
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 Staff recommends approval of the proposed limited Preliminary Plan amendment and limited Site Plan 

amendment with conditions. 
 This amendment was filed to modify the conditions of approval of the Preliminary Plan and Site Plan 

regarding the timing of the required off-site trail construction due to significant delays in establishing the 
trail alignment and to make slight modifications to parking and public use space. 

 Staff has not received any correspondence from noticed parties as of the date of this report. 
 

  

 

Summary 

 

MONTGOMERY COUNTY PLANNING DEPARTMENT 

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

MCPB 
Item No. 6 
Date: 7-18-13 

Parklawn North: Limited Preliminary Plan Amendment 12011030A and Limited Site Plan Amendment 82011009C 
 

 

Patrick Butler, Senior Planner, Area 2 Division, Patrick.Butler@montgomeryplanning.org, 301-495-4561 

Crystal Myers, Senior Planner, Area 2 Division, Crystal.Myers@montgomeryplanning.org, 301-495-2192 

Joshua Sloan, Planner Supervisor, Area 2 Division, Joshua.Sloan@montgomeryplanning.org, 301-495-4597 

Glenn Kreger, Chief, Area 2 Division, Glenn.Kreger@montgomeryplanning.org, 301-495-4653 

 Modification of the conditions of approval of the 
Preliminary and Site Plans regarding the timing 
of the off-site trail construction due to 
significant delays in establishing  the trail 
alignment; 

 Modification to the parking and public use 
space; 

 Located at 5601 Fishers Lane, on the north side 
of Fishers Lane approximately 1,000 feet east of 
the intersection with Twinbrook Parkway; 

 On approximately 12.96 gross acres of land in 
the TMX-2 zone, within the Twinbrook Sector 
Plan area; 

 Applicant: Parklawn North Lot, LLC 
 Submittal: June 14, 2013 
 

 

 

 

 

 

Description 

Completed: 7/8/13 

 

mailto:Patrick.Butler@montgomeryplanning.org
file:///C:/Users/holly.adams/AppData/Local/Microsoft/Windows/Temporary%20Internet%20Files/Content.Outlook/OCQ46W1O/Crystal.Myers@montgomeryplanning.org,
file:///C:/Users/holly.adams/AppData/Local/Microsoft/Windows/Temporary%20Internet%20Files/Content.Outlook/OCQ46W1O/Joshua.Sloan@montgomeryplanning.org
file:///C:/Users/holly.adams/AppData/Local/Microsoft/Windows/Temporary%20Internet%20Files/Content.Outlook/OCQ46W1O/Glenn.Kreger@montgomeryplanning.org
Crystal.Myers
Crystal's Initials

Patrick.Butler
New Stamp

joshua.sloan
Initials



2 

SITE CONTEXT AND DESCRIPTION 

 
The approximately 12.96-gross acre Subject Property (“Property”) is located at 5601 Fishers Lane, which 
is located on the north side of Fishers Lane, approximately 1,000 feet east of the intersection with 
Twinbrook Parkway.  The Property is surrounded by TMX-2-zoned commercial uses to the west and 
south, an R-200-zoned cemetery to the east, and R-30-zoned multi-family housing to the north. 
Numerous commercial and residential uses are within close proximity.   
 
The entire Sector Plan area is within the Twinbrook Metro Station Policy Area.  Rock Creek Park is less 
than ¼ mile to the northeast and the Twinbrook Metro Station is approximately ½ mile to the west.   
 

 
Vicinity Map 

 
The property is identified as lots 4, 5, 6 and Outlot A, Block I of Washington Rockville Industrial Park.  Lot 
4 is currently being improved with a government office building and lot 5 is currently being improved 
with a garage and surface parking.  The garage is near completion and is expected to be in operation in 
the near future. 
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Site Aerial View 

 
PROJECT DESCRIPTION 
 

Previous Approvals 
 
Preliminary Plan 
Preliminary Plan 120110300 was approved on August 9, 2011 for 60,132 square feet of commercial 
office uses and 520,000 square feet of general office uses on 3 lots and 1 outlot.  As part of the project’s 
requirement to satisfy its Policy Area Mobility Review mitigation requirements, the approval has a 
condition that a hiker-biker trail be constructed before any use-and-occupancy permits are issued for 
the site. 
 
