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 Staff recommends approval of the SRW request for the waiver of the requirement for a preliminary plan of 
subdivision and plat and approval of the Site Plan with conditions.   

 The SRW request is specifically for Planning Board approval to waive dedication of additional master plan right-of-
way on Pleasant Road and Shady Grove Road. 

 The Subject Property is currently improved with 4,252 sq. ft. of commercial space used for automobile 
repair/services/sales. The proposal will allow for replacement of the existing building with an 8,093 square foot 
auto repair/service and office building.  

 The proposal includes a request for a waiver of Sec. 59-C-4.367(a)(4), special regulations applicable to designated 
automobile-related uses, for the building setback from the existing 120-foot right-of-way of Shady Grove Road. Staff 
supports the waiver request because it will help achieve key recommendations in the Shady Grove Sector Plan and 
will not adversely affect the character of the roadway and surrounding uses. 

 The Applicant proposes a 15-foot Public Improvement Easement rather than dedication along Shady Grove Road 
and no additional dedication along Pleasant Road.  If approved, these two roads will not provide the full master-
planned width for the respective rights-of-way; for the specific reasons discussed in this Staff Report, Staff supports 
these modifications and believes the intent of the Sector Plan will be upheld along each road.  

 The site has a confirmed Forest Conservation Exemption in #42013195E with a Tree Save Plan (TSP) to address 
forest conservation. Three specimen trees are associated with the site as identified in the TSP.  

 Staff has not received any correspondence from noticed parties as of the date of this report. 
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(Highway Commercial) zone;  

 Located at 16045 Shady Grove Road, Rockville, in the 
southeast quadrant of  the intersection of Shady 
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SUBDIVISION REGULATIONS WAIVER RECOMMENDATION 
 
Staff recommends approval of SRW 201301 to waive the requirement for a preliminary plan of 
subdivision and plat to obtain Planning Board approval to waive dedication of additional master plan 
right-of-way on Pleasant Road and Shady Grove Road. 

 
 
SITE PLAN RECOMMENDATION AND CONDITIONS 
 
Staff recommends approval of Site Plan 820130160, AAA Gaithersburg, for a maximum of 8,093 square 
feet, including up to 4,836 square feet of automobile repair and service uses and up to 3,257 square feet 
of office uses. All site development elements as shown on the site, landscape, lighting, and architectural 
plans electronically received on June 14, 2013 are required, except as modified herein, subject to the 
following conditions: 
 
1. Transportation – Pedestrian and Bicycle Facilities 

a. The Applicant must coordinate with the Greater Shady Grove Transportation Management 
District (TMD) to assist them in achieving the 2006 Shady Grove Sector Plan’s transit 
ridership goal of 12.5% for employees.  

b. The Applicant must provide a 15-foot public improvement easement (PIE) along Shady 
Grove Road for a total of 75 feet of publicly accessible right-of-way from its centerline.  This 
PIE must be recorded by deed in the land records prior to approval of the certified site plan. 

c. The Applicant must provide an upgraded 10-foot wide shared use path with landscaping, as 
shown on the site plan, along Shady Grove Road. 

d. The Applicant must provide a lead-in sidewalk from Pleasant Road with the necessary 
handicap ramps along the path across the internal drive aisle between the lead-in sidewalk 
and the building.  

e. The Applicant must provide two bicycle parking spaces close to the main entrance using 
inverted-U bike racks, or equivalent, located near the main entrance and next to the 
building, preferably in a weather-protected area. 

 
2. Environmental 

a. The Applicant must comply with the Tree Save Plan confirmed in #42013195E, as amended 
by the Planning Department Inspection Staff at the time of the pre-construction meeting. 

b. The Applicant must provide a cool roof with a solar reflectance index of at least 75 and/or 
vegetated roof over at least 66% of the roof, excluding mechanical areas.   

 
3. Maintenance 

Maintenance of all on-site landscaping, lighting, hardscape, and site elements is the responsibility of 
the Applicant and subsequent owner(s). Maintenance may be taken over by a governmental agency 
by agreement with the owner and applicable agency. 

 
4. Financial Security and Agreement 

Prior to issuance of a building permit, the Applicant must provide a performance bond(s) or other 
form of financial surety in accordance with Section 59-D-3.5(d) of the Montgomery County Zoning 
Ordinance with the following provisions: 

a. The Applicant must provide a cost estimate of the materials and facilities, which upon Staff 
approval, will establish the initial surety amount. 
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b. The amount of the bond or surety shall include plant material, on-site lighting, and exterior 
site furniture. 

c. Prior to issuance of the building permit, the Applicant must enter into a Site Plan Surety 
Maintenance Agreement with the Planning Board in a form approved by the Office of 
General Counsel that outlines the responsibilities of the Applicant and incorporates the cost 
estimate. 

d. The bond/surety must be tied to the Development Program, and completion of plantings 
and installation of particular materials and facilities covered by the surety for the 
development will be followed by inspection and reduction of the surety.  

 
5. Architectural Elevations 

The final exterior elevations, proportion, materials, and articulation must be substantially similar to 
the schematic elevations shown on the submitted drawings, as determined by Staff. 

