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Summary 
 Staff recommends approval of the Preliminary Plan and Preliminary Forest Conservation Plan, including a tree 

variance, with conditions. 
 Staff has not received any correspondence from residents, adjacent property owners, or municipalities. 
 This Preliminary Plan will establish the required street network and public facilities framework as required by 

the Sector Plan. The proposed lots will be served by public water and sewer, and the majority of the 
townhouses proposed will be served by a network of private streets. Pursuant to Section 50-29 (a) (2), if the 
Board approves the proposed lot configuration, the Board must find that the private streets attain the status 
of public streets.  

 To be more descriptive in this Staff Report, the two areas divided by Crabbs Branch Way project are referred 
to as Shady Grove Station East and Shady Grove Station West.  In the Sector Plan these areas are referred to 
as CSP Jeremiah Park and CSP Metro North, respectively. (Collectively, the CSP is referred to herein as “the 
Property.”) 
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SECTION 1: RECOMMENDATION AND CONDITIONS  
 
Staff recommends approval of Preliminary Plan No. 120120080 subject to the following 
conditions: 
 

1. This Preliminary Plan is limited to 752 townhouse lots, 1,458 multi-family residential 
units, 41,828 square feet of retail, and 131,422 square feet of office development. Ten 
percent of the total number of residential units must be Workforce Housing units and 
15% of the total number of residential units must be Moderately Priced Dwelling Units 
(MPDUs). 

 
2. The Planning Board has accepted the recommendations of the Montgomery County 

Department of Permitting Services (MCDPS) Water Resources Section in its letter dated 
June 13, 2012, and hereby incorporates them as conditions of the Preliminary Plan 
approval. The Applicant must comply with each of the recommendations set forth in the 
letter, which may be amended by MCDPS provided that the amendments do not conflict 
with other conditions of the Preliminary Plan approval. 

 
3. The Planning Board has accepted the recommendations of the Montgomery County 

Department of Transportation (MCDOT) in its letter dated June 13, 2012, and hereby 
incorporates them as conditions of the Preliminary Plan approval. The Applicant must 
comply with each of the recommendations set forth in the letter, which may be 
amended by MCDOT provided that the amendments do not conflict with other 
conditions of the Preliminary Plan approval. 

 
4. The Applicant must satisfy the Shady Grove Sector Plan’s traffic mitigation requirements 

by entering into a Traffic Mitigation Agreement with the Planning Board and MCDOT. In 
the Agreement, the Applicant must participate in the Greater Shady Grove Traffic 
Management Organization (TMO) to assist in achieving the non-auto-driver mode share 
goals of the Sector Plan. As a new development generating 100 or more additional new 
peak-hour vehicular trips in the Shady Grove Metro Station Policy Area, the non-auto-
driver mode share goals are a reduction of 65% of the employees’ vehicular trips and 
50% of the residential vehicular trips. Traffic mitigation actions must include three on-
site bike sharing facilities, shuttle bus operation, and other measures as required by 
MCDOT. The Agreement must be executed prior to approval of the first certified site 
plan. 

 
5. The Applicant must satisfy the Policy Area Mobility Review (PAMR) test by contributing 

to the Montgomery County Department of Transportation (MCDOT) $292,500 ($11,700 
multiplied by 25 new peak-hour trips) for transportation infrastructure improvements 
within the greater Derwood/Shady Grove Policy Area. The PAMR payment must be 
made prior to issuance of any building permit. 

 
6. The Applicant must dedicate and the record plat must reflect dedication of the following 

roadways, as shown on the Preliminary Plan: 
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a. Crabbs Branch Way to the ultimate 120-foot right-of-way. 
b. Shady Grove Road to the ultimate 150-foot right-of-way. 
c. Road DD and Road JJ in the Shady Grove Station East area, that provide access to 

the elementary school site and Jeremiah Park, must be constructed to the Road 
Code Commercial Business Street standards, 2005.02 with 70-foot rights-of-way. 

 
7. Roads P and Road I in the Shady Grove Station West area may be private streets subject 

to the following requirements:  
a. Public easements must be granted for the roadways and must be reviewed and 

approved by the Montgomery County Department of Transportation (MCDOT) 
and the Maryland-National Capital Park and Planning Commission (M-NCPPC). 

b. The design of the roads must follow or improve on the corresponding 
Montgomery County Road Code standard (2005.02 modified) for a similar public 
road, unless approved by MCDOT and the Planning Board at the subdivision 
review stage.   

c. Installation of any public utilities must be permitted within such easement. 
d. The roads may not be closed for any reason unless approved by MCDOT. 
e. The public access easement must be volumetric to accommodate uses above or 

below the designated easement area. 
f. Montgomery County may require the Applicants to install appropriate traffic 

control devices within the public easement and the easement must grant the 
right to the County to construct and install such devices.  

g. Maintenance and Liability Agreements will be required for each Easement Area. 
These agreements must identify the Applicants’ responsibility to maintain all of 
the improvements within their Easement Area in good fashion and in accordance 
with applicable laws and regulations. 

h. Montgomery County will inspect these streets and ensure that each has been 
constructed in accordance with the corresponding Road Code standard for a 
similar public road. 

i. The Applicant is obligated to remove snow and provide repairs to keep the roads 
in working order and open and if, for any reason, the Applicants do not, the 
County must have the right, but not the obligation, to remove snow and/or 
provide repairs. 

 
8. Prior to the submission of a Site Plan for any development in the Shady Grove Station 

East area, the Applicant must record a plat of reservation for the Metro Access Road 
Partial Interchange. The land area indicated on the Preliminary Plan (23,973 square feet) 
may be enlarged after MCDOT conducts preliminary engineering for the partial 
interchange. This plat of reservation will be valid for a minimum of three years.  

 
9. The Planning Board has accepted the recommendations of the Montgomery County 

Public Libraries (MCPL) in its letter dated June 1, 2012 and hereby incorporates them as 
conditions of the Preliminary Plan approval. These conditions may be amended by 
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MCPL, provided the amendments do not conflict with other conditions of the 
Preliminary Plan approval.  
 

10. The Planning Board has accepted the recommendations of Montgomery County Fire and 
Rescue (MCFRS) Service in its letter dated May 23, 2012 and hereby incorporates them 
as conditions of the Preliminary Plan approval. These conditions may be amended by 
MCFRS, provided the amendments do not conflict with other conditions of the 
Preliminary Plan approval.  

 
11. The Applicant must dedicate to M-NCPPC the approximately 4.1-acre portion identified 

as “Block AA” in the Shady Grove Station East area on the Preliminary Plan for use as a 
local public park.  The land must be dedicated to M-NCPPC through notation on the plat 
and by conveyance at the time of record plat in the form of a deed approved by the 
Office of General Counsel.  At the time of conveyance, the property must be free of any 
trash and unnatural debris.  Location and design of boundary markers and signs must be 
approved by M-NCPPC. 
 

12. Regarding the Montgomery County Public Schools (MCPS) Site identified as “Block BB” 
in the Shady Grove Station East area on the Preliminary Plan for use as an elementary 
school site, the Applicant must: 

a. Move the location of the school site to be co-located with the M-NCPPC park 
dedication required under condition 11. 

b. Design the combined school and park site to be a minimum of 8.1 usable acres 
without any bisecting streets. 

c. Ensure that the school and park site are served by frontage on a publicly 
dedicated right-of-way. 

d. Amend the preliminary plan and plat the dedication of the school and park site 
before any site plan subject to this preliminary plan approval is filed for the 
Shady Grove Station East area or before January 1, 2017, whichever comes first.  

 
13. The Applicant must provide a trail system around the regional stormwater management 

pond at Crabbs Branch Way and Redland Road. Trail details will be determined during 
Site Plan review for Shady Grove Station West and must be coordinated with the Parks 
Department. 

 
14. The Applicant must reconstruct the entire section of Crabbs Branch Way from Shady 

Grove Road to Shady Grove Metro Access Road to include on-street parking, shared use 
paths, and a landscaped median.  

 
15. The Applicants must provide streetscape, landscaping and pedestrian improvements 

along Shady Grove Road, between CSX tracks and the Metro Access Road during Site 
Plan review for Shady Grove Station West. 
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16. The Applicant must install a traffic signal at each intersection of Crabbs Branch Way and 
the proposed internal roads “E” and ”BB”,  if MCDOT determines the signals are 
warranted. 

 
17. The Applicant must coordinate with the Washington Metropolitan Area Transit 

Authority (WMATA) to provide pedestrian improvements between Road “P” and the 
Shady Grove Metro Station during first Site Plan review for Shady Grove Station West. 

 
18. The Applicant must submit a Final Forest Conservation Plan for the area covered by this 

Preliminary Plan, to be approved with the first Site Plan submitted. 
 

19. The Applicant must re-examine impacts to specimen trees number 32, 39, and 54 during 
Site Plan review to see if these trees can be saved through site design and/or 
construction techniques that reduce impacts to the critical root zones. 

