
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 
Summary 
 Staff recommends approval of the Site Plan and Final Forest Conservation Plan with conditions. 
 The Planning Board previously approved Preliminary Plan No. 120120080, Shady Grove Station, by 

Resolution No. 12-89 on September 11, 2012. 
 Staff has received no correspondence from notified parties. 

 
 
 
 
 
 
 
 

  

 

MONTGOMERY COUNTY PLANNING DEPARTMENT 

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

MCPB 
Item No.      

Date: 1/23/2014 

Shady Grove Station-Westside, Site Plan No. 820130220 

 
N’kosi Yearwood, Senior Planner, Area 2 Division, Nkosi.Yearwood@montgomeryplanning.org, 301-495-1332 
Khalid Afzal, Supervisor, Regulatory Team, Area 2 Division, Khalid.Afzal@montgomeryplanning.org,  
301-495-4650 
Glenn Kreger, Division Chief, Area 2 Division, Glenn.Kreger@montgomeryplanning.org, 301-495-4653 

 

 

 

Completed: 1/13/2014 

 

Description  
 Request to  construct 1,521 residential dwelling 

units, including 211 Moderately Priced Dwelling 
Units and 116 Workforce Housing units; 41,828 
square feet of retail; a public library; and public 
use space; 

 Located north of Shady Grove Metro Station, 
south of Shady Grove Road and west of Crabbs 
Branch Way;  

 TOMX-2/TDR Zone; 41.8 gross acres; 2006 Shady 
Grove Sector Plan 

 Filing Date: 4/9/13; 
 Applicant: EYA/CSP Associates (Montgomery 

County and EYA). 
 
 

 

 

mailto:Nkosi.yearwood@montgomeryplanning.org
mailto:Khalid.afzal@montgomeryplanning.org
mailto:glenn.kreger@montgomeryplanning.org
Khalid.Afzal
initials

Glenn.Kreger
Initials

Glenn.Kreger
Initials

Nkosi.Yearwood
New Stamp



2 
 

TABLE OF CONTENTS 
 
 
SECTION 1: SITE PLAN RECOMMENDATIONS AND CONDITIONS   3 
 
SECTION 2: CONTEXT AND PROPOSAL       9  
  
Site Description  
Project Description  
Community Outreach  
 
SECTION 3: SITE PLAN REVIEW       16 
 
Development Issue 
Environment 
Master Plan  
Development Standards 
Findings 
 
ATTACHMENTS 
1. Preliminary Plan Resolution 
2. Forest Conservation Plan 
3. Agency Approval Letters 

i. Library Lease Terms and Public Library letter 
ii. Department of Permitting Services SWM Approval 

iii. SHA 
4. Applicant’s Variance Request 
5. County Arborist Variance Approval 
6. Noise Study 
7. Placemaking Plan  
 
 
 
 
  



3 
 

SECTION 1: SITE PLAN RECOMMEDATIONS AND CONDITIONS  
 
Staff recommends approval of Site Plan No. 820130220, Shady Grove Station-Westside, for up 
to 1,521 residential dwelling units, 41,828 square feet of retail, and a public library on 
approximately 41.8 gross acres in the TOMX-2/TDR Zone. All site development elements as 
shown on the site, landscape, and lighting plans stamped by the M-NCPPC on September 18, 
2013, are required except as modified by the following conditions:  
 

1. Preliminary Plan Conformance 
The proposed development must comply with the conditions of the approved 
Resolution No. 12-89 for Preliminary Plan No. 120120080, unless amended and 
approved by the Planning Board. 
 

2. Density  
This Site Plan is limited to a maximum of 407 residential townhouses, 1,114 multifamily 
residential units, 41,828 square feet of general retail, and space for a public library. 
 

3. Affordable Housing  
a. The proposed development must provide 167 multifamily residential dwelling 

units and 44 townhouses as moderately priced dwelling units (MPDUs) in 
accordance with an Agreement-to-Build with the Department of Housing and 
Community Affairs (“DHCA”). 

b. The proposed development must provide 91 multifamily residential dwelling 
units and 25 townhouses as Workforce Housing units.  

c. Prior to the release of any building permits, the Applicant shall execute the 
MPDU and Workforce Housing agreements. 

d.  MPDU and Workforce Housing units will be phased with each multifamily 
building and row of residential townhouses. 

 

4. Transferable Development Rights (TDRs) 
a. Prior to record plat for each multifamily building, the Applicant must secure the 

following TDRs: 19 TDRs for Building A; 18 TDRs for Building B; 15 TDRs for Building 
C; and 12 TDRs for Building D. The Applicant must reflect serialization and liber/folio 
references for these TDRs on the applicable record plat(s).  

 
5. Transportation 

a. The Applicant must satisfy the Shady Grove Sector Plan’s traffic mitigation 
requirements by entering into a Traffic Mitigation Agreement with the Planning Board 
and Montgomery County Department of Planning (MCDOT). In the Agreement, the 
Applicant must participate in the Greater Shady Grove Traffic Management 
Organization (TMO) to assist in achieving the non-auto-driver mode share goals of the 
Sector Plan. As a new development generating 100 or more additional new peak-hour 
vehicular trips, the non-auto-driver mode share goals are a reduction of 65% of the 
employees’ vehicular trips and 50% of the residential vehicular trips. The Agreement 
must be executed prior to approval of the first building permit for the development. 
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b. The Applicant must design, construct, maintain and provide public easements for 
Roads P and I, subject to the following conditions:  

i. Public easements must be granted for the roadways and must be 
reviewed and approved by MCDOT and M-NCPPC. 

ii. The design of the roads shall correspond to Montgomery County Road 
Code standard (2005.02 modified) for a similar public road, as modified in 
the cross-sections contained in the approved Preliminary Plan or as 
shown on the Certified Site Plan. 

iii. Installation of any public utilities must be permitted within such 
easement. 

iv. The roads may not be closed for any reason unless approved by MCDOT. 
v. The public access easement must be volumetric to accommodate uses 

above or below the designated easement area. 
vi. 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. 

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

viii. 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 as modified by the cross-sections 
contained in the Preliminary Plan or as shown on the Certified Site Plan.  

ix. 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 is not obliged, to remove 
snow and/or provide repairs. 

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

streets and adjacent parallel sidewalks and must clearly delineate the boundaries of 
the easement areas. 
 

d. The Applicant must provide 27 inverted-U bike racks, or an alternative as approved 
by Staff, in the following locations:  

i. Eight distributed on the east and west sides of the community building, 
pool and open play area 

ii. Four in front of the pocket park 
iii. Two in front of the HOA community garden 
iv. Thirteen distributed in front of the main entrances of the four multi-

family residential buildings in a weather-protected area, where possible.  
 

e. The Applicant must provide bicycle storage rooms for at least 20 bicycles in the 
parking garages of the four multifamily buildings, near an elevator in a well-lit area.  
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f. The Applicant must provide a bike sharing station/dock in front of proposed 
Building B.  