 
6. Development Program 

The Applicant must construct the development in accordance with a development program that will 
be reviewed and approved by Staff prior to the approval of the Certified Site Plan. The development 
program must include the following items in the schedule: 

a. Demolition of the existing building may commence prior to approval of the certified site 
plan. 

b. Street lamps and sidewalks adjacent to the proposed building must be installed prior to the 
release of the use-and-occupancy permit for the new building. Street tree plantings may 
wait until the next growing season. 

c. On-site amenities including, but not limited to public use amenities adjacent to the new 
building, must be installed prior to release of the use-and-occupancy permit for the new 
building. 

d. Clearing and grading must correspond to the construction phasing to minimize soil erosion 
and must not occur prior to approval of the Sediment Control Plan, and M-NCPPC inspection 
and approval of all applicable environmental protection devices. 

e. The development program must provide for installation of on-site landscaping and lighting. 
f. The development program must provide phasing of dedications, stormwater management, 

sediment and erosion control, and other features, as applicable. 
 
7. Certified Site Plan 

Before approval of the Certified Site Plan the following revisions must be made and /or information 
provided, subject to Staff review and approval: 

a. Remove unnecessary sheets, as required by Staff. 
b. Make corrections and clarifications to details, labeling, data tables, and schedules, as 

required by Staff. 
c. Add a note stating, “Streetscaping improvements in the right-of-way and PIE may be 

removed or modified by the Montgomery County Department of Permitting Services or 
Montgomery County Department of Transportation without need to amend this certified 
site plan.” 

d. Delineate the 15-foot wide PIE along the site’s entire Shady Grove Road frontage. 
e. As in the July 8, 2013 e-mail from the Montgomery County Department of Permitting 

Services (DPS), the Applicant must address the following site elements, as approved by DPS 
Staff: 
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 All public sidewalks, bike paths and handicap ramps along the site frontage must be 
ADA-compliant. The handicap ramps must align with the pedestrian crossings on the 
streets. 

 Tractor trailers are not allowed on-site. Proper signage must be provided 
accordingly. The truck turning movements provided for right-in and right-out 
movements show possible conflicts with opposite direction traffic. This issue should 
be further investigated at permit stage and additional restrictions may be 
implemented.  

 Storm drainage study (and possible improvements if needed) and private open 
space covenant must be provided at permit stage. 

f. Ensure consistency of all details and layout among the site, landscape plans and the Tree         
Save Plan in #42013195E. Show and label the three specimen trees on and in vicinity of the         
site, and list the applicable two specimen trees in the Landscape Plan’s legend as “to be         
saved.” 

g. Include the Forest Conservation Exemption approval, stormwater management concept 
approval, development program, inspection schedule, and Resolution approving this Site 
Plan on the approval or cover sheet. 
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SITE DESCRIPTION 
 

Site Vicinity  
The subject site is located in the southeast quadrant of the intersection of Shady Grove Road and 
Pleasant Road. Confronting to the north are Pleasant Road and an existing commercial retail shopping 
center. To the east are a public utilities facility owned by WSSC with a water storage tower and an 
unmanned equipment storage building with a telecommunications tower; beyond that is an 
undeveloped property zoned C-3. The latter property contains two large diameter water lines associated 
with the WSSC site. To the south is a Washington Suburban Sanitary Commission (WSSC)-owned parcel 
and beyond that are commercial uses developed with three structures: one restaurant building and a 
motel (in two buildings). To the west are Shady Grove Road and an exit ramp of I-370. 
 

 
Site Vicinity 
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Existing Conditions 
The site is developed with a one-story commercial building containing 4,252-square feet and off-street 
parking lot constructed in 1982. The existing building has been used for automobile-related uses and the 
most current occupant was Elite Motor Sports. Existing vehicular access is from Pleasant Road.  
 
The 0.83-acre site contains no stream, wetlands, or other environmental features. The property is 
located in the Muddy Branch watershed that is designated as Use Class I-P Waters1 by the State of 
Maryland. The site is not located within a Special Protection Area and does not contain rare, threatened, 
or endangered species. 
 

 
Aerial View (boundary with Rockville shown in red) 

 
  

                                                           
1 Use I-P – Waters that are suitable for: water contact sports; play and leisure time activities where the human body may come in contact with 
the surface water, fishing; the growth and propagation of fish (other than trout); other aquatic life, and wildlife; agricultural water supply, 
industrial water supply, and public water supply. 
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Project Description 

Previous Approvals 
 
Preliminary Plan 
Preliminary Plan 119820050 approved one lot for highway commercial-related uses in 1982. The site is 
also known as Lot 16 of Block B of the Michael C. Zetts subdivision.  
 
Site Plan 
Site Plan 819820060 approved 4,252 square feet of highway commercial-related uses in 1982. There is 
no record of the Planning Board Resolution. 
 