Site Plan 
Site Plan 820110090 was approved on August 9, 2011 for 520,000 square feet of office development.  
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The Site Plan was amended, 82011009A, on December 13, 2012 to extend the limit of disturbance area 
in the forest conservation plan and to make minor adjustments on the site throughout the plan.  The 
Site Plan also has a condition regarding timing of the hiker-biker trail. 
 

Plans under Review 
 
Site Plan 
Site Plan 82011009B is a proposed administrative Site Plan amendment currently under Staff review.  
The amendment proposes adding security features to the site.  These features will not impact the 
character of development nor alter the approved height, floor area ratio (FAR), setbacks, or public use 
space requirements. 
 

Proposal 
The Applicant is requesting to modify condition No. 4.b of the Preliminary Plan and condition No. 10 and 
H of the Site Plan. These conditions are related to the timing of the hiker-biker trail’s construction. The 
Applicant also wants to make minor modifications to the surface parking on lot 5.  The amount of public 
use space will be slightly reduced in order to make the changes to the parking. 
 
Hiker-Biker Trail Conditions 
The Applicant has experienced major delays in receiving the necessary permits and approvals from 
various public agencies and private parties.   These delays have been mostly due to unforeseen 
challenges in finding a preferred alignment that is agreeable to the public agencies and private parties 
involved in the approval of the trail location.  The Applicant is requesting that the Preliminary and Site 
Plan be modified to allow more time to construct the trail without preventing the office building from 
going into operation as scheduled. 
 
Both the Preliminary and Site Plans require that the hiker-biker trail be constructed before the use and 
occupancy permit is issued for the office building.  On the Site Plan, this requirement is enforced 
through condition No. 10 of the Site Plan resolution and through the development program on the 
Certified Site Plan itself.  On the Preliminary Plan it is enforced through condition 4.b.   The Applicant is 
proposing to modify these conditions to require that the application for the trail be filed and bonded by 
the time the use–and-occupancy permit for the office building is released rather than actually 
constructed.  The conditions also state that the trail will need to be constructed within three years of 
the use–and-occupancy permit’s release. 
 
Strike Preliminary Plan Resolution Condition 4.b: 
Construct at least 5,500 linear feet of an 8-foot-wide (or equivalent of 4,374 linear feet of a 10-foot 
wide) hiker-biker trail/sector planned, B-2, shared use path with the final alignment approved by the 
Department of Parks prior to Certified Site Plan.  This shared use path must be under construction (i.e. 
under permit and bond) prior to issuance of any use-and-occupancy permits. 
 
Modify Preliminary Plan Resolution Condition 4.b:  
Construct approximately 5,500 linear feet of an 8-foot-wide (or equivalent of 4,374 linear feet of a 10-
foot wide) B-2, shared use path.  The length of B-2 may be reduced by the equivalent cost of the bridge 
over the stream and segments of the boardwalk. A combination is also permissible, subject to staff 
review, to mitigate the required 55 PAMR trips.  The final alignment must be approved by the 
Department of Parks prior to certified site plan. Construction of the trail must be completed within 3 
years of the issuance of the use-and-occupancy permit for the office building. 
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Strike Current Site Plan Resolution Condition 10: 
Final agreements and Staff approval for construction of the hiker/biker trail must be obtained prior to 
approval of the Certified Site Plan.  A final forest conservation plan must be approved prior to clearing 
and grading and the trail must be constructed prior to issuance of any use-and-occupancy permit for the 
proposed office building. 
 
Replace Site Plan Resolution Condition 10: 
10.  Conditions on the Hiker/Biker Trail Construction Schedule  

a. Prior to issuance of the use-and-occupancy permit for the office building (the garage use-and-
occupancy permit may be issued independent of the trail permit process):  

i. The Applicant must submit the Joint Federal/State wetlands, floodplains, and 
waterways permit application to the Maryland Department of the Environment. 

ii. The Applicant must submit the park construction permit application to the Department 
of Parks. 

iii. The Applicant must post a performance bond for construction of the trail. 
b. A final forest conservation plan must be approved prior to clearing and grading.  
c.  Construction of the trail must be completed within 3 years of the issuance of the use and 

occupancy permit for the office building. 
 

Add Site Plan Resolution Condition 11G: 
The Applicant must update the development program to reflect the hiker/biker trail construction 
requirements as enumerated in condition 10. 

