
 

 

 

 

 

 

 

 

Description  

 

 

 

 

 

 

 

 

 

 

 

 

Summary 
 

 Staff recommends approval of the Preliminary Plan Amendment with conditions.  
 Staff has received an email from two community residents seeking clarification on the proposal. 

 

 

 

 

 

 

  

MONTGOMERY COUNTY PLANNING DEPARTMENT 

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

MCPB 
Consent Item No.      

Date: April 30, 2015 

Shady Grove Station, Preliminary Plan No. 12012008C  

Completed:  April 17, 2015 

 
 Request to modify the approved Preliminary 

Plan Condition No. 4 to permit separate Traffic 
Mitigation Agreements (TMAgs) for separate site 
plans for various phases  of the  approved Shady 
Grove Station development;   

 Located south of the intersection of Shady Grove 
Road and Crabbs Branch Way between the CSX 
rail tracks and the Metro Station Access Road; 

 CRT-1.0 C0.25 R0.75 H90 T (TDR 0.89 Overlay) 
and CRT-0.75 C0.25 R 0.5 H-60 T (TDR 0.6 
Overlay) zones; approximately 90.34 acres; 
Shady Grove Sector Plan. 

 Applicant: EYA/CSP Associates and Montgomery 
County; 

 Filing Date: January 9, 2015. 

 

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

 

 

 

mailto:Nkosi.yearwood@montgomeryplanning.org
mailto:Khalid.afzal@montgomeryplanning.org
mailto:glenn.kreger@montgomeryplanning.org
Nkosi.Yearwood
New Stamp

Glenn.Kreger
Glenn Kreger

Khalid.Afzal
initials



2 

RECOMMENDATION AND CONDITIONS 
 
Staff recommends approval of Preliminary Plan Amendment No. 12012008C, Shady Grove 
Station. All site development elements as shown on the latest electronic version of Preliminary 
Plan drawings as of the date of this staff report, submitted via ePlans to M-NCPPC, are required, 
except as modified by the following conditions:  
 
Preliminary Plan Conformance 
The development must comply with the conditions of approval for Preliminary Plan No. 
120120080 as listed in the Montgomery County Planning Board Resolution MCPB No. 12-89; 
Preliminary Plan Amendment No. 12012008A as listed in the Montgomery County Planning 
Board Resolution MCPB No. 14-22; Preliminary Plan Amendment No. 12012008B as listed in the 
Montgomery County Planning Board Resolution MCPB No. 14-96; except for Condition No. 4 of 
the Resolution to be amended as follows: 
 
Condition No. 4 
The Applicants for phased Site Plans must satisfy the Shady Grove Sector Plan’s traffic 
mitigation requirements by entering into a separate Traffic Mitigation Agreements (TMAgs) 
with the Planning Board and MCDOT applicable to the phase covered by the approved Site Plan 
and binding upon the individual Applicant for that specific approved Site Plan. In the Agreement 
TMAgs, the Applicants must agree to participate in the efforts of the Greater Shady Grove 
Traffic Transportation Management Organization District (TMDO) to assist in, and demonstrate 
good faith efforts towards achievement ing of the non-auto-driver mode share goals of the 
Sector Plan for their project. Failure to do so may result in liquidated damages or other 
remedies to be detailed in the TMAgs. For developments on the County Service Park property 
(Shady Grove Station), As a new development generating 100 or more additional new peak-
hour vehicular trips in the Shady Grove Metro Station Policy Area, the non-auto-driver mode 
share goals are a reduction of 65% of the employees’ vehicular trips and 50% of the residential 
vehicular trips. The TMAg Agreement must be executed prior to the approval release of the first 
commercial or residential building permit for a residential building in each respective Site Plan.  
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SITE DESCRIPTION AND CONTEXT 

Shady Grove Station, also called the Montgomery County Service Park (CSP) redevelopment, is 
located south of Shady Grove Road, north of Redland Road, east of the CSX rail tracks, and west 
of the Metro Access Road. Crabbs Branch Way runs north-south through the area creating two 
segments. The Shady Grove Sector Plan refers to the western segment of the property as Metro 
North-CSP and the eastern segment as Jeremiah Park. The County’s comprehensive rezoning 
process reclassified the western segment to the CRT-1.0 C0.25 R0.75 H-90 T (TDR 0.89 Overlay) 
zone and eastern segment to the CRT-1 C0.5 R0.5 H-65 T (TDR 0.81 Overlay) zone. This 
development was approved under the Transit Oriented Mixed Use/Transferable Development 
Rights (TOMX-2/TDR zone) prior to the implementation of the CRT Zones. 
 