 
6. Environment 

a. The Final Forest Conservation Plan, associated variance, and the Shady Grove 
Station Public Infrastructure Improvements are approved subject to the following 
conditions:   

 
i. Prior to any land disturbing activities, other than demolition of the existing 

buildings by Montgomery County or related site work, the Applicant must 
provide a Certificate of Compliance for 8.94 acres of off-site forest banking to 
satisfy planting requirements for Shady Grove Station-Westside. 

ii. Prior to the release of the first building permit for Phase I, the Applicant must 
provide a Certificate of Compliance for 1.55 acres of off-site forest banking to 
satisfy a portion of the planting requirements for the public infrastructure 
improvements. This may be combined with the 8.94 acres listed in the above 
condition for a total off-site banking requirement of 10.49 acres. 

iii. Prior to the release of the first use and occupancy permit for Phase I, the 
Applicant must provide nine Acer rubrum (red maple) trees along the Metro 
Access Road as shown on Sheet FCP-11 to fulfill the remainder of the 
planting requirement for the Public Infrastructure Improvements. 

iv. Prior to the release of the first use and occupancy permit for Phase I, the 
Applicant must provide three Quercus phellos (willow oak) trees as shown on 
Sheet FCP-12 to mitigate for the removal of Variance tree #T-51.  The three 
replacement trees must be a minimum of 3” caliper each. 

 
7. Noise   

a. Prior to submission of building permits for multifamily Buildings B and C and the 
residential townhouses that are adjacent to the CSX rail tracks, the Applicant must 
provide:  

 
i. A certification from an engineer specializing in acoustics that the building 

shells have been designed to attenuate projected exterior noise levels to 
an interior level not to exceed 45 dBA Ldn. The Applicant must commit to 
construct the units in accord with these design specifications, with any 
changes that may affect acoustical performance to be approved by the 
engineer and the Staff in advance of installation. 

 
ii. Prior to issuance of a Use and Occupancy Permit, certification from an 

engineer specializing in acoustics that the building shell has been built to 
the designed specifications to attenuate projected exterior noise.  For 
Buildings B and C, the Applicant must provide one certification per floor, 
per building along the CSX tracks.  For the townhouses along the CSX 
tracks, the Applicant must provide one certification per string of 
townhouses. 
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iii. Along the proposed noise wall, the Applicant must install a green screen 

on the wall at the following intersections: Parcel G, Parcel H, Parcel J, 
Parcel L, Parcel C and Road H. The green screen must be a minimum of 20 
feet in width and 15 feet in height. 

 
8. Placemaking Plan 

The Applicant must provide public use and open space amenities in accordance with the 
“Placemaking and Amenity Plan-Shady Grove Station” (“Placemaking Plan”) under the 
following stipulations:  
a. The Applicant must provide Staff with post-construction documentation at each 

Phase, showing compliance with the Placemaking Plan. 
b. If public art is provided, including at the traffic circle (Roads I, K and P), the Public 

Arts Trust Steering Committee must review the art proposal and the Placemaking 
Plan must be amended, as needed. 

c. The Applicant must ensure that all installed site amenities and materials must meet 

the applicable building codes. 

 
9. Recreation Facilities 

At a minimum, the Applicant must provide the following recreation facilities to satisfy 
the Planning Board’s Recreation Guidelines (1992):  

a. One tot lot;  
b. Eight picnic/sitting areas;  
c. One open play area;  
d. One pedestrian system;  
e. Five swimming pools;  
f. Five indoor community spaces;  
g. Four indoor fitness facilities; and  
h. One community garden  

 
10. Maintenance 

Maintenance of all on-site Public Use Space is the responsibility of the Applicant and 
subsequent owner(s).  This includes maintenance of paving, plantings, lighting, benches, 
fountains, and artwork on the Subject Property.  Maintenance may be taken over by a 
governmental agency by agreement with the owner and applicable agency. 
 

11. Architecture 
The final exterior architectural character, proportion, materials, and articulation must 
be substantially similar to the schematic elevations shown on the architectural drawings 
submitted on September 18, 2013, as determined by Staff. 
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12. Performance Bond and Agreement 
Prior to issuance of the first Core and Shell building permit for each relevant phase of 
development, 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. Applicant must provide a cost estimate of the materials and facilities, which, 
upon Staff approval, will establish the initial surety amount.  

b. The amount of the bond or surety shall include, as applicable, plant materials, 
on-site lighting, recreational facilities, site furniture, public art, private roads, and 
entrance piers within the relevant phase of development.   

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

d. The bond or surety shall be tied to the development program, and completion of 
plantings and installation of particular materials and facilities covered by the 
surety for each phase of development will be followed by inspection and 
reduction of the surety. 

 
13. 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 its 
phasing schedule: 

a. Prior to approval of the Certified Site Plan, demolition of existing buildings may 
commence. 

b. Prior to the release of a Use and Occupancy Certificate for each multifamily 
building and row of townhouses, street lamps and sidewalks adjacent to that 
building or row of townhouses must be installed. Street tree planting may wait 
until the next growing season.  

c. Prior to the release of a Use and Occupancy Certificate for each multifamily 
building and row of townhouses, on-site amenities adjacent to that building or 
row of townhouses must be installed, including, but not limited to, recreation 
amenities and public use space.  

d. Prior to the release of the first townhouse building permit for Phase 3 as 
indicated in the Applicant’s phasing plan, the community building, pool and open 
play area must be completed.  

e. Clearing and grading must correspond to the construction phasing to minimize 
soil erosion and must not occur prior to the approval of the Final Forest 
Conservation Plan, Sediment Control Plan, and Staff inspection and approval of 
all applicable environmental protection measures and devices. 

f. Phasing for installation of on-site landscaping and lighting. 
g. Phasing of dedications, stormwater management, sediment and erosion control, 

afforestation, and other features.  
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14. Certified Site Plan 
Prior to approval of the Certified Site Plan and subject to Staff review and approval, the 
Applicant must: 
a. Provide adequate spot elevations along Roads I, P, and K to ensure ADA accessibility. 
b. Provide six additional benches along Road I. 

c. Provide vines, such as Trumpet Creeper, Purple Passionflower or similar type vines 
for the green screens on the garages and noise wall. 

d. Include the off-site location for recreation calculations.  
e. Specify the type of materials for the following roadway intersections: Roads K and B; 

Roads H and K; and Roads I, P and K. 
f. Include the proposed dog park on the landscape plan and site plan. 
g. Include the Final Forest Conservation Plan approval, stormwater management 

concept approval, development program, inspection schedule, and Site Plan 
Resolution on the cover sheet. 

h. Add a note to the Site Plan stating that “M-NCPPC staff must inspect all tree-save 
areas and protection devices prior to clearing and grading.” 

i. Make corrections and clarifications to recreation guidelines, labeling, data tables, 
and schedules. 

j. Ensure consistency of all details and layout between site plan and landscape plan. 
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SECTION 2: CONTEXT AND PROPOSAL  

SITE DESCRIPTION  
 
Site Vicinity  
Shady Grove Station is the approved Preliminary Plan name for the redevelopment of the 
Montgomery County Service Park (CSP), which is located south of Shady Grove Road, north of 
Redland Road, east of the CSX rail tracks, and west of the Shady Grove Metro Access Road. 
Crabbs Branch Way runs north-south through the CSP dividing the area into two segments. All 
of the CSP is in the Transit Oriented Mixed Use/Transferable Development Rights (TOMX-2/TDR 
Zone). 
 
