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 Staff recommends approval of the Preliminary Plan with conditions. 
 The Planning Board approved Sketch Plan 320120050 on July 26, 2012. 
 The proposed development will allow for up to 475 residential units and several live/work spaces in an 

area dominated by research, medical, and, office uses. Existing offices will remain. 
 Conversion of approved commercial capacity is exempt from staging. 
 Staff recommends approval of the Applicant’s request for private roads with public access easements, 

modifications to the Forest Conservation Easement areas, and phased platting/development of the 
Subject Property. 

 Staff has not received any correspondence from noticed parties as of the date of this report. 
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 Conversion of approved but unbuilt commercial 
development to residential uses, in order to 
construct up to 498,072sf of residential uses  
and 5,000sf of non-residential live/work units; 

 Current uses: office buildings, surface parking 
and lawn; 

 Located in the northwest quadrant of the 
intersection of Key West Avenue and 
Diamondback Drive; 

 Subject Property is 30.7 gross acres of land in 
the CR2.0 C1.5 R1.5 H150 & CR1.0 C0.5 R1.0 H80 
Zones, in the LSC North District of the Great 
Seneca Science Corridor Master Plan area; 

 Applicant: Camden USA, Inc, Preliminary Plan on 
February 14, 2012; Site Plan on February 22, 
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PRELIMINARY PLAN RECOMMENDATION AND CONDITIONS 
 
Staff recommends approval of Preliminary Plan 11996112A subject to the following conditions: 

1. Approval is limited to a maximum density of 1,012,253 square feet of total development, which 
includes up to 514,181 square feet of non-residential uses and up to 498,072 square feet of 
residential uses for up to 475 multi-family units, including a minimum of 12.5% moderately 
priced dwelling units (MPDUs). 

2. Prior to submission of a Site Plan for Lot 7, permanent Category I Forest Conservation Easement 
signs must be placed along the perimeter of the conservation easement area.  Final number and 
locations of signs to be determined by the M-NCPPC inspector. 

3. Prior to the submission of a Site Plan for Lot 7, a Phase I Noise analysis must be conducted to 
determine if noise mitigation elements must be incorporated in the Site Plan. 

4. Prior to issuance of any residential building permit, Lot 5 and Lot 7 must be rerecorded by plat 
to reflect the required right-of-way dedications and amended Category I Forest Conservation 
Easement areas. Platting will be done in phases, and additional right-of-way dedication for Lot 4 
and Lot 6 will be required in the future when the Preliminary Plan is amended and those 
properties are redeveloped. 

5. The Applicant must dedicate, and the record plat(s) must reflect, the Master Plan recommended 
200-foot right-of-way (100 feet from centerline along the Subject Property frontage) for Key 
West Avenue (MD 28), per the phasing allowed in Condition No. 4. 

6. The Applicant must dedicate, and the record plat(s) must reflect, the Master Plan recommended 
150-foot right-of-way (150 feet from the opposite right-of-way along the Subject Property 
frontage) for Diamondback Drive, per the phasing allowed in Condition No. 4. 

7. The Applicant must amend the existing Traffic Mitigation Agreement with the Montgomery 
County Department of Transportation (MCDOT) and the Planning Board that was originally 
executed on August 28, 1989 to satisfy trip reduction requirements under the I-3 Zone and 
participate in the Greater Shady Grove Transportation Management Organization (TMO). The 
amended Traffic Mitigation Agreement must be executed prior to release of any building permit 
for the residential building. 

8. The Applicant must design, construct, maintain, and provide public use easements for the 
recommended business district streets B-2 and B-7. The two new internal streets may be 
implemented as private streets subject to the following conditions: 

a. The Applicant must determine the final extent, delineation, and alignment of the private 
streets when subsequent site plans are filed. 

b. Private streets must be located within their own parcel, separate from the proposed 
development. 

c. Public easements must be granted for the streets and must be reviewed and approved 
by MCDOT and the Maryland-National Capital Park and Planning Commission 
(M-NCPPC). 

d. 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 time of future site plan. 

e. Installation of any public utilities must be permitted within such easements. 
f. The streets may not be closed for any reason unless approved by MCDOT. 
g. The public access easements must be volumetric to accommodate uses above or below 

the designated easement areas. 
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h. Montgomery County may require the Applicant 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. 

