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 1. Review and Action 
 

 A. Level 2 Site Plan STP2019-00367, for Approval of 29 Townhouse Units in 
the King Farm Planned Development at 801 King Farm Boulevard; 8 
Irvington Associates, LLC, Applicant 

 

 B. Ownership Plat Application PLT2019-00580, for Approval of an 
Ownership Plat for 29 Townhouse Lots and One Common Area Lot in 
the PD-KF (Planned Development - King Farm) Zone at 801 King Farm 
Boulevard; 8 Irvington Centre, LLC, Applicant 

 

 C. Level 2 Site Plan STP2020-00393 Shady Grove Neighborhood Center, 
Proposed Phase 1 Site Plan Implementing Previously Approved Project 
Plan at 15825 Shady Grove Road in the MXE (Mixed Use Employment) 
Zone; Lantian/1788/Shady Grove 31 III LLC, Applicants 

 

 2. Commission Items 
 

 A. Staff Liaison Report 

 



Planning Commission March 11, 2020 

  

 

 B. Old Business 

 

 C. New Business 

 

 D. Minutes Approval 

a) January 15, 2020 
b) January 22, 2020 

 

 E. FYI/Correspondence 

 

 3. Adjourn 
 



Planning Commission March 11, 2020 

  

 

HELPFUL INFORMATION FOR STAKEHOLDERS AND APPLICANTS 

 
 

I. GENERAL ORDER OF SESSION FOR DEVELOPMENT APPLICATIONS 
1. Staff presentation 
2. City Board or Commission comment 
3. Applicant presentation (10 min.) 
4. Public comment (3 min, or 5 min for the representative of an association) 
5. Planning Commission Discussion and Deliberation 
6. Decision or recommendation by vote 

 
 The Commission may ask questions of any party at any time during the proceedings. 

 
II.  PLANNING COMMISSION BROADCAST  

• Watch LIVE on Comcast Cable Rockville Channel 11 and online at:  www.rockvillemd.gov 

• Replay on Comcast Cable Channel 11: 

o Wednesdays at 7:00 pm (if no live meeting) 

o Sundays at 7:00 pm 

o Mondays, Thursdays and Saturdays at 1:00 pm 

o Saturdays and Sundays at 12:00 am (midnight) 

• Video on Demand (within 48 hours of meeting) at:  www.rockvillemd.gov/VideoOnDemand. 
 

III. NEW DEVELOPMENT APPLICATIONS 
• For a complete list of all applications on file, visit:  www.rockvillemd.gov/DevelopmentWatch. 

 
VI.  ADDITIONAL INFORMATION RESOURCES 

• Additional resources are available to anyone who would like more information about the 
planning and development review process on the City’s web site at:  
www.rockvillemd.gov/cpds. 

 

 
 

Maryland law and the Planning Commission's Rules of Procedure regarding ex parte 
(extra-record) communications require all discussion, review, and consideration of the 
Commission's business take place only during the Commission's consideration of the item 
at a scheduled meeting. Telephone calls and meetings with Commission members in 
advance of the meeting are not permitted. Written communications will be directed to 
appropriate staff members for response and included in briefing materials for all 
members of the Commission. 

http://www.rockvillemd.gov/
www.rockvillemd.gov/VideoOnDemand
http://www.rockvillemd.gov/DevelopmentWatch
http://www.rockvillemd.gov/cpds


Agenda Item #: A 
Meeting Date: March 11, 2020 
Responsible Staff: Brian Wilson 

 

 
 

SUBJECT:  Level 2 Site Plan STP2019-00367, for Approval of 29 

Townhouse Units in the King Farm Planned Development at 

801 King Farm Boulevard; 8 Irvington Associates, LLC, 

Applicant 

 

 

RECOMMENDATION 
(Include change in law or Policy if 
appropriate in this section):  

Staff recommends approval of the application, based on the 
findings and subject to the conditions in this staff report. 
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Overview 
 
Case:  STP2019-00367, King Farm F-8 site 
 
Location: 801 King Farm Boulevard 
 
Staff:  Brian R. Wilson, AICP 
  Planning & Development Services 
  240.314.8227 
  bwilson@rockvillemd.gov 
 
Applicant: 8 Irvington Centre Assoc., LLC 
 
Filing Date: October 25, 2018 
 

Executive Summary 
The applicant, 8 Irvington Centre Associates, has submitted a Level 2 Site Plan application to 
allow for the construction of 29 townhouse dwelling units to be built at 801 King Farm 
Boulevard (also known as the F-8 site). The subject property is located in the Irvington Centre 
area of King Farm and is zoned PD-KF (Planned Development – King Farm). The site is located on 
the north side of King Farm Boulevard, east of the intersection with Piccard Drive. The overall 
property for this area contains an existing office building and parking garage, known as the F-4 
site. The F4 property also includes the sites for the approved but unbuilt F-7 and F-8 office sites. 
 
During the review of the proposed application, staff worked with the applicant to address 
several issues related to the compatibility of the proposed residential townhouse development 
with the existing office building and parking garage that exist on the property. Primary among 
these concerns was ensuring that interior vehicular circulation functioned, and that vehicular 
ways have the appearance of streets rather than driveways within a parking lot. In addition, the 
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applicant agreed to provide supplemental landscaping in front of the existing parking garage to 
help soften the view of the garage from the townhouses that face the garage. 
 
The application has been fully reviewed for compliance with all relevant City codes and policies 
(forest conservation, stormwater management, utility adequacy, and traffic and 
transportation). Based on that review and the proposed findings and recommended conditions, 
staff recommends approval. 
 
The Planning Commission is the Approving Authority for Level 2 site plans, and the Commission 
must make the findings listed in Section 25.07.01.a.3 of the Zoning Ordinance to approve the 
application. 

Background 
The resolution approving the King Farm Planned Development (Resolution No. 10-96) allowed 
for the Mayor and Council to approve up to an additional 400 residential units within the 
development, in addition to the 3,200 units approved by the resolution at buildout. At its 
meeting of October 16, 2017, the Mayor and Council approved Resolution No. 8-17 that 
allowed for up to 162 multi-unit dwellings in place of the approved but unbuilt F-7 and F-8 
office buildings on this property, which also contains the existing F-4 office building and parking 
garage. 
Following approval, the applicant (King Farm Associates) requested an amendment to modify 
the approved resolution to allow for up to 65 townhomes, rather than 162 multiple-unit 
dwellings, on the F-7 and F-8 office sites. Resolution No. 5-18, which allowed for this change, 
was approved by the Mayor and Council on May 24, 2018 (see Attachment A).  
During the site plan review process, the applicant elected to withdraw the F-7 site from 
consideration and move forward solely with the F-8 portion of the application. Thus, the total 
number of proposed units has been reduced to 29, as reflected in the application now before 
the Planning Commission. 

Site Description 
 

Master Plan Land Use: Comprehensive Planned Development  

Zoning District: PD-KF, Planned Development - King Farm   

Existing Use: Vacant Land    

Parcel Area: F-8 is 0.934 acres (40,695 sq.ft.)    

Dwelling Units:  29 Townhouse Units 

Building Height: 44 feet   

Parking: 48 spaces on-site and 15 spaces in the south parking lot    

 

 

Surrounding Land Use and Zoning 

 

 Zoning Planned Land Use Existing Use 

North PD-KF Comprehensive Planned Development F-4 Parking Garage 
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East PD-KF Comprehensive Planned Development Senior Housing 

South PD-KF Comprehensive Planned Development King Farm Boulevard; Parkland 

West PD-KF Comprehensive Planned Development F-4 Office 

 

Site Analysis 

 

The F-8 site is part of a record lot that includes the F-4 office building, parking garage, and 
surface parking lot, and is located at the northeast corner of Piccard Drive and King Farm 
Boulevard. The F-7 site along Piccard Drive contains surface parking spaces, and the F-8 site is 
currently undeveloped.  
 
The Ingleside at King Farm senior living facility is located to the east of the property. Office 
buildings are located to the north and west. South of the F-8 site, across King Farm Boulevard, is 
property used for stormwater management and passive recreation that is public parkland. The 
King Farm shuttle bus currently provides a connection to Shady Grove Metro Station and the 
King Farm Village Center from the vicinity.   
 

Project Description 
The 0.93-acre F-8 parcel is proposed to accommodate 29 townhome units and is located along 
King Farm Boulevard, east of Piccard Drive (see Attachments B through F). All of the proposed 
units will have garage access off of an alleyway, with the frontage of the properties located 
along either a public street (King Farm Boulevard), or an access drive that runs between the 
units and the existing parking garage. Twenty-two units will be 16’ x 38’, with two units at 14’ x 
38’. The five MPDUs (Moderately Priced Dwelling Units) are proposed to have a dimension of 
14’ x 25’. All proposed townhouses will be four stories in height (44 feet).    
 
The project is unique in that there are no proposed public rights-of-way within the 
development, as the site was originally designed for three office buildings served by a common 
parking garage accessed via on-site driveways. King Farm Boulevard (south) and Piccard Drive 
(west) provide neighborhood access to public streets. Internal access to the units behind the 
street side units are provided via alleys and the private drive aisles of the office parking lot. 
Pedestrian access to properties fronting on public rights-of-way will be provided by existing 
sidewalks along the frontage of King Farm Boulevard. The remainder of the lots will be accessed 
by 4-foot-wide sidewalks providing pedestrian connectivity interior to the development.  
 
The townhouse lots are proposed to be created by approval and recordation of an Ownership 
Plat, as shown in the accompanying Ownership Plat application PLT2019-00580.  
 

Previous Related Actions 
• CPD95-0002 – Comprehensive Planned Development – Approved by Mayor and Council by 

Resolution No. 10-96 on June 8, 1996, approving a concept plan for the 430.63 acres of the 
King Farm development. This approval authorized 3,200 residential units with the ability to 
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increase the number of dwelling units up to 3,600, with Mayor and Council approval, in 
addition to office and retail development. 

 

• CPD2003-02AC2 – Site plan approval for a 151,522-square-foot, six-story office building 
with 3,595 square feet of retail space on the F-7 site and for a six-story, 157,642-square-
foot office building with 5,119 square feet of retail space on the F-8 site. This was an 
amendment to CPD2001-002AC, which was the approval for the F-4 office building.  
 

• Resolution No. 8-17 – On October 16, 2017 the Mayor and Council approved a 
resolution to allow the applicant to construct up to 162 multi-unit dwellings on the F-7 
and F-8 properties, rather than the previously-approved office buildings. 

 

• Resolution No. 5-18 – On May 24, 2018, the Mayor and Council approved a resolution to 
allow the applicant to construct up to 65 townhouse units, rather than the previously 
authorized multi-unit dwellings. 
 

Project Analysis 
Master Plan 
The site is located within the King Farm Planned Development, which designates the planned 
land uses for each area. The City’s Comprehensive Master Plan recommends that the concept 
plan be followed as detailed applications are submitted for approval.  
 
