property (outlined in red) is located in the LSC Central District, one of the five 
Districts that make up the Life Sciences Center (LSC) in the Great Seneca Science Corridor (GSSC) Master 
Plan area. The surrounding properties are primarily a mix of R&D and commercial office uses including 
the Shady Grove Adventist Hospital, Key West Research Center, and Noyes Children’s Center. Properties 
to the north of Key West Avenue include Decoverly Industrial Park and the Shady Grove Industrial 
Center. The property will eventually accommodate the Corridor Cities Transitway (CCT) with an 
alignment along the western edge of the Subject Property with a stop planned just south at the Shady 
Grove Adventist Hospital Property. 
 

 
Vicinity Map 
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Site Analysis 

The Subject Property is approximately 41 acres in size (31.9 Net) and is bound by Key West Avenue to 
the north, Medical Center Drive to the east, and Broschart Road to the west.  Blackwell Road is 
envisioned as a future road connection, which will separate the Subject Property from the adjoining 
Shady Grove Adventist Hospital property to the south. The site is currently developed with three 3-story 
structures comprised of approximately 210,000 square feet of commercial space.  A large stormwater 
pond is located near the intersection of Key West Avenue and Medical Center Drive and is intended to 
be an amenity for the campus setting. The topography slopes gently, generally draining from the south 
to a regional stormwater pond in the northeast corner of the property. Most of the site is already 
developed, with three buildings existing and one additional building (the National Cancer Institute) 
under construction. A parking garage is also under construction to serve the National Cancer Institute.  
Much of the remainder of the site is covered by surface parking lots. There are no forest areas on the 
property. 
 

 
Site Aerial View 
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PROJECT DESCRIPTION 

Previous Approvals 

Preliminary Plan 119861150 was approved in April 1987 for the creation of one lot on 35.57 acres. An 
amendment to the Preliminary Plan 11986115A was approved in October 2007 to allow an additional 
519,636 square feet of research and development related uses, in addition to the 375,000 square feet 
previously approved for a total of 894,636 square feet. An additional amendment, Preliminary Plan 
11986115B, was approved in March 2010 to allow changes to two conditions of approval of the 
Preliminary Plan. The language in Condition No. 3 was modified to change the timing of when certain 
roadway improvements and their opening to traffic must occur (“prior to the issuance of any use and 
occupancy permit” rather than “prior to the issuance of any building permit”). Also, the language in 
Condition No. 5 was modified to change the timing of when the Traffic Mitigation Agreement must be 
executed (“prior to issuance of any building permit” rather than “prior to submission of the next Site 
Plan for any portion of this project”).  
 
To date, approximately 216,165 square feet of R&D uses have been approved by various site plans and 
were constructed on the Property, while approximately 516,773 square feet of R&D uses and 9,998 
square feet of retail uses were approved by the most recent site plan and are currently under 
construction. Based on the existing approvals listed above, there is approximately 151,700 square feet 
of approved but unbuilt development associated with the Subject Property. 
 
Proposal 
 
The proposed amendment to the approved Preliminary Plan will revise the previously approved lot by 
obtaining additional dedication of Blackwell Road, Broschart Road, and Key West Avenue. The Applicant 
is requesting an additional 169,071 square feet of R&D office space for a total of 1,053,709 square feet 
of R&D office space and 9,998 square feet of retail space. The total development proposed at this time 
is 1,063,707 square feet of commercial uses. The Applicant is showing the potential full build-out of the 
Subject Property. The total density shown, 2,684,167 square feet, is for conceptual purposes only. It is 
necessary to show the conceptual full build-out of the site to establish the lot, block, roadway, and open 
space configuration of the site consistent with the recently adopted Master Plan. The proposed 
amendment will subdivide the recorded Parcel M, of the Montgomery County Medical Center into one 
lot approximately 31.82 acres in size and one Outlot approximately 0.11 acres in size. The master-
planned business district streets B-7 and B-8 will be constructed to the public road standards specified in 
the Master Plan and be provided as internal private roads with perpetual public use and access 
easements. The master-planned business district street B-11 was approved as part of the previous 
preliminary plan amendment and site plan amendment for the NCI building on the Subject Property. The 
massive amount of previously planned surface parking is proposed to be shifted to parking structures 
and dispersed throughout the site as future development is allowed to move forward subject to the 
staging requirements of the GSSC Master Plan. Sidewalks will be provided to serve the site both 
internally and along the frontages of the major roads on the periphery. 
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Preliminary Plan (Buildings Are Conceptual) 

 
The previously approved internal circulation pattern and street network is being modified to provide a 
more efficient grid pattern of blocks. Importantly, the utilities are being planned in advance along the 
proposed roadways in anticipation of full build-out of the Subject Property. Areas in dark grey represent 
the additional right-of-way dedication proposed by the preliminary plan. 
 