i. Maintenance and Liability Agreements will be required for each Easement Area by 
MCDOT at the time of record plat. These agreements must identify the respective 
Applicant’s responsibility to maintain all of the improvements within their easement 
areas in good fashion and in accordance with applicable laws and regulations. 

j. 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. 

k. 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 Applicant does not, the County must 
have the right, but not the obligation, to remove snow and/or provide repairs. 

l. The boundary of the easements must be shown on the record plat. 
9. The Applicant must coordinate with the developer of Site Plan No. 820100090, JHU-National 

Cancer Institute, to improve the intersection of Key West Avenue and Diamondback Drive/ 
Broschart Drive, which is adjacent to the Subject Property. The intersection improvement must 
be completed or permitted and bonded by the Montgomery County Department of Permitting 
Services (MCDPS) prior to release of any building permit. The required improvement is to: 

a. Convert the inside through lane on the southbound approach of Diamondback Drive to a 
combined through and second left-turn lane; and 

b. Modify the traffic signal timing on the north/south approaches from a concurrent to a 
split phase.  

10. The Applicant must coordinate with the Maryland Transit Administration (MTA) to ensure that 
the plans reflect the latest MTA alignment and design of the Corridor Cities Transitway (CCT) 
along the west side of Diamondback Drive and its proposed station at the intersection with 
master-planned business district street, B-2. 

11. The Applicant must provide and show on the future site plan a total of 110 bicycle parking 
spaces consisting of the following: 

a. At least 10 public bicycle parking spaces or 5 inverted-U bike racks, or approved 
equivalent, near the main entrances in a weather-protected area, with locations and 
final numbers determined at site plan. 

b. 100 bike lockers or a secured bike room for at least 100 bicycles in the garage near the 
elevator in a well-lit area, with locations and final numbers determined at site plan. 

12. The Planning Board has accepted the recommendations of the MCDOT in its letter dated 
November 6, 2012, and hereby incorporates them as conditions of the Preliminary Plan 
approval.  Therefore, the Applicant must comply with each of the recommendations as 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. 

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

14. The Planning Board has accepted the recommendations of the Maryland State Highway 
Administration (“MDSHA”) in its letter dated April 16, 2012, and hereby incorporates them as 
conditions of the Preliminary Plan approval.  Therefore, the Applicant must comply with each of 
the recommendations as set forth in the letter, which may be amended by MDSHA provided 
that the amendments do not conflict with other conditions of the Preliminary Plan approval. 

15. Prior to issuance of access permits, the Applicant must satisfy the provisions for access and 
improvements as required by MDSHA. 
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16. The Planning Board has accepted the recommendations of the Montgomery County Department 
of Permitting Services (“DPS”) stormwater management concept approval letter dated April 4, 
2012, and hereby incorporates them as conditions of the Preliminary Plan approval. Therefore, 
the Applicant must comply with each of the recommendations as set forth in the letter, which 
may be amended by DPS provided that the amendments do not conflict with other conditions of 
the Preliminary Plan approval. 

17. The Subject Property is located in the Gaithersburg High School Cluster. The Applicant must 
make a School Facilities Payment to the Montgomery County Department of Permitting Services 
at the elementary school level. The Applicant will be required to pay at the “highrise/low-rise 
w/structured parking” residential units rate as defined by the Annual School Test effective July 
1, 2012. This amounts to a payment of $820.00 per residential unit at the elementary school 
level. The timing of the payment is determined by DPS. 

18. No clearing or grading of the Subject Property, or recording of plats prior to certified site plan 
approval. 

19. Final approval of the number and location of buildings, dwelling units, on-site parking, and site 
circulation will be determined at site plan. 

20. 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 site plan. 

21. 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.” 

22. All necessary easements must be shown on the Record Plat. 
23. The Adequate Public Facility (APF) review for the Preliminary Plan will remain valid until July 9, 

2019. 
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SECTION 1: CONTEXT AND PROPOSAL 
 
SITE DESCRIPTION 
 
Vicinity and Site Description 
The DANAC Stiles Property (Subject Property), is bound by Key West Avenue (MD 28) to the south, 
Diamondback Drive to the east, Decoverly Drive to the north, and Great Seneca Highway (MD 118) to 
the west. Current uses within the campus include office buildings, surface parking, structured parking, 
and forest conservation and stormwater areas. This large block is split by two master-planned business 
district streets that subdivide the campus; each of these streets is generally complete. 
 