Within the King Farm concept plan for the Irvington Centre area of the development, the land is 
designated for office use, with buildings of between 3 and 12 stories. The plan indicates that 
300 of an allowable 400 optional residential units may be located within this area. The F-5 and 
F-6 sites, previously approved in 2014, account for 129 of those 300 units. The F-8 site proposal 
includes an additional 29 units, bringing the total number of optional units added into the 
Irvington Center area to 158. Therefore, the request is consistent with the Comprehensive 
Planned Development resolution and Zoning Ordinance requirements, which allows for 
additional units to be added to this section of King Farm. 
   
Infrastructure/ Adequate Public Facilities Standards (APFS) 
As indicated above, the Comprehensive Planned Development and Annexation Agreement for 
the King Farm development anticipated a total of 3,6001 residential dwelling units. With the 
adoption of Resolution No. 5-18, the Mayor and Council authorized up to 65 units presented 
with this application. The availability of public facilities was determined at the time of the 
original approval of the Comprehensive Planned Development, of which these units, pursuant 
to the annexation agreement, were a part. Pursuant to Section 25.20.03.a.3 of the Zoning 
Ordinance (below), the previous public facility determination associated with the original CPD 
remains valid. 

 
1 “The total number of residential units may not exceed 3,200 units’ provided, however, that the subject to the 
approval of the Mayor and Council, the number of residential units may be increased to 3,600 dwelling units.   
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3. Prior Approvals of Certain Developments - A determination of adequate public 
facilities made prior to March 16, 2009 in connection with the approval of the following 
developments under the zoning regulations in effect at the time remains valid for such 
period as may have been determined by the Mayor and Council or the Planning 
Commission, as applicable, at the time of approval: Comprehensive Planned 
Development, Variable Lot Size Development, Cluster Development, Residential 
Townhouse Development, Planned Residential Unit Development, I-3 Optional Method 
of Development, Preliminary Development Plan, development pursuant to an optional 
method of development requiring a Preliminary Development Plan. 

 
Water and Sewer 
Water and Sewer service is provided by the Washington Suburban Sanitary Commission 
(WSSC). The Hydraulic Planning Analysis for this project was performed by WSSC and 
approved on May 20, 2019.     
 
Schools 

The subject properties are located within the Gaithersburg High School cluster and are served 
by Rosemont Elementary School, Forest Oak Middle School and Gaithersburg High School. Staff 
notes that, although the adequate public facilities have been previously evaluated, there is 
capacity at the high school and middle school levels, and a planned new elementary school in 
the Gaithersburg HS cluster will add capacity to the elementary school level within the 
evaluation period.   
 
Transportation and Circulation 
The applicant is seeking to develop the F-8 parcel with 29 residential townhouse units in 
accordance with the adopted Resolution No. 5-18, in lieu of the unbuilt office building per the 
approved Detailed Application CPD2003-01AC2. While the majority of the proposed townhouse 
units will front a public street (King Farm Boulevard), several front on a sidewalk within a 
proposed public use easement along an existing surface parking lot. 

 
Access & Circulation  
The access to the development will be provided from King Farm Boulevard and Piccard 
Drive, via an existing private driveway that extends between Piccard Drive and King 
Farm Boulevard.  The entrance from King Farm Boulevard will maintain a public use 
easement over it and will also maintain a four (4) foot wide sidewalk adjacent to the 
townhouse sticks to create the appearance of a public street, rather than a private drive 
accessing a parking lot.  
 
Traffic 
Trip generation for the development stated in the table below is a comparison between 
the projected number of peak hour vehicle trips that will be generated for the approved 
office use (approximately 162,723 square feet of office and retail) compared with the 
proposed 29 residential townhouses:  
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Land Use Amount Units AM Peak Hour PM Peak Hour Saturday Peak Hour 

   In Out Total In Out Total In Out Total 

Approved 

Office 157,604  Sq. Ft. 242 33 275 43 212 255 37 31 68 

Retail  5,119 Sq. Ft. 3 2 5 9 10 19 13 12 25 

Proposed  

Townhouse 29 Units 3 16 19 29 14 43 19 16 35 

Net Total Trip Differences (Proposed Vs. Approved)  

Total   -242 -19 -261 -23 -208 -231 -31 -27 -58 

 
Based upon these calculations the proposed townhouse development would generate 
substantially fewer peak hour trips than the approved but unbuilt office development, 
thereby resulting in less impact on the local transportation network.    
 
Bicycle/Pedestrian Access 
Pedestrian access will be provided by existing sidewalks along Piccard Drive and King 
Farm Boulevard. Both public streets are currently classified by the 2017 Bikeway Master 
Plan as shared roadways. 
 
Transit 
There are multiple Montgomery County Ride-On bus routes, as well as the existing King 
Farm shuttle, that provide transit service to the proposed development and to the 
Shady Grove Metro Station. The Montgomery County Department of Transportation 
(MCDOT) is currently studying provision of Bus Rapid Transit (BRT) service between 
Downtown Bethesda and Clarksburg on the MD 355 (Rockville Pike/Frederick Road) 
corridor. Finally, the concept plan for King Farm has identified the median of King Farm 
Boulevard as the future alignment of the Corridor Cities Transitway (CCT).   
 

Historic Resources 
The site to be developed has been determined to have no historical significance through the 
NRI/FSD (Natural Resource Inventory/Forest Stand Delineation) review process. 
 
Environment 
The F-8 property is currently open lawn, with some landscape trees of insignificant size. On the 
east side, the property abuts a stream buffer that is also encumbered by a forest conservation 
easement (FCE). There are no natural resources or sensitive environmental features on the 
site.  There are sensitive environmental features within the abutting FCE. 
 
Forest Conservation 
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The forest conservation requirement for the F-8 site was met through the overall Forest 
Conservation Plan for the King Farm development. Because of this, these projects do not have 
any onsite planting or preservation requirements under the Forest and Tree Preservation 
Ordinance (FTPO). Since the site abuts an FCE, the project requires a Tree Save Plan be 
submitted and approved. This plan will outline the forest and tree preservation measures 
necessary to protect the abutting FCE and the nearby street trees.  

 
Stormwater Management 
Stormwater Management (SWM) for this project will be provided in compliance with 
priority methods as established by code and as approved by the Development SWM 
Concept approval dated January 31, 2020 (See Attachment G). 
 
This project is being grandfathered pursuant to Chapter 19, Section 19-48(g) of the City 
Code. Piccard Pond was originally approved by the City under SCP99-00043 to provide 
quantity storage and retrofitted under SCP2004-00019 to provide water quality for its 
entire contributing drainage area. The F-8 site is wholly contained within the 
contributing drainage area to Piccard Pond where the SWM will be provided. 
 
Partial on-site SWM is being provided by a combination of Environmental Site Design 
Measures (ESD) including Micro-Bioretention Planter Box facilities. The remainder of 
required SWM will be provided in the Piccard Pond. 
 
Safe Conveyance 
Safe Conveyance for this project will be provided in compliance with the Safe 
Conveyance approval dated January 31, 2020 (see Attachment H). Safe conveyance is 
provided through the public storm drain system in King Farm Boulevard. 
Sediment Control 
Erosion and Sediment Control for this project will be provided in compliance with the 
Preliminary Erosion and Sediment Control approval dated January 31, 2020 (see 
Attachment I). 

 
Zoning Ordinance Compliance  
The subject property is zoned PD-KF (Planned Development – King Farm) and is subject to the 
development standards specifically approved for the Planned Development identified in 
Resolution No. 10-96. The proposed development is consistent with the standards set forth for 
the “Rear Loaded Garage Townhouse” as depicted on the King Farm Design Guidelines, 
approved December 16, 1996 and revised on February 22, 1999.      
 

Development Standard Allowed Proposed 

Minimum Front Setback 6’ 6’ 

Minimum Side Setback 0’ 0’ 

Minimum Rear Setback 16’ 16’ 

Maximum Height  120’ 44’ 

Parking 1.7 spaces per unit 1.7 spaces per unit 

MPDU 5 units 5 units 
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Based upon staff’s review of the site plans, all applicable development standards have been 
met. Although the proposed height of the townhouses is 44’, which is inconsistent with the 35’ 
residential height limit imposed for townhouses in King Farm within designated residential 
areas, the underlying land use designation for the F-8 parcel, as approved by the Concept Plan, 
is for office use, with a height range of between 3 and 12 stories. Staff finds that, given the 
overall height of existing and potential buildings in this area, the proposed 44’ (4 stories) height 
is consistent with the existing development and is appropriate given the range of building 
height specified for this location by the Concept Plan. This same height determination was used 
for the F-5 and F-6 townhouse sites on the west side of Piccard Drive, which were approved at a 
maximum height of 45’. 
 
Park 
As part of the Mayor and Council authorization to allow for residential use on this property, the 
applicant is required to provide a tot lot in the terminus park area at the end of King Farm 
Boulevard, between the F-5 and F-6 residential townhouse developments. 
 
Parking 
The applicant has provided 48 parking spaces within the townhouse lots as garage spaces, 
which meets the requirement for townhouse units of this type. In addition, there are fifteen 
parking spaces reserved within the adjacent parking lot. Twenty-two on-street parking spaces 
are also available on King Farm Boulevard and 25 on-street spaces on Piccard Drive are 
available to residents and guests.  
 
MPDUs 
The proposed townhouse units add to the total number of units within the King Farm 
development, and as such MPDUs are required. The applicant has proposed a total of 29 units, 
which will include 5 MPDUs, in this application. Resolution No. 5-18 requires that 15% of the 
units authorized by the application be MPDUs. The proposed development meets this 
requirement.  
 
Neighborhood compatibility  
The property is located within the Irvington Centre section of the King Farm development. On 
the original concept plan the Irvington Centre area was the primary office location for King 
Farm. Subsequent amendments to the concept plan have included the F-5 and F-6 townhome 
developments, Sheraton Hotel and the Ingleside at King Farm continuing care community 
within the previously designated office area.   
 
The adjoining and adjacent properties are commercial and office in nature. The proposed four-
story townhouse development represents a further departure from the office use designated 
by the concept plan but continues the mixed-use concept that the F-5 and F-6 townhome 
developments introduced. The approved concept plan does allow for the location of 300 
residential units in the Office-designated areas. 
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Design Guidelines 
Pursuant to the concept plan, as approved by Resolution No. 10-96, a set of architectural 
guidelines were approved to govern the overall design of the community. Implementation of 
these guidelines for proposed construction is the responsibility of the King Farm architect. To 
determine compliance with the design guidelines, the King farm architect has reviewed the 
proposal and made a determination of compliance outlined in a letter dated December 31, 
2018 (see Attachment J).     
 

Community Outreach 
Pursuant to Section 25.07.05 of the Zoning Ordinance, a Level 2 site plan requires that the 
applicant reach out to the neighborhood and conduct two public area meetings: a pre-
application area meeting held during the pre-application process; and, a post-application area 
meeting held following submittal of the site plan application. The project applicant has 
complied with both requirements. Their pre-application area meeting was held on April 26, 
2018, with 3 citizens attending. The post application area meeting was held on November 29, 
2018. The applicant has also complied with the written and electronic notification requirements 
of the Zoning Ordinance prior to this meeting.  
 