Proposal 
The Applicant is pursuing an SRW request to waive the requirement of a preliminary plan of subdivision 
and plat.  Specifically, the SRW is for a waiver of the requirement to dedicate additional right-of-way for 
Pleasant Road and Shady Grove Road. As stated in the Applicant’s Justification Statement for the SRW 
(Attachment A), the Applicant believes that a waiver is justified because the Sector Plan 
recommendations for additional right-of-way no longer apply and further dedication would significantly 
impact the developable area of the site given the large setbacks and significant stormwater 
management requirements under County Code. Instead of providing the Sector Plan recommended 
right-of-way, the Applicant intends to establish a 15-foot wide Public Improvement Easement (PIE) along 
the Shady Grove Road frontage for future installation of public improvements by the Montgomery 
County Department of Transportation (OT) and public utilities (including Verizon and PEPCO), if 
necessary. The PIE will be recorded by deed in the Department of Land Records prior to Certified Site 
Plan. Adequate Public Facilities will be tested as part of the site plan application. 
 
The Applicant is also pursuing site plan approval to construct an 8,093-square foot building with off-
street parking. The existing auto service/repair building will be demolished and all related 
appurtenances will be removed and replaced with a building containing eight auto repair/service bays 
and office space. The pedestrian entrance of the proposed building will be oriented toward the Shady 
Grove Road and Pleasant Road intersection.  
 
The vehicular entrance to the site is from Pleasant Road. Off-street parking is located on the south side 
of the building. One parking space above the minimum required will be provided including the eight 
service bays.  A trash dumpster is located to the left of the entry driveway. The dumpster will be 
enclosed on all sides with materials to complement the building. A swinging gate at the front of the 
dumpster is provided to keep it secured when not in use.  
 
Three retaining walls are proposed due to the site’s topography. Two of the three walls are used to 
accommodate stormwater management facilities near Shady Grove Road; the third retaining wall is 
proposed on the site’s south property line.  Landscaping is provided primarily around the perimeter of 
the site and around stormwater management facilities. 
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Illustrative Landscape Plan 

 

 
Building Elevations 
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The Applicant has submitted a Statement of Justification (Attachment B) explaining how the proposal is 
in conformance with the Shady Grove Sector Plan and the Zoning Ordinance requirements in the C-3 
zone. The Statement also includes a waiver request for Section 59-C-4.367(a)(4) Special regulations 
applicable to designated automobile-related uses. 
 
Public water and sewer utilities are available and will serve the site. The proposal will be constructed in 
one phase. 
 

Community Outreach 

The Applicant has complied with all submittal and noticing requirements. No comments have been 
received as of the date of this report. 
 

 
ANALYSIS AND FINDINGS 

Subdivision Regulation Waiver Request 
The Subject Property is a platted lot, Lot 16, Block B of the Michael C. Zetts subdivision. The Property is 
approximately 0.89 acres in size and is zoned C-3. As previously noted, the Subject Property contains a 
4,252 square foot automobile related building, which is proposed to be replaced by a 8,093 square foot 
building for auto repair and maintenance uses, and general office space. 
 
In a letter dated July 12, 2013, the Applicant requests that the Planning Board waive the requirement 
that the property proceed through the preliminary plan and platting process. The Applicant bases this 
request on the practical difficulties and unusual circumstances related to the assertion that the Shady 
Grove Sector Plan recommendations no longer apply. 
 
The Planning Board has the authority to grant a waiver request pursuant to Section 50-38(a)(1) of the 
Subdivision Regulations provided certain findings can be made. The section states: 
 

“The Board may grant a waiver from the requirements of this Chapter upon a determination that 
practical difficulties or unusual circumstances exist that prevent full compliance with the 
requirements from being achieved, and that the waiver is: 1) the minimum necessary to provide 
relief from the requirements; 2) not inconsistent with the purposes and objectives of the General 
Plan; and 3) not adverse to the public interest.” 

 
Section 50-25(a) of the Montgomery County Subdivision Regulations requires that a plat shall include 
roads and streets shown on any adopted master plan. The Section states: 
 

“Master plan roads. Subdivision plats shall include roads and streets shown on any adopted 
master plan of streets and highways or parts of such adopted plans, in accordance with the road 
construction code, and where applicable shall include recommendations of the state roads 
commission as to state roads and access thereto.” 

 
Sector Planned Roads 
Shady Grove Road (M-42) is classified in the Sector Plan as a major highway with a minimum right-of-
way of 150 feet and Pleasant Road (P-58) is classified as a primary residential street with a minimum 
right-of-way of 70 feet. As discussed below, Staff believes additional right-of-way dedication along these 
two roads is no longer necessary. 
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Shady Grove Road is currently a 120-foot wide right-of-way, and the Sector Plan recommended a 150 
foot-wide right-of-way for Shady Grove Road. For this stretch of Shady Grove Road, the Sector Plan did 
not take into account the fact that the adjoining property to the south of the Subject Property is located 
within the City of Rockville. The City of Rockville’s jurisdictional boundary continues south along the east 
right-of-way line of Shady Grove Road for approximately ¾ of a mile to I-270, and continues further 
south from there. Staff has learned the City of Rockville likely will not require any additional right-of-way 
to be dedicated for any property redeveloping within the City’s limits along Shady Grove Road. Thus, any 
additional right-of-way dedication along this stretch of Shady Grove Road would presumably have to 
come from the west side of Shady Grove Road, or those areas under Montgomery County jurisdiction.  
Finally, the segment of Shady Grove Road east of the I-370 off ramp has a different recommended right-
of-way of 120 feet. 
 
