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THE

MARYLAND
NATIONAL CAPITAL
PARK & PLANNING
COMMISSION

The Maryland-National Capital Park and
Planning Commission is a bi-county agency
created by the General Assembly of Mary-
land in 1927. The Commission's geographic
authority extends to the great majority of
Montgomery and Prince George's Counties:
the Maryland-Washington Regional District
{(M-NCPPC planning jurisdiction) comprises
1,001 square miles, while the Metropolitan
District (parks) comprises 919 square miles,
in the two Counties.

The Cemmission has three major func-
tions:

(1) the preparation, adoption, and from
time to time amendment or extension
of the General Plan for the physical
development of the Maryland-Washing-
ton Regional District;

(2) the acquisition, development, opera-
tion, and maintenance of a public park
system; and

(3) in Prince George's County only, the
operaticn of the entire County public
recreation program.

The Commission operates in each county
through a Planning Board appointed by and
responsible to the county government. All
local plans, recommendations on zoning
amendments, administration of subdivision
regulations, and general administration of
parks are responsibilities of the Planning
Boards.



NOTICE OF PLAN AMENDMENTS

Amendments to this Plan have been adopted subsequent to

January 1985.

They are highlighted below. Copies of these

anendments are available at 8787 Gecrgia Avenue, Silver Spring,

Maryland.

July 198¢C

Amendment

Approved and Adopted Amerdment to the
Gaithersburg Vicinity Master Plan

This Amendment reconnends three ninor
changes to the 1985 Gaithersburg Vicinity
Master Plan. The first change involves
reconmended land uses in the vicinity of
MD 124 andéd Muncaster M:il. Road. The
second change invelves the =ix of
housing types in TDR 8-.C areas. The
third cha“ce allow cluster form of
development in the Alirparx area with a
specif;c recommencation that townhouses
be perritted. Porticns cf the text
affected are identified as "Amended
5/88".

Shadv Crove Studv 2Aree

This Amendment substantially modifies the
Shady Grove porticn cf the Galithersburg
Vicinity Master Plann. 2Pecrtions of the
text which are affectes are icdentified by
the notaticn "Amendez T/SC'M.
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development are discussed.
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THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION
8787 Georgia Avenue * Silver Spring, Maryland 20807

MNCPPC NO. 85-2
RESOLUTION

WHEREAS, The Maryland National Capital Park and Planning
Commission, by virtue of Article 28 of the Annotated Code of
Maryland, is authorized and empowered, from time to time, to make
and adopt, amend, extend, and add to a General Plan for the Physical
Development of the Maryland-Washington Regional District; and

WHEREAS, the Montgomery County Planning Board of The Maryland-
National Capital Park and Planning Commission held a public hearing
on April 5 and 6, 1983, on a preliminary draft amendment to the
Gaithersburg Vicinity Master Plan, being also a proposed amendment
to the General Plan for the Physical Development of the Maryland-
Washington Regional District and the Master Plan of Highways; and

WHEREAS, the Montgomery County Planning board, after said
public hearing and due deliberation and consideratiocn, on
September 21, 1983, approved a final draft amendment and recommended
that it be approved by the Montgomery County Council; and

WHEREAS, the Montgomery County Council reviewed the material of
record and discussed the Final Draft Master Plan Amendzment with
interested parties; and

WHEREAS, the Montgomery County Council, sitting as the District
Council for that portion of the Maryland-Washington Regional
District lying within Montgomery County, on December 17, 1984,
approved the final draft amendment of said plan by Resolution 10-
1083.

NOW, THEREFORE, BE IT RESOLVED, that the Montgomery County
Planning Board and The Maryland-National Capital Park and Planning
Commission does hereby adopt said amendment to the Gaithersburg
Vicinity Master Plan, together with the General Plan for the
Physical Development of the Maryland-Washington Regiocnal District
and the Master Plan of Highways as approved by the Montgomery County
Council in the attached Resolution 10-1083.

BE IT FURTEER RESOLVED that this amendment be reflected on
copies of the aforesaid plan and that copies of such amendment shall
be certified by The Maryland-National Capital Park and Planning
Commission and filed with the Clexrk of the Circuit Court of each of
Montgemery and Prince George's Counties, as reguired by law.

% % %k % ¥k
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BE IT FURTHER RESOLVED, that this copy of said plan shall be
certified by The Maryland-National Capital Park and Planning
Commission and filed with the clerks of the Circuit Courts of
each of Montgomery and Prince George's Counties, as required by
law.

kkkkk

This is to certify that the foregeoing is a true and correct
copy of a resolution adopted by the Maryland-National Capital
Park and Planning Commission on motion of Commissioner Krahnke,
seconded by Commissioner Brown, with Commissioners Xrahnke,
Brown, Christeller, Dabney, Granke, Heimann, Keller, and Yewell,
voting in favor of the moticn, and with Commissioners Dukes and
Kenney being absent, at its regular meeting held on Wednesday,
January 9, 1985 in Montgomery County, Maryland.

Thomas H. Countee, Jr.
Executive Director
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Resolution No. 10-1083

Introduced: December 17, 1984
Adopted: December 17, 1984

COUNTY COUNCIL FOR MONTGOMERY COUNTY, MARVLAND
SITTING AS A DISTRICT COUNCIL POR TEAT PORTION
OF THE MARYLAND-WASHINGTON REGIONAL DISTRICT
WITHIN MONTGOMERY COUNTY, MARYLAND

SUBJECT: approval of the Master Plan for the Gaithersburg Viciniﬁy Planning Area

WHEREAS, on September 21, 1983, the Maryland-National Capital Park and Planning
Commission approved the Final Draft Gaithersburg Vicinity Master Plan and dJuly
transmitted said approved Final Draft Master Plan to the Montgomery County Council

and the Montgomery County Executive; and

WHEREAS, this Finel DzafﬁiPlan amendés the 1971 Gaithersburg Vicinity Master
Plan; a portion of the 1980 Potomac Subregicn Master Plan as amendeé in 1982; the
Master Plan of Bikeways, 1978; the Master Plan for Historic Preservation, 1979, as
amended: the General Plan for the Physical Development of the Maryland-wgghingtoé

Regional District: and the Master Plan of BHighwavs within Montgomery <County,

Maryvlané; anc

WHEREAS, +the Montgemery County Executive, pursuant to Ordinance 7-38,

Montgomery County Code, 1972, Section 704-7, duly conveyed to the Montgomery County

Council on Pebruarv 21, 1984, his comments and recommendations on said approved

re

inal Draft Master Plan; and

WHEREAS, cn November 8 and November 10, 1983, the Montgomery County Co

[

unci

held public hearings wherein oral and written testimony was received concerning the

FPinal Draft Gaithersburg Vicinity Master Plan; and
WHEREAS, on December 22, 1983, January 31 and February 28, 1984, worksessions
Lo

v the Council's Planning, FHousing and ZIZconomic Development Committee

WREERSAS, subseguent to the worksession the Council established a task force to

address issuves raised Dby the municipalities of

Y

ockville, Gaithersburg, and

Washington Grove regarding the future Zeveloprment of the Shadv Grove West area of

the Gaithersburg Vicinity Master Plan; and
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Resolution No. 10-1083

WHEREAS, as a result of the Task Porce meetings a staging element and other
revisions were developed by the Montgomery County Planning Board as amendments to

the Gaithersburg Vicinity Master Plan; and

WHEREAS, on September 18, 1984, an additional public hearing was held by the
Montgomery County Council to provide opportunity for interested and affected parties
to comment on the staging proposal and other revisions proposed to the Final Draft

Gaithersburg Vicinity Master Plan; and

WHEREAS, on October 1, October 22, November 13, November 20, December 11, and
December 17, 1984, the Montgomery County Council continued the worksessions on the
Pinal Draft Gaithersburg Vicinity Master Plan at which time detailed consideration
was given to the public hearing record and to the comments and concerns of
interested parties attending the worksession discussion.