 
20. Fifty shade trees of at least 3” caliper must be included in the Site Plan as mitigation for 

the removal of 18 specimen trees under the variance.  If it is found that trees 32, 39, 
and/or 54 can be saved, the number of shade trees required may be reduced 
accordingly.  The formula for determining mitigation is 1” of diameter replaced for every 
4” of diameter removed, with replacement trees being 3” caliper minimum.  These trees 
do not count toward afforestation requirements. 

 
21. On-site and off-site planting requirements to fulfill the 19.94 acres of forest 

conservation mitigation will be determined by the Final Forest Conservation Plan. 
 

22. The Applicant must submit a Phase II Noise Analysis prior to Site Plan approval and 
incorporate noise mitigation measures into the Site Plan. 

 
23. The Applicant must obtain approval of a detailed floodplain study from the Montgomery 

County Department of Environmental Protection prior to Site Plan approval, as required 
by the Stormwater Management Concept approved by MCDPS. 

 
24. Final approval of the number and location of dwelling units, site circulation, parking, 

sidewalks, signs, shared use paths, open space and public use space, and sitting areas 
will be determined at Site Plan. 

 
25. The Adequate Public Facility (APF) review for the Preliminary Plan will remain valid for 

eighty-five (85) months from the date of mailing of the Planning Board Resolution.  
 

26. If a Development District is proposed by Montgomery County, the Applicant must 
submit a Development District proposal to the Planning Board prior to the approval of a 
record plat for Shady Grove Station West. 

 
27. No clearing, grading, or recording of plats is allowed prior to the approval of the 

certified site plan for each phase of development. 
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28. The record plat must reflect serialization and liber/folio reference for all TDRs utilized by 
the development.  

 
29. The final number of Workforce Housing units, MPDU’s, and TDR’s required will be 

determined during Site Plan review. 
 

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

 
31. The record plat must reflect a public use and access easement over all private streets 

and adjacent parallel sidewalks. 
 

32. The record plat must reflect all areas under Homeowners Association (HOA) ownership 
and specifically identify stormwater management parcels and/or easements. 

 
33. In the event that a subsequent Site Plan approval substantially modifies the subdivision 

shown on the approved Preliminary Plan with respect to lot configuration/location or 
right-of-way width/ alignment, the Applicant must obtain approval of a Preliminary Plan 
amendment prior to certification of the Site Plan.   

 
34. The Certified Preliminary Plan must contain the following note: “Unless specifically 

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

 
35. Prior to the issuance of any residential building permit covered by this Preliminary Plan, 

the Applicant must make a School Facilities Payment at the elementary school level to 
the Montgomery County Department of Permitting Services. The Applicant is proposing 
townhouses and mid/low-rise multi-family dwellings with residential parking as defined 
by the Annual School test effective July 1, 2011 for the Gaithersburg Cluster. This 
amounts to $868.78 per residential townhouse, $456.80 per multi-family garden 
apartment, and $34.42 per high/low rise residential apartment at the elementary school 
level. If the type of residential units changes, the applicable school facilities payment, 
per the Annual School Test effective July 1, 2011, will apply. 
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SECTION 2: CONTEXT AND PROPOSAL  

SITE DESCRIPTION  
 
Site Vicinity  
The Montgomery County Service Park (CSP) is located south of Shady Grove Road, north of 
Redland Road, east of the CSX rail tracks, and west of the Shady Grove Metro Access Road. 
Crabbs Branch Way runs north-south through the CSP dividing the area into two segments. In 
the Master Plan these areas are referred to as CSP Jeremiah Park, on the east side of Crabbs 
Branch Way, and CSP Metro North, on the west side of Crabbs Branch Way.  For more 
descriptive referencing, this Staff Report refers to these two areas as Shady Grove Station East 
(SGS East) and Shady Grove Station West (SGS West) and the entire site as the Property.  All of 
the Property is in the Transit Oriented Mixed Use/Transferable Development Rights (TOMX-
2/TDR zone).  

Immediately northeast of the intersection of Shady Grove Road and Crabbs Branch Way is the 
Grove Shopping Center in the Residential-Mixed Use (RMX-2C/TDR) zone.  The new 
Montgomery County Department of Transportation’s Equipment Maintenance Operations 
Center (EMOC) is under construction to the northwest in the Industrial Park (I-3) zone. 

Park Overlook and Mallard Cove, residential townhouse communities, are located east of the 
Metro Access Road; a large stormwater management pond and the Shady Grove Metro Station 
are south; and the Shady Grove rail yard is west of CSX rail tracks.  

 

 

 

 

 

 

 

 

 

 

 

 

Site 

Vicinity Map 

N 



9 
 

Site Analysis  

The Property is generally flat, the southern portion being lower close to the Metro Station, 
while the northern portion is slightly higher close to Shady Grove Road. The Montgomery Parks 
Department Training and Maintenance Center and the Montgomery County School Bus Depot 
are located on the SGS East portion of the Property. Acres of surface parking spaces for school 
buses; Parks Department maintenance equipment; and low-level office buildings comprise the 
uses in this area. 

Salt domes, surface parking areas for trucks and Ride On buses, and low-level office buildings 
are located on the SGS West portion of the property.  Uses here include the Department of 
Liquor Warehouse, Montgomery County Public Schools Food Service Center, Montgomery 
County Equipment Maintenance Operations Center (EMOC), and the Crabbs Branch Day 
Laborer Center.  

There are mature trees adjacent to the Shady Grove Metro Access Road and other trees are 
scattered throughout the site. Stormwater runoff drains primarily from west to east across the 
site.  Runoff from the site currently is collected and conveyed to a regional stormwater pond in 
the northwest quadrant of the intersection of Redland Road and Crabbs Branch Way.  The 
Property lies within the Rock Creek Watershed. There are no known significant historical or 
cultural resources on the site, which is served with public water and sewer. 
 

  

 

 

 

 

 

 

 

 

 

 

 

 

 
 

Aerial View of the County Service Park looking South  
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PROJECT DESCRIPTION  

Previous Approvals 
The CSP has existed at the current location since the early 1980s and there are no prior 
preliminary plan approvals associated with the subject site. The Property was rezoned from the 
Single-Family Residential (R-200) and Light Industrial (I-1) zones to the Transit-Oriented Mixed 
Use/Transferable Development (TOMX-2/TDR) zone when the Shady Grove Sector Plan was 
approved in 2006.  

Proposal 
Montgomery County, the owner of the Property, has entered into a development agreement 
with EYA of Bethesda, Maryland. EYA is responsible for completing the Preliminary Plan and will 
redevelop the SGS West portion of the Property.  Development on the SGS East portion the 
property will be determined in subsequent phases.  

 

 

Overall Preliminary Plan  
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This Preliminary Plan proposes mixed-use development with townhouses, mid-rise multi-family 
buildings, retail, and office uses, an elementary school site, a local public park, and public use 
space. EYA CSP, LLC will redevelop the SGS West area with 1,521 dwelling units, 131,422 square 
feet of office, 41,828 square feet of retail, and a public library. Eleven HOA parcels are indicated 
on SGS West and 43 HOA parcels are indicated on SGS East. 

The overall development for the Preliminary Plan includes the following:  
 

Shady Grove Station West (CSP-Metro 

North) 

Shady Grove Station East (CSP Jeremiah 

Park) 

Townhouses:  407 dwelling units (dus) 
 Workforce units: 25 dus  
 MPDU units: 44 dus 

Townhouses: 345 dwelling units (dus) 
 Workforce units: 30 dus 
 MPDU units: 47 dus 

Multi-Family: 1,114 dwelling units (dus) 
 Workforce units: 91 dus 
 MPDU units: 167 dus 

Multi-Family: 344 dwelling units (dus) 
 Workforce units: 23 dus 
 MPDU units: 49 dus 

Non-Residential:  
 Retail: 41,828 square feet  
 Office: 131,422 square feet  

Non-Residential: NA 

Public Facility  
 Library  

Public Facility 
 Park and school site dedication 

 

Smart Growth Initiative  

The County Executive, in September 2008, established the Smart Growth Initiative to redevelop 

the CSP, as envisioned in the 2006 Shady Grove Sector Plan, and to provide a new site for the 

Public Safety Training Academy (PSTA). The County has purchased several properties to 

relocate existing CSP uses, including Casey 6 and Casey 7, which are within the Sector Plan area, 

the GE Tech Park/National Geographic property on Darnestown Road (Route 28), and the Webb 

Tract on Snouffer School Road. Several Capital Improvement Programs (CIPs) have been 

approved to fund this initiative.   