COMMUNITY OUTREACH 

The Applicant presented the Preliminary Plan to the GSSC Implementation Advisory Committee. The 
Applicant fielded mainly general questions from committee members regarding who will occupy the 
conceptual buildings. The Applicant has complied with all submittal and noticing requirements, and staff 
has not received correspondence from any community groups as of the date of this report, including the 
GSSC Implementation Advisory Committee (IAC). 
 
Staff has received correspondence from the City of Rockville (Attachment A). The main concern from the 
City is that traffic studies that are required for development in Montgomery County are not required to 
include traffic impacts on intersections outside of Montgomery County’s jurisdiction. The City would like 
the Planning Board to require the Applicant to revise their traffic study to include any impacted 
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intersections, regardless of jurisdiction, and coordinate with Rockville to determine appropriate 
mitigation if necessary. 
 
The Planning Department is developing an approach that would bring together Planning Staff, the local 
jurisdictions and jurisdictional agencies to suggest how applicants might assess and mitigate their traffic 
impacts across jurisdictional boundaries (Attachment B). Ideally, the working group would consist of 
MCDOT, SHA, City of Rockville, City of Gaithersburg and Planning Staff. Staff does not recommend the 
Planning Board delay the review of applications in the LSC until this issue is resolved. 

 
DEVELOPMENT ISSUES 

Private Roads with Public Access Easements 

The Applicant approached staff questioning the need to dedicate the master-planned business district 
roads proposed on this site by plat. As outlined in the attached May 25, 2011 letter from the Planning 
Director (Attachment C), staff recommends that all perimeter and arterial roads must be dedicated, but 
the master planned business district streets may be provided by easement. 
 
The Master Plan identifies three business district rights-of-way on the Subject Property. Roadway B-7, 
on the western portion of the Subject Property, provides a connection from Broschart Road to roadway 
B-8, which bisects the Property. Roadway B-11, on the western portion of the Subject Property, provides 
a connection from Medical Center Drive to roadway B-8. According to the Master Plan, business district 
streets B-7 and B-11 are to be constructed as 60-foot wide rights-of-way, while business district street B-
8 is to be constructed as a 70-foot wide right-of-way. The Master Plan envisions these roadways to be 
dedicated to public use. 
 
The Applicant has requested permission to construct these roads as private roads with public access 
easements instead of dedicating the roads to the public. After an extensive amount of interagency 
coordination, several meetings between planners and the Johns Hopkins development team, and 
internal review, staff recommends that the business district roads be accepted as private roads subject 
to the following conditions: 
 

a. Public easements must be granted along all these master-planned roads as approved by 
MCDOT and DPS for connectivity and consistency with the Great Seneca Science Corridor 
Master Plan. 

b. These master-planned roads design must comply with the County’s Road Code 
standards for similar public roads, the Great Seneca Science Corridor Master Plan, and 
the Master Plan’s Urban Design Guidelines. 

c. Installation of public utilities must be permitted within the public easement. 
d. These master-planned roads must not be closed for any reason unless approved by 

MCDOT. 
e. The public easement must be volumetric to accommodate uses above and below the 

designated easement area. 
f. The public easement must grant the County the right to construct and install 

appropriate traffic control devices, if not required to be installed by the Applicant. 
g. Maintenance and Liability Agreements for each easement area must be entered into by 

the Applicant. These Agreements must identify the Applicant’s responsibility to maintain 
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all the improvements within the easement areas in good fashion and in accordance with 
applicable laws and regulations. 