Shady Grove Station-Westside constitutes the western portion of the Shady Grove Station 
development, which is west of Crabbs Branch Way as shown in the map below. Immediately 
northeast of the intersection of Shady Grove Road and Crabbs Branch Way is the Grove 
Shopping Center in the Residential-Mixed Use Development, Specialty Center, Commercial 
Base/Transferable Development Rights (RMX-2C/TDR) zone, while the new David F. Bone 
Equipment Maintenance and Transit Operations Center (EMTOC) is located at the northwest 
intersection of Shady Grove Road and Crabbs Branch Way in the Industrial Park (I-3) zone. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Shady Grove Station-Westside Site Vicinity  

 

N 

The 

Grove 

Shopping Center 



10 
 

The Shady Grove Sector Plan refers to the western segment of the CSP as Metro North-CSP and 
the eastern segment as Jeremiah Park. The Parks Department Maintenance and Training Center 
and the Montgomery County Public Schools Bus Depot are located in the eastern segment. 
 

Site Analysis  

The Property is generally flat. The southern area close to the Metro Station is generally lower, 
while the northern portion close to Shady Grove Road is slightly higher. Salt domes, surface 
parking areas for trucks and Ride-On buses, and low-rise office buildings are located on the 
west of Crabbs Branch Way. Stormwater runoff drains primarily from west to east across the 
site, and is currently collected and conveyed to a regional stormwater pond in the northwest 
quadrant of the intersection of Redland Road and Crabbs Branch Way.  The Property lies within 
the Rock Creek Watershed. There are no known historical or cultural significant resources on 
the site, and the site is served with public water and sewer. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

Overview of the Montgomery County Service Park, looking southwest 
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PROJECT DESCRIPTION  

Previous Approvals 
The Planning Board approved Preliminary Plan No. 120120080, Shady Grove Station, via 
Resolution No. 12-89 for all of the Montgomery County Service Park (CSP) redevelopment on 
September 11, 2012. The Preliminary Plan limited the CSP redevelopment to: 1,458 multifamily 
residential units; 752 residential townhouses; 41,828 square feet of retail; 131,422 square feet 
of office; a library; an elementary school site; and a four-acre local park.  
 
Smart Growth Initiative  
The County Executive, in September 2008, established the Smart Growth Initiative to redevelop 
the County Service Park (CSP), as envisioned in the Shady Grove Sector Plan (2006), and to 
provide a new site for the Public Safety Training Academy (PSTA). The County has purchased 
several properties to relocate existing CSP uses, including two properties at the northwestern 
intersection of Crabbs Branch Way and Shady Grove Road. The new David F. Bone Equipment 
Maintenance and Transit Operations Center (EMTOC) is now located on these two properties. 
On December 20, 2010, EYA and Montgomery County entered into a Master Planning and Real 
Estate Purchase Agreement. This agreement gave EYA the exclusive right to purchase and 
redevelop the western side of Crabbs Branch Way and to serve as the master planner for all of 
the CSP. Shady Grove Station-Westside represents the continued implementation of the Smart 
Growth Initiative.  
 
Proposal  
EYA of Bethesda, MD (EYA) will redevelop Shady Grove Station-Westside with 1,521 residential 
dwelling units, including 211 moderately priced dwelling units (MPDUs) and 116 Workforce 
Housing (WF) units; 41,828 square feet of retail; and a public library. An office building, 
approved in the Preliminary Plan at Shady Grove Road and Crabbs Branch Way is not included 
in this Site Plan application.  
 
Four multifamily residential buildings (A, B, C, and D in the figure below) with 1,114 residential 
units are located in the southern portion of the site that is adjacent to the Metro Station. North 
of the multifamily buildings are 407 residential townhouses. A central park, a community 
building, a swimming pool and other smaller public use spaces define the townhouse section of 
the development.  A network of new private streets between Crabbs Branch Way and CSX rail 
tracks will provide access to the residential townhouses and multifamily buildings. 
 
EYA will provide all internal private streets and amenities for the proposed development. 
Montgomery County will provide external improvements, including the reconstruction of 
Crabbs Branch Way into an urban boulevard; utility upgrades; pedestrian upgrades at the Shady 
Grove Metro Station; and a trail system around the regional stormwater management pond at 
Crabbs Branch Way and Redland Road. These improvements are associated with Mandatory 
Referral No. 2014019, which is reviewed concurrently with this application. 
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Overall Site Plan for Shady Grove Station-Westside  
 
 

Multifamily Buildings  
 

Four mid-rise multifamily residential buildings are located 
immediately north of the Metro Station. These buildings, 
which vary in height from 48 feet to 70 feet, are located 
along Roads K, P and I. Ground floor retail is proposed for 
Buildings A and D, while Building B has the proposed library. 
No retail is associated with Building C.  Architecturally, all 
multifamily buildings are designed with traditional 
balconies, awnings, and Juliet balconies. Brick is the primary 
façade material for the four buildings. Both Buildings A and 
D have residential patios that front onto Crabbs Branch 
Way. There are also patios on Building D that front onto 
Street H. Structured parking, interior court-yards, and 
swimming pools are provided with each multi-family 
building. 
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Multifamily residential buildings at the intersection of Roads I, P and K 
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Townhouses 
 
Contemporary style townhouses are proposed with brick facades, and flat roofs that 
accommodate terraces on upper levels. Most of the townhouses have rear loaded garages, 
while the townhouses adjacent to the CSX tracks have detached garages. 
 