In an e-mail dated July 8, 2013, Montgomery County Department of Permitting Services (DPS) Right-of-
Way Permitting staff agree that no additional right-of-way dedication is necessary if the Planning Board 
grants the Subdivison Regulations Waiver. However, a 15-foot wide Public Improvement Easement (PIE) 
must be established on the site plan in relation to the site’s Shady Grove Road frontage for any 
improvements that may be deemed necessary by the Montgomery County Department of 
Transportation or DPS Right-of-Way Permitting staff. The PIE must be recorded in the Department of 
Land Records by deed prior to Certified Site Plan. More specifics of the PIE are covered below in the site 
plan section of this report but will include installation of a new shared use path on Shady Grove Road 
with lawn panel for planting of shade trees. 
 
Pleasant Road is currently a 60-foot-wide right-of-way that is a ring road that connects to Shady Grove 
Road and provides access to this small enclave of commercial properties. The Shady Grove Sector Plan 
recommends Pleasant Road be widened to a 70-foot wide right-of-way that was to connect to and 
through the King Farm Development to the east of the Subject Property. The City of Rockville has 
abandoned the segment of Pleasant Road within the City limits just east of the Subject Property, and 
instead reconfigured that area to accommodate the Mattie JT Stepanek Park. Thus, the connection as 
originally recommended in the Sector Plan will not occur and the 70-foot right-of-way contemplated for 
Pleasant Road is not necessary. The Site Plan will still require the typical improvements to the 
streetscape along Pleasant Road with a sidewalk and street trees.  
 
Zoning and Stormwater Management 
Another unusual set of circumstances facing this property are the zoning setbacks and stormwater 
management requirements.  Although the Sector Plan describes street-activating, pedestrian-oriented 
development along this section of Shady Grove Road, the zoning requires a 50-foot setback (subject to 
waivers).  Given this setback, the practical area of the site for stormwater management is between the 
building and the right-of-way.  In combination with these two factors, an additional 15-foot dedication 
would relegate all building, parking, and stormwater management further back from Shady Grove Road 
and leave significantly less developable area than the zoning allows and that the Sector Plan envisioned. 
 
Conclusion 
Staff believes that a SRW is appropriate in this case since the property is already platted, the 
recommendations of the Sector Plan regarding right-of-way dedications no longer apply, and 
improvements and any other achievable Sector Plan recommendation or Adequate Public Facilities 
review can be handled through the review of the associated site plan. Therefore, staff finds the SRW is 
the minimum required to provide relief from the requirements of Chapter 50; it is not inconsistent with 
the objectives of the Sector Plan, and is not adverse to the public interest. 
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Shady Grove Sector Plan 
The Approved and Adopted (2006) Shady Grove Sector Plan identifies the subject property and other 
properties along Pleasant Road and Shady Grove Road as within the Shady Grove Road Technology 
Corridor. Located within Area 1 of the Technology Corridor, the Sector Plan recommendations from 
page 25 (see Attachment C) are: 
 

 Extend Pleasant Street to connect with the street network of the King Farm community as 
envisioned in the 1990 Shady Grove Study Area Master Plan. 

 Preserve existing old trees to maintain vestiges of the original “shady grove.” 
 Develop the commercial area with a street-oriented, direct and safe pedestrian access, and 

increased shade trees.  
 Maintain the existing commercial and mixed-use zoning. 

 
Urban Design 
A key recommendation for commercial properties in Area 1 of the Technology Corridor is that “any 
redevelopment within the commercial area to be street-oriented, with direct and safe pedestrian 
access, and increased shade trees” (p. 25). The site plan orients the building closer to the intersection of 
Shady Grove Road and Pleasant Road, but the zoning requires extensive setback from the street. To the 
extent possible, this proposal contributes to maintaining the existing commercial character along this 
segment of Shady Grove Road. 
 
Transportation and Circulation 
There are no specific recommendations for this property; general transportation and circulation analysis 
is provided below. 
 
Streetscape 
The proposed streetscape, including sidewalks, shade trees and shrubs, along Shady Grove Road and 
Pleasant Road is consistent with the Sector Plan’s recommendation. The Sector Plan recommends “an 
extensive network of streetscaping in the Metro Neighborhoods” (p. 86). Specifically for Shady Grove 
Road, the Plan recommends that the roadway should be upgraded with “sidewalks, lighting, and 
extensive landscaping and street trees to create a green, attractive setting along its entire length” (p. 
86).  Elements of the improved streetscape will be within the right-of-way and PIE; as such, they may be 
removed or modified by DPS or DOT for public improvement projects but, as shown, comply with the 
vision of the Sector Plan. 
 