 
Staff conditionally supports this request for private, business district roads due to the unique 
circumstances of the JHU Montgomery County Medical Center site. The JHU site is being developed and 
maintained as a campus research environment, and JHU will retain ownership of the land in order to 
control the overall design, appearance, and character of this campus. These internal roads, unlike the 
perimeter roads (i.e., Key West Avenue, Broschart Road, Blackwell Road, and Medical Center Drive), are 
not essential to the primary connecting network for the Master Plan area. As private roads with public 
access easements, they will still provide alternate route options for pedestrians, cyclists, and vehicles. 
Also, the roads will be constructed to the public road standards identified in the Master Plan and Design 
Guidelines, and public access easements reflecting the master-planned right-of-way widths specified for 
B-7 and B-8 will be recorded on the plat. B-11 was approved and constructed as part of the previous 
Preliminary Plan Amendment and Site Plan for the National Cancer Institute, and the cross section is 
actually much wider than the minimum 60 feet required by the Master Plan. Therefore, in this instance 
the master-planned roads B-7, B-8, and B-11 will essentially function as public roads in a dedicated right-
of-way. However, JHU will be responsible for maintenance of the roads. 
 
Applicant Requests for Extended APF Validity Periods 
 
APF Extension Request of Previous Approval 
 
Currently, there is approximately 151,700 square feet of approved but unbuilt development on the 
Subject Property. The 151,700 square feet of development was approved in October 2007 with an APF 
validity period of five years, or an expiration date of November 18, 2012. The Council has since granted 
two (2) two-year extensions for all valid plans. Therefore, the 151,700 square feet of development 
currently has five years remaining of the nine years total, or an expiration date of November 18, 2016. 
As part of the Subject Application, the Applicant requested the maximum APF extension of six years for 
the original approval as extended by the County Council. This would have extended the validity period 
from November 18, 2016 to November 18, 2022, which would result in a 15-year APF validity period 
(2007 to 2022). The Applicant has temporarily withdrawn that request. 
 
Request for an Extended APF Validity Period of the Pending Application 
 
Applicant’s Request 
 
The Applicant is requesting the maximum 12-year APF Validity Period for the 169,071 square feet of 
additional research and development space proposed by this preliminary plan. Pursuant to Section 50-
20(c)(3)(A)(iii) of the Subdivision Regulations (Attachment D), the Planning Board can make an APF 
determination for “no less than 7 and no more than 12 years after the preliminary plan is approved, as 
determined by the Board at the time of approval, for any plan approved on or after April 1, 2009, but 
before April 1, 2013.” In accordance with Sections 50-20(c)(3)(B) (Attachment E) and 50-34(g) 
(Attachment F) of the Subdivision Regulations, the Applicant is requesting a validity period that is longer 
than the minimum specified in the Subdivision Regulations. 
 
The Applicant believes that the following staging schedule promotes the public interest because the 
extended validity period would allow the Applicant to continue its efforts, in cooperation with federal, 
state, and local agencies, to develop the Property in a manner that furthers the planning and economic 
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development objectives of the County (i.e. fostering the growth of the critically important life sciences 
community and to achieve the goal of developing the Property as a world-class Research Campus as 
envisioned by the Master Plan). The proposed phasing schedule, provided pursuant to 50-34(g), is listed 
as follows: 
 

 Phase I: Issuance of building permits for a cumulative total of 151,700 square feet of 
development by November 18, 2016. 

 Phase II: Issuance of building permits for a cumulative total of 320,771 square feet of 
development within twelve years from the date of approval of this Application. 

 
The Applicant believes the above phasing schedule appropriately accommodates the length and 
complexities of the design and development for development proposed in furtherance of the vision of 
the Applicant and the County for the Property (see Applicant Letter – Attachment G). 
 
Staff Position 
 
Staff does not support the request for the lengthened APF validity period for the following reasons: 
 

1. Staff does not feel that a maximum APF validity period of twelve years is necessary for 
phasing of an additional 169,071 square feet of research and development uses; 

2. The Approved GSSC Implementation Guidelines specifically discourage hoarding of available 
capacity and approval of APF validity periods longer than the minimums; and 

3. Staff does not agree that granting the maximum APF validity period is in the public interest. 
 

Phasing 
 

While it is true that the Board can grant longer than the minimum validity periods for plans large 
enough to require phased development, the additional square footage requested is relatively 
small. Staff believes that the minimum APF approval of seven years is reasonable to 
accommodate phasing of an additional 169,071 square feet of development. 