 
 

Townhouse section of Shady Grove Station-Westside 
 

 
Proposed Townhouse Elevations   
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Phasing Plan 
 
Shady Grove Station-Westside will be implemented in four phases as follows:  
 
Phase 1 

 Multi-family (Building A): 334 dwelling units and ±20,000 sq.ft of retail  
 Townhouses (Section B): 124 townhouses 

 
Phase 2 

 Multi-family (Building D): 308 dwelling units and ±20,000 sq.ft of retail 
 Townhouses (Section C): 138 townhouses 

 
Phase 3 

 Multi-family (Building C): 263 dwelling units 
 Townhouses (Section D): 145 townhouses 

 
Phase 4 

 Multi-family (Building B): 209 dwelling units and a public library 
 
Each phase will provide both moderately priced dwelling units (MDPUs) and Workforce Housing 
(WF) units as indicated in the table below:  
 
 

 Multi-Family Residential Townhouses 

 Phase 1 

(Building 

A) 

Phase 2 

(Building 

D) 

Phase 3 

(Building 

C) 

Phase 4 

(Building 

B) 

Phase 1 

Section 

B 

Phase 2 

Section 

C 

Phase 3 

Section 

D 

Market Rate 

Units 

257 236 203 160 105 117 116 

MPDUs 49 47 39 32 13 14 17 

Workforce 

Housing Units 

28 25 21 17 6 7 12 

Total Units 334 308 263 209 124 138 145 

 

 

COMMUNITY OUTREACH  
 
The Applicant has complied with all the required submission and noticing requirements for the 
Site Plan. On February 13, 2013, the Applicant held its pre-submission meeting at the Parks 
Department Training Center on Crabbs Branch Way. The Applicant has also met twice with 
Shady Grove Civic Alliance to discuss this Site Plan. As of the date of this report, staff has 
received no emails, phone calls, or written responses on the submitted Site Plan.  
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SECTION 3: SITE PLAN REVIEW  
 
DEVELOPMENT ISSUES 
 
Noise 
 
Noise is an issue of concern for this development, which is surrounded by significant noise 
sources including Crabbs Branch Way, Shady Grove Road, the CSX railroad tracks, and the 
Metro Access Road.  According to a report by the Applicant’s noise consultant, Phoenix Noise 
and Vibration (October 10, 2013), residences and outdoor areas abutting these noise sources 
will be subjected to exterior noise levels exceeding the 65 dBA Ldn noise standard for urban 
areas in Montgomery County. The Applicant is proposing a 25-foot high noise barrier along the 
CSX rail tracks; however, additional building measures must be incorporated to achieve the 
County noise standard of 45 dBA Ldn for building interior. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Proposed Multifamily Residential Buildings A and B with noise impacts. 
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ENVIRONMENT  
 
Preliminary Forest Conservation Plan 
 
Preliminary Forest Conservation Plan #120120080, approved on February 1, 2013, covered all 
97.61 acres of the Shady Grove Station development, permitted the clearing of a total of 5.31 
acres of forest, and required 19.94 acres of afforestation and reforestation.  A variance request 
approved with the Preliminary Forest Conservation Plan allowed the removal of 18 specimen 
trees and permitted impacts to the Critical Root Zone (CRZ) of an additional four trees.   
 
Final Forest Conservation Plan for Shady Grove Station-Westside  
 
Minor changes to the development in this Site Plan have reduced the total afforestation and 
reforestation requirement for the entire site to 19.37 acres.  Of this total, 8.94 acres of 
afforestation and reforestation are required to be completed for Shady Grove Station-Westside, 
which the applicant is proposing to meet through 8.94 acres of forest planting (or 17.88 acres of 
forest preservation) in an approved off-site forest bank.  This leaves an obligation of 10.43 acres 
remaining for implementation in later phases of the development of Shady Grove Station.   
 
The proposed Final Forest Conservation Plan also incorporates several public infrastructure 
improvements required to serve the development of Shady Grove Station, including 
improvements to Crabbs Branch Way, a sewer line extension, and construction of a paved trail 
around a portion of the Crabbs Branch Regional Stormwater Pond. These Public Infrastructure 
Improvements are included in Mandatory Referral No. 2014019 and reviewed concurrently as a 
separate action, have a net tract area of 4.2 acres not counted in this Site Plan.  Impacts from 
these improvements will remove an additional 1.19 acres of forest and result in a mitigation 
requirement of 1.77 acres of forest planting.  The Montgomery County Department of General 
Services will satisfy the planting requirement with 0.22 acres of landscape credit, to be 
achieved through the planting of nine Acer rubrum (red maple) trees along the Metro garage 
entrance road, and with 1.55 acres of forest planting (or 3.10 acres of forest preservation) in an 
approved off-site forest bank. Therefore, approval of this Final Forest Conservation Plan also 
fulfills the Chapter 22A Forest Conservation Law requirements for Mandatory Referral 
MR2014019. 
 
Certificates of Compliance demonstrating compliance with Forest Conservation requirements 
must be submitted to the Planning Department prior to the release of building permits for the 
first building(s) constructed in Shady Grove Station-Westside.  The Applicants may submit 
separate Certificates of Compliance for the Site Plan and Mandatory Referral portions of the 
development, or the requirements can be met through one Certificate of Compliance totaling 
10.49 acres of forest planting (or 20.98 acres of forest preservation) in an approved forest 
conservation bank. 
 
No on-site Category I Forest Conservation easements are proposed as part of the Final Forest 
Conservation Plan. 
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Variance 
 
The Planning Board approved the original tree variance request submitted with the Preliminary 
Forest Conservation Plan, which allowed the removal of 18 specimen-size trees in the overall 
Shady Grove Station development.  Ten of the specimen-size trees will be removed for Shady 
Grove Station-Westside. The Shady Grove Public Infrastructure Improvements project by 
Montgomery County will need to remove one additional specimen tree, number T-51, and 
impact five additional trees which were not approved in the original variance.  The following 
discussion applies to the new variance request for removal of this tree and impacts to five 
additional trees not covered by the original variance approval. 
 
Forest Conservation Variance - Section 22A-12(b) (3) of Montgomery County Forest 
Conservation Law provides criteria that identify certain individual trees as high priority for 
retention and protection.   Any impact to these trees, including removal of the subject tree or 
disturbance within the tree’s critical root zone (CRZ) requires a variance.  An applicant for a 
variance must provide certain written information in support of the required findings in 
accordance with Section 22A-21 of the County Forest Conservation Law.  The law requires no 
impact to trees that measure 30 inches or greater Diameter at Breast Height (DBH); are part of 
a historic site or designated with a historic structure; are designated as a national, State, or 
County champion tree; are at least 75 percent of the diameter of the current State champion 
tree of that species; or trees, shrubs, or plants that are designated as Federal or State rare, 
threatened, or endangered species. The applicant has submitted a variance request for the 
impacts/removal to trees with the proposed layout (Attachment 4).  The Shady Grove Public 
Infrastructure Improvements project will remove one tree that is 30 inches and greater, DBH, 
and impact, but not remove, five others that are considered high priority for retention under 
Section 22A-12(b) (3) of the County Forest Conservation Law. 
 