NOW, TEEREFORE, BE IT RESOLVED BY TEE County Council €for Montgomery—Cougtyt
Maryvland, sitting as the District Council for the Maryland-Washington Regional
District in Montgomery County, Maryland that the Pinal Draft Gaithersburg Vicinity
Master ©Plan, dJdated September 1983, 1is hereby approved with such revisions,

modifications, and amendments as hereinafter set forth.

Council changes to the Pinal Draft Master Plan for the Gaithersbhurg Vicinity
Master DPlan, dated September 1983, are identified below by chapter, section, and
page number, as appropriate. Deletions to the text of the plan are indicated by

{hrackets], additions by uncderscoring.

SHADY GROVE WEST STUDY AREA

® Revise text under heading “Overview of Lanc¢ Use Recommencdations”, on Dage

)
~
~

to read as follows:

Cverview of Lané Use Recommendations

ithe land use recommenrdations €or Shacy Grove west promote a nix of office,

"
pot

etail ané residential uses, with residential being the predominant land use

0

attern {see page 19).}

'
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Resolution No. 10-1083

[The Recommended Land Use map proposes approximately 530 acres for retail and
office uses. Most of this acreage 1s either already committed to development
{140 acres) or is located in the Shady Grove Life Sciences Center just south of
Rey West Avenue (211 acres).]

[{The Plan recommends a major new concentration of office and retail uses south
of I-270 and north of Fields Road. This area 1s well suited for such uses
because of its proximity to I-270 and I-370 Extended. The Plan envisions a mix
of uses, including office and research buildings, cornference and hotel
facilities, apartment buildings, and a limited amount of retail uses. This
area is identified as an activity center (see "A" on the land Use Concepts

map). ]

[The office character west of Shady Grove Road has already been established by
existing office bulldinmgs. This Plan contizues that character. Office uses
are also confirmed for a 45-acre property Jjust north of Rey West Avenue; Ehe_
property is ome of the activity center sites ("C") stowz oz the Land Use

Concepts Map.]

{Retail uses are proposed In Shady Grove West to provicde couvezience shopping
for the residents and employees. A 100,000 square £oot shoppizg center is
proposed along the residential portion of the "cozzmozs arvea”™ 1f development

- -

occurs as part of an overall planmed development.]
[Smaller scale retall uses are encouraged in employme=zt areas.,

-

This Plan recommends that the majority of Shady Grove west e designated a

"Research and Development (R&D) Village™ (see map titled "R&aZ Village Concept”

on page 28 of Resolution). The R&D Village will echance couztv-wide planning

efforts to attract new R&D firms to Montgomery County azc o Tetalz existigg

firms. The R&D Village will foster a =mix of housing tvpes a=¢ a varfety of

ermployment uses, thereby enhancing the quality of 1ife for ezplcvees and for

residents.

Iz terms of employment, the R&D Village would offer & high cuallity environment

not only for research and developmeznt firms, bdbut also fcr offices, corporate

headgquarters, light manufacturing, and business support services.

-3
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Resolution No. 10-1083

The County-owned Life Sciences Center has already established a strong
blo-technical f‘resence in the southern portion of the R&D Village. A joint
program of the University of Maryland and the Natiomal Bureau of Standards is
being planned by the County for the portion of the life Sciences Center south
of M3 28.

Just as the Life Sciences Center "anchors™ the southern end of the R&D Village,

a concentration of signature office buildings and related retail uses would

anchor the northern end, near I-270. More intemse development is proposed

here, in part because the area is so well served by the regional tramsportation

network (I-270, I-370, METRO). This area also offers a tremendous opportunity

to create an identifiazble entry into the R&D Village area from I-270. A "mixed

use” planned cozcept is proposed to attract employers seeking an amenity-laden

site for their employees and a high gquality corporate image for their firms.

The Plan envisions office and <research buildings, conference and hotel

faciliries, apartment buildings, and a limited amount of retaill uses. -

The office character west of Shady Grove Roac has already been established by

existing office buildings. This Plan cortizues that character. Office uses

are also confirmed for a 45—acre property 3just north of Key West Avenue.

Residential uses are ap integral part of the RaD Village concept. This Plan

recommends that 1500 dwellings be incorporated iato the mixed-use development

proposed for the Washingtomian property. Azother 750-1000 wunits are

recommended in the southwestern portion of the Viilage as a traosition to

residential development west of the I-370 Conzector in the City of Gaithersburg.

Additional areas for residential developmen:t will be examined as part of the

Stage III Master Plaz Amendment. The Amendment will be guided by this Plan’'s

obiective to provide the opportunity £for people, as much as possible, to live

and work in the same community and to provide a wide ranmge of housing types.

One of the comporents of the R&D Village is a vpedestrian-oriented “commons

area” which is proposed to traverse the Shacy Grove Wes:t Area. The character

of this open space feature will be determized bdv the land uses through which it

passes. The “commons” would help create an urbaz, human-scale environmeat as

compared toc the usual automobile—orierred, suburbaz develooment pattert. It

would also ezncourage pedestriaz movezexnt.

A
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Resclution No. 10-1083

Add new seétion titied "Need for a Puture Comprehensive Master Plan Amendment”,

to read as fol;ows:

Need for a Puture Comprehensive Master Plan Amendment

Many properties in the Shady Grove West Area are proposed to be reexamined as

part of a future Master Plan Amendment. Specific land use proposals for

certain properties are not included at this time for the following reasons:

e Uncertainty as to long-term employment needs in the I-270 Corridor.

Oncertainty as %o the desirable balance of emplovment and residences in

Shady Grove West.

] Community concern regarding the capacity of future roads to handle future
growth,
N,

® mhe need to monitor traffic as majior new roads are oproarammed for

construction.

T™he need to reexamine the XKing Parm before “end-state™ land use proovosals

are made for the balance of Shadv Grove West., Even though *the Xing Parm,

incloded in the Shady Grove Sector Plan, 1lies dust outside +the area

covered by this Master Plan, its cevelcopment will stronglv influence land

o

use patterns in Shady Grove West anéd therefore should be studies together

in a future Master Plan Amenément. The 1984 obeninc of the Shadv Grove

Me~ro Station and the 1989 pro-ecticn of the ovening o©f I-370 call for

earlv consideration of intensive develooment on part of the Ring Parm.

The need to monitor the progress of the cities of Rockville and

Gaithershurg in establishing and implementing a stacing program. whether

the cities have adopted such a program will inflvence the amcunt ané

[ag
4]

iming of future development in Shadv Grove West.

A future Master Plan Amendment will Droceed when three events occur:

An I-27C Corridor Emplovment Studv is completed:
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Resolutiorn No. 10~-1083

[ Additional information is available regarding the traffic capacity of the
following planmed roadways: I-270 widenirg and the extension of Key West
Boulevard from Gude Drive to Md 28;

[ Project planning studies for Md 28 in accord with Master Plan

recommendations are completed.

Revise existing text and Telated maps under heading “Land Use and Zoning
Recommendations by District”™ to include land use and zoning modifications as
follows:

Land Use and Zoaning Recommendations by District

1. Crown Farm

° Designate Low~Moderate Intensity Employment oz Land Use Plan
g

° Designate I-3 on Zoning Plaz Map; amend text to indicate rezoming will

not occur uantll a comprehensive Master Plan Amendment is adopted and

restudy ¢f the I-3 Zore is completec. The Master Plan Amexndment will

consider designating the portion of trhe Crowz Farm west of Spine Road

as residential.