 
Implementation Guidelines 

 
The Board very recently (June 2011) approved Implementation Guidelines for the Great Seneca 
Science Corridor Master Plan. In that document, the Board makes clear the intent to limit plan 
and APF validity periods to discourage hoarding of available capacity due to the strict staging 
requirements for each stage of development allowed in the GSSC. The hoarding of capacity by 
projects that are not ready to proceed prevents viable projects from moving ahead. Under 
Section 4.1.5 on page 9 of the Guidelines state, “Because development in the LSC is tightly 
controlled by staging, plan validity and APF approvals should be limited to the minimum time 
periods prescribed in the subdivision regulations: currently five years for a Preliminary Plan 
approval and seven years for Adequate Public Facilities approval. The Planning Board can limit 
the approval of extensions to discourage hoarding” (Attachment H). As a recent example, the 
Planning Board approved 230,929 square feet of R&D uses as part of Preliminary Plan No. 
120110080, 9800 Medical Center Drive, and limited the APF validity period to the minimum 
seven years. 
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Staff is not entirely opposed to long APF validity periods in the Life Sciences Center (LSC), but 
staff believes the longer APF validity periods and phased development should be reserved for 
substantially larger projects. For example, the Belward Campus still has 1,410,000 square feet of 
approved but unbuilt R&D uses available on that site, and that project was granted a longer APF 
phasing schedule due to the size of that project. While staff agrees that the Board can grant 
longer validity periods for special circumstances or for plans large enough to require phased 
development, staff does not find the proposed project to qualify as either of those. 

 
Public Interest 

 
Staff does not find that an APF validity period longer than the minimum would serve the public 
interest. Staff feels that the Applicant has sufficient time to allow development of the Property 
in a manner that furthers the planning and economic development objectives of the County, and 
to achieve the goal of developing the Property as a world-class Research Campus as envisioned 
by the Master Plan. Larger projects, such as the Belward Campus, with much more square 
footage and more moving parts may benefit by having additional flexibility in obtaining 
approvals from jurisdictional agencies and providing public improvements that are required as a 
direct result of development; however, staff doesn’t believe that is the case with this 
application. The Master Plan requirements and the improvements required as a result of the 
limited amount of proposed development are relatively light at this time. 
 
Furthermore, it should also be noted that the Applicant has the ability to transfer FAR with a 
much longer APF approval from Belward to the JHU Montgomery County Medical Center site if 
needed. The Belward Campus was approved for 1,800,000 square feet of development in March 
1997, and the remaining 1,410,000 square feet of approved but unbuilt development has an APF 
approval valid through April 6, 2025 or 28 years. If the proposed plan is approved there will be 
approximately 1,730,771 square feet of approved but unbuilt development between the 
Belward Campus and the JHU Montgomery County Medical Center properties. This equates to 
approximately 54 percent of the total 3.2 million square feet of pipeline development (approved 
but unbuilt) in the LSC. The GSSC Master Plan allows for a transfer of density from on LSC-zoned 
property to another LSC-zoned property. This provision would allow a transfer of density from 
Belward to LSC Central, which the JHU MCMC site is located, but is completely voluntary and 
could only occur at the property owners’ initiative. If there is an offsetting reduction in FAR on 
Belward, the density and height in the LSC Central could be increased by 0.5 FAR and by 50 feet 
above what the Plan allows for in this district. Given the fact that the Applicant has a substantial 
amount of pipeline development already approved with adequate time to move forward with 
that development and the flexibility to transfer additional density if needed, it is difficult for 
staff to view a longer APF validity period of 12 years for the proposed development as anything 
but hoarding of available capacity. Staff does not find this to be in the public interest. 

 
Based on the analysis above, Staff recommends the Board approve the minimum APF validity period of 
seven years for the proposed Preliminary Plan. 
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SECTION 2:   PRELIMINARY PLAN REVIEW  

Master Plan 

The project is located within the LSC of the GSSC Master Plan area. The LSC includes five districts. The 
subject property is located within the Central District. The specific language of the Master Plan is 
included in Attachment I, but in short, the applicable Master Plan recommendations include a CCT 
station on Broschart Road near Blackwell Road, and those streets should be enlivened with activating 
uses. Future development, in its design and use, should be carefully planned to take advantage of transit 
and contribute to creating a vibrant LSC hub. The Plan envisions redeveloping portions of the block 
surrounded by Broschart Road, Medical Center Drive, Great Seneca Highway, and Blackwell Road. 
Currently, this area is developed with low-density, low-scale uses. With a transit station along Broschart 
Road, portions of this block could redevelop to higher densities with a mix of housing, retail, and 
employment uses. 
 