 
Vicinity Map 

 
The site is immediately surrounded by research, office, institutional, and office parks; lower density 
residential uses are located immediately across Decoverly Drive to the north. The LSC zoning to the 
south allows density up to 1.5 FAR and building heights up to 150 feet; the O-M zoning to the east 
allows density up to 1.5 FAR and building heights up to 80 feet (as recommended in the Master Plan). 
The site is located adjacent to a future Corridor Cities Transitway (CCT) station, and is dedicating an 
additional 50 feet of right-of-way along Diamondback Drive for the station and alignment. It is within ½ 
mile of three additional master-planned CCT Stations, and is within 1 mile of a fourth. Numerous bike 
routes, including shared-use paths, dual-bikeways, and shared signed roadways including the LSC Loop 
and the bikeway along the CCT run along and near the site. 
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Site Map 

 
The Subject Property (red outline) comprises approximately 30.7 gross acres, and is currently improved 
with 367,681 square feet of office uses, internal driveways, a parking garage, and surface parking lots. 
Lot 7 (black outline) occupies the southeast portion of the Subject Property. Lot 7 is approximately 7.62 
gross acres in size, and is currently improved with one of the surface parking lots, which will be replaced 
by a garage on Lot 6 by Site Plan Amendment 82000018D. The site is currently served by public water 
and sewer. A stream buffer and Category I Forest Conservation easements occupy approximately 2.3 
acres of the site.  The property is located within the Muddy Branch Watershed, State Use Class category 
I, which is not within a Special Protection Area. 
 
The Subject Property is in the Great Seneca Science Corridor (GSSC) Master Plan area and the Life 
Sciences Center (LSC) North District. The entire site was rezoned by Sectional Map Amendment 
following the approval of the GSSC Master Plan adopted on May 4, 2010. Lot 7 was rezoned from the I-3 
zone to the CR-2.0 C1.5 R1.5 H150 zone, while the remainder of the Subject Property was rezoned from 
the I-3 zone to the CR-1.0 C0.5 R1.0 H80 zone. 
 

PROJECT DESCRIPTION 
 
Previous Approvals 
 
Preliminary Plan 
The preliminary plan for DANAC Stiles was approved by the Planning Board Opinion dated June 9, 1997. 
Pursuant to Section 50-20(c)(3)(A)(i), a determination of adequate public facilities (APF) for this plan 
would remain valid for 145 months, or July 9, 2009. Before the APF expired, the County Council took 
action to grant all valid plans an automatic two-year extension. Thus, the APF approval for the subject 
plan remained valid until July 9, 2011. On October 14, 2010, the Planning Board granted an extension of 
the APF approval until July 9, 2017. The County Council then took action to grant another two-year 
extension to all valid plans, and thus, the APF validity period is now valid until July 9, 2019. To date, 
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367,681 square feet of office use have been developed leaving 301,857 square feet of the approved 
density to be constructed on the property. 
 
The Planning Board approved Sketch Plan 320110050 (Resolution – Attachment A) on July 26, 2012, for 
a maximum total density of 503,072 square feet of development on Lot 7, including a maximum of 
498,072 square feet of residential uses and a minimum of 5,000 square feet of non-residential uses, and 
a maximum height of 75 feet for occupiable space and 85 feet for architectural design elements. The 
final amount of residential and commercial floor area and the final number of dwelling units will be 
determined at site plan; but a minimum of five live/work units must be provided. A site plan has not 
been filed for this portion of the Subject Property. 
 
Proposal 
The Preliminary Plan (Attachment B) will allow for the conversion of previously approved commercial 
uses to residential uses as permitted by the Master Plan. Of the 301,857 square feet of approved but 
unbuilt commercial uses, approximately 155,330 square feet will be converted to residential uses and 
5,000 square feet will be used to accommodate the live/work units proposed. This will leave 
approximately 141,527 square feet of commercial uses available on the Subject Property after the 
conversion. The conversion will allow for construction of one multi-family building up to 498,072 square 
feet in size for up to 475 units with an enclosed parking structure. 
 