The Grove Shopping Center is located in the northeast quadrant of Shady Grove Road and 
Crabbs Branch Way in the CRT-1 C0.5 R0.5 H-65 T (TDR 0.81) zone, while the David F. Bone 
Equipment Maintenance and Transit Operations Center (EMTOC) is located west of the Grove in 
the EOF 0.75 H-60 T zone. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Vicinity Map 
 
The Property is generally flat. The southern portion nearest to the Metro Station is generally 
lower and the northern portion is slightly higher. Acres of surface parking spaces for 
Montgomery County Public Schools Bus Depot, Parks Department maintenance equipment, and 
low-level industrial buildings comprise the eastern portion of the Property. All structures on the 
western segment of CSP have been demolished.   
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PROJECT DESCRIPTION  
 
Previous Approvals  
 
Previous Shady Grove Station approvals are: 
 

 The Planning Board approved Preliminary Plan No. 120120080 by Resolution MCPB No. 
12-89, Shady Grove Station, on September 11, 2012 for a maximum of 752 townhouse 
units on up to 752 lots; a maximum of 1,458 multifamily units on up to 95 lots (includes 
84 lots for 2 over 2 units and 11 lots for multifamily buildings); 41,828 square feet of 
retail space on up to 3 lots shared with multifamily units; and a maximum of 131,422 
square feet of office development on 1 lot.   
 

 The Planning Board approved Preliminary Plan No. 12012008A by Resolution MCPB No. 
14-22 on April 23, 2014 that permitted the execution of a Traffic Mitigation Agreement 
at the first residential building permit and modifications to some roadway cross-
sections. 
 

 The Planning Board approved Preliminary Plan No. 12012008B by Resolution MCPB No. 
14-96 on November 3, 2014 that permitted the modification to alley pavement widths 
from 20 feet to 18 feet; landscaping in alleys and deeper decks for residential units with 
a deck option; revised lot lines; and modified the location of moderately priced housing 
units ("MPDUs") and workforce housing units. 
 

 The Planning Board approved Site Plan No. 820130220, Shady Grove Station-Westside, 
by Resolution MCPB No. 13-190 on January 23, 2014 for up to 1,521 residential dwelling 
units, 41,828 square feet of retail, and space for a public library on approximately 41.8 
gross acres. 
 

 The Planning Board approved Site Plan No. 82013022A by Resolution MCPB No. 14-97 
on November 3, 2014 that permitted the modification to alley pavement widths from 20 
feet to 18 feet; landscaping in alleys and deeper decks for residential units with a deck 
option; revised lot lines; and modified the location of moderately priced housing units 
("MPDUs") and workforce housing units. 
 

Proposal and Background  
 
The proposed Preliminary Plan Amendment will permit separate Traffic Mitigation Agreements 
(TMAgs) with Site Plans for the different phases of Shady Grove Station. EYA has received Site 
Plan approval for most of the western segment, Shady Grove Station, Westside. Montgomery 
County has awarded the development rights for the eastern side of Shady Grove Station, also 
called Jeremiah Park, to NVR and LCOR. A future Site Plan and a Preliminary Plan Amendment 
will be submitted for this portion of the development.   



5 

Condition No. 4 of the original Preliminary Plan No. 120120080 required the Applicant to enter 
into a TMAg agreement for the entire Shady Grove Station property prior to the approval of the 
first Certified Site Plan. This condition was later amended with Preliminary Plan Amendment 
No. 12012008A that permitted the execution of the TMAg at the first residential building 
permit. The proposed amendment will further change Condition No. 4 to link TMAgs with the 
different Site Plan phases for Shady Grove Station development. The proposed Amendment has 
been coordinated with Montgomery County Department of Transportation (MCDOT) and the 
Department of Permitting Services (DPS). Staff recommends approval of the proposed 
amendment.  
 
ANALYSIS AND FINDINGS 
 
Master Plan  
 
The proposed Preliminary Plan Amendment maintains conformance with the Shady Grove 
Sector Plan (2006) recommendations for the subject property as analyzed in the original 
Preliminary Plan No. 120120080 on September 11, 2012. 
 
Transportation and Circulation  
 
The proposed amendment does not affect vehicular, pedestrian or bicyclist circulation.  
 

Environment  
 
The proposed amendment maintains compliance with Chapter 22A regarding forest 
conservation. 
 
Development Standards  
 
The proposed amendment does not alter the development standards approved with the 
original Preliminary Plan No. 120120080. 
 
COMMUNITY OUTREACH 
 
The Applicant has met all the proper signage, noticing, and submission meeting requirements.  
Staff received two emails from community residents seeking clarification on this Amendment. 
 
CONCLUSION  
 
The proposed Preliminary Plan Amendment does not alter the overall design of the 
development in relation to the original approval, and the proposed project remains compatible 
with existing and proposed development adjacent to the site. All previous approvals remain in 
full force and effect, as modified by this Amendment.  
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ATTACHMENTS  
1. Preliminary Plan Resolution MCPB No. 12-89. 
2. Preliminary Plan Amendment Resolution MCPB No. 14-22 
3. Preliminary Plan Amendment Resolution MCPB No. 14-96 
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