Property Recommendations and Concept Plan 
 
The Land Use & Zoning Recommendations for the Life Sciences Center (LSC) Central area of the Master 
Plan require submittal of “a Concept Plan prior to approval of any future individual development 
projects for JHU to address the Plan’s guidelines, including the location of the CCT, the highest densities 
and height at transit, the mix of uses, creation of a local street network, and provision of open spaces.”1  
Each of these issues is addressed by topic below. 
 
CCT Location 
 
The Plan recommends that the CCT route travel along the subject site on the east side of Broschart 
Road. A station is recommended on the adjoining Shady Grove Adventist Hospital site. 
 
The Applicant’s Preliminary Plan and Concept Plan reflect the general alignment recommended in the 
master plan. Final alignment of the transitway will be determined during site plan review when the 
detailed site layout is designed. The MTA believes the CCT can be accommodated within the eventual 
150-foot right-of-way of Broschart Road as shown on the Preliminary Plan. During Site Plan review, the 
final alignment should maximize pedestrian and transit user comfort and usability, and optimize access 
to the open spaces and circulation system. 
 

 

 

 

 

 

                                                           
1
Great Seneca Science Corridor Master Plan, June 2010, page 36. 



- 16 - 

 

Density & Height Near Transit 

  
Map 13 LSC Central: Urban Form

2
 

 
The Master Plan recommends the LSC zone with a density limit of 1.5 FAR for the subject property.  
Maximum building heights are recommended at 110 feet on the eastern half of the property (bisected 
by business district street B-8) and 150 feet on the western half of the property, which is closer to 
transit. Street walls are suggested by the “build-to lines” on the plan. 
 

 
Proposed Building Envelope Concept 

 
The Applicant’s Concept Plan follows the Master Plan guidelines regarding density and height. As shown, 
within the building envelopes of allowed height, the 1.5 FAR is dispersed between lower buildings to the 

                                                           
2
 Ibid, page 36. 

N 

CCT 
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east of B-8, and higher buildings to the west side of B-8. The master plan recommends that Adventist 
Health Care and JHU design the east side of Broschart Road as an urban street, lined with buildings and 
activating street level uses. The proposed lot and street layout of the Preliminary Plan will accommodate 
the Master Plan’s vision for this density and lively street edge. 
 
Circulation System & Links to Adjacent Neighborhoods 

The Master Plan recommends numerous circulation and mobility improvements for LSC Central.  These 

include: 

 Construction of the CCT and station,  

 Extension of Blackwell Road, 

 Creation of a network of streets within the site,  

 Creation of a pedestrian network,  

 Implementation of the LSC Loop,  

 Design Broschart Road as an urban street, 

 Connection of recreational trails and bikeways,  

 Road improvements.3 

 
The Applicant’s Preliminary Plan and Concept Plan addresses each of these recommendations and 
illustrates them in their circulation plan, which shows the CCT alignment and station, extension of 
Blackwell Road, pedestrian sidewalks and paths, LSC Loop Connection, and Broschart Road is 
represented as an urban street with the proposed CCT alignment and significant building frontage. 
 

 
Proposed Circulation Concept 

 

                                                           
3
 Ibid, page 37. 

N 
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The internal streets, which form an urban-scale network of blocks, will have sidewalks that connect to 
adjacent properties and the open spaces proposed within the site. These sidewalks will connect to 
master-planned paths, including the LSC Loop, that run with the major roads along the periphery of the 
Subject Property. 
 
Dedication of the CCT right-of-way, Blackwell Road right-of-way, and expansion of the rights-of-way for 

Key West Avenue and Broschart Road will allow for the recommended vehicular and transit 

improvements. All other internal roads will be built to public road standards, maintaining the mobility 

and design objectives of the Master Plan, but maintained privately with public access easements over 

the right-of-way width that would otherwise be required. 

Open Space System 

The Master Plan requires that properties in the LSC Central provide the following public open spaces:  

 LSC Loop, 

 Stream buffers, 

 Urban square at the CCT station, 

 Urban promenade to connect between buildings and public spaces. 

Each of the applicable master-planned open spaces are provided in the Applicant’s Preliminary Plan and 

Concept Plan as required. 

 
Proposed Open Space Concept 

N 
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The Applicant has also provided a diagram of “places.” The diagram helps to illustrate how the 
conceptual places and the proposed open spaces tie together through the proposed development. The 
Applicant has also provided this illustration to serve as a reference to the non-recommended open 
spaces on site, i.e., the spaces around and in between buildings that will create another layer of 
pedestrian enjoyment and urban amenity. There are numerous situations where corridors are created 
between buildings to access parking or as mid-block connections. Staff will require that the space 
between buildings ties into the larger open space areas of the Subject Property during Site Plan review. 
 