Table 1: Trees to be removed or potentially removed 

Tree Number Species DBH Status 

T-51 Quercus phellos 34” Remove 
 

Table 2: Trees to be affected but retained 

Tree Number Species D.B.H CRZ Impact Status 

T-71 Quercus phellos 30” 0.33% Save 

T-72 Quercus phellos 32” 3.69% Save 

T-73 Quercus phellos 37” 8.35% Save 

T-75 Quercus phellos 31” 3.46% Save 

T-76 Quercus phellos 34.5” 6.73% Save 
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Unwarranted Hardship Basis 
 
The proposed development is in accordance with both the intent and recommendations of the 
Shady Grove Sector Plan and the TOMX-2/TDR Zone, both of which are intended to create 
higher density uses in the vicinity of the Shady Grove Metro Station.  The proposed 
development is adjacent to the Metro Station and it within the Metro neighborhood, which is 
part of the urban village recommendation in the Sector Plan. The combination of an urban scale 
of development, medium-to-high density residential development, and associated amenities 
has constrained the site; therefore, the entire site will be intensely developed to achieve the 
Sector Plan’s vision for this area. 
 
Variance tree number T-51 now lies near the center of the limit of disturbance for the sewer 
line extension required to serve the proposed development.  Saving this tree would require a 
realignment of the sewer line further into the road accessing the Metro garage on WMATA 
property, causing disruption of the access to the Metro garage. 
 
Trees number T-71, T-72, T-73, T-75 and T-76 lie along the southwestern edge of the Metro 
garage access road and will be minimally impacted by construction and are therefore proposed 
to be saved. Not allowing the removal of Variance tree No. T-51, and the impacts to Variance 
trees No. T-71, T-72, T-73, T-75 and T-76 would require major changes to the proposed 
development whose current layout is consistent with the Sector Plan.  Staff concurs that the 
Applicant has a sufficient unwarranted hardship to warrant a variance request. 
 
Section 22A-21 of the County Forest Conservation Law sets forth the findings that must be 
made by the Planning Board or Planning Director, as appropriate, in order for a variance to be 
granted.     
 
Variance Findings - Staff has made the following determination based on the required findings 
that granting of the requested variance:   
 
1.  Will not confer on the applicant a special privilege that would be denied to other applicants. 

The proposed design has attempted to balance all of the competing factors that 
constrain the site.  One variance tree will be removed; however, impacts to the other 
variance trees are limited and they will be preserved.  Given the intensity of the 
development, impacts to variance trees are unavoidable. Staff believes that reasonable 
steps have been taken to minimize impact to variance trees, and granting the variance 
will not confer a special privilege to the applicant. 

 
2.  Is not based on conditions or circumstances which are the result of the actions by the 

applicant.   
The requested variance is based on the constraints of the site as well as the density of the 
proposed development, and the public facilities and amenities as recommended in the 
Sector Plan, rather than the conditions or circumstances generated by the Applicant’s 
actions. 
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3.  Is not based on a condition relating to land or building use, either permitted or non-
conforming, on a neighboring property. 

The requested variance is a result of the requirements of the development on the 
subject property and not a result of land or building use on a neighboring property. 

 
4.  Will not violate State water quality standards or cause measurable degradation in water 

quality. 
The Department of Permitting Services (DPS) has approved a final stormwater 
management (SWM) plan (January 8, 2014) for the proposed development (Attachment 
3 (ii).  Currently, runoff is treated by the Crabbs Branch Regional stormwater 
management pond downstream of the site.  The SWM concept plan incorporates a 
combination of on-site structural water quality treatment facilities and Environmental 
Site Design practices, including micro-scale treatment facilities and permeable 
pavement.  Runoff in excess of the ESD treatment volume will continue to be treated by 
the Crabbs Branch Regional pond.  The addition of on-site ESD practices should improve 
the water quality of runoff generated by this site. Therefore, staff concurs that the 
project will not violate State water quality standards or cause measurable degradation 
in water quality. 

 
Mitigation for Trees Subject to the Variance Provisions – One tree is proposed for removal as a 
result of the proposed development. Existing policy dictates that replacement should occur at a 
ratio of approximately 1” DBH for every 4” DBH removed, using trees that are a minimum of 3” 
DBH.  This means that for the 34 caliper inches removed, the required mitigation will be 9” of 
replacement DBH resulting in three native canopy trees with a minimum size of 3” DBH.  While 
these trees will not be as large as the trees lost, they will provide some immediate canopy and 
will help augment the canopy coverage.  Sheet FCP-12 of the Final Forest Conservation Plan 
shows the approximate planting locations of the three Quercus phellos trees to mitigate the 
loss of tree #T-51. 
 
No mitigation is recommended for trees impacted but retained.      
 
County Arborist’s Recommendation on the Variance - In accordance with Montgomery County 
Code Section 22A-21(c), the Planning Department is required to refer a copy of the variance 
request to the County Arborist in the Montgomery County Department of Environmental 
Protection for a recommendation prior to acting on the request. The County Arborist has 
recommended approving the variance request (Attachment 4). 
 
Variance Recommendation - Staff recommends that the variance be granted. 
 

Noise 
 
The Applicant’s consultant has proposed several measures, including using garages as noise 
barriers and a 25-foot high noise barrier to further mitigate the ground level noise that will 
impact residences along the CSX rail tracks.  Additionally, outdoor activity areas have been 
placed in the site’s interior farther from road noise sources. 



21 
 

Even with these site design features and noise barriers, some building facades, especially at 
upper levels, will be exposed to noise levels above 65 dBA Ldn.  Mitigating these noise impacts 
will require building construction techniques and materials capable of reducing interior noise 
levels to 45 dBA Ldn or less.  Buildings exposed to higher noise levels will require the use of 
building components with higher Sound Transmission Class (STC) ratings to reduce interior 
noise to acceptable levels.  The STC needed ratings cannot be precisely determined until a 
building shell analysis is completed.  This will happen prior to the submission of building permit 
applications (Attachment 6 is the Applicant’s Noise Analysis). 
 
Noise impacts will be greatest at the southwest corner of Building B, where noise levels slightly 
above 75 dBA Ldn may occur.  This building is at the corner of the property adjacent to the CSX 
tracks and the Metro parking garage.  Staff requested that a noise wall be investigated in this 
area to reduce noise levels.  The noise study, conducted by Phoenix Noise and Vibration, 
concluded that construction of a noise wall is problematic in this location for several reasons:  
First, to be effective, a 25-foot high wall would have to extend 300 feet south from the parking 
garage for Building B, a considerable distance onto the adjacent WMATA property. Second, the 
wall might conflict with the emergency vehicle access lane and turnaround on the south side of 
the development. Third, the wall would be expensive to construct. Fourth, it would only 
provide noise mitigation for the southwest corner of Building B. And fifth, some architectural 
modifications to the building would still be required to bring interior noise levels to at or below 
45 dBA Ldn. Therefore, Staff does not recommend installing this wall. 
 