 
Parking Alterations and Public Use Space Reduction 
The Applicant is proposing slight alterations to the parking configuration and a slight increase in parking 
spaces.  These modifications will accommodate the reduction in parking caused by a security barrier 
being proposed in 8201109B. If approved, Site Plan 82011009B would reduce the current surface 
parking on lot 5 from 452 spaces to 450 spaces and bring the total parking down from the originally 
approved 1,207 spaces to 1,205 spaces.  Site Plan 82011009C, however, would replace those two spaces 
and add one more for a total of 453 spaces and bring the total parking spaces up to 1,208. 
 
These modifications to the parking will reduce the on-site public use space from 50,155 square feet or 
22% of the area to 49,036 square feet or 21.5% of the area.  This still exceeds the 20% minimum public 
use space requirement in the TMX-2 zone. 
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Site Plan Amendment C Detail 

 
 
Additional Proposed Modifications 
 
Typographical Error in the Preliminary Plan Resolution 
The original staff report for 120110300 contained a typo in the narrative on building height. This was 
corrected in the staff report addendum dated July 14, 2011, but the correction didn’t carry over to 
resolution. On page 5 of the Preliminary Plan resolution the building height in the narrative is listed as 
110 feet, not the 125 feet listed correctly elsewhere on approved plans/data tables and in the Site Plan 
resolution. This correction has been incorporated into the resolution for this amendment. 
 
 

COMMUNITY OUTREACH 
 
The Applicant has complied with all submittal and noticing requirements and as of the date of this 
report Staff has not received correspondence from any community members. 
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ANALYSIS 
 

Development Standards  
 
Site Plan 82011002C is under the optional method of the TMX-2 Zone.   The only development standards 
changed by this amendment are a slight decrease in the amount of public use space provided and a 
slight increase in the amount of provided parking spaces. 
 
 

Applicable Development Standards – TMX-2 Zone 

Development Standards  Required Pending Site 

Plan 

82011002B 

Proposed Site 

Plan 

82011002C 

Minimum Public Use Space (percent of 

net lot area)  (59-C-14.243) 

20% 22% 21.5% 

Minimum Off-Street Parking Spaces 

Required 

(59-C-14.214) 

1,204*  1,205 1,208 

 
*Uses the 2.1 spaces/1,000 sq.ft. rate permitted in the TMX-2 zone for non-governmental tenants.  The waiver for 
this rate was granted by Site Plan 820110090.  The government tenant prefers this rate but the zone allows for a 
1.5 space/1,000 sq. ft. rate for government tenants. 

 

Master Plan 
 
The proposed modifications to the Preliminary Plan and Site Plan do not affect the previous findings of 
conformance with the Twinbrook Sector Plan recommendations for the site. 
 

Transportation and Circulation 
 
Policy Area Mobility Review 
Preliminary Plan No. 120110300 and Site Plan No. 820110090 satisfied the “Policy Area Review” test 
under the 2009-2011 Growth Policy and its Policy Area Mobility Review (PAMR). As a condition of its July 
2011 Planning Board approval, 215 new peak-hour trips had to be mitigated by implementing an on-site 
traffic mitigation program and constructing 5,500 linear feet of an 8-foot wide off-site trail/bike path 
and 200 linear feet of off-site sidewalk. 
 
The off-site trail/bike path would mitigate 55 (of the 215) PAMR trips that equates to a minimum of 
$621,500 (55 PAMR trips times $11,500 per PAMR trip). According to the Local Area Transportation 
Review and Policy Area Mobility Review Guidelines, every 100 linear feet of 8-foot wide bike path 
equates to one PAMR trip. 
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The off-site trail/bike path is recommended in the Twinbrook Sector Plan as the shared use path, B-2, 
connecting Wilkins Avenue Extended (Business District Street, B-16) through Rock Creek Park to Veirs 
Mill Road (MD 586). The Applicant originally proffered a wider 10-foot wide shared use path. For a two-
foot wider bike path, every 80 linear feet of 10-foot wide bike path equals to one PAMR trip. 
 