COMMUNITY OUTREACH  

The Applicant has complied with all the required submission and noticing requirements for the 

Preliminary Plan. On September 19, 2011, the Applicant held its pre-submission meeting at the 

Parks Department Training Center on Crabbs Branch Way. EYA and Montgomery County 

representatives also met with the Shady Grove Advisory Committee in April 2011 to discuss the 

Preliminary Plan. As of the date of this report, staff has received no emails, phone calls, or 

written responses on the submitted Preliminary Plan.  
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DEVELOPMENT ISSUES 

There are several issues that require specific discussion:  the reservation or dedication of the 
elementary school and park sites; the types of streets to serve the development; the Crabbs 
Branch Way partial interchange and right-of-way, and the non-residential development on the 
Property.  

Park and School Site  
The Sector Plan designates the SGS East area as the recommended location for an elementary 
school and a minimum 4-acre local park, Jeremiah Park. The Applicant will dedicate the local 
park site to the Parks Department. Staff supports the location and size of the local park since it 
is located on Crabbs Branch Way and achieves the Sector Plan’s size recommendation.  

The Applicant will also dedicate a four-acre school site on the northeastern section of Shady 
Grove Station East. The location designated on the Preliminary Plan is contrary to the Sector 
Plan recommendation that the school site should be “adjacent to the local park” (page 53). 
Under the conditions recommended by Staff, the Applicant must provide an alternative location 
for the elementary school that achieves the Sector Plan’s recommendations regarding size and 
co-location with the park.  Montgomery County Public Schools (MCPS) supports dedication of 
the site but also recommends a site closer to Jeremiah Park (Attachment 8).  

Although an alternative elementary school site, Casey at Mill Creek/Piedmont Crossing, is also 
recommended in the Sector Plan. The preliminary plan (120020220) for Piedmont Crossing 
reserved 8.5 acres of the site, for two years, to allow MCPS to purchase the site for an 
elementary school, MCPS did not purchase the site. It was later purchased by the Parks 
Department for a local park.  Therefore, the school site on this Property is especially important.  

Street Types 
The proposed Preliminary Plan illustrates a series of streets with parking on one side or both 
sides of each street. The Sector Plan did not designate streets into public and private 
categories. Rather, it emphasized the street rights-of-way at 70 feet, which is required to 
implement redevelopment of the Property. Page 81 of the Sector Plan states:  

 Those streets that are listed in the Street and Highway Classification table as Streets ‘F’ 
(north of Street ‘H’), ‘I’, and ‘J’ in the County Service Park are illustrative of the type of 
right-of-way needed to improve access to Metro and local circulation. Additional streets 
in the County Service Park that are illustrated but not listed in the table are also of the 
type desired.  

 At the time of preliminary plan review, specific street locations shall be determined. 
Recommended rights-of-way are needed to ensure adequate lanes, bus access, 
emergency vehicle access, pedestrian sidewalks and street parking.  
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County 

Service Park 

Street 

Network in the 

Sector Plan 

 

Generally, master-planned streets are expected to be publicly dedicated rights-of-way except 
where the Planning Board determines that alternative means to provide public access are 
acceptable (i.e., the alternative streets have acquired the status of a public road and therefore 
satisfy the intent of Sec. 50-29).  Staff balanced the needs to serve public facilities with public 
streets, especially the local park and elementary school, against recent changes that require 
environmental site design techniques for stormwater management. In this case, to provide 
stormwater management and maintain the design recommendations for the streets, private 
streets are the best option for most of the development.  They must, however, still be built to 
meet or exceed tertiary roadway standards.  In this instance, it is most important that the local 
park and elementary school be accessed via publicly dedicated streets, while less intense uses, 
such as the library integrated into the mixed-use buildings may be accessed on streets that at 
least function as public streets.   

Roads “JJ and DD” on SGS East that provide access to the school site and the local park will be 
commercial business district streets with 70-foot rights-of-way that meet the County’s Road 
Code Standard, 2005.02. This roadway standard provides parking on both sides of the street 
with two travel lanes.  Roads “I” and “P” on SGS West will be private streets with public access 
easements, private maintenance and liability agreements, and several other conditions of 
approval.  
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New stormwater management Environmental Site Design (ESD) standards have changed how 
stormwater runoff may be managed for impervious areas. Further, MCDOT has limited ESD 
techniques within the public right-of-way. For example, bioswales were proposed for Crabbs 
Branch Way but were removed per MCDOT direction. Private streets provide greater flexibility 
to incorporate ESD techniques within the multi-family, mixed-use portion of the SGS West area.  
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Regarding the townhouse and multi-family blocks covering must of the remainder of the 
Property, the Applicant proposes private streets.  Section 50-29(a) (2) of the Subdivision 
Regulations states that, “except as otherwise provided in the zoning ordinance, every lot shall 
abut on a street or road which has been dedicated to public use or which has acquired the 
status of a public road. In exceptional circumstance, the board may approve not more than two 
(2) lots on a private driveway or private right-of-way; provided, that proper showing is made 
that such access is adequate to serve the lots for emergency vehicles, for installation of public 
utilities, is accessible for other public services, and is not detrimental to future subdivision of 
adjacent lands. In multi-family and town house development, not subdivided into individually 
recorded lots, the board may approve more than two (2) lots or buildings on private roads or 
drives, provided there is adequate access from such roads to a public street, as above.”  

Staff believes that, to make this finding, the proposed roads must meet the following criteria. 
They must: 

 Be fully accessible to the public;  

 
Submitted Public and Private Streets  
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 Have minimum pavement widths and be accessible to fire and emergency vehicles;  
 Be designed with safe, adequate, and efficient circulation, parking, and sidewalks; and 
 Provide frontage for all buildings.  

 

Staff supports the proposed street network with the conditions specified in this Staff Report 
since it achieves the Plan’s recommendations, will provide unrestricted public access, and is 
supported by other County agencies. 

Crabbs Branch Way Partial Interchange  
The Sector Plan recommends a partial interchange at the southern portion of the CSP, east of 
Crabbs Branch Way. The Applicant has developed a preliminary concept for the partial 
interchange. The specific amount of land necessary for the partial interchange is unknown at 
this time since detailed engineering has not been completed, but   no development is proposed 
in the near-term for this area.  Staff recommends, therefore, that the reservation of land should 
be determined prior to submission of a site plan for any development on SGS East. The funding 
for the partial interchange is required to begin stage 2 of the Sector Plan. 

MCDOT supports delaying the full design of the interchange since MCDOT “recognize that the 
Applicant is only pursing development of the County properties on the west side of [Crabbs 
Branch Way]. For that reason, we are willing to support the preliminary plan to proceed to 
Planning Board review-while providing more time to respond to the following comments on the 
interchange conceptual design and reservation area” (Attachment 7).  

Crabbs Branch Way Right-of-Way  
Crabbs Branch Way is the main street that divides the Property into two segments. The Shady 
Grove Sector Plan classifies Crabbs Branch Way, between Redland Road and Shady Grove Road, 
as a four-lane divided Commercial Business District Street with a minimum right-of-way of 100 
feet. The Applicant is proposing expanding the minimum right-of-way to 120 feet to meet the 
typical roadway standards established by MCDOT, and to locate on-street parking within the 
right-of-way. Staff supports the expansion of the right-of-way since it achieves the Sector Plan’s 
recommendations of an extensively landscaped median, a shared use path, and on-street 
parking.  

 
Non-Residential Development 
The Sector Plan permits up to 40,000 square feet of retail and 133,250 square feet of office 
development for SGS West. The Applicant has proposed increasing the retail square feet to 
41,828 square feet since this amount provides some flexibility in the layout of the retail center 
within the development. Although the proposed retail amount exceeds the Plan’s limit by 1,828 
square feet, Staff supports this increase because the office development has been reduced by 
the same amount. The proposed office building is 131,422 square feet. Therefore, the total 
non-residential square feet is still within the Sector Plan’s limits. 
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SECTION 3: PRELIMINARY PLAN REVIEW  

 

SECTOR PLAN  

The Preliminary Plan will begin implementing the overall concept for the Metro Neighborhoods, 
which includes SGS West. The Metro Neighborhoods are envisioned “as an urban village, a 
place that provides vitality, convenience, and a human scale of development. It should become 
a residential mixed-use area with some office and community-serving retail uses, and 
recreational areas providing a focus for community life and services. Functionally integrated 
with the Metro station, the proposed street pattern will create an interconnected network of 
streets and sidewalks that ensure good vehicular and pedestrian access to Metro” (page 33). 

Sector Plan’s Metro 

Neighborhoods 

SGS East is within the Transitional Area of the Sector Plan. The Plan notes that “redevelopment 
here will be less dense than the Metro Neighborhoods with open spaces, residential uses, and 
public facilities to serve the planning area. The Transition Area’s transitional uses are an 
opportunity to achieve compatibility and provide needed public facilities for the Derwood 
Communities” (page 51).   
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Transitional Area in the Sector Plan 

The Sector Plan made specific recommendations for both neighborhoods, including the 
following for the SGS West area (pages 44-45): 

 To accommodate housing options between Casey 6, Casey 7, Metro North-CSP and 
Jeremiah Park, allow up to 615 base density units on Metro North-CSP that can be 
increased to 960 base density units if jointly developed with Casey 6 and Casey 7. This 
base density can be increased by workforce housing, TDRs and MPDUs bonus density up 
to 1,540 units with bonus density if jointly developed with Casey 6 and Casey 7.  