 
MASTER PLAN  
 
Sector Plan Recommendations  
 
Shady Grove Station-Westside is within the Metro North-CSP neighborhood of the Approved 
and Adopted (2006) Shady Grove Sector Plan area. Key Sector Plan recommendations for this 
neighborhood (Pages 44-45) are the following:  
 

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

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

 Provide a minimum of 10 percent workforce housing and 20 percent TDRs staying within 
density limits for the entire County Service Park that allows up to 2, 240 units. 

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

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

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

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

 
The proposed Site Plan achieves many of the Sector Plan recommendations for the Metro 
North-CSP neighborhood. It provides a mix of residential townhouses and multifamily 
residential units, including MPDUs and Workforce Housing units; structured parking is adjacent 
to the CSX rail tracks; a series of open spaces are proposed in the development; and TDRs will 
be purchased. The proposal also provides detached parking garages adjacent to the proposed 
noise wall and the CSX rail tracks, while residential townhouses are further away. The library, 
however, is proposed in a different location than was recommended in the Sector Plan, but it is 
closer to the higher-density portion of the development.  
 
Transportation  
 
Street Network 
Shady Grove Station-Westside will implement the Sector Plan’s recommended street network 
for “a new grid system of local streets forming short walkable blocks within the Metro station” 
(p.83). All internal private streets will have on-street parking, either on one side or on both 
sides of a street, and environmental site design techniques, including biofilters and permeable 
pavement will be utilized.  
 
The Applicant will implement all internal private streets and Montgomery County will 
implement off-site roadway improvements, including Crabbs Branch Way reconstruction. Roads 
I and P in the multifamily area are subject to several conditions, including public easements and 
maintenance and liability agreements per Condition No. 7 of the Preliminary Plan No. 
120120080. All of the other internal streets are private streets with public access easements. 
 
Bikeway Network 
A bike lane is included on both sides of Road I in the multifamily area between Buildings A and 
D. This bike lane will connect with the proposed shared use path on Crabbs Branch Way. The 
shared use path and the bike lane will implement the Sector Plan’s recommendations. 
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Pedestrian Network  
An extensive network of sidewalks are provided throughout the development, including 12-foot 
sidewalks within the multifamily residential area; eight-foot sidewalks along Roads K, O, and P; 
and smaller four-foot sidewalks in portions of the townhouse area. The pedestrian environment 
is further enhanced with on-street parking, street trees, and street lights. These measures are 
consistent with the Sector Plan recommendations, which include placing “sidewalks back 
sufficiently from curbs and travel lanes to separate pedestrians from moving traffic” (p.73).  
 
Environment  
 
The proposed Shady Grove Station Westside will implement several of the Sector Plan’s 
recommendations, including locating parking structures and noise walls adjacent to the CSX rail 
tracks and incorporating environmental site design techniques. Some of the Sector Plan’s 
recommendations that are applicable to this development are to:  

 
 Increase landscaping wherever feasible, and encourage the use of low-impact 

development techniques, green roofs, parking lot planting, and other initiatives to 
address stormwater quality without occupying land needed for development (p. 108). 

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

New open spaces, tree-lined streets, bio-retention and permeable pavement are proposed for 
this development. The Applicant has also submitted a preliminary Leadership in Energy and 
Environmental Design (LEED) for Homes checklist for the multifamily residential buildings and 
residential townhouses indicating that both projects would achieve LEED certified level. The 
residential townhouses could achieve LEED Silver in the future with additional design measures. 
 
Excessive noise from Shady Grove Road, the CSX rail tracks, and other sources are identified in 
the Sector Plan as quality of life issues. The Sector Plan recommends “noise compatible site 
design along Shady Grove Road, MD 355, Metro and CSX rail” and “wherever possible, locating 
structured parking adjacent to CSX tracks to mitigate noise” (p.109). 
 
A noise wall is proposed along the CSX rail tracks, along with two structure parking garages for 
Building “B” and “C”, to mitigate noise from the rail tracks. However, the Applicant’s noise 
consultant, Phoenix Noise and Vibration, has produced two noise reports that indicate 
multifamily Buildings “B” and “C”, 25 feet above grade, would have noise levels that are above 
65dBA Ldn. Additional design modifications will be required to maintain noise levels at 45 dBA 
Ldn. 
 
Public Use Space 
 
An urban park, a community garden, and a network of sidewalks and small open spaces will 
comprise the public use space in this phase of Shady Grove Station development.  
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Approximately 15.64 percent of the net lot area, or 6.53 acres, of the Property will be allocated 
as public use space. Although the proposed amount (15.64%) is less than required 20% public 
use space for the property, the remaining public use space, including the four-acre Jeremiah 
Park, will be provided on the east side of Crabbs Branch Way.    
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

Overall Public Use Space for Shady Grove Station1 

                                                           
1
 The purple area at the bottom depicts the proposed public use space on the Property; the green area 

depicts the public use space on the east side (for a combined total of minimum 20%.    

 

Crabbs Branch Way  
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Streetscape 
 
The proposed Shady Grove Station-Westside will also implement the Sector Plan streetscape 
recommendations, such as “closely spaced street trees” and “special sidewalk and crosswalk 
paving” (p.89). Proposed street trees are spaced 30 feet on center along most internal streets, 
and several intersections will have special paving pattern. Further, the streetscape will 
contribute to the Sector Plan’s goal of “regreening of Shady Grove” (p.89).   
 
Public Art  
 
No public art is included in the proposed development. However, the traffic circle within the 
multifamily area provides an opportunity to install public art. The Sector Plan considers public 
art as an amenity that would “visually delight, enrich, and support the area’s long-term 
viability” (p.36). If the Applicant installs public art in the traffic circle or any other segment of 
the development, the Public Arts Steering Committee must review the proposal. 
 
Placemaking Plan 
 
The Applicant has prepared a “Placemaking and Amenity Plan - Shady Grove Station” that 
illustrates site amenities, such as wayfinding, recreation facilities and public use spaces. The 
Placemaking Plan provides a set of measures that are linked to the proposed public use space 
plan and streetscape (Attachment 7-Placemaking Plan).  
 
Building Heights 
 
The heights of the proposed multifamily residential buildings and townhouses are consistent 
with the Sector Plan recommendations. The Sector Plan recommends “limiting building heights 
to eight stories closest to the Metro and stepping down to four stories along Crabbs Branch 
Way for a compatible transition” (p.45). Residential townhouses will not exceed 50 feet in 
height. 
 
Along Road I, multifamily Buildings A and D have five levels with ground floor retail while the 
remaining segments of both buildings are four levels.  Multifamily buildings will not exceed 70 
feet height. Along Crabbs Branch Way, building heights should not exceed four levels in order 
to be consistent with the Sector Plan recommendations.    
 