Since 2011, the alignment of the trail/bike path was changed due to environmental constraints reducing 
the linear distance from 5,500 linear feet to approximately 4,750 linear feet and the width of the shared 
use path from 10 to 8 feet. Besides the cost of constructing the at-grade shared use path itself, there 
were other unexpected costs for a bridge over a stream and segments of boardwalk to maintain an ADA-
compliant path grade. Their construction costs are significantly more per linear feet than originally 
anticipated for the at-grade shared use path with the costs as follows: 
 

1. Approximately 60 linear feet of bridge length would cost approximately $60,000 
2. Approximately 40  linear feet of boardwalk length would cost up to approximately $28,000 

 
The subtotal cost of $88,000 is equivalent to 8 PAMR trips that would reduce the 55-PAMR-trip 
mitigation for the off-site trail/shared use path to 47 remaining PAMR trips. 
 
The approximately 4,750 linear feet of at-grade shared use path is then reduced by approximately 100 
linear feet of bridge and boardwalk and equal to approximately 4,650 linear feet of at-grade path. The 
approximately 4,650 linear feet of at-grade path (at one PAMR trip per 100 linear feet) rounds up to the 
47 remaining PAMR trips. Thus the PAMR test is still satisfied for the current trail/shared use path 
design. 
 

Environment 
At the time of approval of Preliminary Plan 120110300 and Site Plan 820110090, it was determined that 
a separate Forest Conservation Plan would be required for the trail since it was offsite, and the exact 
location of the trail was yet to be determined. Therefore, the proposed modifications do not affect any 
of the previous findings. 

 

 
FINDINGS 

 
Preliminary Plan 
As discussed above, all previous findings for Preliminary Plan 120110300 as approved by the Planning 
Board remain valid. The approved validity period also remains unchanged. 
 

1. The Preliminary Plan substantially conforms to the master plan. 
Staff finds that the revision does not materially change the existing approval for uses and square 
footage. The Property is currently limited to a total of for 60,132 square feet of commercial 
office uses and 520,000 square feet of general office uses on 3 lots and 1 outlot in the TMX-2 
Zone. This amendment makes no changes to these limitations. 

 
2. Public facilities will be adequate to support and service the area of the proposed subdivision. 

The development of this site continues to be bound to the density and uses approved with the 
original approval. The finding of Adequate Public Facilities, including fire and rescue access, 
roads, water and sewer remains valid for the square footages approved. 
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3. The size, shape, width and orientation of the proposed lots are appropriate for the location of 

the subdivision and for the uses contemplated. 
The lots are of the appropriate dimensions with respect to size, shape, width and orientation to 
accommodate the uses expected to occur on this property. The proposal remains in 
conformance with all applicable sections of the Subdivision Regulations. 

 
4. The Application satisfies all the applicable requirements of the Montgomery County Forest 

Conservation Law, Chapter 22A of the Montgomery County Code. 
The original approval by the Planning Board included provisions to satisfy the requirement of 
Chapter 22A as shown on the approved preliminary forest conservation plan. The Property 
continues to be bound by the conditions of the approved forest conservation plan.  Category I 
easements, in accordance with that plan, will be shown on the record plats. 

 
5. The Application meets all applicable stormwater management requirements and will provide 

adequate control of stormwater runoff from the site. 
This finding is based on the fact that the Montgomery County Department of Permitting Services 
approved a stormwater management concept for the entire site at the time of the original 
Preliminary Plan approval.  This amendment does not change the elements of that concept.  

 
Based on the findings discussed above, Staff recommends approval of this limited Preliminary Plan 
amendment. 

 
Site Plan 
The proposed modifications to the Site Plan do not alter the overall design character of the approved 
Site Plan.  Staff recognizes that the construction of the trail will take longer than originally expected and 
agrees with the Applicant that more time should be allotted for its completion.   Staff supports the 
revised versions of the Site Plan conditions. 
 
The minor changes to parking and the reductions in public space are still within the requirements of the 
TMX-2 zone.   The modifications do not impact the efficiency, adequacy, or safety of the site with 
respect to vehicular and pedestrian circulation, open space, landscaping, or lighting. 
 

Based on these findings, Staff recommends approval of this limited Site Plan amendment. 

 

 
 
Attachments 
 
Attachment A: Parklawn North 820110090 Resolution 
Attachment B: Parklawn North 82011009A Resolution 
Attachment C: Parklawn North 120110300 Resolution 
Attachment D: Illustration of Parklawn North Trail Realignment- under consideration 
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