 Achieve a mix of unit types with sufficient townhouses to offer housing choices but 
limited enough to achieve a series of community open spaces for adequate passive 
recreation.  

 Provide a minimum of 10 percent workforce housing and 20 percent TDRs staying within 
density limits for the entire County Service Park that allows up to 2,240 units with bonus 
density if jointly developed with Casey 6 and Casey 7. 

 Permit up to 40,000 square feet of retail and 133,250 square feet of office uses. 
 Provide live-work residential units along Crabbs Branch Way.  
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 Avoid locating residential directly adjacent to the rail line and the Solid Waste Transfer 
Station to minimize noise impacts; and locating non-residential buildings or garages 
directly adjacent to the Solid Waste Transfer Station or WMATA maintenance yard to 
create a compatible transition to the proposed mixed-use residential areas.  

 Provide a library site with structured parking near Shady Grove Road in a manner that 
creates a focal point as a civic building in a highly prominent location. At the time the 
library is constructed, consider whether additional community meeting space (beyond 
that normally provided in a library) is needed.  

 Locate housing with sufficient building setbacks to accommodate street trees, adequate 
sidewalks and extensive landscaping to establish a garden character throughout the 
neighborhood. 

 Limit building heights to eight stories closest to the Metro and stepping down to four 
stories along Crabbs Branch Way for a compatible transition to existing single-family 
neighborhoods to the east. Office development along Shady Grove Road may not 
exceed five stories. Parking garages adjacent to CSX tracks may exceed the four-story 
limit. 

 Submit a comprehensive development application covering the entire CSP including 
Metro North and Jeremiah Park. 

 
The proposed Preliminary Plan substantially conforms to the Sector Plan recommendation for 
SGS Westby providing the following:  

 It utilizes a base density of 960 dwelling units; 
 Density is increased via workforce housing,  Transfer Development Rights, and bonus 

MPDUs; 
 The amount of non-residential development is within the Sector Plan limits but the 

retail amount exceeds the Plan by 1, 828 square feet; 
 Parking garages and a noise wall are located adjacent to the WMATA maintenance yard; 
 Residential development has sufficient setbacks to accommodate enhanced 

streetscape; 
 Multi-family buildings are the highest close to the Metro Station, while townhouses are 

lower along Crabbs Branch Way; and 
 A comprehensive plan is submitted for the entire CSP. 

 
A library is provided on the SGS West but it is not a stand-alone facility with structured parking 
as envisioned in the Sector Plan. The proposed library is located at a focal point within a mixed-
use building that intersects with Road “I” and Road “P”.  The Applicant has indicated that live-
work units will not be provided along Crabbs Branch Way.  

Regarding SGS East, some of the key Sector Plan recommendations are (pages 52-53):  
 

 Achieve a mix of unit types with sufficient number of townhouses to offer housing 
choices but limited enough to achieve a series of community open spaces for adequate 
passive recreation. A minimum of 50 percent single-family attached housing shall be 
provided.  
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 Dedicate a minimum of 4 acres for a local park to the M-NCPPC, to be called Jeremiah 
Park, and provide a series of smaller community open spaces for passive recreation. The 
local park should be developed with an outdoor community gathering place in addition 
to providing needed recreation facilities and possibly co-located with the library. The 
local park shall be visible from and oriented along the frontage of Crabbs Branch Way.  

 Do not approve a preliminary plan for new private development on Jeremiah Park until 
sites for three ball fields and other required park facilities have been identified. Absent 
identification of alternative locations, two adult ball fields should be located on 
Jeremiah Park if the County Service Park relocates.  

 Provide special features and amenities in the local park and community open space such 
as artwork, fountains, shade trees, seating areas, play areas, special paving, lighting and 
references to the history of the community.  

 Provide a school site adjacent to the local park.  
 Maintain a significant setback from the Metro access road right-of-way to establish 

compatibility and reforestation opportunities. 
 Limit townhouse building heights to 4 stories with multi-family units up to five stories. 

Maintain a 4-story building height along Crabbs Branch Way.  
 Achieve a well-developed interconnected street system.  
 Create a reforestation area along the Metro Access Road.  

 
The proposed Preliminary Plan substantially conforms to the Sector Plan recommendation for 
SGS East by providing the following: 

 50 percent of units are single-family attached units;  
 A four-acre local park will be dedicated to M-NCPPC. Additional details regarding the 

features of park will be determined when a site plan is submitted; 
 Townhouses are four stories or less, while multi-family development is five stories or 

less. Specific heights will be determined at site plan; and  
 A well-developed street system with on-street parking is provided. 

 
A four-acre elementary school will be dedicated although the location of the site is not adjacent 
to the local park.  As noted earlier, Staff recommends a condition to ensure that the location of 
the school site be revised prior to submission of a site plan for the SGS East area, ensuring 
consistency with the Sector Plan.  

 
STAGING 
The Sector Plan recommends a staging plan that is centered on the potential redevelopment or 
retention of the CSP: accommodating the relocation of the CSP in an initial stage, ensuring 
adequate recreation facilities, promoting residential development, and addressing public fiscal 
issues (page 101).  
 
The general staging provisions provide specific recommendations for the CSP redevelopment, 
including (page 112):  
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 Re-evaluate the need for additional community meeting space before the new library is 
built and consider the option to co-locate additional meeting space with the library, if 
needed.  

 Do not approve a preliminary plan for new private development on Jeremiah Park until 
a site for a new school and the private funding source for acquisition have been 
identified.  

 Do not approve a preliminary plan for new private development on Jeremiah Park or 
Metro North until a site for a library has been identified by the Planning Board in 
consultation with the Department of Public Libraries and other permitting agencies.  

 Do not approve a preliminary plan for new private development on Jeremiah Park until 
sites for three ballfields and other required park facilities have been identified. Absent 
identification of alternative locations, two adult ball fields should be located on 
Jeremiah Park if the County Service Park relocates.  

 Any County owned property, including the County Service Park, must participate in Trip 
Mitigation Agreements [TMAgs] even if development yields less than 100 additional 
peak-hour trips. 

 

The proposed Preliminary Plan substantially conforms to the Sector Plan’s staging 
recommendations by providing the following:  

 An elementary school site has been identified; 
 A new library is included;  
 Several parks, including Jeremiah Local Park, have been identified in the Plan area to 

accommodate active recreation (Attachment 6); 
 The community meeting space will be further analyzed at site plan based on need; and 
 The Applicant will enter into a TMAg prior to the approval of a certified Site Plan. 

 
CSP Staging 
Residential and non-residential development was reserved for the Executive Branch to 
complete negotiations to relocate CSP facilities. The Sector Plan states that “housing capacity of 
2,480 units and 520 jobs will be held for development on Jeremiah Park and the Metro North 
Neighborhood (CSP), unless the Executive Branch determines that a land exchange is not 
feasible or fails to enter into an agreement with a private developer to relocate the CSP within 
two years of the adoption of the Plan” (page 113). The Sector Plan was adopted by the Planning 
Commission in March 2006; therefore, the two-year reservation period lasted until March 2008. 

In addition, the Plan states that “if the County Service Park does not complete negotiations 
related to relocation within two years, then Stage 1 will consist of only 1,500 housing units and 
1,570 jobs. If some portions of the County Service Park relocate, then Stage 1 ceiling will be 
proportionally adjusted to the amount of development proposed up to 2,540 units and 1,570 
jobs” (page 113). 

The Executive Branch signed a master planning and real estate purchase agreement on 
December 20, 2010 with EYA of Bethesda to begin redeveloping the CSP. Although this 
agreement occurred after the two-year reservation established in the Plan, the Planning Board 
in March 2011 supported the Executive Branch’s position that best efforts were made to 
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achieve the Sector Plan’s timeline. This preliminary plan has been reviewed within the context 
of the Board’s prior action.   