Findings 
In accordance with Section 25.07.01.3.b. of the Zoning Ordinance, a site plan that implements 
all or a portion of an approved project plan is deemed to meet the findings for approval so long 
as the site plan complies with the conditions and requirements of the approved project plan 
and where the application will not:      
 

i) Be detrimental to the public welfare or injurious to property or improvements in the 
neighborhood; 

 
There is nothing to suggest that the proposed townhouse development will be 
detrimental to the public welfare or injurious to property or improvements in the 
neighborhood. The neighborhood is designated by the Concept Plan for “Office” land 
use, and the Mayor and Council gave their consent to allow up to 65 townhouse units 
on parcels F-7 and F-8. Therefore, the residential use is established for this property by 
Mayor and Council action. The surrounding development, which consists of office, 
senior housing and residential townhomes will not be detrimentally impacted by the 
proposed townhouses.     
 
As discussed in the report, the proposed site plans provide adequate, yet limited, 
connections to the neighboring King Farm streets. Additionally, as shown in the 
Transportation Report, the proposed townhouse development will generate significantly 
less traffic than the approved office development for this site. 
 

ii) Constitute a violation of any provision of the Zoning Ordinance or other applicable law; 
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The project complies with the PD-KF (“Planned Development – King Farm”) zone as 
regulated by the approved Concept Plan for the King Farm neighborhood. Additionally, 
the project is consistent with the design guidelines adopted for the King Farm 
development. Compliance with the attached conditions will ensure that the project is 
consistent with all other applicable law as determined through the development review 
process.    
  

iii) Be incompatible with surrounding uses or properties 
 

As indicated above, the surrounding uses and properties include office development, 
the F-5 and F-6 townhomes to the west and the Ingleside at King Farm community to 
the east. The subject site is currently undeveloped, but given the range of uses and 
height of buildings in the immediate area, the proposed townhouse development will be 
compatible in scale with surrounding buildings. In addition, the on-site driveways that 
provide access to the townhouse units will have the appearance of public streets, 
compatible with the mixed-use nature of this part of King Farm.  
 

Conditions 
Staff recommends approval of Site Plan STP2019-00367, based on the above findings and 
subject to the following conditions: 
Planning and Zoning 
1. Submission, for approval of the Zoning Manager, of twelve (12) copies of the site plan (on 

sheets no larger than 24 inches by 36 inches).  
2. Submission, for approval of the Zoning Manager, of twelve (12) copies of the architectural 

plans (on sheets no larger than 24 inches by 36 inches).  
3. Submission, for the approval of the Zoning Manager, of twelve (12) copies of a coordinated 

detailed landscaping plan (on sheets no larger than 24 inches by 36 inches).  
4. The applicant shall sign and return the approval letter prior to the release of any permits. 
5. The tot lot and all associated improvements shall be completed prior to the issuance of 

building permits for the final section of townhomes. 
 
Forestry 
5. Submission, for review and approval, of a Tree Save plan that demonstrates protection of 

the city parkland and Forest Conservation Easement along the east side of the project limits, 
as well as any impacts to significant on-site trees.   

 
Department of Public Works 
6. Submission for review, approval, and permit issuance by the Department of Public Works 

(DPW) of the following detailed engineering plans, studies and computations, appropriate 
checklists, plan review and permit applications and associated fees. The following plans 
shall be submitted on 24"x36" City base sheets at a minimum scale of 1"=30' unless 
otherwise approved by DPW.  
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a. Sediment Control Permit (SCP) - Submit Erosion and Sediment Control plans for all 
disturbed areas;  

b. Stormwater Management Permit (SMP) - Submit Stormwater Management plans for 
on-site stormwater management; 

c. Public Works Permit (PWK) - Submit plans for all work proposed within the King 
Farm Boulevard right-of-way and within any existing or required City easements.  
Plans must include a maintenance of traffic plan for vehicles and pedestrians.   

7. Submission, for review and approval by the City Attorney's office prior to DPW permit 
issuance, all necessary deeds, easements, agreements, dedications and declarations 
including ownership plats. Drafts of the documents must be included with the initial 
submission of the engineering plans and must be recorded prior to issuance of DPW 
permits, unless otherwise allowed by DPW. 

8. Post sureties for all permits based on the approved construction estimate in a format 
acceptable to the City Attorney prior to the issuance of DPW permits. Approval is 
coordinated through DPW staff.     

9. DPW permits must be issued prior to issuance of building permits.   
10. Comply with conditions of the Development Stormwater Management Concept 

approval letter dated January 31, 2020. 
11. Comply with conditions of the Preliminary Erosion and Sediment Control letter dated 

January 31, 2020. 
12. Comply with conditions of the Safe Conveyance Letter dated January 31, 2020. 
13. Obtain all required plan approvals and permits from WSSC prior to issuance of building 

permits. 
14. Location of dry utilities shown on the Site Plan are conceptual. Unless otherwise 

approved by DPW, the final layout of the dry utilities shall not impact the locations of 
the proposed water, sanitary sewer, storm drain, SWM facilities, and other public 
improvements.   Obtain all required plan approvals from Dry Utility Agencies prior to 
issuance of building permits. 

15. Delineate limits of Public Access on Signature Set Site Plan and Ownership Plats. Limits 
of Public Access are required to include sidewalks. 

16. All internal traffic control devices (i.e. Signs, marking and devices placed on, over or 
adjacent to a roadway or walkway) to regulate, warn or guide pedestrians and/or 
vehicular traffic shall comply with the latest edition of the Manual on Uniform Traffic 
Control Devices (MUTCD). The on-site signing and pavement marking plans shall be 
submitted to DPW and approved by the Chief, Traffic and Transportation Division 
(Approved plan shall be included in the signature set.) 

17. The construction plans for the proposed Retaining Wall must demonstrate adequate 
horizontal and vertical clearance for associated tie-backs. Tie-backs must not impact 
units, proposed water, sanitary sewer, storm drain, SWM facilities, and other public 
improvements. The retaining wall and tie-backs will require easements and a written 
statement from the responsible HOA accepting and acknowledging maintenance 
responsibility for the wall and tie-backs prior to issuance of building permits. 
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Attachments 
Attachment 1.A.a: Resolution No. 5-18 (PDF) 
Attachment 1.A.b: Applicant Statement of Justification (PDF) 
Attachment 1.A.c: F8 Site Plan (PDF) 
Attachment 1.A.d: F8 Site Plan-2 (PDF) 
Attachment 1.A.e: Landscape Plan (PDF) 
Attachment 1.A.f: Architectural Plan (PDF) 
Attachment 1.A.g: Stormwater Management Approval Letter (PDF) 
Attachment 1.A.h: Safe Conveyance Approval Letter (PDF) 
Attachment 1.A.i: Sediment Control Permit Letter (PDF) 
Attachment 1.A.j: King Farm Architect Review Letter (PDF) 
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Agenda Item #: B 
Meeting Date: March 11, 2020 
Responsible Staff: Brian Wilson 

 

 
 

SUBJECT:  Ownership Plat Application PLT2019-00580, for Approval of 

an Ownership Plat for 29 Townhouse Lots and One Common 

Area Lot in the PD-KF (Planned Development - King Farm) 

Zone at 801 King Farm Boulevard; 8 Irvington Centre, LLC, 

Applicant 

 

 

RECOMMENDATION 
(Include change in law or Policy if 
appropriate in this section):  

Staff recommends approval of the Ownership Plat application, 
based upon substantial compliance of the ownership plat with 
the Zoning Ordinance and subject to approval of the related 
Site Plan (STP2019-00367). 
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Case:  Ownership Plat PLT2019-00580 
 
Location: 801 King Farm Boulevard 
 
Staff:  Brian R. Wilson, AICP 
  Planning and Development Services 
  240.314.8227 
  bwilson@rockvillemd.gov 
 
Applicant: 8 Irvington Centre, LLC 
  8330 Boone Blvd #460 
  Vienna, VA  22182 
 
Filing Date: November 1, 2018 
 
Executive Summary: The applicant has submitted an Ownership Plat application to create 
additional ownership lots for the townhouse development on the F-8 property in King 
Farm. A total of 30 ownership lots will be created on the F-8 site (existing Ownership Lot 
AB-1). The submission of the Ownership Plat application is necessary to implement Level 2 
Site Plan STP2019-00367 which is scheduled for consideration by the Planning Commission 
immediately prior to this application. Per Article 21 of the Zoning Ordinance, the Planning 
Commission is the Approving Authority for Ownership Plats.  
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Background and Project Description 
The property containing 801 King Farm Boulevard is a record lot known as Parcel AB, Block M of 
the King Farm Planned Development, Irvington Centre subdivision, and contains 7.9 acres of 
land. The property is located at the northeast corner of King Farm Boulevard and Piccard Drive, 
and is zoned PD-KF (Planned Development – King Farm). The property was originally approved 
for development of three office buildings along with structured and surface parking spaces in 
2003. Accordingly, an ownership plat which reflected the approved site plan and containing six 
ownership lots was approved by the Planning Commission and recorded among the land 
records in 2007.  
 
The application proposes to create additional ownership lots within existing Ownership Lot AB-
1 (801 King Farm Boulevard) to create the townhouse lots and associated maneuvering lanes 
shown in Site Plan application STP2019-00367 via the ownership plat process. The F-8 site will 
include 30 new ownership lots, one for the alleyway and 29 for the proposed townhome units 
within Ownership Lot AB-1. 
 
In accordance with the Zoning Ordinance, an ownership plat may be approved by the Planning 
Commission in certain zones to allow for separate ownership, financing or phasing of a building, 
group of buildings or site components on a site with multiple buildings or phases. 
 

Site Description 
Location: 801 King Farm Boulevard 
Land Use Designation: Comprehensive Planned Development 
Zoning District:  PD-KF (Planned Development-King Farm) 
Plat Area:   Approximately 3.32 Acres 
Current Use:   Vacant Land and Surface Parking  
Proposed Use:  Townhouses 
 

 Zoning Planned Land Use Existing Use 

North KF-PD Comprehensive Planned Development Parking Garage 

East KF-PD Comprehensive Planned Development Stream Valley Park/Senior Living 

South KF-PD Comprehensive Planned Development King Farm Boulevard/Parkland 

West KF-PD Comprehensive Planned Development Office 

 

Previous Related Applications 

• CPD95-0002 – Comprehensive Planned Development – Approved by Mayor and Council 
Resolution No. 10-96, a concept plan for the 430.63 acres of the King Farm development.  
Approved on June 8, 1996. This approval authorized 3,200 residential units with the ability 
to increase the number of dwelling units to up to 3,600, with Mayor and Council approval. 

• Comprehensive Planned Development Detailed Application CPD2001-002AC, for approval 
of an office building (F-4) at the northeast corner of the intersection of King Farm 
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Boulevard and Piccard Drive; later amended to add two additional office buildings (F-7 and 
F-8) by approval of the Planning Commission on March 28, 2007.     

• STP2019-00367 – Pending site plan application to allow for 29 townhouse units on the F-8 
site. 