Vehicular access to the Subject Property will continue to be provided from Key West Avenue, 
Diamondback Drive, and Decoverly Drive. The Applicant is proposing to provide pedestrian 
improvements along Key West Avenue and Diamondback Drive. The Applicant is also proposing to 
improve pedestrian access to the site from Key West Avenue and Diamondback Drive where it is 
currently lacking. The area of the Subject Property where the proposed multi-family building will be 
located is a recorded lot, Lot 7 (Plat No. 23794), but the Applicant is required to replat the Property in 
order to dedicate approximately 36,798 square feet of right-of-way for the CCT (along Diamondback 
Drive) and Key West Avenue as required by the Master Plan. The master-planned business district 
streets B-2 and B-7 will be constructed to the public road standards specified in the Master Plan and be 
provided as internal private roads within their own separate and distinct parcels, and will have perpetual 
public use and access easements. 
 
Platting of the Subject Property (30.7 gross acres) will be done in phases. Prior to issuance of any 
residential building permit, Lot 5 and Lot 7 must be rerecorded by plat to reflect the required right-of-
way dedications and amended Category I Forest Conservation Easement areas. Additional right-of-way 
dedication and placement of master-planned roads in separate and distinct parcels for Lot 4 and Lot 6 
will be required in the future when the Preliminary Plan is amended and those properties are 
redeveloped. 
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Preliminary Plan (Lot 7) 

 

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 residential building. 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). 
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SECTION 2: PRELIMINARY PLAN 
 
MASTER PLAN 
 
Development Issues 
The Master Plan identifies two business district rights-of-way on the Subject Property. They are 
Roadways B-2 and B-7. B-2 provides a connection from Decoverly Drive through the site to 
Diamondback Drive, while B-7 provides a connection from B-2 through the site to Key West Avenue. 
According to the Master Plan, business district streets B-2 and B-7 should be dedicated and constructed 
as 60-foot wide rights-of-way. 
 
The Applicant has requested permission to construct these roads as private roads with public access 
easements instead of dedicating the roads to the public. Although the Master Plan envisions these 
roadways to be dedicated to public use, Staff finds that the business district roads developed as private 
roads with public access easements granted to the County is in substantial conformance with the Master 
Plan, as conditioned by this recommendation. 
 

 
Private Right-of-Way and Public Access Easement 

 
Staff supports this request due to the unique circumstances of the DANAC Stiles Property. The DANAC 
Stiles Property site has been developed and maintained as an office campus environment. The two 
owners work cooperatively with one another in order to control the overall design, appearance, and 
character of the campus. Both property owners have agreed to this request regarding the internal roads 
(Attachment C). These internal roads, unlike the perimeter roads (i.e., Key West Avenue, Diamondback 
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Drive, Decoverly Drive, and Great Seneca Highway), are not essential to the primary network for the 
Master Plan area. As private rights-of-way 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-ways for B-2 and B-7 will be recorded on the plat. Finally, the 
preferred alignment of the CCT station, as detailed below, will not accommodate the B-2 Diamondback 
Drive intersection as the Master Plan shows. Therefore, in this unique instance the master-planned 
roads B-2 and B-7 will function as public roads in a dedicated right-of-way. The Applicant, however, will 
be responsible for maintenance of the roads. As conditioned above, the Applicant is required to plat the 
roads (curb to curb) in separate parcels (as shown in yellow), while the public access easement (as 
shown in red) will cover the larger cross section including the sidewalks envisioned by the Master Plan. 
 