Library  
 
A public library is proposed in the multifamily residential Building B. This is consistent with the 
approved Preliminary Plan and the intent of the Sector Plan. Montgomery County Department 
of General Services has developed a lease agreement with EYA that provides Montgomery 
County Public Libraries (MCPL) several options to locate a library in Building B (Attachment 3 (i). 
Staff supports the library at this location since it implements the Sector Plan recommendations 
as it will provide a public facility for the Shady Grove area.   
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Affordable Housing  
 
A goal of the Sector Plan is to “increase housing choice and affordability options” and the Plan 
recommends “a range of housing types” including townhouses and apartments (p.62). Shady 
Grove Station-Westside will provide 327 residential dwelling units of the planned residential 
development as Moderately Priced Dwelling Units (MPDUs) and Workforce Housing units:  
25 townhouses and 91 multifamily units as Workforce Housing units, and 44 residential 
townhouses and 167 multi-family units as MPDUs. These numbers are consistent with the 
approved Preliminary Plan; achieve the  Sector Plan recommendation, including a range of 
housing types; represent approximately 68 percent of the total required affordable dwelling 
units for the overall Shady Grove Station development. 
 
Transferable Development Rights (TDRs)    
 
The purchase of Transferable Development Rights (TDRs) is required for this Site Plan since the 
property is in Transit-Oriented Mixed Use/Transferable Development Rights (TOMX-2/TDR) 
Zone. The approved Preliminary Plan requires 63 TDRs for the Property. The proposed TDRs are 
associated with multifamily residential development per Section 59-C-13.2431 of the Zoning 
Ordinance. Multifamily residential Building A will provide 19 TDRs; Building B will provide 18 
TDRs; Building C will provide 15 TDRs; and Building D will provide 12 TDRs.  
 
Sector Plan Staging 
 
The Sector Plan recommends a staging plan that is centered on the potential redevelopment of 
the County Service Park. It allows 2,540 residential dwelling units and 1,570 jobs to 
accommodate the CSP redevelopment. Shady Grove Station Preliminary Plan No. 120120080 
absorbed 2, 210 residential dwelling units and 630 jobs and Shady Grove Metro Parcel-146 (Site 
Plan No. 820090070) has absorbed 156 dwelling units. 
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DEVELOPMENT STANDARDS 
 
The proposed development is in the Transit-Oriented Mixed Use/Transferable Development 
Rights (TOMX-2/TDR) Zone. The following tables show the application’s conformance to the 
development standards of the zone.  
 

Development Standards TOMX/TDR-2 Optional 
Method  

Proposed 

Minimum Net Lot Area  
(59-C-13.231) 

18,000 sq.ft 41.76 acres 

Maximum Building Coverage-
percent of net lot area (59-C-
13.232) 

NA 48% (858,184 sq.ft) 

Minimum Public Use Space-
percent of net lot area (59-C-
13.233) 

20% 15.64 %2 (6.53 acres) 

Maximum Density of 
Development 

2 FAR 1.42 FAR 

Maximum Building Heights 
(59-C-13.235) 

NA 70 feet3 

Minimum Setbacks (59-C-
13.236) 

  

From an adjacent commercial 
or industrial zone 

0 130 feet4; 75 feet5 

From an adjacent single-
family residential zone 

0 NA 

From a public right-of-way  0 4 feet6 

 
 
 
 
 
 
 
 
                                                           
2 At least 20% of the net lot area of the entire Shady Grove Station site, as delineated in Preliminary Plan 
No. 120120080, approved by the Planning Board by Resolution MCPB No. 12-89, shall be devoted to 
public use space, including the proposed public park and other areas on the east side of Crabbs Branch 
Way in the future.  
3
 Residential townhouses will not exceed 50 feet. 

4 For Multifamily Residential Buildings B and C. 
5 For residential townhouses that are adjacent to the noise wall.  
6 From Crabbs Branch Way. 
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Building Heights  

Development Standards TOMX/TDR-2 Optional 
Method  

Proposed 

Maximum Building Heights 
(59-C-13.235)  

  

Townhouses NA 50 feet 

Multifamily Buildings  NA 70 feet7 

 

Parking  

Residential  Parking  
 

Parking Requirement Provided Parking Spaces 

Townhouses: 407 units  2 spaces per unit 732 parking spaces8 

   

Multifamily Residential: (1,114 
dwelling units) 

  

Studios: 21 units 1 space per unit 21 parking spaces 

Studios-MPDU: 4 units  0.5 space per unit 2 parking spaces 

Studio WFH: 2 units 1 space per unit 2 parking spaces 

1 Bedroom: 488 units 1.25 space per unit 610 parking spaces 

1 Bedroom MPDU: 95 units 0.625 space per unit 59.38 parking spaces 

1 Bedroom WFH: 52 units 1.25 space per unit 65 parking spaces 

2 Bedroom: 347 units 1.5 space per unit 520.50 parking spaces 

2 Bedroom MPDU: 68 units 0.75 space per unit 51 parking spaces 

2 Bedroom WFH: 37 units 1.5 space per unit 55.50 parking spaces 

Multi-family parking spaces 
without reduction 

 1386.38 parking spaces 

15% parking space reduction9  207 parking spaces 

Total Multifamily Parking   1,179 parking spaces 
 

 

 

 

                                                           
7
 Multifamily buildings should be four levels along Crabbs Branch Way to be consistent with the Sector 

Plan.  
8
 Section 59-E-3.33 (a) allows for 10% reduction for townhouses located in a transit station area. 

9 Section 59-E-3.33 (a) allows for 15% reduction in residential parking if it is within 1,600 feet of a Metro 
rail entrance.  
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Non-Residential Parking Parking Requirement Provided Parking Spaces 

Community Pool 1 space per 7 persons 15 parking spaces 

Community Center 2.5 spaces per 1,000 gross 
square feet 

20.75 parking spaces 

Retail 3.5 spaces per 1,000 gross 
square feet 

146.40 parking spaces 

Library/retail 3.5 spaces per 1,000 gross 
square feet 

24.13 parking spaces 

Non-Residential Parking 
without reduction 

 206.38 parking spaces 

15% parking space reduction10   25.58 parking spaces 

Total Non-Residential Parking  181 parking spaces 

 
FINDINGS 
 
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. 

 
The proposed Site Plan is not subject to a development plan, diagrammatic plan, 
schematic development plan, or project plan. It is, however, subject to the conditions of 
Preliminary Plan No. 120120080, Shady Grove Station.  

 
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 approved under Chapter 56. 
 

The Site Plan meets the development standards of the TOMX-2/TDR Zone as indicated in 
the project data table. The development will use parking reductions allowed in sections 
59-E.3.33 (a) and 59-E-3.32 (a) for residential and commercial development, 
respectively, of  the Zoning Ordinance since a majority of the proposed development is 
within 1,600 feet from the Shady Grove Metro Station entrance. 