The Sector Plan allows for the relocation of the CSP with a maximum of 6,340 new dwelling 
units and 7,000 new jobs in the Plan area. If no CSP relocation occurs, the residential amount in 
the Plan area will be 4,100 dwelling units and 7,000 jobs for non-residential development. 
Below are differences between the relocation and non-relocation options:  

Relocation of the County Service Park: 6,340 dwelling units  
 Stage 1: 2,540 dus, 1,570 jobs 
 Stage 2: 3,540 dus, 2,650 jobs (cumulative) 
 Stage 3: 6,340 dus, 7,000 jobs (cumulative) 

 
No relocation of the County Service Park: 4,100 dwelling units 

 Stage 1: 1,500 dus, 1,570 jobs 
 Stage 2: 2,500 dus, 2,650 jobs (cumulative) 
 Stage 3: 4,100 dus, 7,000 jobs (cumulative) 

 
Since the adoption of the Sector Plan, two projects, Baldwin Landing/Derwood Bible (Site Plan 
No. 820070160) with 42 residential dwelling units, and Shady Grove Metro Parcel-146 (Site Plan 
No. 820090070) with 156 dwelling units have been approved, totaling 198 dwelling units. 
Therefore, there are 2,342 dwelling units remaining for development. The proposed Preliminary 
Plan conforms to staging provision in the Sector Plan. It will absorb 2,210 of the remaining 
balance of dwelling units. 
 
The proposed non-residential development will yield 630 total jobs, 104 jobs for retail and 526 
jobs for the office building. Four hundred (400) square feet per retail square feet is assumed 
and two-hundred and fifty (250) square feet is assumed for office development.  
 
BUILDING HEIGHTS 
For SGS West, the Plan recommends “limiting building heights to eight stories closest to the 
Metro and stepping down to four stories along Crabbs Branch Way for a compatible transition” 
(p.45) and “limiting townhouse building heights to 4 stories with multi-family units up to five 
stories. Maintain a 4 story building height along Crabbs Branch Way” for SGS East (p.53). Multi-
family buildings near the Metro station on SGS West are approximately 70 feet and townhouses 
are approximately 35-40 feet, while multi-family buildings on SGS East are lower and 
townhouses are similar in height. Final building heights will be determined at Site Plan review.  
The proposed preliminary plan heights of the multi-family buildings, townhouses, and office 
building are substantially consistent with the Sector Plan recommendations. 

DENSITY  
For both neighborhoods, the Sector Plan established base densities while using bonus density 
provisions through Workforce Housing, Transferable Development Rights (TDRs), and 
Moderately Priced Dwelling Units (MPDUs) to increase the amount of residential development. 
Specially, the Plan states that “base density can be increased by 10 percent workforce housing, 
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20 percent Transferable Development Rights (TDRs), and 22 percent Moderately Priced 
Dwelling Units (MPDUs)” (p.55).  

The Sector Plan also envisioned a potential joint development between the County Service Park 
and Casey 6 and 7, which are two properties northwest of the intersection of Shady Grove Road 
and Crabbs Branch Way.  In March 2007, the Planning Board approved preliminary plan (#1-
20070320) for Casey 6 and 7 with 340 dwelling units and 329,300 square feet of office 
development. These properties were owned by EYA, but were later purchased by Montgomery 
County and the State of Maryland to accommodate some of the current CSP uses and the 
maintenance facility for the Intercounty Connector (MD 200), respectively.  

The Preliminary Plan proposes 689 dwelling units on SGS East and 1,521 dwelling units on SGS 
West. The Sector Plan recommends “up to 700 units with bonus” densities on SGS East (p.52). 
And, up to “1,540 units with bonus density if jointly developed with Casey 6 and Casey 7” on 
SGS West (p.44).   

The residential amount on SGS East is within the Plan’s recommendation. Since joint 
development is no longer possible on Casey 6 and 7, Staff supports the higher base density for 
SGS West since it increases the amount of residential development, including affordable 
housing, within close proximity to the Metro Station, and it is within the Metro Neighborhoods 
concept of the Sector Plan. As proposed, the densities for SGS East and West are substantially 
consistent with Sector Plan’s overall recommendations. 

 
STREET NETWORK  
The Plan recommends “a new grid system of local streets forming short walkable blocks within 
the Metro station (see Commercial Business District Streets for Metro Neighborhoods [page 
83]). Those streets that are listed in the Street and Highway Classification table [pages 84-85] as 
Streets ‘F’ (north of Street ‘H’), ‘I’, and ‘J’ in the County Service Park are illustrative of the type 
of right-of-way needed to improve access to Metro and local circulation. Additional streets in 
the County Service Park that are illustrated but not listed in the table area also of the type 
desired” (p.81). 

The Sector Plan’s street network for the CSP highlights four streets, “Street I, J, F”, for portions 
of SGS East and SGS West as 70 feet right-of-way streets. The proposed Preliminary Plan 
illustrates Roads “DD, JJ, and I” as 70 foot streets with on-street parking and streetscape, while 
Road “P” has a right-of-way of 82 feet.  

The proposed road alignments for SGS West are analogous to the Sector Plan recommendation, 
while the alignments for SGS East are different. The Sector Plan states that “at the time of 
preliminary plan review, specific street locations shall be determined. Recommended rights-of-
way are needed to ensure review of adequate lanes, bus access, emergency vehicle access, 
pedestrian sidewalks and street parking” (page 81). The proposed public streets, DD and JJ, will 
be designed to the County’s Business Street District Standards, 2005.02. 

For Crabbs Branch Way, the Sector Plan recommends “achieving a 100-foot right-of-way 
between Shady Grove Road and Redland Road to accommodate four lanes and a median. 
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Support on-street parking during off-peak hours to provided needed parking for the local park 
and residents. During peak hours, parking lanes will become travel lanes” (page 80). The 
Preliminary Plan achieves the Sector Plan’s recommendations for Crabbs Branch Way with a 
larger right-of-way of 120 feet; permanent on-street parking on both sides of the street; a 
median; shared use paths on both sides of the street; and streetscape. The Preliminary Plan 
street network is substantially consistent with the Sector Plan’s street network for the County 
Service Park. 

Pedestrian Network  
The Preliminary Plan proposes an extensive pedestrian network throughout both areas of the 
development and will implement several of the Plan’s recommendations. These include, placing 
“sidewalks back sufficiently from curbs and travel lanes to separate pedestrians from moving 
traffic” and providing “four-way crosswalks at all intersections” (page 73).  

Each street will have sidewalks that are separated from either the travel lane or parking lane, 
which are between five and eight feet in width. Along Crabbs Branch Way, two intersections are 
proposed to be signalized, which would allow for additional east-west movement. Further, off-
site pedestrian improvements at Shady Grove Road and Crabbs Branch Way and at the Metro 
Access Road and proposed Road “P” will enhance pedestrian safety and connections in the 
area. As submitted, the Preliminary Plan pedestrian network substantially conforms to the 
Sector Plan’s recommendations. 

Bikeway Network  
A Shared Use Path (Class I) is proposed for both sides of Crabbs Branch Way. The bikeway 
network in the Sector Plan recommends a Class I bikeway (SP-53), along the east side on Crabbs 
Branch Way, from Amity Drive to Redland Road (page 76). Shared use paths on both sides of 
Crabbs Branch Way further implements the Sector Plan’s recommendation by creating an 
environment that improves the overall bikeway network. The Preliminary Plan bikeway network 
is substantially consistent with the Sector Plan’s recommendations.  

At Shady Grove Road and Crabbs Branch Way, the Sector Plan recommends an underpass under 
Shady Grove Road to connect both sides of the street. The proposed Preliminary Plan will not 
implement this recommendation, but will provide at-grade improvements at the intersection. 
Staff supports at grade improvements since at-grade connections are more direct and the 
Grove Shopping Center has not submitted any redevelopment plans so there is no means to 
implement the underpass. The proposed improvements will enhance pedestrian and biker 
access and safety across the intersection. 

ENVIRONMENT  
The Sector Plan makes several environmental recommendations regarding forest conservation, 
water quality and stormwater management, wetlands, and noise and air quality for the area. It 
specifically recommends enhancing the natural environment in Shady Grove by creating green 
open space as part of landscaping and forest conservation requirements and incorporating 
noise mitigation measures (page 105). The following environmental recommendations are 
applicable to the Property:  
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 A forest buffer along the Metro Access Road when the park maintenance and school bus 
depot facilities are relocated. The need to achieve a buffer may be limited by the need 
to develop this area with housing units within walking distance of Metro (page 107). 

 Incorporating noise mitigation strategies along Shady Grove Road and I-370 and for 
residential uses along the Metro Access Road as part of redevelopment of the County 
Service Park if noise levels are found to exceed appropriate standards and guidelines 
(page 109). 

 Wherever possible, locating structured parking adjacent to CSX tracks to mitigate noise 
(page 109).  

 Increase landscaping wherever feasible, and encourage the use of low-impact 
development techniques, green roofs, parking lot planting, and other initiatives to 
address stormwater quality without occupying land needed for development (page 
108). 

 
The Preliminary Plan proposes to implement several of the Sector Plan’s recommendations, 
including locating parking structures and noise walls adjacent to the CSX tracks for multi-family 
buildings and townhouses; creating a series of new open spaces and tree-lined streets; and 
using permeable surfaces in several locations, including the shared use paths along Crabbs 
Branch Way. With the conditions listed above, therefore, Staff finds the proposed development 
to be in substantial conformance with the Sector Plan. 
 