General Recommendations 
The project is located within the Life Science Center (LSC) of the Great Seneca Science Corridor (GSSC) 
Master Plan area. The LSC includes five districts. The Subject Property is located within the North 
District. The specific language on the LSC North District of the Master Plan is included in Attachment D. 
The Master Plan provides the following general applicable recommendations for the Subject Property on 
pages 9-11: 
 

 Transform the LSC into a dynamic live/work community while ensuring growth opportunities for 
research, medical, and bioscience interests; 

 Align the Corridor Cities Transitway (CCT) through the LSC and provide four transit stations that 
will be the focal point of new development in the LSC North,Central, West, and Belward 
districts; 

 Concentrate density, building height, and civic green spaces at the CCT stations. Provide 
appropriate transitions to adjacent neighborhoods; 

 Create the LSC Loop as the organizing element of the open space plan to connect districts and 
destinations, incorporate natural features, and provide opportunities for recreation and non-
motorized transportation; 

 Create a sustainable community that will attract nationwide interest with design and materials 
that minimize carbon emmisions, maximize energy conservation, and preserve water and air 
quality; and 

 Support the County’s Agricultural Reserve with zoning that requires acquistions of Building Lot 
Termination (BLT) easements to achieve maximum densities. 

 
There is a shortage of housing in the Master Plan area, and the proposed development, which will be 
adjacent to a planned CCT station, will add to the housing stock at a strategic and convenient location in 
the LSC. The Applicant is proposing to concentrate the most height and density of the DANAC Stiles 
Property to date on Lot 7 as envisioned by the Master Plan, while also designing the proposed 
development in a way that makes the planned CCT station a focal point of the development. The CCT 
station will provide convenient access to and from the area. The hardscaping and landscaping details will 
be addressed at the time of site plan review. Before the CCT is constructed, the area will still include the 
existing Diamondback Drive vehicular and pedestrian access to and from Diamondback Drive. As 
discussed during the review of the Sketch Plan for this site, it is expected that such access point will be 
closed when the CCT is constructed. The LSC Loop already runs along Decoverly Drive, along the north 
side of the DANAC Stiles campus. The LSC Loop provides for recreational opportunities and helps to 
connect the DANAC Stiles campus with the rest of the LSC. As indicated by the Sketch Plan Application, 
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the project will have a unique façade design, and will incorporate sustainable elements through its 
compliance with the County’s green building requirements and public benefits schedule. The proposed 
plan will support the Agricultural Reserve through its acquisition of BLTs. The final number of BLTs will 
be determined at site plan review. 
 

 
 
Climate Protection and Sustainability 
The Master Plan makes a number of recommendations to reduce development’s carbon footprint (page 
29), including site and building design and orientation that takes advantage of passive solar heating and 
lighting and passive cooling opportunities and commitments to reduce energy and water consumption.  
Many of these recommendations should be incorporated at the time of Site Plan, including a 
commitment that new buildings meet the minimum energy efficiency standards of 17.5% below the 
calculated baseline performance or meet the appropriate ASHRAE advanced energy design guide. 
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Housing 
The Master Plan encourages the provision of housing to improve the area’s jobs-housing balance.  The 
Plan recommends a range of housing options to help meet County housing goals, including Moderately 
Priced Dwelling Units and workforce housing (page 23).  This Preliminary Plan proposes 12.5% MPDUs. 
 
Staging Considerations 
According to the Master Plan, converting from non-residential to residential development is exempt 
from the Master Plan’s staging requirement, as long as the residential project does not increase the 
number of already approved vehicle trips. As stated on page 76 of the Master Plan: 
 

“The 3.7 million square feet of development in the pipeline is not subject to the Plan’s staging 
requirements unless a project’s Preliminary Plan expires. The owner of a property approved for 
commercial development may re-subdivide and convert to residential development and still be 
exempt from staging provided that the change in development will not increase the number of 
vehicle trips.”  

 
Thus, the subject plan is exempt from the Master Plan staging limit of 2,500 dwelling units. The 
Applicant will be using 5,000 square feet of the approved but unbuilt 301,857 square feet of commercial 
uses to construct the required live/work units onsite.  
 
Site Specific  Recommendations 
The Master Plan has the following recommendations that are specific to the Subject property on pages 
48 and 49: 
 

 Locate the LSC North CCT station on the east side of the DANAC property (west side of 
Diamondback Drive); 

 Rezone DANAC property from I-3 to CR Zone; 

 Recommended Zoning for Lot 7 is: CR2.0 C1.5 R1.5 H150. The remainder of the DANAC property 
should be zoned CR1.0 C0.5 R1.0 H 80; 

 Building height along Decoverly Drive adjacent to the residential community to the north is 
limited to 50 feet within 100 feet of the Decoverly Drive right-of-way; 

 The sidewalk and pedestrian improvements as shown on the Sketch Plan and Concept Plan; 

 150-feet of right-of-way for Diamond Back Drive; 

 200-feet of right-of-way for Key West Avenue; and  

 Dedication of master planned business district streets B-2 and B-7. 
 