2. Danac Property

) Designate as Low-Moderate Intensity Employmezt ot Land Use Plan

® Designate as I-3 on Zoning Plan Map; amenc text to izdicate rezoning

will Dot occur until a compreheasive Master P?laz Anendment 1is adopted

and restudy of the I-3 Zone is completec.

3. Interchange area {(southeast quadrant of I-270 aznd Shady Grove Road)

] Change proposed zoning from C-1 to I-3
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4.

5.

6.

Resclution No. 10-1083
Percon Property

® Designate Low-Moderate Intensity Employment on Land Use Plan; amend
text to indicate future development as R&D with a major conference
center, and that the implications on the Wedges and Corridors Concept
of a major conference and employment center at this location shall be

explored in the context of a future Master Plan Amendment.

e Designate as I-3 on Zoning Plan Map; amend text to Iindicate rezouning

will not occur until a comprehensive Master Plan Amendment is adopted

and restudy of the I-3 Zone is completed. The Master Plan Amendment

will examine residential as well as emplovment uses.

Thomas Farm

® Designate as Low-Moderate Density Residential Development (2Z-4
units/acre) on land Use Plan Map with a floating syzmbol incicating a
mix of residential and exmployment uses. Amend text to indicate that a
future Master Plaz Amendment will determine the ultimate land use
pattern in this area. Altermatives to be examined inclucde residential
uses and/or moderate~intensity employment on all or part of the Thomas
Farm. Particular coansideration should be givex to developmeant
consistent with ancd supporting the Life Sciexnce Cezter and related

research activities.

° Designate as R-200 on Zoning Plan Map.

Banks Farm

o Designate as low Density Residential Development (2-4 units/acre) oz
Iand Use Plan Map; amend text to izdicate that a future Master Plan
Amendmert will examine the optlion of preservizg this zarea as opex

space and encouraging continued farming of the laznd.

e Designate as R-200 on Zoning Plan Map.
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Resolution No. 10-1083

° Amend Land Use Plan Map to include notations as follows:

NOTE 1 (Thomas Farm) = A future Master Plan Amendment will determine the

ultimate land use pattern in this area.
Alterpatives which will be examirned will include

residential uses and/or moderate—intensity

employment on all or part of the Thomas Farm.

Particular conmsideration should be given to

development consistent with and supporting the Life

Science Center and related research activities.

NOTE 2 (Banks Farm) - A future Master Plan Amendment will examine the

option of preserving this area as open space and

encouraging coutinued farming of the land.

NOTE 3 (King Farm) - The Xing Farm will be reexamined in the con.next-of_

a8 future Master Plaz Amencment. The possibility of

providing a mix of residential and office uses will

be explored. The MXP)D Zone will be considered.

NQOTE 4 - This Plar proposes a lirear open space feature

which should traverse the Shady Grove West area.

The character cf this open space area will be

determined by the lazc uses through which it passes.

STAGING FOR THEZ MD 28 CORRIDOR

. Add 2 new Chapter titled "Staging Recommendatlozs for the MD 28 Corridor”™, as

follows:

taging Recommendations for the Md 28 Corridor

A major concern throughout the Plan process has beez traffic congestion along

Md 28. Md 28 Is currently over capacity and congestec duriag rush hours.

Although road improvements are programmed to provide wmore highwav capacity,

residezts anc various goverummental jurisdictions fear that unless future

-8~
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development is staged very closely to highway availability, M 28 will continue

to experience unacceptable levels of service.

The staging recommendations included in this chapter address this concern.

The primary geographic focus of the staging recommendations ig the Shady Grove

West area. Staging development in the Shady Grove West area alone, however,

will not address the issue of traffic congestion along M& 28. To be

meaningful, a staging program must include all undeveloped, unrecorded

properties which will ultimately generate traffic in the vicinity of M3 28. It

must also examine through trips from Germantown and other areas which use

traffic capacity in this portion of the M@ 28 Corridor. This Plan's staging

recommendations reflect through trips from adjoining planning areas because

thev are based upon a Countv—-wide traffic model.

Manv of the properties in the M@ 28 Corridor are now located in Gaithersburg or

Rockville or are planned toc be annexed bv them in the future. As part of this

Master Plan process, both municipalities have agreed that these bproperties

should be staged. This is extremely important because neither municipality has

staging provisions in their plans or their subdivision regqulations. Staging

guidelines for key parcels in the Rockville and Gaithersburc portion of the Md

28 Corridor are included in this chanter.

what Staging Will Accomplish

T™he Montgomery Countv Subdivision Ordinance recuires the Planning Board to

review 21l preliminary plans of subdivision for acdecracv of vrogrammed public

facilities anéd to denv those for which it finds that existing and programmed

public facilities are not adegquate,

The APP Administrative Guidelines state that anv drotect which is at least 80

percent funded for construction in the Countvy 6-vear Capital Imorovements

Program (CIP) or in the State Consolicdated Constructicn Program will be

considered a part of the transportation network.

The M3 28 Corridor is different from other parts of the Countv because thev mav

require only one or two road proiects to relieve concestion. In the M3 28
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Corridor, at least eight major improvements are programmed to accommodate

expected development. As a result, develooment may be apecroved under existing

guidelines based on the traffic capacity provided by numerous roads programmed

but not vet under construction. If for anv reason, the construction of a

proiect or projects does not proceed on_ schedule, development may occur before

needed traffic capacity exists. Communities along Mé 28 may be subiected to

long periods of inconvenience as a result.

This Plan cannot prevent "short-term"™ capacity imbalances during periods of

actual road construction. Staging at the Master Plan level, however, will help

prevent long periods of inconvenience due to unforeseen delays in the County

and@ state construction program by linking new development to the awarding of

road construction contracts rather than just the programming of construction.

The implementation section of this Plan discusses how this will be accomplished.

—

Proverties Affected bv Staging Plan

The entire Md 28 Corrideor is affected by this staging vlan. The staging plan

recommendations applv to 2ll vacant, undeveloped properties in the corridor

with the following exceptions:

- Vacant properties which have been recorded for develooment are excluded

from the staging plan:

Vacant properties which have aporoved vreliminarvy subdivision plans are

excluded from the staging plan.

Properties in these ¢two categories have alreadvy bvroceeded throuch the

development process and have alreadv been reviewed in terms of traffic

impacts. If owners of parcels in either of these two categories apply for

resubdivision or if an aovproved subdivision plan lapses, then new development

plans will be reviewed in acceoréd with this Plan's stacing recommendations.

-10-
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Relation of Staging Plan tc Subdivision Review Process

Properties which are shown in the early development stages will proceed through

the regular subdivision process. The properties will be amalyzed in terms of

traffic impact 3ip accord with the APFO Administrative Guidelines. If a
subdivision passes the APFO test, the subdivision will be approved with a

condition that it may not be recorded until the roads identified in the Staging

Plan are under contract for comnstruction. This approach will link the

construction of new development to the construction of new roads.

Staging Guidelines

As noted earlier, the primary obiective of the staging plan has been to assure

that the pace of development in the Md 28 Corridor is more closely related to

available traffic capacity.

—

Other planniang objectives, unrelated to transportation, have also guided the

staging recommendations. They are:

e Office development in Shady Grove West should be staged over time to allow

the market to evolve for higher intensity =nixed uses envisioned by the

Master Plan.

. Residential and office uses should be included irn all phases of
developmnent to implement the Master Plazn obiective “to vprovide the
opportunity for people to live apd work in the same community.” The
aporopriate balance between residential and office development is an issue
of 3judgment as to the County's and each local area's relative emplovment,
fiscal, and housing needs.

. The amount of development proposed in each stage reflects judgments as to

road capacity and user demand. If a subdivision is so designed and

located as to facilitate opudblic tranmsit service, then additional

development may be possible whenx tramsit service is oprogrammed or

provided. Similarly, 3if additional highway studies £iné more or less

traffic capacity, then the specific recommerndations of this Plaz can azd

should de modified.
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Existing farming operations (Thomas, Crown) should be placed in latter

stages of development to encourage their continuation for some time.