AFFORDABLE HOUSING 
This Preliminary Plan will provide 476 dwelling units (21.5 percent) of the total residential 
development as affordable units, either as Workforce Housing and Moderately Priced Dwelling 
Units.  
 
Under the current proposed total residential density, the Applicant will provide 169 workforce 
housing units throughout the development, including 116 workforce dwelling units (25 
townhouses and 91 multi-family dwelling units) in SGS West and 53 workforce dwelling units 
(30 townhouses and 23 multi-family dwelling units) in SGS East. Since the adoption of the 
Sector Plan and the TOMX/TDR zone, the requirement for workforce housing is now optional 
rather than required.   These numbers will be finalized with subsequent Site Plans. 
 
The Applicant will provide 307 Moderately Priced Dwelling Units (MDPUs) in the development, 
including 211 MPDU residential units (44 townhouses and 167 multi-family) in SGS West and 96 
MPDU residential units (47 townhouses and 49 multi-family) in SGS East. The Applicants are 
utilizing the bonus provision in the zone for MPDUs.  
 
TRANSFERABLE DEVELOPMENT RIGHTS   
This Preliminary Plan is subject to Section 59-C-13.2431 and Section 59-C-13.2433 of the Zoning 
Ordinance, Special regulations for development using transferable development rights in the 
TOMX/TDR zone and development approval procedures under the standard and optional 
method of development. As submitted, the overall density for the preliminary plan is 24.5 
dwelling units per acre (dus/acre) and the total Floor Area Ratio (FAR) is 1.125.  
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Both the dwelling units per acre and FAR measures are above the standard method thresholds 
(20 dus/acre or 0.5 FAR) that require TDRs, but below the optional method thresholds that 
require TDRs (40 dus/acre or 1.6 FAR). The Applicant, however, is providing 93 TDRs (64 for SGS 
West and 29 for SGS East) for the development to comply with the Sector Plan 
recommendations for TDRs and bonus units. This is consistent with Section 59-C-13.2431 of the 
Zoning Ordinance that allows three multi-family dwelling units for each TDR in a Metro Station 
Policy Area.  
 
TRANSPORTATION  
 
Site Location and Vehicular Site Access Points  
A significant portion of the Property is within 1/2 of a mile from the Shady Grove Metro Station 
entrance.  Crabbs Branch Way provides primary access to the site.  

Master-Planned Roadways and Bikeways  
In accordance with the 2006 Shady Grove Sector Plan and the 2005 Countywide Bikeways 
Functional Master Plan (Countywide), the classified roadways and bikeways are as follows: 

1. Crabbs Branch Way is designated as a four-lane divided commercial business district 
street, B-2, with a recommended 100-foot right-of-way. The Applicants proposes 8-foot-
wide shared use paths on both sides of the road, beyond the Countywide requirements 
for shared use path, SP-53, recommended only on the east side.   

2. Shady Grove Road is designated as a six-lane divided major highway, M-42, with a 
recommended 120-foot right-of-way and a Countywide bike lanes, BL-30. 

3. The (Shady Grove) Metro Access Road is a four-lane divided major highway, M-94, with 
a recommended 150-foot right-of-way and Sector Plan shared use path, B-7.  In 
addition, the Sector Plan recommends a partial interchange with Crabbs Branch Way. 

4. The entire segment of master-planned Road “F” (proposed as Road “P”) is designated as 
a two-lane business district street, B-9, with a recommended 70-foot right-of-way. This 
street is proposed as a private street serving the proposed commercial area. As specified 
in the conditions, the Applicants must satisfy certain “private road” requirements. 

5. Relocated segment east of Crabbs Branch Way of master-planned Road “I” (proposed as 
Road “DD”) is designated as a two-lane business district street, B-12, with a 
recommended 70-foot right-of-way. This street must be a public street as it serves as 
access to the proposed public school site. A private maintenance and liability 
agreement, however, may be permitted to allow the Applicant to build stormwater 
management facilities within the right-of-way. 

6. The segment west of Crabbs Branch Way of master-planned Road “I” (proposed as Road 
“I”) is designated as a two-lane business district street, B-12, with a recommended 70-
foot right-of-way. This street is proposed to be a private street serving the proposed 
commercial area. As specified in the conditions, the Applicant must satisfy certain 
“private road” requirements.  
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7. The entire segment of master-planned Road “J” (proposed as Road “JJ”) is designated as 
a two-lane business district street, B-13, with a recommended 70-foot right-of-way. This 
street must be a public street as it serves as access to the proposed public school site. A 
private maintenance and liability agreement, however, may be permitted to allow the 
Applicant to build stormwater management facilities within the right-of-way. 

Available Transit Service 
The Shady Grove Metrorail Station is located within walkable distance from the subject 
property. Ride On routes 43 and 61 operate along Shady Grove Road along the northern 
property frontage. Currently, no bus routes operate along Crabbs Branch Way between Shady 
Grove Road and Redland Road. The alignment of the Corridor Cities Transitway (CCT) runs along 
King Farm Blvd./Metro Access Road, which is west of the Shady Grove Metrorail Station. 

On-Site Pedestrian and Bicycle Facilities 
The pedestrian facilities will be adequate with the improvements required by the conditions. 
The bicycle facilities will be adequate with the improvements and the on-site bike sharing 
facilities required as part of the Traffic Mitigation Agreement as required by the conditions. In 
addition, construction of MCDOT Capital Improvements (CIP) Project No. 500600 to construct 
the Shady Grove Metro Access Bike Path is scheduled to be complete in fall 2012. This CIP 
project provides a new 10-foot wide bike path from Shady Grove Road along the east side of 
the Shady Grove Metro Access Road (approximately 4,700 feet), a bikeway ramp from the new 
path to the existing bikeway at Crabbs Branch Way (approximately 500 feet), and a signalized 
at-grade pedestrian/bikeway crossing of Crabbs Branch Way at the WMATA Metro Access 
Road. 

Master-Planned Transportation Demand Management  
The site is located within the boundary of the Greater Shady Grove Transportation 
Management District (TMD). The Applicants must participate with the TMD and assist the 
County in achieving and maintaining its non-auto driver mode share goals as required by the 
conditions. 

On-Site Parking 
Staff supports a parking reduction that would encourage non-single-occupancy vehicular trips 
and assisting the Greater Shady Grove TMO in achieving its non-auto driver mode share goals. 
Commuters would be able to walk from the Property to the Shady Grove Metrorail Station and 
MCDOT recommends a shuttle bus be operated as part of the Traffic Mitigation Agreement as 
required by the conditions. 

Adequate Public Facilities Review 
The Adequate Public Facilities (APF) test includes the following Local Area Transportation 
Review (LATR) and Policy Area Mobility Review (PAMR) tests.  

LATR Test 
Table 1 below shows the net increase in the vehicular peak-hour trips generated by the 
proposed redevelopment 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.).  Total vehicular trips were reduced based on the 
following: 
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a. Close Proximity to Metrorail Station: The percent of trips generated by nearby 
developments that use transit rather than their automobile during the weekday 
morning and evening peak hours based on the results of WMATA‘s Development-
Related Ridership Survey. 
 

b. Compatible Land Uses: The percent of the trips that can use non-automobile 
transportation modes to travel between compatible land uses within a mixed-use 
development, such as between apartments/townhouses and retail businesses.  

The trip credit was determined for the existing trips generated by the County Service Park 
facilities located along Crabbs Branch Way. Driveway counts were collected at the existing curb 
cuts with the selected peak hour being the highest of the three hours within morning and 
evening peak periods at the critical intersection of Shady Grove Road and Crabbs Branch Way. 
The trips shown in Table 1 below are total trips that include the new, diverted, and pass-by 
trips. The new trips are shown in parentheses after the total trips. 

Table 1: Net Number of Site-Generated Trips 

Tenant 
Square Feet 

or Units 

Peak-Hour Trips 

Morning Evening 

Proposed Mixed Use Redevelopment 

Residential Townhouse 752 389 (201) 431 (250) 

Mid-Rise Apartments 1,458 590 (384) 688 (399) 

General Office Use 131,422 215 (162) 209 (146) 

General Retail Use 41,828  82 (  49) 328 (189) 

Public Park, Library, &  

Elementary School Site 
n/a n/a 

Subtotal 1,276 (796) 1,656 (984) 

Trip Credit for the Existing Traffic 

generated by the County Service Park   
290 536 

Net Increase in Peak-Hour Trips 986 (506) 1,120 (448) 

 

In accordance with the Local Area Transportation Review and Policy Area Mobility Review 
Guidelines, a traffic study is required to satisfy LATR test because the net number of peak-hour 
trips generated by the proposed redevelopment is 30 or more peak-hour trips within the 
weekday morning and evening peak periods. Based on the results of the traffic study, Table 2 
below shows the calculated Critical Lane Volume (CLV) values at the analyzed intersections in 
the following traffic conditions: 
 

a. Existing: Existing traffic conditions as they exist now.  
b. Background: The existing condition plus the trips generated from approved but un-built 

nearby developments. 
c. Total: The background condition, minus the County Service Park trips, and plus the mixed 

use redevelopment trips.  
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As noted with an asterisk in Table 2 below, these CLV values in the total traffic condition are less 
than the CLV values in the background traffic condition. The net traffic impact by the proposed 
redevelopment was determined by removing the trips generated from the County Service Park 
facilities and adding the trips generated by the proposed mixed use redevelopment.  As a result, 
the trips to/from the County Service Park travel in the reverse direction compared to the trips 
from/to the proposed 2,210 housing units, especially to/from the west on Shady Grove Road.   