 
Places Diagram 

 
Staff finds the proposed Preliminary Plan and Concept Plan to be in substantial conformance with the 

GSSC Master Plan. 

 

N 



- 20 - 

 

TRANSPORTATION 
 
Site Location and Vehicular Site Access Points 
 
The site is located on the south side of Key West Avenue between Broschart Road and Medical Center 
Drive with three proposed vehicular access points from Key West Avenue, Medical Center Drive, and 
Blackwell Road. 
 

Master-Planned Transportation Demand Management  
 
The site is located within the boundary of the Greater Shady Grove TMD. The Applicant must participate 
in the TMD and assist the County in achieving and maintaining the non-auto driver mode share goals in 
the Master Plan. 
 
On-Site Parking 
 
Given the close proximity to a planned future CCT station, transportation planning staff supports the 
requested parking waiver of 721 spaces to reduce the required 5,298 spaces to 4,577 spaces. The total 
number of parking spaces and the number of parking spaces waived will be determined as part of the 
future site plan reviews. 
 
Available Transit Service 
 
The following three Ride-on routes operate along the roads fronting the site: 
 

 Ride-On route 74 along Key West Avenue between Diamondback Drive and Omega Drive; 

 Ride-On route 66 along Broschart Road between Key West Avenue and Medical Center Drive; 

 Ride-On routes 43 and 66 along Medical Center Way between Broschart Road and Key West 
Avenue. 

 
Corridor Cities Transitway (CCT) 
 
The Maryland Transit Administration’s (MTA) preferred alignment of the CCT is along the east side of 
Broschart Road with a proposed station south of the intersection with Blackwell Road. The Applicant 
must coordinate with the MTA’s CCT project manager, Rick Kiegel, regarding MTA latest alignment and 
design of the CCT. The Master Plan reflects the CCT alignment as being on the east side of Broschart 
Road. The MTA – while acknowledging alignments could be modified as the project proceeds through 
additional engineering - is showing the alignment on the same east side of Broschart Road. The 
Preliminary Plans dated September 23, 2011, show the CCT alignment on the east side of Broschart 
Road within the 150-foot master-planned right-of-way. 
 
Master-Planned Roadways and Bikeways  
 
In accordance with the 2010 approved and adopted Great Seneca Science Corridor Master Plan and the 
2005 approved and adopted Countywide Bikeways Functional Master Plan, the classified roadways and 
bikeways are provided as follows: 
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1. Key West Avenue is designated as a six-lane major highway, CM-22, with a recommended 200-
foot right-of-way and a dual bikeway (bike lanes and a share use path on the north side), DB-43. 
The required right-of-way is shown on the latest submitted plans. 

2. Broschart Road is designated as a four-lane major highway, A-261b, with a recommended 150-
foot right-of-way, CCT, and a shared use path on the east side, SP-66. The required right-of-way 
is shown on the latest submitted plans. 

3. Blackwell Road is a four-lane business road, B-1, with a recommended 100-foot right-of-way and 
a dual bikeway, LB-4, with a shared use path on the north side and a signed shared roadway. 
The required right-of-way is shown on the latest submitted plans. 

4. Medical Center Drive is a four-lane arterial, A-261d, with a recommended 100-foot right-of-way 
and a dual bikeway, LB-1, with a shared use path on the west side and a signed shared roadway. 
The required right-of-way is shown on the latest submitted plans. 

5. Road “F” or master-planned business district road, B-7, with a recommended two-lane 60-foot 
right-of-way. The right-of-way may be placed in a public use and access easement as shown on 
the submitted Preliminary Plan. 

6. Road “J” or master-planned business district road, B-11, with a recommended two-lane 60-foot 
right-of-way. This road was approved and constructed in its current configuration as part of the 
previous Preliminary Plan and Site Plan approvals for NCI. 

7. Road “G” or master-planned business district road, B-8, with a recommended two-lane 70-foot 
right-of-way. The right-of-way may be placed in a public use and access easement as shown on 
the submitted Preliminary Plan. 

 
Pedestrian and Bicycle Facilities 
 
The pedestrian and bicycle facilities would be adequate with the additional improvements required at 
the time of site plan review. 
 