 

Analysis 
 
Zoning Compliance 
The proposal complies with the requirements for an Ownership Plat listed in Section 25.21.13 
of the Zoning Ordinance. To be considered for an Ownership Plat, the subject property must 
consist of a record lot shown on a plat recorded among the Land Records of Montgomery 
County, Maryland and have a Site Plan approved for the entire site. Approval of Site Plan 
STP2019-00367, as an amendment of the approved CPD Detailed Application, is a 
recommended condition of approval of the proposed ownership plat. 
 
The lots shown on an Ownership Plat do not constitute a resubdivision of the original record 
lot, as it only achieves a division of the property for either financing or separate ownership, 
where resubdivision into record lots is not feasible. The findings for creating ownership lots are 
evaluated in the “Required Findings” section below.  
 
Forest /Tree Preservation 
An Ownership Plat does not constitute subdivision and, as such, is not subject to the Forest and 
Tree Preservation Ordinance, but the related site plan must comply.  
 
Required Findings 
Section 25.21.13.b, Findings related to Ownership Plats, provides that “where more than one 
(1) building or building component exists, or is to be located, on a tract of land, the Planning 
Commission may approve an ownership plat if the Commission finds all of the following.” 
1. The land is located in a zone other than the R-400, R-200, R-150, R-90, R-75, R-60, and 

R-40 Zones, except that an Ownership Plat is permitted in the previously mentioned 
zones if the property contains or is approved for a use other than single-unit detached 
residential.  The property is located in the PD-KF (Planned Development-King Farm) 
Zone. 

 
2. The Ownership Plat is reasonably necessary to accommodate the financing or separate 

ownership of a building or group of buildings or building components on the tract of 
land.  The purpose of the division of existing ownership lots into additional ownership 
lots, and ownership lots for each individual townhouse and alley, is to accommodate 
separate financing and ownership of the properties within the existing ownership lot 
scheme on the property. It would not be feasible to subdivide the property into record 
lots because of the ownership lots and existing improvements that already exist on the 
site.  
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3. The subdivision into individual record lots for each building or building component is 
not feasible because: 
(a) Setback, open space or lot size requirements or other development standards 

of the zone reasonably preclude such subdivision;   
It is not feasible to establish record lots on this property without major impacts 
to existing development, due to the current ownership structure of the property. 
Because of this, it is most practical to create ownership lots for the townhomes 
rather than attempt to have all parties agree to new record plats for the 
property. Subdivision would require that each lot meet all Zoning Ordinance and 
other development requirements for stormwater management, landscaping and 
parking requirements. However, the ownership plats allow for these features to 
be provided within the record lot that will serve the development on the entire 
property. 

(b) Amenity features required in the zone or pursuant to an approved use permit 
or site plan for the tract are designed to serve the various buildings or building 
components, or other design feature of the project are integrated among the 
buildings or components;  
The open space and public use space serve all ownership lots.  

(c) Density calculations or bonus densities allowed in the zone and approved in a 
use permit or site plan are based on the area of the entire tract; or   
The site is regulated by the King Farm Comprehensive Planned Development 
resolution of approval and is therefore not subject to density bonuses or other 
density calculations within the Ordinance. 

(d) The creation of ownership lines or financing lines is intended principally to 
accommodate the separate ownership or financing rather than its formal 
subdivision.   
In this case, resubdivision to accommodate the sale or financing of individual 
buildings on the property is not an option. As a result, an Ownership Plat affords 
the property owners the ability to separately finance or sell each of the 
townhouse lots. To assure compliance with the Zoning Ordinance on the 
underlying record lot, the Ownership Plat process requires that the property 
remain governed by a single Use Permit or Site Plan, which it is governed by 
CPD2001-002AC, as amended by CPD2003-02AC2 and STP2019-00367, if 
approved.  
 

4. The Ownership Plat: 
 

(a) Will not constitute a violation of any provision of this Chapter or other 
applicable law;   
Adding ownership lot lines on the underlying record lot for separate financing or 
ownership does not affect the conditions on the property and does not 
constitute a violation of any provision of the Zoning Ordinance or other 
applicable law; 
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(b) Will not violate or adversely affect the Plan;   
The ownership plat anticipates allowing for the existing office building and 
parking garage to exist within the area separate from the proposed townhouses. 
Any additional development would be required to be not in conflict with the 
Master Plan and consistent with the PD-KF Zone, which implements the City’s 
Master Plan for this area. Dividing the property into ownership lots will not 
violate or adversely affect the Plan; 

(c) Will not be unsuitable for the type of development, the use contemplated, and 
available public utilities and services;   
While this would be the first use of the Ownership Plat process to create 
townhouse lots, approving the proposed Ownership Plat will not create any 
condition where the development, the use contemplated, or public utilities and 
services will negatively affect the property or the area; or 

(d) Will not adversely affect the health or safety of persons residing or working in 
the neighborhood;   
The Ownership Plat will in no way adversely affect the health or safety of 
persons residing or working in the neighborhood because it amounts to 
ownership lines on the property’s plat to delineate separate portions for either 
ownership or financing purposes. On the actual property, there will be no 
indication that anything has changed and, as a result, the proposed Ownership 
Plat will not adversely affect the health or safety or persons residing or working 
in the neighborhood. 

 
Recommended Conditions 
1. The Ownership Plat shall be submitted in an appropriate electronic format as specified 

in Section 25.21.10.d of the City of Rockville Zoning Ordinance. 
2. The applicant shall submit, for review by the City Attorney’s office, a Declaration of 

Covenants and Easements for the Ownership Lots. The Declaration of Covenants and 
Easements must be recorded prior to the plat and referenced on the ownership plats. 

3. That bonds be posted and permits obtained from the Department of Public Works for all 
public and private improvements in accordance with Section 25.21.15 of the City of 
Rockville Zoning Ordinance.  

4. Submission, for review and approval by the City Attorney’s office, of the terms and 
location of all necessary easements for the implementation of STP2019-00367.  
Easements include but are not limited to ingress/egress easements, stormwater 
management easements and maintenance agreements, private storm drain easements, 
Washington Sanitary Suburban Commission easements, utility easements, retaining wall 
easements and public access easements, as applicable.   

5. Submission, for review and approval by the City Attorney’s office, of the Amended and 
Restated Declaration of Covenants and Restrictions referred to in Note 3 on the 
ownership plats. The City’s review and approval authority over the document shall be 
limited in scope to covenants, easements, restrictions, and terms that pertain to the 
interests of the City or the public. Any subsequent amendments to provisions related to 
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covenants, easements, restrictions, and terms that pertain to the interests of the City or 
the public must be reviewed and approved by the City Attorney’s Office.   

6. All easements and the Amended and Restated Declaration of Covenants and Restrictions 
must be recorded in the Montgomery County Land Records prior to the issuance of any 
building permit for the project.  

 
Staff Recommendation 
Staff recommends approval of the Ownership Plat application, based on compliance with the 
criteria as described above, and subject to the recommended conditions in this staff report.  
 

Attachments 
Attachment 1.B.a: Location Map (PDF) 
Attachment 1.B.b: King Farm Ownership Plat (F-8) (PDF) 
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Agenda Item #: C 
Meeting Date: March 11, 2020 
Responsible Staff: Brian Wilson 

 

 
 

SUBJECT:  Level 2 Site Plan STP2020-00393 Shady Grove 

Neighborhood Center, Proposed Phase 1 Site Plan 

Implementing Previously Approved Project Plan at 15825 

Shady Grove Road in the MXE (Mixed Use Employment) 

Zone; Lantian/1788/Shady Grove 31 III LLC, Applicants 

 

 

RECOMMENDATION 
(Include change in law or Policy if 
appropriate in this section):  

Staff recommends approval of the proposed site plan, based 
on the recommended findings and subject to the conditions 
outlined within the staff report. 
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Overview 
 

Case:  Level 2 Site Plan STP2020-00393, Shady Grove Neighborhood Center 
 
Location: 15825 Shady Grove Road, 2092-2098 Gaither Road, 2 – 4 Choke Cherry Road 
 
Staff:  Brian R. Wilson, AICP 
  Development Review 
  240.314.8227 
  bwilson@rockvillemd.gov 
 
Applicant: Lantian/1788/Shady Grove 31, LLC 
 
Filing Date: September 20, 2019 
 

Executive Summary 
The applicant, Lantian/1788/Shady Grove 31 LLC, has submitted a Site Plan application for the 
implementation of Phase 1 of the previously approved Project Plan (PJT2017-0007) for the 
Shady Grove Neighborhood Center. The Project Plan approval (Resolution No. 7B-19, see 
Attachment A) allows for the construction of a mixed-use development consisting of 
townhomes, multi-unit dwellings (apartments), retail, office, hotel and institutional uses. The 
first phase of the proposal would result in the construction of 136 townhouse units. Located in 
the southernmost quarter of the site, this phase also includes the construction of a one-acre 
park area and stormwater retention pond. 
 
The applicant proposes to develop 11.5 acres of the property in this first phase. The overall 
property is approximately 31 acres in size and is located in the MXE (Mixed-Use Employment) 
Zone. The site is adjacent to Choke Cherry Road on the south, and abuts the King Farm Planned 
Development. Existing development on the overall site consists of seven office buildings 
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containing 435,456 square feet. Phase I proposes demolition of two of the office buildings.  
 
During the review of the proposed application, staff worked with the applicant to address 
several issues related to implementation of the approved Project Plan. Central to the review 
process was ensuring that the road system and demolition of existing office buildings was 
planned and executed in a manner that maintained safe access between the planned roadways 
and the office parking lots. In addition, staff worked with the applicant to ensure the open 
space area around the pond was designed in a manner that facilitated safe pedestrian access to 
the area for future residents. 
 
The application has been fully reviewed for compliance with all relevant City codes and policies 
(forest conservation, stormwater management, utility adequacy and traffic and transportation). 
Based on that review, the proposed findings and recommended conditions, staff recommends 
approval of the Site Plan. This also includes a recommendation of approval for a proposed 
waiver of Chapter 21 of the Zoning Ordinance related to trees planted per residential lot, which 
would reduce the number of trees required per lot from 3 to 1.5 as calculated in the aggregate.  
 
The Planning Commission’s role is to conduct a review of the application at a public meeting 
and make a decision on the proposed site plan regarding its consistency with the approved 
Project Plan and Zoning Ordinance, as outlined in Section 25.07.01a.3(b).   
 

Project Description 
This Site Plan is the first phase in the implementation of the approved Project Plan (PJT2020-
00007). As part of a Project Plan, the applicant is required to submit a Level 2 Site Plan to 
implement that approval (see Attachments B through H). The proposal includes 136 
townhouses, 17 of which will be Moderately Priced Dwelling Units (MPDUs). The project 
features traditional neighborhood design principles with alleyways designed to service garages 
at the rear of each townhouse. Another aspect of this design is the development of an open 
space mews area which will be located between Streets B and D. This will allow the units in this 
area to front on open space, rather than a public road. 
 