Environment 
Pervious surface parking, green area throughout the site, and new landscaping will contribute to 
achieving the Sector Plan environmental recommendations. An environmental objective of the Sector 
Plan is to promote “innovative solutions such as green roofs, green buildings, and low-impact 
development (LID) technologies as well as collective off-site retrofit and stream restoration measures 
that enhance natural systems” (p. 105). This proposal includes a few environmental features, including 
new stormwater management controls with landscaping, pervious pavement, expanded green area 
(streetscape along Shady Grove Road and Pleasant Road frontages), and tree canopy.    
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Site Plan 

Zoning 
Site Plan 820130160 has been submitted in compliance with Section 59-C-4.36 Purpose and 
development standards. The proposed development is on 31,110 square feet or 0.83 net acres of area 
zoned C-3. The following table shows the application’s conformance to the development standards of 
the C-3 Zone: 

 
Development Standards Data Table - C-3 Zone 

Development Standard Required/Allowed 
Proposed for 

Approval 

Maximum Building Height 
(feet) [Sec. 59-C-4.361]   

42  30   

Minimum Setbacks (feet) [Sec. 59-C-4.3622] 

Building Setback from 
adjoining commercial zoned 
land [Sec. 59-C-4.367(a)(1)]  

10  10  

Off-Street Parking Setback  
[Sec. 59-C-4.367(a)(1)] 

10  10 

Building Setback from R-O-W 
for Shady Grove Road (120’ R-
O-W) [Sec. 59-C-4.367(a)(4)3] 

50 40 

Minimum Green Area (% of lot 
area) [Sec. 59-C-4.363] 

10% or 3,611 SF 35% or 12,582 SF 

Maximum Building Coverage 
(% of lot) [Sec. 59-C-4.367(b)] 

35% 
or 12,638 SF 

22.4 % or 8,088 SF 

Off-Street Parking (1 space per 
each employee + 3.3 
spaces/1,000 SF GFA) [Sec. 59-
E- 3.7.] 

36 374  

 

 
Waiver Request 
The proposed building location is in conformance with two of the three C-3 Zone setback requirements. 
The building setback from Shady Grove Road, a major highway with a right-of-way of 120 feet or 
greater, requires a 50-foot building setback from the edge of the right-of-way. A waiver of 10 feet is 
requested due to unique constraints associated with the site. The Applicant proposes to locate the new 
building as close to Shady Grove Road as possible to address the key recommendations in the Shady 
Grove Sector Plan, including addressing streetscape recommendations for safe pedestrian access and 

                                                           
2
 Because an automobile-related use is proposed, the development is subject to Sec. 59-C-4.367 Special regulations 

applicable to designated automobile-related uses (a-e: building and off-street parking setbacks, building coverage, 
lighting, signs, and exemption for buildings constructed prior to August 22, 1988). 
3
 From any other street with a planned right-of-way of 120 feet or greater, buildings must be set back at least 50 

feet from the street right-of-way. The Planning Board, however, may reduce this building setback at the time of 
site plan approval upon a finding that such reduction will not adversely affect the character of the roadway and 
surrounding uses taking into consideration setbacks on nearby properties.  
4
 The eight service bays are allowed to be counted as parking spaces and are shown with dashed lines on the site 

plan. 



13 

additional landscaping on both Shady Grove and Pleasant Roads. The right-of-way of Shady Grove Road 
has expanded over the past three (plus) decades, and has in essence, moved closer to the existing 
building. The recommendations in the Sector Plan regarding the Shady Grove Road streetscape and 
urban design for commercial sites undergoing redevelopment conflict with the large setback required in 
the C-3 Zone. As a result, not all of the proposed building will be located outside of this building setback 
area, necessitating the waiver request. Only the northwest corner of the proposed building is inside the 
setback (see Figure 2 below).  
 
In Staff’s opinion, the positive attributes this proposal provides supersede any negative impact the 
partial encroachment of the proposed building’s setback may have. This proposal’s attributes include:  
 

 The proposed building will be located closer to Shady Grove Road and Pleasant Road to address 
a key recommendation in the Urban Design section of the Shady Grove Sector Plan. 

 The proposed building height is in compliance with the C-3 Zone. 
 The proposal will improve the streetscape recommendations for redevelopment sites along the 

Shady Grove Road corridor. 
 The Applicant will establish a 15-foot wide PIE along Shady Grove Road to install an upgraded 

shared use path consistent with the Countywide Functional Bikeways Master Plan.   
 The PIE will include a five-foot wide green panel with landscaping to improve the streetscape, 

consistent with the Streetscape section of the Shady Grove Sector Plan.  
 The proposal represents a continuation of the commercial character of uses along this segment 

of the road.  
 
Staff supports the waiver request because the end result implements several key Sector Plan 
recommendations for sites undergoing redevelopment along Shady Grove Road. Staff finds granting the 
setback reduction will not adversely affect the character of the roadway and the surrounding uses on 
nearby properties. Furthermore, the proposal remains consistent with the purpose and intent of the C-3 
Zone where commercial uses along a major highway such as Shady Grove Road are intended to serve 
the needs of the traveler and the highway user.  
 

 
Building Setback Encroachment Exhibit 
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Landscape Plan 
Six new shade trees and six new ornamental trees are shown on the Landscape Plan. Three evergreens 
and numerous shrubs and perennials are also proposed. Streetscaping is shown on the plan along the 
Shady Grove Road frontage in a landscape panel inside a 15-foot wide PIE. In the event a public agency 
or utility needs to install an improvement in the PIE, the landscaping will not be replaced by the agency 
making this improvement.  An existing 10-foot wide public utility easement (PUE) along the Pleasant 
Road frontage will be planted with shrubs to screen proposed parking in this area. A Green Space exhibit 
included with the Landscape Plan shows that the green area provided excess the minimum green area 
required (see the Data Table above). This exhibit also shows that the required parking lot’s internal 
landscaping requirement of 5% being met5 .  
 