Local Area Transportation Review (LATR)  
 
The proposed additional R&D space is limited by the available remaining commercial development of 
169,071 square feet in the Great Seneca Science Corridor Master Plan Stage I development. The table 
below shows the number of peak-hour trips generated by the proposed land use during the weekday 
morning peak period (6:30 to 9:30 a.m.) and the evening peak period (4:00 to 7:00 p.m.): 
  

 
 
 
The Applicant submitted a traffic study to satisfy the LATR test because the proposed land use generates 
30 or more peak-hour trips within the weekday morning and evening peak periods. The table below 
shows the calculated Critical Lane Volume (CLV) values from the traffic study at the analyzed 
intersections for the following traffic conditions: 
 

1. Existing: Existing traffic conditions as they exist now. 
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2. Background: The existing condition plus the trips generated from approved but un-built nearby 
developments. 

3. Total Not Improved: The background condition plus the site-generated trips. 
4. Total Improved: The Total Not Improved condition analyzed with intersection improvements 

described in Condition No 4. 
 

 
1 

The CLV values exceed the intersection’s congestion standard  
2 

The CLV values calculated with the intersection improvement(s) required of the JHU-National Cancer Institute and the Crown 
Farm background developments. 
3 

The increase in CLV is 5 or less and, thus, an intersection improvement is not required because the Applicant is required to 
provide at least one improvement in accordance with Section TL1 of the 2009-11 Growth Policy.  
4 

The CLV value still exceeds the intersection’s congestion standard, but the Total Improved CLV value is less than the 
Background CLV value.

 

 
The CLV values for the background, total not improved, and total improved traffic conditions were 
analyzed with the following intersection improvements: 
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1. Required of the developer of Site Plan No. 820100090, JHU-National Cancer Institute: 

a. Great Seneca Highway/Sam Eig Highway intersection: Construct a third westbound 
through lane on Great Seneca Highway from Sam Eig Highway to Muddy Branch Road. 

b. Key West Avenue and Broschart Drive-Diamondback Drive:  Convert the inside through 
lane on the southbound approach of Diamondback Drive to a combined through second 
left-turn lane and modify the traffic signal timing on the north/south approaches from a 
concurrent to a split phase. 

c. Key West Avenue-West Montgomery Avenue/ Shady Grove Road:  Construct a third left-
turn lane on the eastbound Shady Grove Road approach. 

 
2. Required of the developer of the Crown Farm developer in the City of Gaithersburg: 

a. Great Seneca Highway/Sam Eig Highway: Construct a third through lane on the 
westbound approach and a third receiving through lane on eastbound approach on 
Great Seneca Highway.  

 
The LATR test is satisfied at four analyzed intersections where the CLV values in the total traffic 
condition exceed the intersections’ congestion standards as follows:  
 

1. Great Seneca Highway/ Muddy Branch Road intersection: The evening CLV value in the Total 
Improved traffic condition still exceeds the intersection’s congestion standard, but the CLV value 
in the Total Improved traffic condition is reduced below the CLV value in the background traffic 
condition with the intersection improvements described in Condition No. 4. 

2. Great Seneca Highway/Sam Eig Highway intersection: The CLV value in the Total Improved 
traffic condition is reduced below its congestion standard of 1,450 with the intersection 
improvements described in Condition No. 4. 

3. Darnestown Road/Muddy Branch Road intersection: The increase in morning CLV values from 
the background traffic condition to the Total Not Improved traffic condition is 5 or less. In 
accordance with Section TL1 of the 2009-11 Growth Policy, an improvement at this intersection 
is not required because the Applicant is required to provide at least one improvement at 
another off-site location. 

4. Key West Avenue - West Montgomery Avenue/Shady Grove Road intersection: The evening CLV 
value in the Total Improved traffic condition still exceeds the intersection’s congestion standard, 
but the CLV value in the Total Improved traffic condition is reduced below the CLV value in the 
background traffic condition with the intersection improvements described in Condition No. 4. 