These farms mav well remain in agricultural use for some time, but

eventual conversion of the Crown Parm would be desirable from a planning

perspective in order to achieve the residential development envisioned in

the Gaithersburg Vicinitv Master Plan., The ultimate development of the

Banks Parm is desirable but a future Master Plan Amendment will determine

the ultimate land use.

Any staging policy for an area as large as this and with as many new

highwav proijects will have to be reviewed and changes as new information

becomes available. If any changes to the stacing recommendations are

deemed necessary, they will be made in the context of a Master Plan

Amendment. In any event, a comprehensive Master Plan Amendment will occur

before Stage III.

——

Parcels which are already recorded which aoplv for resubdivision or which

have approved preliminarv subdivision dDlans which lavse will be reviewed

in the same manner as a new preliminarv subdivision dlan.

Proposed Stages of Develovment: Shadv Grove Wes:t Area

T™his Staging Plan makes detailed recommendations for the Shady Grove West

portion of the M3 28 Corridor. Por the balance of the Mé 28 Corridor, more

generalized recommnencdations are presented sinCe Droverties in the cities of

Gaithersburg and Rockville are involved as well as oDroverties in other County

planning areas {Potomac, Shadv Grove Sector Plan}.

Three stages of future development are Droposed by ¢this 2lan. Stages I and IT

include a series of transportation improvements and a certain amount of

residential and non-residential development. Roaé improvements have been

qrouved according to their vprogrammed or bplanned construction dates. Roads

have been identified individually because different varcels are staged %o the

e

I will be Cefine€ in the context of a

(2]

construction of different roads. Stacge
-

future Master Plan Amendment.

-12~-
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In order to develop a consistent and integrated staging approach, the staging
recommendations of this Plan are complementary to the Planping Board's 1984

Comprehensive Planning Policy Report(CPP) and the development thresholds
described therein.

Development for Stage I has been allocated based upon the traffic studies dome

as part of the (PP, Stage I Includes those programmed roads which were

analyzed by the Montgomery County Planning Board staff as to capacity as part

of the 1984 CPP Report. The CPP analysis also reflects the significant changes

in transit availability throughout the County and Gaithersburg area associated

with the opening of Metrorail to Shady Grove.

Development in the Shady Grove West area in Stage I will absorb only a portion

of the roadway capacity for the Md 28 Corridor and an even smaller percentage
£ that allocated to the Gaithersburg Policy Area by the CPP.

—

Stage I includes a large number of roads and spans six years. Scome develcpment'

is keyed to roads which are scheduled to be comstructed in the next one or two

vears; other development is keyed to roads which will be built later in the

six-year period. Stage I does not include already approved and recorded plats

because they have already been accounted for in determining threshold capacity

renaining at the beginning of Stage I developmexnt.

The majority of development In Stage I permits office uses —— primarily iz the

Life Sciences Center. Residential development must be constrained because

previously approved subdivisions and already approved record plats elsewhere in

the Md 28 Corridor have absorbed the residential threshold for this area.

Since the immediate road capacity problem iIs Md 28 itself, the residential

compcnent of Stage I involves properties orieanted primarily to I-270 azdéd Shady

Grove Road.

STAGE II includes road projects which were added to the 1983-90 CIP by the

Montgomery County Council. Although omly three roads are icvolved irn Stage II,

they will add significant traffic capacity to the Md 28 Corridor area.

-13-
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During Stage 11, the key roads reguired to support the Washingtonian property
along J-270 will be under construction (I-370 Extended, I-370 Metro Conmector,
Fields Road). The extension of Key West to Gude Drive will help relieve the
Shady Grove Road/I-270 Interchange, thereby aiding the entire Shady Grove

area. The I-370 Metro Connector may only be contracted for comstruction to

Fields Road and not to Great Semeca Highway during Stage II. Traffic studies

done at time of subdivision will take into account the status of I-370.

Traffic capacity along "old”™ Md 28 will still be a problem in Stage II.

Therefore, even the amount of residential development shown ia Stage II may not

be possible as a result. The APFO review at time of subdivision will determine

the number of units which car be built. Any inprovement to existing Md 28

would relieve this staging constraint.

STAGE III imncludes all Master Plan roadways zot yet programmed for

construction. These roads are critical to full developzment of the__Md _28

Corridor area. The widening of I-270 is now being studled azd design work is

. undexway. This Plan strongly recommends that tle State Highway Administration

begin work om 2 Md 28 study since a sigoificant »ortloz of the development in

Stage 11J relates to Md 28.

Stage III zay be broken down into more stages as iz2ividual road proiects are
programmed for comstruction an¢ as nmore <detalled r3ffic studies are

completed. A Master Plan Amendment will precece Stage -2.. Izdividual Master

Pian Amencments might be Iptroduced prior to tze Stage III Master Plan

-y -

Anendment if circumstances warrant.

Staging Guidelines for Portioms of Route 28 Corridor Rtsiile Shady Grove West

As stated before, the staging recommendations f£or Shadv Grove west will only be

effective if vacant properties in the balance of the ™< 28 Clorridor are also

staged. The majority of development occurs iz Stage 222, thus allowing both

Rockville apd Galthersburg adeguate time to amexd thelr =aster plans and

regulatory processes to include a staging element.,

The following stagiag guidelines are proposed by this Plaz fo

r

vacant

properties outside the Shady Grove West area.

-14~
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Washingtonian dust 1 Area

1. The base zone for vacant land in the Washingtoniar Industrial park should

be I-1 and I-4. The I-4 Zone allows offices only as special exception

uses., This will allow applications for office development to be closely

examined in terms of traffic geperation. An application for O-M or 1-3

zoning would be appropriate once Gaither Road, Fields Road and I-370 Metro

Connector are under construction. More detalled traffic studies at time

of zonfing will help determine the actual amount of office square footage.

Additional small-scale office "infill" may be permitted if detailed

traffic studies indicate adequate intersection capacity.

King Farm

—

1. The zoning for the King Farm should continue to be R-200. A Master Plan

Amendment which will examine Metro accessibilitv will precede rezoning.

>

This Amendment will examine the possibility cf oproviding a mix of

residential and office uses, 2 wmajor open space component and the

suitability of the MYPD Zome for all or part of the Xing Farm.

2. A Master Plan Amendment will precede the rezonling of the Kiag Farm.

Recommended Guidelines for Parcels in City of Gaithersdurg

The Cizy of Gaithersburg Masgter Plan should be azmezdecd Iz a timely manner o

include staging guidelines which are complementary to those suggested for Shady

Grove West. Staging guldelines are particularly Izdortazt for the following

parcels:

The Rent Farm — The City of Gaithersburg Master Plan cdesignates the Keat

I

Farm as a “concentric gemerator” with & =mix of reside=tial, retail, and

office uses. The City's Plan should be amended to Izclude a stagin
Y ging

element which links build-out to needed road Improvemexnts.

-15-
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The balance of the National Geographic property — Although there are no

plans at this time to expand National Geographic, this eventuality must be

addressed.

Any future development of the GEISCO property beyond existing approvals.

Recommended Guidelines for Parcels in City of Rockville

1.

N
.

This Plar postpones a decision orn the ultimate land use for the Thomas

Farm until a future Master Plan Amendment. The widening of Rt. 28 south

of the Thomas Farm and the widening of Ritchie Parkway are critical

transportation events for Stage 111 development of the Thomas Farm.

Development should therefore be staged to necessary road improvements.

The Thomas Farm i1s within Rockville's maximum expansion limits (MEL). If

the Thomas Farm is annexed by the City of Rockville, the city should amend

its Master Plan to link developmeat to the widening of Md 28 south of the

Thomas Farzm and a timetable for the widening of Ritchie Parkway.