Table 2: Critical Lane Volume Values 

 

Analyzed Intersection 
Weekday 

Peak 

Hour 

CLV 

Congestion 

Standard 

Traffic Condition 

Existin

g 

Backgrou

nd 
Total 

Shady Grove Road & 

Epsilon Drive 

Morning 
1,475 

1,358 1,387 1,368* 

Evening 1,229 1,254 1,206* 

Shady Grove Road & 

Briardale Road 
Morning 

1,475 
1,380 1,409 1,390* 

Evening 1,400 1,424 1,377* 

Shady Grove Road & 

I-370 Northbound Ramp 
Morning 

1,800 
928 945 939* 

Evening 1,356 1,380 1,322* 

Shady Grove Road & 

I-370 Southbound Ramp 

Morning 
1,800 

855 874 902 

Evening 964 1,015 1,001* 

Shady Grove Road & 

Crabbs Branch Way 

Morning 
1,800 

1,035 1,105 1,171 

Evening 1,135 1,200 1,299 

Shady Grove Road & 

Oakmont Avenue 

Morning 
1,800 

1,129 1,163 1,208 

Evening 1,003 1,045 1,035* 

Shady Grove Road & 

Solid Waste Transfer 

Driveway 

Morning 

1,800 

797 831 876 

Evening 760 790 840 

Shady Grove Road & 

Frederick Road (MD 355) 

Morning 
1,800 

1,564 1,626 1,657 

Evening 1,427 1,492 1,550 

Redland Road & 

Needwood Road 

Morning 
1,475 

845 888 889 

Evening 789 831 828* 

Redland Road & 

Crabbs Branch Way 

Morning 
1,800 

1,104 1,174 1,263 

Evening 1,054 1,144 1,158 

Redland Road & 

Shady Grove Metro Access 

Road 

Morning 

1,800 

934 1,010 1,032 

Evening 716 775 777 

Redland Road & 

Somerville Drive 

Morning 1,800 562 620 632 

Evening 832 889 900 

Crabbs Branch Way & 

Indianola Drive 

Morning 1,800 1,094 1,125 1,220 

Evening 979 998 1,105 

Indianola Drive & 

Frederick Road (MD 355) 

Morning 
1,500 

1,117 1,153 1.185 

Evening 984 1,017 1.057 

Redland Road & 

Needwood Road 

Morning 
1,475 

1,041 1,169 1,207 

Evening 1,030 1,077 1,114 
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The CLV values at all analyzed intersections in all traffic conditions are less than their 
congestion standard and, thus, the LATR test is satisfied. 
 
PAMR Test 
Under the current Subdivision Staging Policy, the Applicants must satisfy PAMR by mitigating 
5% of the new peak-hour trips generated by the proposed mixed use development.  The 
Applicants proposed to pay $292,500 (or 11,700 times 25 [5% of 506 morning peak-hour trips]) 
to MCDOT to fund transportation improvements located in the PAMR Derwood/Shady Grove 
Policy Area.  
 

ENVIRONMENT  

Preliminary Forest Conservation Plan 
The Preliminary Forest Conservation Plan submitted with the Preliminary Plan indicates that 
5.31 acres of forest are slated for removal for the development of this project.  This will result 
in a total afforestation and reforestation requirement of 19.94 acres.  The Applicant proposes 
to meet this requirement through a combination of landscape credit and offsite forest 
conservation banking.  Due to the size of the site and the amount of forest being cleared, this 
project does not qualify for the use of fee-in-lieu payments to meet its mitigation requirements.  
Final amounts of landscape credit and offsite forest banking to meet the mitigation 
requirement will be determined by the Final Forest Conservation Plan.  The Preliminary Forest 
Conservation Plan does not propose any Category I easements on site. (Attachment 9.) 
 
Variance 
The original variance request submitted with the Preliminary Forest Conservation Plan 
requested the removal of 22 trees having a diameter of 30 inches or greater. The Applicant has 
worked with Staff to modify their site design to reduce impacts to specimen trees. The plan 
modifications have resulted in a reduction in the variance request that now seeks the removal 
of 18 trees having a diameter of 30 inches or greater.  (Attachment 10.) 
 
Forest Conservation Variance 
Section 22A-12(b) (3) of the Montgomery County Forest Conservation Law provides criteria that 
identify certain individual trees as high priority for retention and protection.   Any impact to 
these trees, including removal of the subject tree or disturbance within the tree’s critical root 
zone (CRZ) requires a variance.  An applicant for a variance must provide certain written 
information in support of the required findings in accordance with Section 22A-21 of the 
County Forest Conservation Law.  The law requires no impact to trees that: measure 30 inches 
or greater diameter at breast height (DBH); are part of a historic site or designated with a 
historic structure; are designated as a national, State, or County champion trees; are at least 75 
percent of the diameter of the current State champion tree of that species; or trees, shrubs, or 
plants that are designated as Federal or State rare, threatened, or endangered species.  The 
Applicant submitted a variance request on June 4, 2012 for the impacts/removal to trees with 
the proposed layout (Attachment 1). The Applicant proposes to remove 18 trees that are 30 
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inches or greater DBH and to impact, but not remove, 5 others that are considered high priority 
for retention under Section 22A-12(b)(3) of the County Forest Conservation Law. 
 

Table 3: Trees to be removed or potentially removed 

Tree 

Number 

Species 

 

DBH 

 

Status 

 

4 Quercus rubra 33” Remove 

5 Tilia cordata 34” Remove 

14 Carya tomentosa 35” Remove 

16 Carya tomentosa 32” Remove 

20 Quercus phellos 30” Remove 

21 Quercus phellos 30” Remove 

30 Pinus virginiana 32” Remove 

31 Fraxinus pennsylvanica 32” Remove 

32 Quercus rubra 31” Remove 

33 Acer rubrum 41” Remove 

39 Acer rubrum 37” Remove 

54 Quercus rubra 41” Remove 

55 Liriodendron tulipifera 37” Remove 

57 Liriodendron tulipifera 31” Remove 

60 Liriodendron tulipifera 34” Remove 

61 Liriodendron tulipifera 30” Remove 

63 Liriodendron tulipifera 30” Remove 

65 Liriodendron tulipifera 31” Remove 

 

Table 4: Trees to be affected but retained 

Tree 

Number 

Species D.B.H CRZ 

Impact 

Status 

35 Quercus rubra 72” (twin) 33% Save 

36 Quercus rubra 34” 32% Save 

37 Acer rubrum 33” 31% Save 

38 Quercus rubra 39” 37% Save 

51 Quercus phellos 34” 0% Save 

 

Unwarranted Hardship Basis 
The proposed development is in accordance with both the intent and recommendations of the 
Sector Plan and the Transit-Oriented Mixed Use /Transferable Development Rights (TOMX-
2/TDR) zone, both of which are intended to create higher density uses in the vicinity of the 
Shady Grove Metro Station.  The SGS West portion of the site lies closest to the Metro station 
and is recommended for transformation into an urban village.  The SGS East portion of the site 
is identified as a transition area between the more intensely developed Metro neighborhoods 
and the existing nearby residential communities and is envisioned to provide multi-family and 
townhouse residential units, a local park, and an elementary school site.  The combination of 
urban scale of development, medium-to-high density residential development, and major 
public facilities and amenities further constrains the site. This allows the site to be intensely 
developed to achieve the Sector Plan’s vision.  
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Variance trees numbering 4, 5, 14, 16, 20, 21, 30, 31, and 33 are all isolated trees that currently 
stand in the middle of the site, primarily in islands in the middle of parking lots.  Variance trees 
numbering 55, 57, 60, 61, 63, and 65 occur along the site’s southwestern boundary with the 
CSX railroad right-of-way where two large parking structures are proposed.   Saving these trees 
would require major changes to the proposed development and would challenge the ability of 
the project to meet the goals of the Sector Plan.   
 
Variance trees numbering, 32, 39, and 54 lie along the edges of the site.  The proposed limits of 
disturbance would affect significant portions of the critical root zones of these trees and 
indicate that the trees will need to be removed.  These three trees should be reexamined at the 
time of Site Plan to see if modifications can be made to the grading and limits of disturbance 
that would allow these trees to be saved. 
 