The Applicant is providing for the dedication and design of the CCT on the east side of the Subject 
Property. The Applicant has also designed a public space to complement the planned CCT station when 
constructed as shown in the illustrative plan below. The building height restriction in relationship to 
Decoverly Drive is being adhered to. The Applicant is providing the dedications for Diamondback Drive 
and Key West Avenue, and the business district streets are proposed as private roads with public access 
easements, but will be constructed to the standards specified in the Master Plan. 
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Illustrative Plan Lot7 

 
Conclusion 
Based on the analysis above and conditions of this report, staff finds the proposed Preliminary Plan is in 
substantial conformance with the GSSC Master Plan. 

 
ADEQUATE PUBLIC FACILITIES 
 
Master-Planned Roadways and Bikeways  
The DANAC Styles Property is located on the north side of Key West Avenue (MD 28) between Great 
Seneca Highway (MD 118) and Diamondback Drive. The vehicular access points are at the following 
intersections: 
 

 Business district street, B-7, and Key West Avenue. 

 Business district street, B-2, and Decoverly Drive. 

 Business district street, B-2, and Diamondback Drive if not closed to accommodate the Corridor 
Cities Transitway station and its extension southward crossing under Key West Avenue. 
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Site Location and Vehicular Site Access Points 

In accordance with the 2010 Great Seneca Science Corridor Master Plan (GSSC) and the 2005 Countywide 
Bikeways Functional Master Plan (Countywide), the roadways and bikeways are classified as follows: 
 

1. Key West Avenue is designated as a six-lane major highway, CM-22, with a recommended 200-
foot right-of-way and a Countywide dual bikeway (bike lanes and a shared use path on the north 
side), DB-43; 

2. Great Seneca Highway is designated as a six-lane major highway, M-90, with a recommended 
150-foot right-of-way and a Countywide shared use path, SP-63, on the west side; 

3. Diamondback Drive is a four-lane arterial, A-261b, with a recommended 150-foot right-of-way  
that includes a 50-foot-wide CCT right-of-way along west side, GSSC dual bikeway, LB-3, and a 
Countywide shared use path, SP-66, within the CCT right-of-way; 

4. Decoverly Drive is a four-lane arterial, A-284, with a recommended 100-foot right-of-way and 
the GSSC Life Science Center Loop dual bikeway, LB-1. 

 
The Master Plan identifies two business district rights-of-way on the Subject Property. They are 
Roadways B-2 and B-7. B-2 provides a connection from Decoverly Drive through the site to 
Diamondback Drive, while B-7 provides a connection from B-2 through the site to Key West Avenue. 
According to the Master Plan, business district streets B-2 and B-7 should be constructed as 60-foot 
wide rights-of-way. 
 
Corridor Cities Transitway (CCT) 
MTA’s preferred alignment of the CCT is along the west side of Diamondback Drive with a proposed 
station at the intersection with master-planned business district street, B-2. The Applicant must 
coordinate with the MTA CCT’s project manager, Rick Kiegel, regarding MTA’s latest alignment and 
design of the CCT. The preferred CCT alignment along Diamondback Drive crosses under Key West 
Avenue but an alternative proposal suggests that the CCT might cross the intersection with Key West 
Avenue at-grade. 
 
If the CCT alignment along Diamondback Drive does run under Key West Avenue, the proposed CCT 
station would be below the grade of the Diamondback Drive/B-2 intersection and block the eastbound 
approach of B-2 to this intersection. To travel eastbound on B-2, motorists must circle the block formed 
by master-planned “business district street” B-7, Decoverly Drive, and Diamondback Drive. 
 