The Rockville Master Plan should be ameanded to Iincorporate am appropriate

staging element for the portior of the King Farm located within the

Rockville maxiznum expansion lizits. Alternatively, development should be

staged in accord with the recommendatiouns of the Snhady Grove Sector Plan

and the Gaithersburg Vicinity Master Plan at time of aznexation.

Potomac Master Plan Area (Parcels Iirn ME 28 Corridor Area)

Future development 1in this area south of Md 28 should be staged to

additional highway capacity along Mc 28 as well as other Stage III highway

inprovements. This highway capacity could be proviced either by widening

M3 28 to 4 lanes east to the I-270 ipterchamge or by widening Key West

Boulevard to 6 lanes.




138
Resolution No. 10-1083

Linking Future Development to Road Comstruction

This Plan recommends that roads identified in the staging plan should be under

contract for comstruction before new development can proceed. To implement

this policy, record plats for new development should not be approved until the

construction contracts for the appropriate roads have been awarded.

The policy 4is different from current subdivision review procedures which

consider any road that is 50 percent funded for comstructlion in the County or

State CIP as adding traffic capacity. The reasons for proposing a different

approach in the Md 28 Corridor are existing traffic comditions, the magnitude

of future road projects, and community concern about possible slippages in the

road construction program.

IMPLEMENTATION STRATEGIES

—

The actions which are npecessary to implement the staging recommeandations are

discussed in the Implementation chapter. A summary of these actions follows:

(] Zone properties shown in Stage III as R-200; a Master Plat A-endment will

precede rezoning to & higher depsity. Stage III should be azended when

the impacts of Stage I and II can be evaluated and whez the ti=ing of Mg

28 improvements and I-270 widening is known.

L3 Any MXPD applications could be accepted at gzv tize as lozg as the staging
component of the MXPD application conforms with the stagizg for the
subiect property In the Plan.

. Change the sewer and water service vpriorities for al. gzreoectiles shown in
Stage III to Priority 2 - no service envisioned for at least 6-10 vears.

® Amend the administrative guidelines for the Adecuate Pubdllc Tacilities

Ordinance to permit the staging approach outiined iz this chapter (that

caam

is, the recording of pew development plats should bde lizked to the

awarding of contracts for the construction of new road).
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Amend the Master Plan before Stage III and follow the Master Plan
Amendment by a Sectional Map Amendment.

Reexamine the 10-Year Water and Service Plan recommendations as part of
the Master Plan Amendment which will precede Stage III.

-18=~
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Add table titled “Proposed Staging for Parcels in Area of M3é 28 Corridor”,

indicating permitted office, retail, and commercial square footage, and related
road improvements by Stage, as follows:
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Amend table titled “Proposed Staging for Parcels in Md 28 Corridor Outside of
Shady Grove West™, indicating permitted office, retail, and commercial square
footage, and related road improvements by Stage for areas outside of the Md 28
Corridor to note a Master Plan Amendment will precede Stage III.

MONTGOMERY COUNTY AIRPARK

Add new paragraph at end of section titled "Relationship of Airpark Operations
to Future land Use”, on page 54, to read as follows:

A Task Force has been established by the County Council to assess the

importance (or necessity) of having an airpark located in Montgomery County and

if an girpark is deemed important, to evaluate its current location and either

develop recommendations for strengthening support for its current location or

recommend alterrative locations. The land use pattern proposed by this Plan

should be reexamined in light of the £indings of the Task Force.

—

Amend section titled "Relationship of Alirpark to Rock Creek Planning Area™, on
page 54, to delete the Fulks Property froz the Gaithersburg Vicinity Plan Study
Area.

IMPLEMENTATION

Revise section titled “Sectional Map Amendmez:t (SMA)", oz page 117, to read as

follows:
Sectional Map Amendment (SMA)

An SMA is a comprehensive rezoning process which zores all properties within
the Planning Area to correspond with the zoning recozmencations iz the master
plan. The Plazning Board £files the SMA and the Couzncil, after pubilc hearing,
adopts the zoning. Once the rezoring occurs, It Is tke legal basis for all

future local map amendment requests.

-20~-
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The SMA only implements euclidean (base) zones and those floating zones having
the owners concurrence and which do not require a development plan at the time
of rezoning. The Plamned Development (PD) Zome and Mixed-Use (MXPD) Zome

require separate applicationms as local map amendments.

A Sectional Map Amendment for the entire Gaithersburg Vicinity Planning Area
will be filed once this Plan i{s approved.

In the Shady Grove West area, all properties pot recommended for develqpmenf

until Stage III will be zomed R-200; most of the affected properties are

already zoned R-200.

Rezoning of these parcels must await adoption of a Master Plan Amendment.

All other properties will be zoned in accord with the base zoning

recommendations described in the land use and zoning chapter. ~

Revise section titled "Zoring Text Amendments”, on page 117, to read as follows:

Zoning Text Amendmernts

[The MXPD Zone and the I-4 Zome have been developed ir commection with this
Plan. These regulations provide the ability to achlieve the type of diverse

development recommended by the Plan.]

[The proposed MXPD Zone permits the development of ac integrated mized-use
developrment. It is intended to be used primarily for exzploymert and commercial
centers but residential uses are also permitted. The proposed I-4 Zone
encourages the development of industrial and warehouse space for Industrial
firms either just getting started or doing well enough to construct their first
building. Office uses are a special exception in the I-4 Zone; approval of

office development will depend irn part on the traffic capacity of zearby roads.]

During the course of this Plan process, it became evident that mcdifications to

the I-3 (Light Industrial) Zone are needed to accommodate the changing
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character of research and development firms. The I-3 Zone should be examined
and amended prior to or im concert with the adopotion of a future Master Plan

Amendment.

Revise section titled “Capital Improvements Program (CIP)", on page 118, to

Tead as follows:
Capital Improvements Program (CIP)

The CIP is the County's funding and comstruction schedule over a six-year
period for all public buildings, roads and other facllities planned by the
public agencies. The County Executive 1s respounsible for 1its yearly
preparation. When approved by the County Counclil, it becomes an important part
of the staging mechanism for the Plan.

The Techaical Appendix of this Plan Identifies projects that are either

currently scheduled or which should be included in the future to implement

Master Plan recommendations. Those projects currently scheduled are listed as

well as those recommended by this Master Plan. The County and State agencies

responsible for design and development of each project are indicated.

Water Supply and Sewerage Systems Plan

The Comprehensive Ten-Year Water Supply aczi Sewerage System Plap is the

county's program for providing community water and sewerage service. Most of
the Gaithersburg area 1is either currently being served or scheduled to be

served in the near future.

The following list describes three levels of sewerage and water distribution

priority recommendations used throughout this section:

Prioxitv 1: Designates that service is existing or planned within 6 years.
Priozitv 2: Designates that service I1s planned within a 7-10 year period.
Prioritv 3: Designates that service is not placned within a 10 vear period.
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Resolution No. 10-1083

Add pew paragraph in section titled "Sewer Service and Systems Adequacy”, on

page 28, to read as folliows:
Sewer Service and Systems Adequacy

Most of the Gaithersburg area has sewer service readily available and with the
exception of the Gudelsky-Percon area south of Md 28, most of the area north of
the Airpark and in Shady Grove West Area could be served ir the future by minor
extensions of the existing sewer system.z They are in the Priority 1 Service

Category.