This site has a Forest Conservation Exemption associated with it (see the Environmental section of this 
report, below). The Landscape Plan, however, does not correctly label and identify several specimen and 
significant trees on-site including two specimen trees on the confronting property to the south. The 
Landscape Plan must label and identify these specimen and significant trees to be saved as shown in the 
approved Tree Save Plan, including listing two trees in the Plan’s legend as “to be saved.”  
 
Lighting Plan 
The proposal includes a Lighting Plan to address Sec. 59-C-4.367(c) Lighting, of the Montgomery County 
Zoning Ordinance. This plan shows six pole-mounted light fixtures located around the site’s parking lot 
perimeter to address appropriate light distribution for patrons and employees during the evening hours. 
This plan will meet industry standards. 
 
Building Elevations 
The Applicant has included proposed building elevations showing proposed building materials and the 
overall exterior design. The entrance to the building is at the northwest corner of the building and is 
oriented toward the Shady Grove Road/Pleasant Road intersection.  Building materials include 
architectural metal panels at the entrance with the vendor’s signage, a cast stone masonry base and 
watertable, several wall sconces for additional lighting around the building, and brick veneer. The eight 
service bay doors are located on the northeast and southeast sides of the building. The office space is 
located at the entrance of the building at the northwest corner. 
  

Transportation 
  
Master-Planned Roadways and Bikeways 
In accordance with the 2006 Shady Grove Sector Plan and the 2005 Countywide Bikeways Functional 
Master Plan, the abutting master-planned designated roadways and bikeways are: 
  

1. Shady Grove Road is designated as a six-lane divided major highway, M-42, with a 
recommended 150-foot-wide right-of-way, and bike lanes, BL-30. (The segment east of I-370 off 
ramp has a different recommended right-of-way of 120 feet.) The Countywide Bikeways 
Functional Master Plan recommends a dual bikeway, DB-15, with bike lanes and shared-use 
path on the south side. 

2. Pleasant Road is designated as a two-lane primary residential street, P-58, with a recommended 
70-foot-wide right-of-way and no bikeway. Currently the right-of-way is 30 feet from the 
centerline of Pleasant Road. The Applicant proposes not to dedicate additional right-of-way for a 

                                                           
5
 Section 59-E-2.73 of the Zoning Ordinance requires: A minimum of 5 percent of the internal area of a surface 

parking facility shall be landscaped with shade trees. 
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total of 35 feet from the centerline based on the fact that the road’s current function has 
substantially changed since the Sector Plan’s adoption in 2006 as a result of the City of 
Rockville’s decision not to continue Pleasant Road southward to Piccard Drive within the King 
Farm development.   

3. Associated with the I-370 off ramp at Shady Grove Road, I-370 is designated as a six-lane divided  
freeway, F-9, with a 300-foot wide right-of-way.  

 
Shady Grove Road Frontage 
The Countywide Bikeways Functional Master Plan recommends a dual bikeway (DB-15), with bike lanes 
and shared-use path on the south side of Shady Grove Road. Along the segment of Shady Grove Road 
between Eisenhower Highway (I-270) and Frederick Road (MD 355), (including this site), the shared use 
path is located on the south side of the road, consistent with City of Rockville planning (just west of the 
site). Based on a review of aerial photos and a count of the number of curb cuts on both sides of Shady 
Grove Road (for approximately one-half mile in both directions of the subject site), it was found the 
south side has fewer existing curb cuts, thus making for a more safe ride (by design) for bicyclists and 
less frequent occurrence of conflicts with motorized vehicles at curb cuts.   
 
As discussed above, rather than dedicate an additional 15 feet, the Applicant is proposing to replace an 
existing 10-foot wide shared use path along the site’s Shady Grove frontage to install an upgraded 10-
foot wide shared use path within a 15-foot wide Public Improvement Easement (PIE) for a total of 75 
feet of public accessible right-of-way from the road’s existing centerline. DOT and DPS R-O-W Staff have 
agreed that no additional right-of-way along Shady Grove Road is necessary and will accept the PIE, the 
purpose of which is for future installation of public facilities or utilities (such as conduit boxes containing 
hardware for traffic signals) in the event the two aforementioned County agencies or public utilities 
determine such improvements are necessary. 
 
Pleasant Road Frontage 
Currently, Pleasant Road as constructed is 910 feet long with a 90 degree curve and functions as a 60-
foot wide business district street (Road Code Standard No. 2005.01). Pleasant Road serves as a vehicular 
access for the Shady Grove shopping center and six other businesses where four of the six businesses 
depend on Pleasant Road for primary vehicular access.    
 
As previously discussed, the Sector Plan vision recommended connecting Pleasant Road as a through-
street from Shady Grove Road through the King Farm to Piccard Drive within the City of Rockville. The 
Sector Plan’s vision of a through-street cannot be realized, however, as the right-of-way within Rockville 
was formally abandoned on May 21, 2012, by Ordinance No. 8-12 (Attachment D). 
 