Variance trees numbering 35, 36, 37, and 38 were originally proposed for removal.  These trees 
lie along the northeast boundary of the Property at the edge of a small off-site forest stand.  At 
staff’s request, the Applicant worked to pull back adjacent development and reduce impacts to 
these trees.  Most of the critical root zone impacted lies under an existing road around the edge 
of the Property; this means that most of these trees’ root systems will be found in the forest 
behind the trees rather than under the existing pavement.  Staff believes that these trees can 
be saved with appropriate tree protection measures. 
 
Tree number 51, which is to be saved, will have no critical root zone impacts; therefore, 
technically, it does not need to be included in the variance. 
 
Not allowing the removal of Variance trees numbering  4, 5, 14, 16, 20, 21, 30, 31, 32, 33, 39, 
54, 55, 57, 60, 61, 63, and 65, and the impacts to Variance trees numbers 35, 36, 37 and 38 
would require major changes to the proposed development design which is proposed to be 
consistent with the Sector Plan.  Staff concurs that the Applicant has a sufficient unwarranted 
hardship to consider a variance request. 
 
Variance Findings 
Section 22A-21 of the County Forest Conservation Law sets forth the findings that must be 
made by the Planning Board or Planning Director, as appropriate, in order for a variance to be 
granted.    Staff has made the following determinations in the review of the variance request 
and the proposed forest conservation plan: 
 
1.  Will not confer on the applicant a special privilege that would be denied to other applicants. 
 
The proposed design has attempted to balance all of the competing factors that constrain the site.  
While 18 variance trees will need to be removed, the Applicant has modified their plans to reduce 
the number of variance trees that must be taken.  Impacts to the other variance trees have been 
limited and, as a result, they will likely be preserved.  Given the intensity of the development, 
impacts to variance trees are to be expected.  It is Staff’s opinion that reasonable steps have been 
taken to minimize impact to variance trees, and that granting the variance will not confer a special 
privilege to the Applicant. 
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2.  Is not based on conditions or circumstances which are the result of the actions by the 
applicant.   
 
Upon review, Staff concurs that the requested variance is based on the constraints of the site 
and the proposed development density, public facilities and amenities as recommended in the 
Sector Plan, rather than on conditions or circumstances which are the result of actions by the 
Applicant. 
 
3.  Is not based on a condition relating to land or building use, either permitted or non-
conforming, on a neighboring property. 
 
Upon review, Staff concurs that the requested variance is a result of the proposed site design 
and layout on the Subject Property and not as a result of land or building use on a neighboring 
property. 
 
4.  Will not violate State water quality standards or cause measurable degradation in water 
quality. 
 
DPS has approved a stormwater management concept, dated June 13, 2012 (Attachment 3) for 
the proposed project.  Currently, runoff is treated by the Crabbs Branch Regional stormwater 
management pond downstream of the site.  The SWM Concept Plan incorporates a 
combination of on-site structural water quality treatment facilities and Environmental Site 
Design (ESD) practices including micro-scale treatment facilities and alternative surfaces.  
Runoff in excess of the ESD treatment volume will continue to be treated by the Crabbs Branch 
Regional pond.  The addition of on-site ESD practices should improve the water quality of runoff 
generated by this site. 
 
Therefore, Staff concurs that the project will not violate State water quality standards or cause 
measurable degradation in water quality. 
 
Mitigation for Trees Subject to the Variance Provisions  
There are 18 trees proposed for removal as a result of the proposed development. There will 
also be some disturbance within the CRZ of another 4 trees but they are excellent candidates 
for safe retention.   
 
Mitigation should be at a rate that approximates the form and function of the trees to be 
removed. Therefore, Staff is recommending that replacement occur at a ratio of approximately 
1” DBH for every 4” DBH removed, using trees that are a minimum of 3” DBH.  This means that 
for the 601 caliper inches of trees removed, the required mitigation will be 50 native canopy 
trees with a minimum size of 3” dbh.  While these trees will not be as large as the trees lost, 
they will provide some immediate canopy and will help augment the canopy coverage.  Staff 
therefore recommends the addition of 50 native canopy trees with a minimum size of 3” dbh to 
the landscape plan.  Because these trees are in mitigation for specimen trees removed, they do 
not count toward afforestation requirements. 
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The trees subject to this variance to be impacted but retained are excellent candidates for safe 
retention and will receive adequate tree protection measures.  No mitigation is recommended 
for trees impacted but retained.      
 
County Arborist’s Recommendation on the Variance  
In accordance with Montgomery County Code Section 22A-21(c), the Planning Department is 
required to refer a copy of the variance request to the County Arborist in the Montgomery 
County Department of Environmental Protection for a recommendation prior to acting on the 
request. The request was forwarded to the County Arborist on June 5, 2012.  On June 8, 2012, 
the County Arborist issued her recommendations on the variance request and recommended 
the variance be approved with mitigation (Attachment 4). 
 
Variance Recommendation  
Staff recommends that the variance be granted. 
 
Stormwater Management 
The Montgomery County Department of Permitting Services issued a letter accepting the 
Stormwater Management Concept approval for Shady Grove Station on June 13, 2012. 
 
Noise 
A Phase I noise impact analysis was completed in February of 2012.  This analysis shows that 
noise impacts of the adjacent major roadways (Crabbs Branch Way, Shady Grove Road, and the 
Metro Access Road) and of the adjacent railroad tracks all exceed the maximum nighttime noise 
levels permitted at the property lines adjoining those noise sources, with railroad noise levels 
exceeding those of the roadways.  The study anticipates that the development may need to 
include both noise attenuation features (such as berms or barriers) and architectural 
modifications to reduce noise impacts; the other option is to locate residences and activity 
areas far enough from noise sources to comply with permitted noise levels.  The study 
concludes that further analysis is needed to determine the exact combination of site design, 
noise attenuation features and building construction needed to attenuate noise for compliance 
with County regulations.  This further analysis is to be included in a Phase II Noise Analysis and 
recommendations incorporated into the Site Plan for the development. 
 
Conclusion 
Staff finds the plan is in compliance with the Environmental Guidelines and Forest Conservation 
Law.  Staff recommends that the Planning Board approve the Preliminary Forest Conservation 
Plan with the conditions cited in this Staff Report. The variance approval is assumed in the 
Planning Board’s approval of the Preliminary Forest Conservation Plan. 
 
SCHOOLS 
Shady Grove Station is within the Gaithersburg High School Cluster. Montgomery County Public 
Schools (MCPS) FY2013-2018 Capital Improvements Program (CIP) indicates that there is 
existing school capacity at the high school and middle school levels, while there is limited 
capacities at the elementary level. The applicants will pay a school facilities payment for the 
elementary level since the cluster exceeds 105% of program capacity. 



34 
 

MCPS has three capital projects in the CIP to add capacities at two elementary schools 
(Strawberry Knoll and Summit Hall) and a modernization is anticipated for Gaithersburg High 
School. This preliminary plan will dedicate a new elementary school site for future elementary 
students in the Cluster.  

WATER AND SEWER   
The existing site is served with public water and sewer. The Applicants have submitted a 
hydraulic planning analysis to Washington Suburban Sanitary Commission (WSSC) that details 
additional on-site and off-site water and sewer upgrades. Additional details will be determined 
during Site Plan review of the development.  

DEVELOPMENT DISTRICT  
A development district is contemplated to fund the public infrastructure improvements 
associated with this development, including creation of the Crabbs Branch Way boulevard; 
pedestrian improvements at Crabbs Branch Way and Shady Grove Road; Shady Grove Road 
sidewalk upgrades; Shady Grove Metro Access Road improvements; trail connections around 
the Stormwater Management Pond, and sewer service upgrades.  

The Sector Plan notes that a development district “or multiple districts should be considered as 
a possible funding source to help implement the infrastructure improvements required by the 
Plan” (p.116). Executive Branch Staff is exploring different alternatives to determine if a 
development will be established (Attachment 9). If a development district is established, it must 
be reviewed by the Planning Board. 

COMPLIANCE WITH ZONING ORDINANCE AND SUBDIVISION REGULATIONS  
This subject application complies with the Montgomery County Code, Chapter 50, the 
Subdivision Regulations. The application also complies with all applicable sections of the Zoning 
Ordinance. The proposed lot sizes, widths, shapes, and orientations are appropriate for the 
subdivision. The appendix table provides the development standards for the TOMX-2/TDR zone 
(Attachment 2).  

CONCLUSION  
The proposed preliminary plan meets the requirements established in the Subdivision 
Regulations and complies with the recommendations of the 2006 Shady Grove Sector Plan. This 
application has been reviewed by other County agencies and all have recommended approval. 
Further, access and public facilities are adequate to serve the proposed development. Staff 
recommends approval of the preliminary plan with conditions noted at the beginning of this 
report. 
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