[The timing of sewer service affects when a property may develop. In the
Airpark Area, where traffic capacity is of such concern, the extension of sewer
service should be keyed to the timely provision of needed road improvements.
For this reason, property located Iin Analysis Area 58 should not be designated
for sewer service until Alrpark Road Extended is programmed for comstruction.
Until that time, the property should remain "Priority Two"™ in terms cé‘sewer
service (see map on page 120).] ‘

To the north of Analysis Area 58 is the Goshen Estates property for which sewer

service 1s not envisioned. The Plan assigns this parcel "Priority Three.”

All other properties in the Airpark Area are shown as “Priority Ome”, which
will epable the property owners to proceed through the subdivision process.
{These properties will still be subject to the Adequate Public Facilities
Ordinance.)

To help implement the staging recommendations for the Shady Grove West Area,

properties which are not recommended for development until Stage III1 are shown

as “Priority 2" (see map on page 29). The properties affected include the

Banks, Thomas, King, Kent, Percon and part of the Crown Farms. The “Priority

4
-

2" designation will help defer development by deferring the extension of sewer

service. A sewer category change for these parcels should =ot be approved

until the Master Plan Amendment which is to precede Stage III is completed.

2WSSC is preparing a Wwestern Mootgomery County Facilitles Plan which will

determine adequacy of the existing system and assess future needs.
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Regolution No. 10-1083

Revise section titled “Comprehensive Planning Policies (CPP),” on page 119, to

read as follows:
Comprehensive Planning Policies (CPP)

In 1982, the Board adopted its first Annual Comprehensive’Planning Policles
(CPP) Report. The CPP incorporated a new set of guidelines for the Board to
follow in administering the APF Ordinance. Thus, the interrelatiomship of the
various County programs and plans, particularly in terms of the provision of
public facilities, 1s more clearly defined. The CPP is used as a growth
management tool. As the Board reviews and updates it yearly, there 1is the
opportunity to reevaluate whether proposed public facilities are adequate to
serve anticipated development.

Future CPP Reports will incorporate by reference the staging recommendaticns of

this Master Plan. This will mandate a omore rigorous APF test in terms of

transportatioz adequacy. A record plat for a subdivision may be [[filed]]

approved only when the major roads used In the traffic analysis are under

contract for comstructiomn. Although the sgtaging plan identifies which roads

are to be considered as staging events, other roacds may be required as the

result of more detailed traffic studies.

By “under contract for comstructiorn,” this Plan intends that a contract has

been signed for construction of a road.

The chart on_ page shows how the Shadv Grove West Staging Plan

recommerndations will be incorporated Into the standard APFC subdivision review

process.

Revise section titled "Iransfer of Development Rights (TIDR),” oz page 119, to

add paragraph at end of section, to read as follows:
Transfer of Development Rights (IDR)

This plap recommeands the use of TDR's on several properties which are located

within the expacsion limits of the cities of Rockville and Gaithersburg. The
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Resolution No. 10-~1083

Plan recommends that the cities and the county explore mechanisms for the

accomplishment of these designations. Requiring the recordation of TIR

easepent at the time of annexation may be a method of achieving this goal.

This plan does not recommend the automatic advancement to Priority I sewer

service on TDR recelving areas designated in Stage III.

Revige sectior tirled “Anmexation Policy Guidelines,” on page 126 and 127, to

add paragraph at end of section, to read as follows:
Annexation Policy Guidelines

A Process for Addressing Areas of Mutual Concerm

This plan recommends that the county and the municipalities of Rockville aznd

Gaithersburg enter into the following two agreements:

1. The cities of Rockville and Gaithersburg, in comncert with the county,

should agree to adopt a mutually acceptable staging approach for the Md 28

area, and agree to establish a system for the remaining I-270 corridor

area. This staging program can be tailored to each 3Jurisdiction but

should be consistent in terms of dataz and methodology.

2. The citles of Rockville and Gaithersburg and the county should agree to

develop a memorandum of understanding on maxinum expansiorn limits and

ancexation issues. This agreement would provide the policy basis for

reviewing all future annexation applications.

COMMUNITY FACILITIES

Amend section titlied "Public Schools,” on page 95, to read as follows:

Public Schools

The Board of Zducation's (BCE) demographic projecticns show a continued decline
in projections are consistent with the Planning Board's growth forecast model.

Based on these projections, the planned number of school sites izdicated in the

proposed land Use Plac (see foldout map) have been significantly reduced from
the 1971 Gaithersburg Vicinity Master Plan.
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Resolution No. 10-1083

Two npew high schools are needed in the Gaithersburg area to relieve secondary

school overcrowding and to provide grades 9-12 high school in Area 3. The

Board of Education has approved project planning funds for a new high school to
be located west of I-270 in the Quince Orchard/Md 28 area. The amount and type

of new residential development that 1s anticipated in the Gaithersburg area may

require the counstruction of ome or more new schools. Therefore, curreatly

owned school sites In Gaithersburg should be retained until such time as the

Board of Education can determine whether they will actually be needed for

future school construction.

Four school sites in Gaithersburg have been declared surplus or unneeded (see
map on page 96). The future use of these sites is a major land use concerm.
Although any recommendation of the use of former school sites must go through a
separate review procedure by the County government, the Planning Board has
analyzed the potential 1land use of these sites as part of the plaaning

process. The Seneca High site (now referred to as watkins M{11l) is no_lonéer

considered unneeded. The County Council has approved the necessary

ccnstruction funds for the npew high school to serve the area east of I-270.

The recommendations for disposition of the other sites are as follows:

Delete paragraph under section titled "Public Schools,” on page 97, as follows:

{Seneca High (33 acres)]

[This site is located on the western edge of Mozntgomery Village, adjoining
Seneca Creek State Park. According to the BOZ staff, this site is poorly
located in view of current pupil yields and developzezt plazs and should be
conveyed to the County. The Plan recommends that this site be used for
residential development and that the existing R-20{0 zoznizg be retaiped as a

bage zone, with an option to increase demsity to TDR-4.;

Amend section titled “Public Schools™, on page 97, %o designate THE 32 acre
Centerway High School Site (located east of Strawberry Rzoll Road and adjacent
to Flower Hill Plamned Commumnity) R-200 as the base cdensity and TDR~4 as the
optional density on the proposed Zoning Map.
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Resolution No. 10-1083

SMOKEY GLEN STUDY AREA

L Designate on zéning map additiopal (-1 2oming (6,300 sq. ft.) for parcel
fronting Md 28 near Quince Orchard Road, adjacent to Suburban Trust Drive-In
Bank.
NON-CONTIGUOUS PARCELS

® Revise table 4, "Non-Contiguous Parcels,” on page 73 and 74, as follows:

o Analysis Area 3 - indicate that the exact amount of commercial zoning will
be determined at the time of the Sectional Map Amendment.

. Analysis Area 6 ~— delete text and other references regarding subject

36~acre parcel recently annexed by City of Gaithersburg. -

e Add Analysis Area 10 to designate 93-acre Asbury Methodist Home property
as R-90.

° Add Analysis Area 11 to designate 5-acre vacaat property south of M3 28
adjacent to City of Rockville Corporate Liznits £froz R-200 to R-90.

° Add Analysis Ares 12 to desigpate AS R-S0 the 3S-acre parcel comsisting of

several existing single~family residences aznd vacazt land { {R-90]].

e Add Analysis Area 13 to indicate R-90 as the base dexsity and TDR-5 as the
optional depsity for the property north of Clopper Road adjacent to
Bepnington Subdivision.

APPENDICES

Appendices to be recorganized and updated.

-27~



149
Resolution No. 10-1083

GENERAL

All figures and tables are to be revised where appropriate to reflect County
Council changes to the Final Draft Gaithersburg Vicinity Master Plan. The text is
to be revised as necessary to achieve clarity and consisteancy, to update factual
information, and to convey the actions of the County Council. All identifying
references pertain to the Final Draft Gaithersburg Vicimity Master Plarn document
dated September, 1983.