The townhouses will be either 16 feet or 20 feet wide. The applicant is also proposing to utilize 
rooftop living spaces as part of the townhome design. Portions of the approved public street 
network will be developed as part of this phase. Roads will be public and will include on-street 
parking and a sidewalk system. A one-acre public park space will also be constructed around a 
regional stormwater pond. 
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Proposed Phase 1 Site Plan 

Site Description 
Master Plan Land Use:    Restricted Industrial / Office Park  

Zoning District:    MXE (Mixed Use Employment)   

Existing Use:    Office   

Parcel Area:     Phase 1 -11.5 Acres (Total Site - 31 acres)     

Existing Building Floor Area:   435,456 square feet of office (total site)   

 

Project Vicinity 

 

Surrounding Land Use and Zoning 

 Zoning Planned Land Use Existing Use 

 

North 

 

 

MXE 

Restricted 

Industrial/Office Park 

 

Office Use 

 

East 

 

PD-KF 

Planned 

Development (PD) 

King Farm PD 

single family and 

townhomes 

 

South 

 

PD-UR 

Restricted 

Industrial/Office Park 

Upper Rock PD 

Apartment and 

Grocery Store 

West City of Gaithersburg City of Gaithersburg Retail Center 
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Site  

The overall site is 31 acres in size and includes four parcels located along Shady Grove Road 

between Gaither Road and Choke Cherry Road: 15825 Shady Grove Road, 2092 - 2098 Gaither 

Road, and 2 - 4 Choke Cherry Road. Zoned MXE (Mixed Use Employment), the property includes 

office buildings and surface parking lots developed in the 1960s and 1970s. The property is 

across the street from the Home Depot shopping center in Gaithersburg and directly abuts both 

the King Farm Planned Development to the east and the Upper Rock Planned Development to 

the south. The Phase being reviewed as part of this application is 11.5 acres in size and located 

within the southernmost quarter of the site adjacent to Choke Cherry Road and the King Farm 

Planned Development.  

Project Analysis 

 
Master Plan 
The property is in Planning Area 15 (Research/Piccard/King Farm/Fallsgrove) in Rockville’s 2002 
Comprehensive Master Plan (CMP). Page 12-14 of the CMP states that “The Research/Piccard 
area is part of the Montgomery County High Technology Corridor” and the Land Use map 
designates these parcels as Restricted Industrial/Office Park. The area is presented in the plan 
as appropriate for office/industrial development, though it also notes that “Zoning in the 
corridor permits certain commercial service activities such as banks and restaurants to support 
the office/industrial development.” 
 
The CMP also states that “There is redevelopment potential in the area on the sites that were 
developed in the 1970s to a lower density than is currently allowed.” Furthermore, it 
contemplates that an additional mix of uses may be appropriate. On Page 12-15, the CMP 
states that the former I-3 (Industrial Park) Zone, which was the zone at the time, “contains an 
optional method of development which allows a greater mix of uses and increased density in 
proximity to planned or programmed transit stations in order to encourage use of those 
facilities”, though careful consideration should be given to other plan principles and impacts on 
surrounding areas. 
 
Master Plan Compliance 
With the adoption of the City’s Zoning Ordinance in 2009, the MXE Zone was created to 
implement the Restricted Industrial/Office Park designation, previously implemented by the I-3 
(Industrial Park) Zone. Development consistent with the standards of the MXE Zone can 
therefore be deemed compatible with the Master Plan. The proposed plan would allow for a 
mix of different use types in a compatible manner, which is a central goal of the MXE Zone. The 
pedestrian orientation of the street layout, the location of proposed public open spaces and the 
use of limited setbacks with the buildings to frame the street ensures that the proposal will 
promote both walking and bicycling in the area.  
 
The proposed project was found to be in compliance with the City’s Comprehensive Master 
Plan at the time of Project Plan approval. Implementation of that Project Plan through the Site 
Plan application process is also deemed compliant with the Master Plan as long as the Planning 
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Commission determines that the proposal is consistent with Resolution No. 7B-19 and all 
applicable ordinances.  
 
Infrastructure/Adequate Public Facilities Standards (APFS) 
 

Traffic 
Trip generation for this portion of Phase One, consists of the number of vehicle trips 
expected to be generated by the proposed 136 new townhouses, and the remaining 
office uses on the overall site. For the purposes of calculating vehicle trips, the rates and 
equations are consistent with those used in the approved Comprehensive 
Transportation Review submitted with the Project Plan (PJT2017-0007) and approved by 
staff.  The Number of peak hour trips expected to be generated is summarized on table 
below.: 

 

Shady Grove  
Development  

AM Peak 
Hour 

PM Peak 
Hour 

Saturday 
Peak Hour 

Total Total Total 

Approved Trip Caps Phase 1 644 1,327 1,042 

Remaining office  233,587 Sq. 
Ft. 

390 357 101 

Proposed Townhouses 136 Units 68 101 83 

Total site Trips with This portion of Phase 1  458 458 184 

Remaining Phase 1 Trips (unallocated) 186 869 858 

 
As shown in the table above, the remaining existing office uses and the proposed 136 
new townhouses are expected to generate approximately 458 AM peak hour vehicle 
trips, 458 PM peak hour vehicle trips, and 184 Saturday peak hour vehicle trips, all of 
which are below the established peak hour trip caps.  
 
Water and Sewer  
The proposed development is located within the Washington Suburban Sanitary 
Commission’s (WSSC) service area for water and sanitary sewer. The applicant will 
construct a network of water and sanitary sewer infrastructure to serve the 
development that complies with all WSSC requirements. The applicant received 
approval of the Hydraulic Planning Analysis (HPA) by WSSC during the Project Plan 
process. The applicant has recently applied for an HPA Amendment approval from 
WSSC, which details the sewer and water service required for the development. The 
amendment proposes to direct wastewater flow to the Watts Branch Sewershed and 
into the City’s wastewater collection system. The City and WSSC have agreed to allow 
the connection proposed in the HPA Amendment (see Attachment I). 

 
Schools 
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The proposal was reviewed for school adequacy at the time of Project Plan. Projected 
student generation was found to be within the required threshold and therefore a 
determination of adequacy with the APFO was made. The review conducted as part of 
the Project Plan submission is detailed in the following paragraphs as a reference for 
Planning Commissioners: 
 

The subject property is served by the Gaithersburg High School cluster, including Rosemont ES, 
Forest Oak MS and Gaithersburg HS. Using the Montgomery County Student Generation Rates 
for Housing Types (dated January 1, 2017), the proposed development will generate the 
following number of students: 146 students at the elementary school grade level, 63 students 
at the middle school level, and 84 students at the high school level. Based on current student 
generation rates, the residential dwellings in Phase One will generate 34 elementary school 
students, 17 middle school students and 22 high school students.  
 
In 2017, the Mayor and Council adopted amendments to the school standards of the APFS to 
take into account individual schools in the capacity analysis. Also, in 2017, a provision was 
approved allowing Project Plan applications submitted prior to the change to be tested with 
the standard in effect at the time of application (January 20, 2017). As a result of the 
amendment, this application is subject to the prior test, which considers student population 
in the entire cluster at each school level. The analysis using the prior standard indicates that 
school capacity is present at each school level, and therefore the application meets the 
schools test. 
 

School Test: Percent Utilization >120% = Moratorium  
School Type 

(Gaithersburg 
Cluster) 

Projected  
2020-21 

Enrollment 

Students 
Generated by 

Proposed 
Development 

100% MCPS 
Program 
Capacity  

Enrollment 
Including 
Proposed 

Development 

Cluster 
Percent  

Utilization 
in 2020-21 

Cluster 
Percent 

Utilization in 
2020-21 with 

Proposed 
Development 

Elementary School 4,549 146 4,160 4,695 109.3% 112.8% 

Middle School 1,994 63 1,882 2,057 106.0% 109.3% 

High School 2,451 84 2,407 2,535 102.0% 105.3% 

 
Transportation and Circulation 

 
Access & Circulation  
The access to the new townhouse development will be provided from Choke Cherry 
Road, via two improved north-south public roadways. The proposed Street “C” will be 
constructed with a Business District Type II cross section and will allow full movement to 
and from Choke Cherry Road. Street “A” will be constructed as a residential street 
without allowing any outbound left turns onto southbound Choke Cherry Road.  
  
Bicycle/Pedestrian Access 
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Pedestrian access will be provided by proposed new and wider sidewalks along Choke 
Cherry Road and the proposed sidewalk along all internal streets as shown on the 
submitted plan. On the west side of Choke Cherry Road, there currently exists a shared 
use path that extends from Shady Grove Road south to Piccard Drive.  
 
Transit 
There are multiple Montgomery County Ride-On bus routes, as well as the existing King 
Farm shuttle that can provide transit service to both the proposed development and the 
Shady Grove Metro Station. The Montgomery County Department of Transportation 
(MCDOT) is currently studying provision of Bus Rapid Transit (BRT) service between 
Downtown Bethesda and Clarksburg on the MD 355 (Rockville Pike) corridor. Finally, the 
concept plan for King Farm both has identified the median of King Farm Boulevard as 
the future alignment of the Corridor Cities Transitway (CCT), which would also be a BRT 
facility.    
 

Historic Resources 
Condition 7 of Resolution 7B-19 required the applicant to provide a report containing a 
historical evaluation of the existing buildings located on the site. This condition has been met 
and it has been determined the buildings have no historical significance. 
 
Environment 
 
Environmental Guidelines 

The 31.1-acre site has an approved Natural Resources Inventory/Forest Stand 
Delineation (NRI/FSD), which identifies all of the natural features in accordance with the 
Forest and Tree Preservation Ordinance and the Environmental Guidelines. The site 
does not contain forest, wetlands or 100-year floodplain. However, a perennial stream 
daylights from an outfall near the southeastern property corner and a 125-foot stream 
valley buffer consisting of 0.80 acres extends from the outfall. Due to the presence of 
over 200 individual trees, the existing canopy coverage averages 18% over the entirety 
of the site per the City’s Urban Tree Canopy GIS mapping page. 
 
The applicant submitted and received a response from the Maryland Department of 
Natural Resources (DNR) confirming there are no State or Federal records indicating 
that the site contains rare, threatened or endangered species. 
 
Forest and Tree Preservation Ordinance 
The previously approved Project Plan submission to the City for redevelopment of an 
existing office park to a mixed-use neighborhood center required compliance with the 
City of Rockville’s Forest and Tree Preservation Ordinance.  The City Forester’s office 
approved a Natural Resources Inventory/Forest Stand Delineation plan on April 15, 2016 
and a Preliminary Forest Conservation Plan on April 24, 2019. 
 
Forest Conservation 
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The forest conservation requirement for this project is based on the following: 
 

• Tract area:   31.1 acres  

• Site zoning: MXE 

• Existing forest: 0 acres 

• Overall Afforestation required: 4.67 acres 

• Overall Approved Fee-in-Lieu: 2.29 acres 

• Phase I Afforestation required (37.07%): 1.69 acres 

• Phase I Fee-in-Lieu required (37.07%): 0.85 acres 
 
In accordance with Section 10.5-24 of the FTPO, the project applicant has received 
approval to pay fee in lieu for 2.29 acres (49%) of the 4.67-acre afforestation 
requirement. In an April 24, 2019 letter approving the Shady Grove Neighborhood 
Center Preliminary Forest Conservation Plan (PFCP), the Principal Planner in Urban 
Forestry approved the request. The fee-in-lieu of afforestation is to be paid in 
installments during the implementation of Project Plan PJT2017-00007 through phased 
site plans. The monetary contribution to be paid for each installment is determined at 
the time of each phased site plan and calculated in accordance with the rates in effect at 
the time of each site plan approval. Each respective installment payment is based on the 
proportional amount of square footage of land being developed in each phased site plan 
when compared to the 31.1-acre overall site. The Phase I Site Plan covers 37.07% of the 
overall site and therefore requires a payment based on 37.07% of the approved fee-in-
lieu for afforestation for 2.29 acres.  
 