Based on the master-planned projection of peak-hour trips, the critical lane volume (CLV) values at the 
intersection of Diamondback Drive and Decoverly Drive: 
 

 
 
The CLV values would not exceed the congestion standard of 1,450 with or without the eastern 
approach of Diamondback Drive open to traffic. 
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Bus Rapid Transit   
One of the candidate Bus Rapid Transit (BRT) options is Route 5, “Gude Drive/Key West Avenue”  that 
proposes transit vehicles operating along Key West Avenue with a station at the intersection with 
Diamondback Drive/Broschart Drive. 
 
Existing Available Transit Service 
Other than the proposed CCT and BRT stations, the following two Ride-On routes currently operate 
along the roads fronting the site: 

1. Ride-On route 66 along Key West Avenue between Great Seneca Highway and Diamondback 
Drive; 

2. Ride-On route74 along Decoverly Drive and Diamondback Drive between Great Seneca Highway 
and Key West Avenue. 

 
On-Site Pedestrian and Bicycle Facilities 
On Lot 7, the pedestrian and bicycle facilities will be determined as part of the future site plan. Under 
Section 59-C-15.62 of the County Zoning Ordinance as a development located in the CR zone, the 
Applicant must provide bicycle parking spaces for a residential building with 20 or more dwelling units. 
For the proposed apartment building with 475 units, the required bicycle parking is: 
 

1. Publicly accessible bike spaces: At least 10 spaces. Final number and location to be determined 
at site plan. 

2. Private secured bike spaces: At least 100 spaces.  Final number and location to be determined at 
site plan. 

 
Master-Planned Transportation Demand Management  
The site is located within the boundary of the Greater Shady Grove Transportation Management District 
(TMD). The Applicant must participate in the TMD and assist the County in achieving and maintaining its 
non-auto driver mode share goals. 
 
Local Area Transportation Review (LATR) 
For Lot 6, the proposed parking garage, in itself, does not generate vehicular trips; thus, a LATR test is 
not necessary.  
 
The original Preliminary Plan No. 119961120 was approved in 1997 for 669,538sf of office uses. The 
table below shows the net reduction in the vehicular peak-hour trips generated by the proposed change 
in land use on Lot 7 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.):  
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In accordance with the Local Area Transportation Review and Policy Area Mobility Review Guidelines, a 
traffic study is not required to satisfy the LATR test because the number of total peak-hour trips 
generated by the proposed apartments is less than the trips generated by the previously-approved and 
unbuilt office uses. 
 
In addition to reducing the number of overall trips, the peak-hour trips generated by the change from 
office to apartments would also result in reversing the directional distribution pattern of the site’s peak-
hour trips. Specifically, a greater percentage of the apartment trips leave “out” from the site during the 
weekday morning peak hours and return “in” to the site during the evening peak hours, compared to 
the office trips traveling in the reverse direction. Based on the most-recently submitted traffic study for 
a nearby development, the traffic impact of the reversed trip directional distribution pattern was 
analyzed at the nearest signalized intersection of Key West Avenue and Diamondback Drive/Broschart 
Road. The table below shows the calculated critical lane volume (CLV) for the total traffic condition 
where: 

 

 Total traffic condition includes the existing trips, trips generated from approved but un-built 
nearby developments, and site-generated trips in the reversed directional distribution. 

 The congestion analysis was calculated with and without the previously required intersection 
improvement by the applicant of Site Plan No. 820100090, JHU-National Cancer Institute. The 
improvement is to a) convert the inside through lane on the southbound approach of 
Diamondback Drive to a combined through second left-turn lane and b) modify the traffic signal 
timing on the north/south approaches from a concurrent to a split phase. 

 
The CLV values exceed the 1,450 standard during the weekday morning peak hour without the 
intersection improvement required of JHU-National Cancer Institute. With the improvement, the CLV 
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values are reduced below the 1,450 standard. Therefore, in order to satisfy the LATR test, the Applicant 
must participate in the intersection improvement to the intersection of Key West Avenue and 
Diamondback Drive/Broschart Drive as required in the conditions of approval. 
 
Policy Area Mobility Review (PAMR) 
Under the current Subdivision Staging Policy, because the new peak-hour trips generated by the 
proposed apartments are less than the new trips generated by the previously approved and unbuilt 
office space, mitigation is not required to satisfy the PAMR test. 
 