Transportation Demand Management  
Under County Code Section 42A-25 “Traffic mitigation agreements,” a Traffic Mitigation Agreement with 
the Planning Board and the Montgomery County Department of Transportation (DOT) cannot be 
required as only a site plan under the standard method development based on the following language 
under Section 42A-25(a): 

“Any proposed subdivision or optional method development in a district must be subject to a 
traffic mitigation agreement if the Planning Board and the Director jointly decide.” 

Similarly, a Traffic Mitigation Plan is not be required for a redevelopment with less than 25 employees 
on the site at any one time.   But the site is located within the boundary of the Greater Shady Grove 
TMD and the Applicant must coordinate with the Greater Shady Grove Transportation Management 
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Organization (TMO) to assist in achieving its transit ridership goal of 12.5% for employees of the Shady 
Grove Sector Plan area. Participation in the TDO involves cooperating with their staff to gather and 
distribute information on alternative commuting options that could help with the AAA Gaithersburg 
employees’ commute. 

Public Transit Service 
Ride-On route 43 operates along Shady Grove Road between the Traville Transit Center and the Shady 
Grove Metrorail Station with 20-minute headways on weekdays and 30-minute headways on Saturdays.  
 
Through the intersection at Shady Grove Road and Frederick Road (MD 355) (approximately 950 feet to 
the east of the site), three Ride-On routes operate: 
 

1. Route 55 between the Germantown Transit Center and the Rockville Metrorail Station, 
2. Route 59 between Montgomery Village and the Rockville Metrorail Station, and  
3. Route 67 between the Traville Transit Center and the Shady Grove Metrorail Station. 

 
In addition, the Public Hearing Draft of the Countywide Transit Corridors Functional Master Plan 
recommends that the Bus Rapid Transit include Corridor No. 3, MD 355 North, along a segment of MD 
355 near the site. 

Pedestrian Circulation, Handicap Parking, and Bicycle Facilities 
The existing pedestrian/ bicycle facilities are proposed to be upgraded to a 10-foot wide shared use path 
along Shady Grove Road. 

The existing 5-foot wide sidewalk is proposed to be extended from the site’s curb cut on Pleasant Road 
to its northeastern property line with a green panel.  

A lead-in sidewalk is being provided from Pleasant Road to the proposed building entrance but is missing 
the handicap ramps needed to be ADA-compliant, which will be modified under the proposed conditions 
of approval.   

The on-site vehicular handicap parking spaces are located on the opposite side of the drive aisle from 
the northwestern front of the building because the grade and slope would be non-ADA-compliant if 
located next to the building.  

As conditioned, the proposed location of the inverted-U bike racks will be relocated next to the building 
instead of next to the Pleasant Road sidewalk. 

Local Area Transportation Review (LATR) 
The Local Area Transportation Review is applied at site plan in this instance because no preliminary plan 
is required. The table below shows the total number of 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.).  
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Proposed Land Use Square feet 
Peak-Hour Trips 

Morning Evening 

Car Care Center 4,836  11 15 

General Office Space 3,257 4 7 

Total Site-Generated Trips 15 22 

 
The Applicant submitted a traffic study because the proposed redevelopment was originally thought to 
generate 30 or more total peak-hour trips within the weekday morning and evening peak periods. The 
table below shows the calculated Critical Lane Volume (CLV) values at the analyzed intersections for the 
following traffic conditions: 
 

1. Existing: The current traffic condition.  
2. Background: The existing condition plus the trips generated from approved but un-built nearby 

developments. 
3. Total: The background condition plus the site-generated trips.  

 

Analyzed 
Intersection 

Weekday 
Peak Hour 

Traffic Condition 

Existing Background Total 

Shady Grove Road & 
Pleasant Road 

Morning 1,203 1,251 1,256 

Evening 1,134 1,177 1,197 

Pleasant Road &  
Site’s Driveway 

Morning 33 33 48 

Evening 61 61 75 

 

As shown in the table above, the CLV values at the two analyzed intersections are less than the 
congestion standard of 1,800 for these intersections located in the Shady Grove (Metro Station) Policy 
Area and, thus, the LATR test would be satisfied.  
 
Transportation Policy Area Review  
Under the County Council’s 2012-2016 Subdivision Staging Policy resolution, the Transportation Policy 
Area Review test does not require payment of the transportation impact tax because the site is located 
in a Metro station policy area. 

Environment 
 
Environmental Guidelines 
Because no environmental features are located on-site or within vicinity of it, the proposed 
development activity is in compliance with the Guidelines. 
 
Forest Conservation 
The subject property is exempt from the requirements of submitting a Forest Conservation Plan per the 
confirmed Forest Conservation Exemption, #42013195E, dated June 10, 2013 (Attachment E). Under 
Chapter 22A, Section 22A-5(s)(2), the proposed project is an activity occurring on a tract less than one-
acre that will not result in the clearing of more than a total of 20,000 square feet of existing forest, or 
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any existing specimen or champion tree, and reforestation requirements would not exceed 10,000 
square feet.  
 