The remaining Phase I Site Plan forest conservation requirement for this project is 1.69 
acres. The project will plant 0.61 acres of forest to meet a portion of this requirement 
within the public park space surrounding the proposed SWM pond in the southwest 
corner of the project parcel. A Forest and Tree Conservation Easement and Declaration 
of Covenants must be recorded among the Land Records of Montgomery County for the 
long-term protection of the forest conservation area. 
 

Minimum Tree Cover 
The minimum tree cover requirement in the MXE zone is 15%, though it may be reduced 
to 10% with the dedication of 5% of usable park land to the city. The project is 
proposing to meet the 10% (3.11 acres) requirement with the dedication of two parks 
within the site totaling 5% or (1.73 acres) of the tract area. 
 

• Central Green 0.57 acres 

• Pond Park 1.16 acres 
 
Significant Trees/Specimen Trees 
Significant trees are defined as trees located outside of a forest and being 12” DBH 
(diameter at breast height) and trees located within a forest and being 24” DBH and 
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greater. Specimen trees are defined as trees with a diameter equal to or greater than 
30” DBH or trees that are 75% of the diameter of the state champion tree of that 
species. Removal of significant trees requires written justification approved by the City 
Forester in accordance with Section 10.5-21(c) of the FTPO. The site contains 178 
significant trees, of which 10 trees are also considered specimen trees. 
 
Significant trees: 
The project proposes to remove all trees within the site except for one 36" black oak 
located at the corner of Shady Grove Road and Gaither Road.  The project replacement 
requirement is 172 trees. 
 
The project requires 172 significant replacement trees, but in accordance with Section 
10.5-24 of the FTPO, the project has received approval for a fee-in-lieu payment for up 
to 60 significant replacement trees. The remaining 112 significant replacement trees 
must be planted within the project boundaries in locations in accordance with City 
standards.   
 
The significant tree replacement requirement for this project is based on the following: 

• Tract area:   31.1 acres  

• Site zoning: MXE 

• Existing forest: 0 acres 

• Overall Significant Replacements required: 172 trees 

• Overall Approved Fee-in-Lieu: 60 trees 

• Phase I Significant Replacement required (37.07%): 42 trees 

• Phase I Fee-in-Lieu required (37.07%): 22 trees 
 

As with afforestation, the fee-in-lieu for significant tree replacement may be paid in 
installments during the build out of the project. The monetary contribution to be paid 
for each installment will be determined at the time of each site plan. Each respective 
installment payment will be based on the proportional amount of square footage of 
area being developed with each site plan, regardless of the amount of significant tree 
replacement planting to be installed with the specific phase. The amount of each 
respective installment payment will be calculated in accordance with the rates in effect 
in the Forest Conservation Manual at the time the site plan is approved. At each site 
plan, the respective payment due must be paid prior to the issuance of any forestry 
permit. At the final phase, if the applicant provides a site plan that requires less fee-in-
lieu than the maximum determined at PFCP, the payment for the final phase will receive 
the adjustment. 
 
In accordance with Section 10.5-21(e) of the FTPO, the project has received approval to 
remove 9 specimen trees.  The Forestry Planner has reviewed the fee-in-lieu request in 
conjunction with the plan submission and found that the project meets the justification 
criteria for the following trees: 
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Site access: 

• Trees 316, 317, 326 and 327 due to other City developmental standards 

• Tree 343 due to ADA access and sewer requirements. 

• Trees 255, 256 and 257 due to stormwater management features 
Site conditions: 

• Tree 279 due to proximity of tree to existing building and location of tree on 
steep slope. 

 
In accordance with Section 10.5-24 of the FTPO, the project has received approval to 
pay fee in lieu for 60 significant replacement trees. The City Forester’s office has 
reviewed the request in conjunction with the plan submission and found that the 
project meets the justification criteria for the following limitations: 
 
Other City development standards-stormwater management features: 

• At least 60 ornamental trees could be planted where stormwater management 
features are shown. 

 
Soil augmentation per the city’s Forest and Tree Preservation Ordinance Notes will be 
required prior to installation of new trees within existing green space or where 
pavement was previously located. The current ordinance notes at the time of Final FCP 
submission shall be included on the Final FCP. 

 

Landscaping 
 

Street Trees 
The project has frontage on Gaither and Choke Cherry roads, which are City of Rockville 
rights-of-way, and Shady Grove Road which is a Montgomery County right-of-way.  
Street trees removed within the city’s rights-of-way are required to be replaced at a 1:1 
ratio and shall be shown on both the Final FCP and the street tree and lighting plan in 
addition to new street tree planting within proposed city rights of way. The applicant is 
required to obtain permits from Montgomery County and Maryland DNR for removal of 
trees within the Shady Grove Road right-of-way. 
 

• Phase I Street Tree Removals: 3 trees (Choke Cherry) 

• Phase I Street Tree Replacements: 15 trees (Choke Cherry) 

• Phase I New Street Trees: 110 trees 
 
Residential Lot Tree Reduction 
A waiver request has been submitted for a reduction in the number of trees required per 
residential lot (Sec. 25.21.21.b). The applicant has requested a reduction in this number from 
three to 1.5 trees per lot (see Attachments J and K). This issue is addressed in more detail 
elsewhere in this report.  
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Noise 
Noise levels that may be generated during construction must comply with maximum allowable 
noise levels as referenced under Sec. 31B-6 of the Montgomery County Noise Ordinance. 

 
Stormwater Management 
Stormwater Management (SWM) for this project will be provided in compliance with 
the Development SWM Concept Approval Letter (see Attachment L). The Development 
SWM Concept Approval Letter lists project-specific conditions of approval. On-site SWM 
is being provided by the applicant through the construction of a SWM pond dedicated 
to the City of Rockville and in a combination of Environmental Site Design (ESD) 
measures including planter box bioretention facilities, microbioretention facilities, and 
bioswales. The SWM pond provides water quality treatment for 6.21 acres of on-site 
impervious area during Phase 1, 19.0 acres of on-site impervious area for the ultimate 
development, and 6.7 acres of off-site impervious area that drains through the property. 
A monetary contribution is being provided by the applicant in lieu of providing on-site 
quantity management and the remaining on-site water quality management. 
 
Sediment Control 
DPW staff has determined that the proposal demonstrates the integration of Erosion 
and Sediment Control and Environmental Site Design measures into the development 
project, while protecting the natural resources, as required by Rockville City Code (See 
Attachment M). 
 
Safe Conveyance 
Staff has studied the adequacy of the storm drain system to accommodate runoff 
created as a result of this project and has determined that the existing downstream 
storm drain system has the capacity to safely convey the proposed 10-year runoff from 
this project.  No system upgrades or mitigating measures are required for the proposed 
application (see Attachment N). 
 

 
Zoning Ordinance Compliance and Regulating Specifications 
The subject property is regulated in accordance with Resolution No. 7B-19, as approved by the 
Mayor and Council.  The applicant is permitted to construct up to 330 townhouse units on the 
property (subject to conditions of the Project Plan approval). This phase of development 
proposes 136 dwelling units, meaning that the applicant may construct up to 194 townhouse 
units in future phases. 
 
As part of the MXE Zoning District, the development standards for the townhouse units were 
approved at the time of Project Plan to ensure a compatible pedestrian oriented urban form.  
As such, Zoning Ordinance compliance review is specifically focused on consistency of the site 
plan layout with the Project Plan layout, as presented in Resolution 7B-19. Setbacks, building 
location, park location and the road layout were reviewed, and staff believes the proposed site 
plan satisfies Condition 2 of Resolution 7B-19, as demonstrated in the following graphics: 
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Phase 1 Area as approved in the Project Plan Resolution 

 
Phase 1 Area as proposed in the Site Plan Application 

 
 

Public Parkland, Public Use Space and Open Area 

As part of the MXE district, open space will be provided consistent with the Zoning Ordinance 
and the approved Project Plan Resolution.  This phase of the project includes 6.58 acres of open 
space. Total open area for the entire site at buildout will be 9.47 acres. The first phase includes 
development of the one-acre park area at the rear of the site. This park property will be 
dedicated to the City and will connect to the City-owned open space in the adjacent King Farm 
neighborhood. Staff worked with the applicant to ensure the stormwater pond built within the 
park will be designed in a manner that allows for pedestrian access around the perimeter of the 
pond.  
 
Subdivision Regulations: Residential Lot Tree Planting Requirement 
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The applicant has submitted a waiver request to Section 25.21.07 of the Zoning Ordinance. This 
Ordinance standard would require the applicant to plant 3 trees per residential lot proposed. 
The applicant has requested a waiver that would allow for 1.5 trees per lot based on the 
aggregate tree total for this phase of development. 
 

 Phase 1 Future Site 
Plan Phases 

Total in All Phases 

Number of Townhouse Lots 136 Lots 122 Lots 258 Lots 

Trees Required Without Waiver 408 Trees 366 Trees 774 Trees 

Number of Proposed Townhouse Lot 
Trees Provided on Overall Site 

291 Trees 96 Trees 387 Trees 

Waiver Requested (1.5 Trees Per Lot) 117 Trees 270 Trees 387 Trees 

 
As part of the Project Plan review, Mayor and Council acknowledged that the tree planting 
constraints on the site would make it difficult to plant three trees per lot. In Condition 6 of 
Resolution 7B-19 the following is noted: 
 

“The Mayor and Council acknowledge that implementation of the approved Project 
Plan’s urban townhouse design requires the grant of a waiver by the Planning 
Commission of Section 25.21.21.b of the City Code pursuant to Section 25.21.07 of the 
City Code to allow a reduction of the required trees per residential lot from 3 trees to 1.5 
trees per lot, based on an aggregate of the on-site trees, and support such a waiver.” 

 
The Planning Commission must review the requested waiver and the applicant’s justification 
based on the standard outlined within the Zoning Ordinance, Section 25.21.07.b. The Ordinance 
states the following: 
 

“If the Planning Commission finds that undue hardship will result from strict compliance 
with any requirement of this chapter, it may grant a waiver or modification from such 
requirement so that substantial justice may be done if the public health, safety and 
aesthetics, or general welfare will not be impaired and the waiver will not be contrary to 
the intent and purpose of the plan or this chapter.” 

 
The applicant has stated that the waiver is necessary to facilitate the urban, pedestrian form 
proposed, as well as to accommodate the public improvements such as public roads and 
parkland (See Attached Waiver Justification Letter). 
 