Other Public Facilities and Services 
The proposed development will be served by public water and sewer systems.  The application has been 
reviewed by the Montgomery County Fire and Rescue Service which has determined that the Subject 
Property has appropriate access for fire and rescue vehicles. Other public facilities and services including 
police stations, firehouses and health care are currently operating in accordance with the Subdivision 
Staging Policy and will continue to be sufficient following the construction of the Project.  Electric, gas 
and telecommunications services will also be available and adequate.  The Project is located in the 
Gaithersburg Cluster, which requires a School Facilities Payment at the elementary school level.  
Therefore, the Applicant is required to pay $820.00 per unit to the Department of Permitting Services. 
 

ENVIRONMENT 
 
Amended Final Forest Conservation Plan 
The original Final Forest Conservation Plan (#820000180) was approved on October 13, 2000, and 
resulted in a mitigation requirement of 5.4 acres.  Of this figure, the Applicant has previously provided 
1.8 acres of on-site plantings and 2.6 acres of off-site forest planting (Certificate of Compliance June 23, 
2000, Liber 18194, Folio 136) for a total of 4.4 acres of mitigation satisfied. The remaining 1.0 acre 
mitigation requirement was to be satisfied by street tree canopy credit; however, site constraints make 
this option difficult. As part of the Preliminary Plan application, the applicant proposes to amend the 
previously approved Final Forest Conservation Plan to satisfy the remaining 1 acre requirement at an 
approved off-site forest conservation bank. 
 
In addition, the original Final Forest Conservation Plan included an approved paved pedestrian pathway 
within the Category I Forest Conservation easement around the stream buffer. Portions of this Category 
I easement adjacent to this pathway have been maintained by mowing, which is a violation of the 
easement agreement.  On Friday, August 3, 2012 a representative of the Applicant met with an M-
NCPPC Forest Inspector and Area 2 Staff. As part of the Final Forest Conservation Plan Amendment, Staff 
agreed to recommend removal of the Category I easement around the pathway to permit maintenance 
and allow visibility of the trail, with the 0.28 acres of Category I easement removed to be replaced at a 
2:1 ratio in an approved off-site forest conservation bank, resulting in an additional planting 
requirement of 0.56 acres. The Applicant has agreed to stop mowing the Category I easement and add 
supplemental tree plantings in the easement. A mulched strip will be permitted adjacent to the inner 
edge of the pathway to facilitate maintenance. This is consistent with allowed uses in a Category I 
easement. 
 
With the analysis and conditions above, Staff finds the plan is in compliance with M-NCPPC’s 
Environmental Guidelines and recommends that the Planning Board approve the Final Forest 
Conservation Plan. 
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Noise 
Prior to the submission of a Site Plan for Lot 7, a Phase I Noise analysis must be conducted to determine 
if noise mitigation elements must be incorporated in the Site Plan. 
 
Stormwater Management 
The Montgomery County Department of Permitting Services (DPS) issued a letter accepting the 
Stormwater Management Concept approval for the original Preliminary Plan on June 29, 2006. The 
requirements of the original stormwater concept plan still apply to the site, with the exception of Lot 7. 
For Lot 7, DPS issued a letter on April 4, 2012, and has determined that required stormwater 
management goals will be met onsite via Planter box micro filters, non-rooftop disconnect and the 
existing storm water pond. 

 
COMPLIANCE WITH ZONING ORDINANCE AND SUBDIVISION REGULATIONS 
The application meets the requirement and standards of all applicable sections of Chapter 50 of the 
Montgomery County Code, the Subdivision Regulations.  With the improvements proposed, access and 
public facilities will be adequate to support the proposed lot, density, and use. The proposed lot size, 
width, shape, and orientation are appropriate for this type of subdivision. The proposed development 
meets all dimensional requirements of the CR2 C1.5 R1.5 H150 Zone as specified in the Zoning 
Ordinance. Finally, the application has been reviewed by other applicable County agencies, all of whom 
have recommended approval of the Preliminary Plan (Attachment E). 
 
 
ATTACHMENTS: 
A. Sketch Plan Resolution 
B. Preliminary Plan 
C. Property Owners Letter Agreeing to Private ROW/Public Access Easements 
D. Master Plan References 
E. Agency Approval Letters 
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