 
Policy Area Mobility Review  
 
As a preliminary plan amendment application filed on February 2011, the trip mitigation requirements 
under the FY 11 Growth Policy must be satisfied. The FY 11 PAMR test requires the Applicant to mitigate 
47 or (35% of the 134) new peak-hour trips generated by the proposed additional R&D office space 
within the weekday morning and evening peak periods. To satisfy the PAMR test, the Applicant 
proposed to contribute $11,300 per trip for each of the 47 trips or $531,100 towards the off-site LATR 
intersection improvements as discussed in Condition No. 5. 
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Other Public Facilities and Services 
 
Per the currently valid APF approval, other public facilities and services are available and will be 
adequate to serve the previously approved office use. The site will be served by public water and sewer. 
Gas, electric and telecommunications services are also available to serve the property. Police stations, 
firehouses, health services, and schools were found to be operating within the standards set by the 
Growth Policy Resolution in effect. At the time of approval, the current application was reviewed and 
approved by the Montgomery County Fire and Rescue Service (MCFRS) which has determined that the 
property has adequate access for emergency vehicles.  The property is within a school cluster that 
currently requires a school facilities payment; however, the proposed plan does not include any 
residential uses. 
 
ENVIRONMENT 

Environmental Inventory 

An Existing Conditions Plan, containing roughly the same information as a simplified NRI/FSD, was 
approved by Area 2 Environmental staff on October 11, 2011. The site contains no forest, floodplain, 
wetlands, streams, stream buffers, or rare, threatened or endangered species. 
 
The property is located within the Muddy Branch watershed. This portion of the Muddy Branch 
watershed has been assessed as being in Fair condition based on biological monitoring indicators. 
Muddy Branch is classified a Use Class I stream by the State of Maryland. This site does not lie within a 
Special Protection Area. 
 
Forest Conservation 
 
A Preliminary Forest Conservation Plan (#11986115C) was approved by Area 2 Environmental staff on 
October 12, 2011. No forest exists on the site; therefore only the afforestation requirement applies. As 
submitted, the net tract area is 31.97 acres, including deductions taken for road and sidewalk 
dedications. The afforestation requirement is 4.8 acres of forest planting or 9.6 acres of forest 
preservation at an approved forest conservation bank. These requirements may increase at the time of 
Final Forest Conservation Plan approval if the Applicant is required to add areas that were deducted for 
right-of-way dedication back into the net tract area. The Applicant is proposing to meet all of their 
afforestation requirements off-site. Based on the approved Preliminary Forest Conservation Plan, staff 
finds that the Preliminary Plan is in compliance with Chapter 22A, Forest Conservation. 
 
Therefore, with the conditions of approval, this application satisfies the requirements of the 
Environmental Guidelines and Forest Conservation Law. 
 
Stormwater Management 
 
The Montgomery County Department of Permitting Services accepted the stormwater management 
concept for this project on July 29, 2011. The stormwater management concept proposes the use of 
Environmentally Sensitive Design approaches, including biofiltration, to treat runoff from the site. Any 
runoff not treated by the ESD systems will be treated by the existing regional pond on the northeast 
corner of the site. 
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COMPLIANCE WITH ZONING ORDINANCE AND SUBDIVISION REGULATIONS 

This application has been reviewed for compliance with the Montgomery County Code, Chapter 50, the 
Subdivision Regulations. The application meets the requirement and standards of all applicable sections. 
Access and public facilities will be adequate to support the proposed lots and uses. The proposed lot 
size, width, shape and orientation are appropriate for this type of subdivision where the underlying land 
will stay in common ownership. 
  

The proposed subdivision was reviewed for compliance with the dimensional requirements of the LSC 
zone as specified in the Zoning Ordinance. The proposed development meets all dimensional 
requirements for area, frontage, width, and setbacks in that zone. Proposed green area for the site 
exceeds the minimum required by the zone. The application has been reviewed by other applicable 
County agencies, all of whom have recommended approval of the plan (Attachment J). 
 
RECOMMENDATION 

The application meets all requirements established in the Subdivision Regulations and the Zoning 
Ordinance and substantially conforms with the recommendations of the Great Seneca Science Corridor 
Master Plan. Therefore, Staff recommends approval of the Preliminary Plan subject to the conditions 
contained at the beginning of this report. 
 

ATTACHMENTS: 

A. City of Rockville Traffic Letter 
B. Agency Coordination Letter from the Planning Director – M-NCPPC 
C. Private Roads with Public Access Easement Letter from the Planning Director – M-NCPPC 
D. Section 50-20(c)(3)(A)(iii) of the Subdivision Regulations 
E. Section 50-20(c)(3)(B) of the Subdivision Regulations 
F. Section 50-34(g) of the Subdivision Regulations 
G. Applicant Letter – APF Justification Statement 
H. GSSC Implementation Guidelines 
I. GSSC Master Plan (pages 35 – 37) 
J. Agency approval letters 
































