Staff finds that the necessity of a tree-per-lot planting waiver was acknowledged and 
specifically identified within the Mayor and Council Resolution of Approval. The Mayor and 
Council recognized the design and density of the project would necessitate a reduction in the 
number of trees provided on each residential lot. In reviewing the proposed development, it is 
evident that the design of the townhouse lots and the limited amount of planting area (see 
example below) makes it impossible to accommodate multiple tree plantings on each lot. 
Further, the applicant sacrificed a significant amount of planting area within the park when they 
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agreed to construct a regional stormwater pond to accommodate stormwater from areas 
outside of the site. This infrastructure improvement, made at the request of the City during the 
Project Plan phase, also reduced the area available for tree planting. This is relevant because 
the City has typically allowed trees that could not be placed on the lot to be planted elsewhere 
on the project site, typically within common area. 
  

 
Proposed lots have no planting area in the rear yard due to the garage accommodation and 
limited area in the front yard to accommodate multiple tree plantings. 
 
Due to the above-stated reasons, staff recommends approval of the proposed tree planting 
waiver. The waiver will not be contrary to the intent and purpose of the plan and will allow for 
the implementation of the approved Project Plan, which was previously deemed consistent 
with the City’s planning goals. The applicant is still required to provide a substantial number of 
tree plantings on the site, including afforestation, minimum tree coverage, significant tree 
replacement of the FTPO as well as street tree planting requirements. 
 
Moderately Priced Dwelling Units (MPDU) Ordinance 
The applicant will provide a minimum of 12.5% of the residential units as MPDUs.  Staff worked 
with the applicant to ensure the MPDUs were adequately distributed throughout this phase of 
development. As part of this phase, 17 MPDUs will be constructed. 
   
Parking 
In addition to providing off-street parking per the Zoning Ordinance (2 spaces per unit), on-
street parking (52 spaces) is also proposed throughout the site. Parking is proposed on one side 
of Street “A”, “B” and “D”.  Street “C” is the only street that maintains parking on both sides.  
The applicant has indicated that parking garages within the future mixed-use portion of the 
development will be available to visitors for the townhouse area. The extent of the availability 
of structured parking for visitors will be determined at the time those phases are proposed. 
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Staff also reviewed the parking calculations for the office buildings that will continue to operate 
on the site outside of the Phase 1 area and have determined that adequate parking exists to 
accommodate those uses. 
 

Community Outreach and Public Meetings 
A Post-Application Area Meeting was held on October 22, 2019. This meeting was attended by 
three residents. In accordance with Sections 25.05.03.c and 25.07.03.c of the Zoning Ordinance, 
written notice of the Planning Commission review of Site Plan Application STP2020-00393 was 
sent to nearby property owners. The applicant affirmed via submission of required affidavits 
that both written and electronic public notification was provided for all area and public 
meetings on the subject Site Plan application. Staff has received no correspondence from the 
public regarding this proposed application. 
 

Findings 
In accordance with Section 25.07.01.3.b, of the Zoning Ordinance, a site plan that implements 
all or a portion of an approved Project Plan may be approved so long as the site plan complies 
with the conditions and requirements of the approved Project Plan and where the application 
will not: 
 
Be detrimental to the public welfare or injurious to property or improvements in the 
neighborhood; 
The proposal complies with the strict standards of all applicable ordinances and the project 
plan resolution of approval. Staff has not identified any further health, safety or welfare issues 
associated with the proposed development nor any aspect of the proposed development that 
would be injurious to property or improvements in the neighborhood. 
 
Constitute a violation of any provision of the Zoning Ordinance or other applicable law; 
The proposed site plan application as submitted complies with all provisions of the Zoning 
Ordinance in that the proposal is consistent with Resolution No. 7B-19 and all associated 
exhibits relating to the design and layout of the project. As stated above, the proposal also 
complies with the strict standards of all applicable ordinances, as well as other applicable laws. 
 
Be incompatible with the surrounding uses or properties; 
The proposal respects and complements the existing uses surrounding the property through 
the improvement and expansion of the road infrastructure, the expansion of stormwater 
capabilities for the surrounding area and the use of urban design principles that promote the 
Master Plan and advance the City’s long-term planning goals. The design also respects the City-
owned open space area adjacent to the subject property within the King Farm development by 
allowing for the continuation of this City owned park area into the subject site. 
 

Conditions and Recommendation 
Staff recommends the Planning Commission approve Site Plan application STP2020-00393. The 
proposal meets the findings necessary to approve the project and is consistent with the Project 
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Plan resolution of approval. Staff also recommends approval of the tree planting waiver request 
because the waiver will not be contrary to the intent and purpose of the plan and will allow for 
the implementation of the approved Project Plan, which was previously deemed consistent 
with the City’s planning goals. 
Staff’s recommendation of approval is subject to the following conditions: 
 

Planning and Development Services 
1. Submission, for the approval of the Chief of Zoning, of six (6) copies of the site plan (on 

sheets no larger than 24 inches by 36 inches).  
2. Submission, for the approval of the Chief of Zoning, of six (6) copies of the architectural 

plans (on sheets no larger than 24 inches by 36 inches).  
3. Submission, for the approval of the Chief of Zoning, of six (6) copies of the landscaping 

plan (on sheets no larger than 24 inches by 36 inches).  
4. The applicant shall sign and return the approval letter prior to the release of any 

permits. 
5. Submission of the FTP permit application and fee. 
6. Prior to release of the first building permit, the applicant must post a bond, in a form 

acceptable to the City, that covers the completion of all improvements to the phase one 
park area. The bond shall be released upon the satisfactory completion of the required 
improvements to the phase one park area, as determined by the City.  All improvements 
to the phase one park area must be completed to the satisfaction of the City within four 
(4) years of the release of the first building permit. Prior to issuance of the first 
occupancy permit, and contingent on the City’s determination that all improvements to 
the phase one park area are complete, the applicant must convey the phase one park 
area to the City in fee simple. If the phase one park area is conveyed to the City prior to 
the end of the five-year warranty period for the Forest Conservation Plan plantings, the 
applicant will remain obligated to ensure the survival and replacement, if necessary, of 
all Forest Conservation Plan plantings within the phase one park area for the full five-
year warranty period.     

7. The applicant must execute and record among the Land Records a Forest and Tree 
Conservation Easement and Declaration of Covenants granted to the Mayor and Council 
of Rockville in a form suitable to the City. The easement must also be submitted in GIS 
format acceptable to the city. 

8. Applicant must execute a Five-year Warranty and Maintenance Agreement in a form 
suitable to the City. 

9. Applicant must post a bond or letter of credit approved by the City. The bond estimate 
shall include the following: 
a. Significant replacement trees for the Final Phase I FCP. 
b. Onsite afforestation trees for the Final Phase I FCP. 
c. Off-site reforestation area for impacted existing FCE on the Final Phase I FCP. 
d. Street trees for the Final Phase I FCP. 
e. Non-native and invasive plant control for the entire FCE area within 50’ of the Limits 

of Disturbance (LOD). 
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f. Installation of permanent fencing and signage along the entire perimeter of the FCE 
as per COR standards. 

 
Department of Public Works 
10. Submission for review, approval, and permit issuance by DPW of the following detailed 

engineering plans, studies and computations, appropriate checklists, plan review and 
permit applications and associated fees. The following plans shall be submitted on 
24”x36” City base sheets at a minimum scale of 1”=30’ unless otherwise approved by 
DPW.  
a. Sediment Control Permit (SCP) – Submit Erosion and Sediment Control plans for all 

disturbed areas;  
b. Stormwater Management Permit (SMP) – Submit Stormwater Management plans 

for on-site stormwater management; 
c. Public Works Permit (PWK) – Submit plans for all work within the proposed public 

rights-of-way, within the Choke Cherry Road right-of-way, and within any existing or 
required public easements. DPW will also review, approve and permit the 
construction of private improvements in alleys through the PWK permit, including 
applicable fees. 

11. Submit for review, approval and authorization by the Maryland Department of 
Environment and U.S. Army Corps of Engineers a Joint Permit Application, for all 
proposed impacts to wetlands and waterways, including temporary impacts during 
construction, and for the construction of the stormwater management pond 
embankment/wall. DPW permits will not be issued until all required permits and 
authorizations from the appropriate state agencies with jurisdiction are received.   

12. In accordance with Chapter 10 of the City Code, submit for review and approval all 
necessary supporting information to delineate the proposed 100-year floodplain and to 
obtain any necessary floodplain variances and/or floodplain permits. 

13. Submission for review and approval by the City Attorney’s office prior to DPW permit 
issuance, all necessary deeds, easements, agreements, dedications and declarations. 
Drafts of the documents must be included with the initial submission of the engineering 
plans and must be recorded prior to issuance of DPW permits, unless otherwise allowed 
by DPW. 

14. The location of the proposed Stormwater Management Easement, Inspection and 
Maintenance Agreement surrounding the SWM pond is conceptual and must be defined 
at the detailed engineering phase. If the limits of the SWM easement must be revised, 
the limits of the Forest Conservation Easement must also be revised, and a Site Plan 
amendment will be required.   

15. Applicant must dedicate the parcel containing the proposed regional Stormwater 
Management pond to the City of Rockville. The pond will not be accepted for 
maintenance by the City until the surety is released.   

16. The Mayor and Council must authorize the termination of any existing easement that is 
dedicated to the City of Rockville. Any termination of an easement dedicated to the City 
must be reviewed and approved by DPW and in a format acceptable to the City 
Attorney’s Office and be recorded in the Montgomery County Land Records prior to 
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issuance of any DPW permit. If any existing easement is granted to an entity other than 
the City of Rockville, applicant must submit plans for work within the easement to 
Grantee for review. Any proposed development activity within an existing easement will 
require the permission of the Grantee or the extinguishment of the easement. Written 
permission must be obtained applicable to the easement prior to the issuance of any 
DPW permit. 

17. Applicant shall execute a Revocable License and Maintenance Agreement for the shared 
maintenance of Stormwater Management Facilities located within the public right-of-
way. The agreement must be executed by the property owner and other parties of 
interest for review and approval by DPW and the City Attorney Office. The Revocable 
License and Maintenance Agreement must be authorized by the Mayor and Council and 
must be recorded in the Montgomery County Land Records prior to DPW issuance of 
any SMP permit.   

18. Applicant shall execute a Revocable License and Maintenance Agreement for the private 
improvements associated with the existing office buildings to remain located within the 
proposed public rights-of-way. The agreement must be executed by the property owner 
and other parties of interest for review and approval by DPW and the City Attorney 
Office. The Revocable License and Maintenance Agreement must be authorized by the 
Mayor and Council and must be recorded in the Montgomery County Land Records prior 
to DPW issuance of any PWK permit.   

19. Applicant must grant a Public Access Easement (PAE) across the entire width of the 
privately maintained alleys and grant a 1’ Public Improvement Easement (PIE) adjacent 
to all proposed public rights-of-way for maintenance of public sidewalks. The PIE shall 
overlap the proposed WSSC Easements associated with the curb stops and cleanouts.  
The PAE and PIE must be reviewed and approved by DPW and in a format acceptable to 
the City Attorney’s Office and be recorded in the Montgomery County Land Records 
prior to DPW issuance of any PWK permit.   