A True Copy.
ATTEST:

4@%@«-

Fathleen A. Freedman, Acting Secretary
of the County Council for
Montgomery County, Maryland
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Plan
Highlights

This Plan manages and directs the dynamic grawth potential of the
Gaithersburg Vicinity Planning Area. (See figure 1., The Pianning Area's remaining
supply of vacant and uncommitted iand provices an important resource in meeting
several County-wide objectives. These objectives incluce:

Providing employment opportunities for & variety of businesses and
enterprises;

Providing a sense of community identity for bdoth existing and future
residents;

Increasing the County's total housing stccx anc concurrently providing an
appropriate mix of affordable housing;

Providing a safe, efficient, and adequate transpariation system;

Providing receiving areas for Transferabie Development Rights {TDR's) to
implement the County's Agricultural Preservat:on Program; and

Providing such facilities as parks anc schocis on a timely and adequate
basis.

Most of the land in the Gaithersburg area has alreacy been either develsped
or committed to development under the existing master pian guidelines of the city
of Gaithersburg and of the County. Three significant areas still remain vacant and
uncommitted, providing substantial opportunities to meet County-wide develop-
ment goals. These are designated as the Shady Grove West Study Area, which is
generally bounded by 1-270, Shady Grove Road, MD 28, and Muddy Branch Road; the
Airpark Study Area, which is generally bounded by Goshen Road, Warfield Road,
MD 124, and the Midcounty Highway alignment; and the Smokey Glen Study Area,
north of MD 28 near Seneca Creek State Park.



CAITHERSBLRGC
VICINIT Y

NL\ P.A. 20
O

GAITHERSBURG VICINITY PLANNING AREA
(PA 20)

APPROVED & ADOPTED GAITHERSBURG VICINITY MASTER PLAN : B
Montgomery County Maryland .‘" January, 1985 @NORTH F!g. 1



Recommendations for approximately 220 acres located within the Potomac
Subregion Master Plan Area are also included in this Plan.

o

AIRPARK STUDY AREA

This Plan assumes the continued operation of the Montgomery County Airpark
at its present location and with its current general character. It recommends that
the prospective development of surrocunding residential and industrial land uses
should not detract from its continued operation. A Task Force established by the
County Council is assessing the importance of the Airpark and evaluating the
desirability of its current location. The land use pattern proposed by this Plan
should be re-examined in light of the findings of the Task Force.

Specifically, the Plan recommends that:
] The Revenue Authority and State Aviation Administration (SAA)

prepare, with the assistance of local government officials and citizens,
a detailed Noise Abatement Plan.



Goshen Road be improved between Snouffer School Road and Odenthal
Road.

Airpark Road Extended, a new road, be provided in the Upper Rock
Creek area parallel to Muncaster Mill Road between MD 124 and
proposed Shady Grove Road Extended.

A convenience retail shopping center, at least ten acres in size, be
provided along existing MD 124 to serve existing and future residential
development.

Low-intensity light industrial development be shown for the property
north of Snouffer School Road and east of the Green Farm Conservation
Park because of its proximity to the end of the airport runway.

Several residential parcels be recommended as receiving areas for
TOR's, thereby implementing the recommendations of the County's
Functional Plan for Preservation of Agriculture and Rural Open Space.

SMOKEY GLEN STUDY AREA

This is an environmentally sensitive area north of MD 28 near Seneca Creek

State Park.

The Plan recommends that:

The area located northeast of Riffle Ford Road and adjacent to Seneca
Creek State Park be shown for an average density of one unit per two
acres. Clustering of residential units will be required tc protect the
environmentally sensitive areas.

The land use for the area located west of Longdraft Road near Marmary
Road be changed from half-acre residential (R-200) tc two-acre (RE-2)
minimum lot size to better protect this environmentally fragile area.

The remaining areas {(not considered environmentally sensitive) be
confirmed as half-acre residential zoning.

OTHER RECOMMENDATIONS

A portion of bike route P-32 be eliminated from the Master Plan of
Bikeways.

Bikeway routes be provided in a comprehensive bikeway system within
the Planning Area.

A transit easement be extended from Shady Grove to Gaithersburg,
Germantown, and, ultimately, Clarksburg to provide a right-of-way for
a future extension of bus or transit service.

If appropriate, the areas outside the study areas which have not been
rezoned Into conformance with the recommendations of the 1971
Gaithersburg Vicinity Master Plan be rezoned into conformance through
a Sectional Map Amendment.

This Plan reflects the land use and zoning proposals set forth in the Approved
and Adopted Oakmont Special Study Plan (1982).




Land Use
and Zoning
Recommendations

INTRODUCTION

This Chapter describes the Plan's iand use and zoning recommendations.
These recommendations support the "corridor city" designation of the Gaithersburg
area expressed in the General Plan.

Much of the land in the Gaithersburg Vicinity Area either has been developed
or has received development approvals. Only three areas have a significant amount
of relatively contiguous vacant land or lanc subject to redevelopment. These are
the areas where there are meaningful opportunities to influence physical growth
and future development through the master plan process. Land use and zoning
recommendations are presented by each study area; their boundaries are described
below.

This Plan continues the recommendations of the 1971 Gaithersburg Master
Plan for most of the land outside these study areas. Recommendations not
confirmed for individual properties outside these study areas are alsc included in
this chapter.

Boundaries of Study Areas

Study area boundaries are shown in figure 2.

The Shady Grove West Study Area is generally located between the cities of
Gaithersburg and Rockville, and between [-270 and MD 28. Included in this study
area are several properties south of MD 28 identified in the Master Plan for the
Potomac_Subregion for further study within the context of the Gaithersburg
Vicinity Plan.

The Airpark Study Area centers around the Montgomery County Airpark. It
extends south to the boundaries of the city of Gaithersburg and the town of
Washington Grove and north to Warfield Road. The eastern and western boundaries
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are MD 124 and Goshen Road, respectively. A small portion of the Rock Creek
Planning Area east of MD 124 has been studied because it is affected by noise from
the Montgomery County Airpark.

The Smokey Glen Study Area is an environmentally sensitive area north of
MD 28 near Seneca Creek State Park.

Other properties which are located outside these three-study areas and also
discussed in this Plan include the Oakmont Area, the Washingtonian Industrial Area,
and several individual, scattered parcels within the Gaithersburg Vicinity Planning
Area.

The Oakmont Area lies between MD 355 and the B&O Railroad and southwest
of the town of Washington Grove. Because it was not dependent on transportation
studies which delayed action on the remainder of the Plan, the Oakmont Area was
studied separately. A Special Study Plan, adopted in 1982, is available as a
separate document. The Land Use Plan map is included in this Plan as well.

Relationship of this Plan to Municipal Planning Efforts

The Gaithersburg area consists of Planning Areas 20 and 21. (See figure 1.)
The Gaithersburg Vicinity Master Plan covers Planning Area 20, which represents
the land under the jurisdiction of the County. Planning Area 21 embraces the city
of Gaithersburg and alsc the town of Washington Grove. The city of Rockville is
designated Planning Area 28. '

As the cities of Gaithersburg and Rockville anc the town of Washington Grove
have their own powers of planning and zoning, this Plan makes no land use
recommendations for these areas. This planning effort, however, has taken note of
the planning policies and development in these jurisdictions and has involved the
planning staffs and officials of these jurisdictions.

Relationship of this Plan to the County Generza!l Pian

This Plan has been guided by the County's General Plan of 1969. The General
Plan encourages a pattern of "wedges and corridors" --concentrated development
along the urban transportation corridors with low-intensity and agricultural uses
within the wedges. It designates the Gaithersburg area as one of several "corridor
cities" along I-270. Diagrammatically, a "corridor city", as originally envisioned,
was to have a single center of employment and shopping activities surrounded by
residential development. (See figure 3.} The residential area decreased from high-
density, adjacent to the core, to low-density, at the edge of the "corridor city."