 
3.  The locations of buildings and structures, open spaces, landscaping, recreation facilities, 

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

a. Locations of buildings and structures 
 
The proposed locations of the buildings and structures are adequate, safe, and efficient 
as envisioned in the Shady Grove Sector Plan. Taller multi-family residential buildings 

                                                           
10

 Section 59-E-3.32 (a) allows for 15% reduction retail uses that are within 1,600 feet of a Metro rail 
entrance. 
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with ground floor retail and the proposed library are located close to the Metro Station. 
All of the proposed retail development is located along Road I in Buildings A and D.  Off-
street parking for the multifamily residential buildings is provided in four structured 
parking garages with each multifamily residential building. All of the residential 
townhouses front onto a street or a public use space. Service to residential townhouses 
and multifamily buildings is provided throughout the development’s street network. 

 
b. Open Spaces 
 
The locations of open spaces are efficient, safe and adequate for the redevelopment of 
the County Service Park as envisioned in the Sector Plan, including an urban park, 
community garden, and smaller public open spaces are provided for recreation and 
social engagement. In addition to the public open spaces, each multifamily building has 
an internal courtyard and a swimming pool for residents. 
 
c. Landscaping and Lighting  
 
Landscaping and lighting, as well as other site amenities, will ensure that landscaping, 
lighting, and site amenities will be adequate, safe and efficient for year-round use by 
employees, visitors and residents. Site furnishings along Roads I, K and P as well as 
surrounding the urban park and community pool, shade trees, special features, 
including the community garden and unique design intersections, will be integrated into 
the site to create a unique place. Street lighting is provided throughout all streets and 
lights will be provided on all structures.  
 
d. Recreation Facilities  
 
The proposed development meets the Planning Board Recreation Guidelines (1992) 
through the following on-site recreation facilities:  
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DEMAND CALCULATIONS 

 Number 
of Units 

D1 
Tots 

D2 
Children 

D3 
Teens 

D4 
Adults 

D5 
Seniors 

Townhouse 407 68.4 87.9 32.6 524.2 29.3 

Garden 1114 120.3 156.0 133.7 1319.0 178.2 

Hi-Rise       

Total Units 1521.0      

Total Demand  188.7 243.9 166.2 1843.2 207.5 

On-Site 
Supply 

 204.0 617.6 552.1 7795.4 858.6 

% Demand 
Met On-Site 

 108.1 253.2 332.1 422.9 413.7 

Off-Site 
Supply 

 36.9 90.3 82.7 920.4 107.9 

Total On-
Site/Off-Site 

 240.8 707.9 634.9 8715.8 966.4 

%Demand 
Met On + Off 

 127.6 290.3 381.9 472.9 465.7 

 
 

ONSITE SUPPLY CALCULATIONS 

Ref # Description No. 
Provided 

D1 Tots D2 
Children 

D3 Teens D4 
Adults 

D5 
Seniors 

1.0  Tot Lot (0-6) 1 9.0 2.0 0.0 4.0 1.0 

4.0 Picnic/Sitting 8 8.0 8.0 12.0 40.0 16.0 

5B  Open Play 
Area II 

1 3.0 4.0 4.0 10.0 1.0 

21.0 Pedestrian 
System 

1 18.9 48.8 33.2 829.4 93.4 

24A Swimming 
Pool 

5 51.9 250.0 170.4 2304.0 155.7 

26A Indoor 
Community 
Space 

5 94.3 182.9 249.4 2764.8 415.1 

27.0 Indoor 
Fitness 
Facility  

4 0.0 97.5 66.5 1474.6 124.5 

28.0 Community 
Garden 

1 18.9 24.4 16.6 368.6 51.9 

TOTAL   204 617.6 552.1 7795.4 858.6 
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This development will take advantage of the existing Blueberry Hill Park recreation facilities, 
including:   

 
 1 Multi-age Playground 
 4 Picnic/Sitting Areas 
 1 Multi-purpose (MP) Court 
 1 Tennis Court 
 1 Soccer-Junior Field 
 1 Pedestrian System 

 
e. Pedestrian and Vehicular Circulation Systems 
 
Several new north-south and east-west private streets (Roads B, C, D, E, F, G, H, M, N, K, 
I, L, and P) will provide vehicular and pedestrian access throughout the development. 
Pedestrian circulation will improve since all new internal streets will provide sidewalks, 
some as wide as 11 feet, street furnishings, bike racks, landscaping and on-street 
parking. Key intersections, such Roads I, P and K, are designed with special paving to 
enhance walking and handicapped access. This network of sidewalks throughout the 
development will provide adequate, safe, and efficient pedestrian and circulation 
systems. 
 
Montgomery County is responsible for converting Crabbs Branch Way into an urban 
boulevard with a landscape median, on-street parking, sidewalks and shared use paths. 
The County will also provide pedestrian improvements that link Road P to the Shady 
Grove Metro Station. These improvements are included in the County’s Shady Grove 
Station Public Improvements Infrastructure Plan Mandatory Referral Application 
MR2014019, reviewed concurrently with this application.  
 

4.  Each structure and use is compatible with other uses and other site plans and with 
existing and proposed adjacent development.  
 
The proposed Shady Grove Station-Westside is compatible with existing uses regarding 
height, scale and massing as reflected by the Sector Plan recommendations and the 
approved Preliminary Plan. Future redevelopment of the eastern portion of Shady Grove 
Station will provide less residential development of up to 700 residential units, a four-
acre public park, and an elementary school site.  A future office building at the 
intersection of Shady Grove Road and Crabbs Branch Way, although approved as part of 
the Shady Grove Station Preliminary Plan, is not part of this application.  
 
 There are no other pending site developments in the immediate vicinity. 

 

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. 
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As indicated in the Environment section of this report, the Applicant will implement the 
Forest Conservation Plan requirements by providing 8.94 acres of forest planting in an 
approved off-site forest conservation bank. The associated Shady Grove Station Public 
Infrastructure Improvements project will provide 1.55 acres of forest planting in an 
approved off-site forest conservation bank.  
 
Stormwater Management 
The final stormwater management concept plan was approved by the Montgomery 
County Department of Permitting Services (DPS) on January 8, 2014.  The plan proposed 
to meet stormwater management requirements via Environmental Site Design (ESD) 
techniques, bioretention facilities, permeable pavement and underground stormwater 
facilities. 
 
 

Conclusion 
 
The proposed project implements several conditions for the approved Shady Grove Station 
Preliminary Plan, furthers the recommendations of the Shady Grove Sector Plan, and it is in 
compliance with the Forest Conservation Law. Staff recommends approval of the Site Plan No. 
820130220, Shady Grove Station-Westside, with the conditions listed at the beginning of this 
report.  
 

 
 
 

 

ATTACHMENTS 
1. Preliminary Plan Resolution 
2. Forest Conservation Plan 
3. Agency Approval Letters 

i. Library Lease Terms and Public Library letter 
ii. Department of Permitting Services SWM Approval 

iii. SHA 
4. Applicant’s Variance Request 
5. County Arborist Variance Approval 
6. Noise Study 
7. Placemaking Plan  
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