20. Post sureties for all permits based on the approved construction estimate and, in a 
format acceptable to the City Attorney. A separate surety is required for private 
improvements within the alleys permitted through a PWK. Approval is coordinated 
through DPW staff.   

21. Sureties for public infrastructure, must be submitted and approved prior to recordation 
of plats dedicating right-of-way.   

22. PWK permits for public improvements within the proposed right-of-way will not be 
issued prior to the recordation of the plats dedicating the right-of-way to the City.   

23. PWK permits must be issued for public infrastructure prior to the issuance of any 
building permits. 

24. Applicant shall comply with the conditions of the Development SWM Concept approval 
letter dated February 28, 2020. 

25. Applicant shall comply with the with the conditions of the Preliminary Erosion and 
Sediment Control letter dated February 26, 2020. 

26. Applicant shall comply with the with the conditions of the Safe Conveyance approval 
letter dated February 28, 2020. 
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27. Applicant shall comply with all conditions of the HPA and mitigate any service 
deficiencies identified as a condition of any affected phase's site plan(s), unless the HPA 
is otherwise amended. 

28. Applicant shall comply with the conditions of the Department of Public Works Sewer 
Capacity Letter of Adequacy dated March 3, 2020. 

29. Location of dry utilities shown on the Site Plan is conceptual.  Unless otherwise 
approved by the Director of Public Works, the final layout of the dry utilities shall not 
impact the locations of the proposed storm drain, SWM facilities, street trees and other 
public improvements including WSSC water and sewer infrastructure.  

 
DPW – Transportation 
30. In accordance with condition #35 of the Project Plan Resolution, the applicant shall 

construct all proposed roadway modifications as shown on the Department of Public 
Works approved plans, on Choke Cherry Road between proposed Street C and Piccard 
Drive.     

31. In accordance with condition #37 of the Project Plan Resolution, the Applicant shall pay 
the City’s Transportation Improvement Fee as provided in the Comprehensive 
Transportation Review (CTR). The fee of $900 per residential unit must be paid prior to 
the issuance of a building permit for each dwelling unit. 

32. In accordance with condition #38 of the Project Plan Resolution, the applicant shall pay 
the County's Development Impact Tax, as applicable, subject to the credits allowed by 
Montgomery County. The applicant shall submit a receipt of payment to the 
Department of Planning and Development Services and the Traffic and Transportation 
Division of the Department of Public Works prior to the issuance of building permits. 

33. In accordance with condition #39 of the Project Plan resolution, all internal and external 
traffic control devices (i.e. signs, marking and devices placed on, over or adjacent to a 
roadway or walkway) to regulate, warn or guide pedestrians and/or vehicular traffic 
shall comply with the latest edition of the Manual on Uniform Traffic Control Devices 
(MUTCD). An on-site signing and pavement marking plan must be approved by the Chief 
of the Traffic and Transportation Division at the time of Site Plan Signature Set approval 
and prior to any building permits being issued. 

34. Prior to the issuance of any building permit, the applicant shall submit for review and 
approval to the Department of Public Works, a construction phasing plan. The plan shall 
include, but not be limited to construction access, truck routing, staging, construction 
parking and a pedestrian access plan. The pedestrian access plan shall include, but not 
be limited to, the methods of maintaining pedestrian safety and access on the existing 
sidewalk along Choke Cherry Road and pedestrian detours if any, as well as efforts to 
minimize closure of sidewalks. 

35. The applicant shall install light-emitting diode (LED) streetlight fixtures within the 
proposed development that match in style and material, the existing streetlights in King 
Farm. Streetlight materials and locations of lights shall be approved at the time of the 
Site Plan Signature Set approval. 
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Attachments 
Attachment 1.C.a: Resolution No. 7B-19, Shady Grove Neighborhood Center (PDF) 
Attachment 1.C.b: Applicant Statement of Justification (PDF) 
Attachment 1.C.c: Phase 1 Site Plan (PDF) 
Attachment 1.C.d: Phase One Order of Development (PDF) 
Attachment 1.C.e: Landscape Plan (PDF) 
Attachment 1.C.f: King Farm Buffer Exhibit (PDF) 
Attachment 1.C.g: Usable Park Space Exhibits (PDF) 
Attachment 1.C.h: Architectural Elevations and Floor Plans (PDF) 
Attachment 1.C.i: Executed Sewer Capacity Letter of Adequacy - March 3, 2020 (PDF) 
Attachment 1.C.j: Townhouse Lot Tree Waiver Request (PDF) 
Attachment 1.C.k: Townhouse Lot Tree Waiver Exhibit-01 (PDF) 
Attachment 1.C.l: Shady Grove Neighborhood Stormwater Management Development 
Concept Approval Letter (PDF) 
Attachment 1.C.m: Preliminary Sediment Control Authorization Letter - SCP2020-00005
 (PDF) 
Attachment 1.C.n: Safe Conveyance Approval Letter (PDF) 
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Exhibit “B” Phase I Improvements 

 

Phase I of Shady Grove Neighborhood Center requires offsite improvements to 

the existing sewer system within the public rights‐of‐way. This consists of building 

a parallel WSSC sewer line from the intersection of Proposed Street “C” at Choke 

Cherry Road, along Choke Cherry Road and onto Piccard Drive. The new, parallel, 

WSSC sewer line will then connect to existing WSSC Manhole Number 

169932294‐M, also known as 294‐M. 

Phase I the Phase I Preliminary Design Plan, shown on Exhibit “C”, shows 

proposed sewer in the Choke Cherry Road and Piccard Drive public rights‐of‐ways. 

The entire system consists of approximately 11 WSSC sewer manholes with 

approximately 882 linear feet of parallel 15‐inch WSSC sewer pipelines. The 

proposed WSSC manholes are approximately 12 to 19.5 feet deep. The sewer is to 

be built parallel to the existing 15‐inch WSSC sewer system built under WSSC 

Contract No. 2001‐2965‐B. Both sewers will remain as separate services per 

WSSC’s requirement to not remove sewage flows from the existing WSSC 12‐inch 

sewer system within King Farm Boulevard that was built under WSSC Contract No. 

1996‐1714‐U. 

See Exhibit “C” for preliminary plans and preliminary profiles for this scenario. 

Final Engineering Design Plans that comply with WSSC standards will be necessary 

to enable this construction. No construction will occur before WSSC System 

Extension Plans (SEP) are approved, permitted, bonded, and a WSSC 

Preconstruction meeting is held. 
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Exhibit “D” Phase II Improvements 

 

Phase II of Shady Grove Neighborhood Center requires additional offsite 

improvements to the existing sewer system within the public rights‐of‐way. This 

consists of building an additional WSSC sewer line from the Phase I existing WSSC 

Manhole Number 1 and disconnecting the Phase I sewer from existing WSSC 

Manhole Number 169932294‐M, also known as 294‐M. The pipe connecting 

Phase I sewer manhole Number 1 to existing sewer manhole number 294‐M will 

be abandoned or removed as necessary. This abandonment or removal will follow 

WSSC standards as provided in the latest of each of: 1) the WSSC Pipeline Design 

Manual, 2) the WSSC Standard Details, and 3) the WSSC SEP General Conditions 

and Standard Specifications. 

At the time of this disconnection, sewage will flow within Piccard Drive to West 

Gude Drive and no longer flow into the City’s Existing Stream Valley Sewer Line. 

This will restore the City’s capacity within the Existing Stream Valley Sewer.  

Phase II the Phase II Preliminary Design Plan, shown on Exhibit “E”, shows 

proposed sewer in the Piccard Drive public rights‐of‐way. The horizontal location 

of the parallel WSSC sewer will require reconstruction of one existing WSSC 8‐inch 

sewer built under WSSC Contract 2014‐5674‐B that flows from King Farm F‐5, 

along with relocating existing WSSC MH 16993332‐M (332‐M) further west. The 

new WSSC 8‐inch sewer will be reconnected to existing WSSC MH 16993293‐U 

(293‐U). The vertical location of the new WSSC 15‐inch sewer will require 

reconnecting the existing WSSC 8‐inch sewer built under WSSC Contract 2014‐

5674‐A that flows from King Farm F‐6 to connect to the new WSSC manhole 

number 2. The existing WSSC 8‐inch sewer that currently flows from existing 

WSSC MH 16993283‐M (383‐M) to existing WSSC MH 16993281‐U (281‐U) will be 

abandoned or removed as necessary.  

The system consists of WSSC and City pipelines and manholes. There will be 

approximately six (6) WSSC sewer manholes with approximately 1,245 linear feet 

of new 15‐inch WSSC sewer pipelines and approximately 67 linear feet of new 8‐
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inch WSSC sewer pipeline. There will also be one (1) new City sewer manhole, 

reconstruction of existing City Manhole Number 15, approximately 180 linear feet 

of new 15‐inch City sewer pipeline, and replacement of approximately 725 linear 

feet of existing City 8‐inch sewer pipeline with new City 15‐inch sewer pipeline in 

line and on grade. 

The proposed WSSC manholes are approximately 13 to 21.5 feet deep.  

The existing City Manhole Number 15 is currently approximately 9.3 feet deep. 

The bottom will be rebuilt to deepen the inverts to be a final manhole depth of 

approximately 14.6 feet deep. The proposed new City Manhole will be 

approximately 21.5 feet deep.  

 See Exhibit “E” for preliminary plans and preliminary profiles for this scenario. 

Final Engineering Design Plans that comply with WSSC standards will be necessary 

to enable this construction. Final Engineering Design Plans that comply with City 

standards will also be necessary to enable this construction. No construction will 

occur before WSSC System Extension Plans (SEP) are approved, permitted, 

bonded, and a WSSC Preconstruction meeting is held, nor the same for the City 

plans. 
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15 ORNAMENTAL TREES

39 SHADE TREES

TREE PLATING FOR FOREST CONSERVATION AREA
LOD LIMIT OF DISTURBANCE

LEGEND

SC
AL

E: 
1" 

= 1
50
’

PROPOSED ORNAMENTAL TREES

1"= 140’

(PHASE 1)

(PHASE 1)

PROPOSED SHADE TREES

PROPOSED ORNAMENTAL TREES

PARCEL BOUNDARY

TREE WAIVER EXHIBIT- 1

PROPOSED SHADE TREES 

(FUTURE PHASES- ILLUSTRATIVE)

(FUTURE PHASES- ILLUSTRATIVE)

-  
 NOTE:

Code requirements shall equal a total of 105 on-site trees in future phases.  
required cumulative number of shade and ornamental trees to satisfy Chapter 10.5 of the City 
phases are illustrative only and may be modified at the time of site plan for future phases.  The 

The number, location, and type of shade and/or ornamental trees shown in red for future -   
7B-19 Approving PJT2017-00007.
the on-site trees, and has supported approval of such a waiver. See Condition 6, Resolution No. 
the required trees per residential lot from 3 trees to 1.5 trees per lot, based on an aggregate of 
25.21.21.b of the City Code pursuant to Section 25.21.07 of the City Code to allow a reduction of 
urban townhouse design requires the grant of a waiver by the Planning Commission of Section 

The Mayor and Council has acknowledged that implementation of the approved Project Plan’s 
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