Three specimen trees are associated with the site. Because this proposal includes removal of one 
specimen tree and impacts to the CRZ of two specimen trees to be saved, the site is subject to Chapter 
22A-6(b), the Tree Save Plan provision. Two of these specimen trees are on the confronting WSSC-
owned parcel to the south. Both of these specimen trees are near the property line shared with the 
subject site and the trees’ critical root zones (CRZ) will be impacted based on the proposed location of 
the limits-of-disturbance. Several significant trees are located on-site. A Tree Save Plan under 
#42013195E indicates the two specimen trees on the WSSC property will be saved. The third on-site 
specimen tree will be removed due to its declining condition. One of several significant trees on-site will 
be saved.  
 
Stormwater Management 
The Applicant’s stormwater management Concept Plan was determined by Montgomery County 
Department of Permitting Services Water Resources Staff as acceptable in a letter dated October 3, 
2012 (Attachment F). Two stormwater management facilities are shown located at the Shady Grove 
Road area of the site due to the existing grade and drainage.  
 
FINDINGS 
 
In accordance with Section 59-D-3.4. Action by the Planning Board, in reaching its decision the following 
findings must be made: 
 

1. The site plan conforms to all non-illustrative elements of a development plan, or diagrammatic 
plan, and all binding elements of a schematic development plan, certified by the Hearing 
Examiner under Section 59-D-1.64, or is consistent with an approved project plan for the optional 
method of development, if required, unless the Planning Board expressly modifies any element of 
the project plan. 

 
A development plan, diagrammatic plan, or schematic development plan with binding elements 
are not associated with the subject property.  

 
2. The site plan meets all of the requirements of the zone in which it is located, and where 

applicable conforms to an urban renewal plan approval under Chapter 56. 
 

The Site Plan meets the requirements of the Montgomery County Zoning Ordinance for the C-3 
zone as shown on the Data Table, above, subject to the recommended conditions of approval.  
Open space is provided in excess of the requirement and height and density limits are observed.  
Regarding setbacks, all are met except the front building setback, which requires a waiver.  
 
The building setback from Shady Grove Road, a major highway with a right-of-way of 120 feet or 
greater, requires a waiver of 10 feet due to constraints associated with the site discussed in the 
Staff Report. Further, the recommendations in the Sector Plan regarding the Shady Grove Road 
streetscape and urban design for commercial sites undergoing redevelopment conflict with the 
large setback required in the C-3 zone. Only the northwest corner of the proposed building is 
inside the setback resulting in partial encroachment. 
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The positive attributes this proposal provides in compliance with key Sector Plan 
recommendations supersede the potential negative impacts the partial encroachment of the 
proposed building’s setback might have. Staff finds that in granting the waiver request the 
proposal will be more consistent with the Sector Plan and remain consistent with the purpose 
and intent of the C-3 zone where commercial uses along a major highway such as Shady Grove 
Road, are intended to serve the needs of the traveler and the highway user. 

 
3. The location of buildings and structures, open spaces, landscaping, recreational facilities, and 

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

Staff finds the proposed building location, landscaping, and vehicular circulation system are 
adequate, safe, and efficient, subject to the recommended conditions of approval. The proposed 
building will be located closer to Shady Grove Road and Pleasant Road in an effort to address 
recommendations in the Shady Grove Sector Plan. An upgraded shared use path will be installed 
along Shady Grove Road. Additional landscaping in the form of street trees, shrubs in a lawn 
panel inside the PIE on Shady Grove Road and streetscaping along Pleasant Road will also 
achieve Sector Plan recommendations.  Pedestrian and vehicular connections will be improved 
and brought to current standards, including ADA-compliant handicap access with handicap 
parking spaces and sidewalk ramps for handicapped persons. A bike rack will be installed for 
cyclists. A lighting plan is proposed to be in compliance with industry standards to add to the 
site’s adequate, safe, and efficient layout for the benefit of AAA Gaithersburg’s customers and 
employees. Because this proposal is for a site zoned other than for residential uses, recreational 
facilities are not required. 

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

proposed adjacent development. 
 

The proposed building is compatible with adjacent properties because these are developed for 
the most part, with highway-oriented commercial uses.  The redevelopment represented in this 
proposal is a continuation of the commercial uses intended along this segment of Shady Grove 
Road. 

 
5. The site plan meets all applicable requirements of Chapter 22A regarding forest conservation, 

Chapter 19 regarding water resource protection, and any other applicable law. 
 

Staff finds the Site Plan is in compliance with the Environmental Guidelines, Chapter 22A of the 
Montgomery County Forest Conservation Law through Forest Conservation Exemption 
#42013195E and its Tree Save Plan. There are three specimen trees associated with the site, two 
of which will be saved to contribute to the preservation of vestiges of the original Shady Grove 
discussed in the Sector Plan.  
 
Based on a review by the Department of Permitting Services review staff, the stormwater 
management concept for the site is acceptable. The stormwater management concept proposes 
to meet required stormwater management goals via the use of two ESD facilities along Shady 
Grove Road. 
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Attachments 
A. SRW Justification Statement 
B. Justification Statement 
C. Shady Grove Sector Plan References 
D. City of Rockville Ordinance 
E. Forest Conservation Exemption Letter 
F. Stormwater Concept Plan Letter 
G. Agency Approval Letters 








