Several events have occurred since the late 1960's to alter this idealized
diagram for a "corridor city." The extensive mass transit system envisicned in the
General Plan has not materialized. Many employment centers have located away
from the core of the "corridor city.” The roadway network proposed in the General
Plan has been maodified over time.

Despite these events, the principal purposes and objectives of the "wedges
and corridors" concept are still valid. The Gaithersburg Vicinity incorporates these
purposes and objectives in the foliowing manner:

e Residential densities are highest near the center of the area, closest to
1-270, and lower along the edges of the Planning Area;
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. Higher density development is channeled to areas of high accessibility
by private automcbile and public transit; and

. New residential communities proposed in the Plan are planned with a
variety of housing types with local shopping and educational and
recreational facilities.

. This Plan includes land (the Percon property) which lies south of MD 28 in the
"wedge" area. The General Plan proposes low-density residential uses here, but this
Plan proposes a Research and Development (R&D) park as an alternative. A future
Gaithersburg Vicinity Master Plan Amendment will examine in more detail the
relationship of an R&D park to the goals and objectives of the General Plan for this
portion of the "wedge" area.

L_and Use and Density Recommendations

This Plan follows the established practice of master plans for Montgomery
County by providing zoning recommendations for base densities for each parcel or
tract of land and indicating in the land use recommendations optional zones or
densities. The zoning recommendations for base densities are for euclidean zones,
in which the property owner may develop, as a matter of right, up to the maximum
density prescribed by the zone if the development conforms to the development
standards of the zone. These euclidean zones dc not require site plan review by the
Planning Board and it is intended that they be applied by Sectional Map Amendment
following the approval of the master plan. ‘

The optional zones and densities shown on the Land Use Plan are those which
may be obtained either by approval of a floating zone for the property or by the use
of transferable development rights (TDR's,. Those floating zones which do not
require approval of a development plan at the time of the approval of the zoning
application may be, at the request of the property owner, applied by the Sectional
Map Amendment. The planned development zones and certain other floating zones
require the submission of development pians to demonstrate how the applicant
intends to enhance the development with increased public and private amenities
and a more efficient, creative approach to design and form. In these zones, the
County Council addresses issues of compatibility, attractiveness, environmental
protection, and the provision of public amenities in reviewing the development
plan; the Planning Board addresses these issues in somewhat greater detail in
reviewing the site plan.

Ancther form of optional density shown on the Land Use Plan is the use of
TDR's. The Functional Master Plan for the Preservation of Agriculture and Rural
Open_ Space restates and reinforces the policy of the County to encourage the
preservation of agricultural uses, woodland, and open space. For property
classified in the Rural Density Transfer Zone (RDT), the owner may sell
transferable development rights equivalent tc one development right for each five
acres of RDT property. Land designated as appropriate for TDR receiving areas in
the Gaithersburg Vicinity Plan and other master plans may be developed at the
higher density shown by the use of TDR's equivalent to the difference between the
base density and the increased density. When the TDR's from a particular parcel of
RDT land are utilized, a perpetual easement is recorded on the RDT land to assure
that it will be retained in the agricultural and open space uses.

The densities indicated in the text and on the land use and zoning
recommendations are the maximum permissible without the bonus for inclusion of
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moderately-priced dwelling units (MPDU's). The recommended base density is that
zone which represents the best use of the land if no increased optional density is
desired or sought by the owner. The recommended optional densities represent the
upper limit that appears to be appropriate for the parcel, taking into account the
environmental considerations, overall transportation capacity, and relationship to
adjacent properties. It is important to emphasize that the optional density is an
upper limit and in many cases may not be achieved in its entirety because
environmental or compatibility consxderatzons preclude it.

In residential zones, a minimum 12.5 percent of all units in subdivisions with
58 or more units must be MPDU's. In such cases, a density increase of up te 20
percent is permitted and optional development standards and unit types may be
. utilized.

A surmmmary of base and optional zones proposed in this Plan is shown in table

1.
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TABLE 1
SUMMARY OF ZONING CLASSIFICATIONS

DISCUSSED IN THE LAND USE AND ZONING CHAF’TERl
Minimum Average Maximum Density.
Lot Size/ Dwelling Unit (Units Per Acre)
Zone Major Use - Per Acre Building Height
BASE OR EUCLIDEAN ZONES
RE-2 2 acre 40 0.5
RE-2C 25,000 Sguare Feet .40 0.5
RE-1 1 acre 1.00 1.0
R-200 20,000 Sguare Feet 1.85 2.0
R-90 9,000 Square Feet 3.45 3.6
R-60 6,000 Square Feet 4.40 5.0
R-30 Apartments 12.25 14.5
R-20 Apartments 16.76 21.7
R-10 High-rise Apartment 33.16 43.5
C-1 Local Convenience Retail 30 feet
C-2 General Commercial 42 feet
C-4 Limited-Intensity, Highway Commercial
I-1 Light Industrial 42 feet
1-4 Low-Intensity, Light Industrial 42 feet

OPTIONAL COR FLOATING ZONES

R-T Townhouses (6 to 12.5 units/acre)
R-H Apartments (up to 43 units/acre)
R-MH Residential, Maobile Home Park (7 units/acre)
O-M Office Buildings (5-7 stories)

c-3 Highway Commercial (3 stories)

I-3 Industrial Park (100 feet height limit)
P-N Planned Neighborhood

T-S Town Sector

P-D Planned Development

MXPD Mixed-Use Planned Development

1

The Montgomery County Zoning Ordinance gives the specific provisions for
each zone. In certain instances, dwelling unit types and building heights may
be changed.

Densities indicated are the maximum permissible without the bonus for
inclusion of Moderately Priced Dwelling Units (MPDU's). These densities do
include the cluster option where applicable. Maximum density can only be
obtained on land with dedicated rights-of-way and the capability to
accommodate required lot sizes. Any subdivision of 50 or more units must
include 12.5 percent MPDU's, in which case a density increase of up to 23

percent and optional development standards and unit types are permitted.
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SHADY GROVE WEST AREA -
GENERALIZED ZONING PLAN

* Rezoning From R-200 To 1-3 Will Not Occur Prior To A Master Plan Amendment

*% Alternative Zones Will Be Considered As Part Of A Future Master Plan Amendment (see text)

Study Area Boundary
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SHADY GROVE WEST AREA - DISTRICTS
(A~F) R&D VILLAGE
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NOTE: Superimposed on Deveiopment Plan Are Recommendations of This Pian Concerning
2 Commons Area And Loop Road

MONTGOMERY COUNTY MEDICAL CENTER
DEVELOPMENT PLAN
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owesmmm Existing Roads
Relatec Uses And Support Services

amm s Proposed Road Extensions

smemaeaa Fyture Roads [: Private Property
SOURCE: Approved And Adopted Montgomery

County Medica! Center Development Pian Montgomery County Government February 1976

APPROVED & ADOPTED GAITHERSBURG VICINITY MASTER PLAN -
Montgomery County Marylanc "‘ January, 1985 @NORTH Flg. g
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SHADY GROVE WEST AREA - ANALYSIS AREAS

------- Study Area Boundary
A Corporate District E  Conference Center District
B  R&D District F  Residential Distric?
C Bio-Technology District (G MD. 28 Residential District
D university District H Residential / R&D District (Thomas Farm)

APPROVED & ADOPTED GAITHERSBURG VICINITY MASTER PLAN
anuary, 1985

NMontgomery Counly Maryland Y‘ J
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TABLE 2

SHADY GROVZ WEST ANALYSIS AREAS
SUMMARY OF ZONING RECOMMENDATIONS

Potential Net
Analysis Recommended Units TOR's
Area Existing Zoning Recommended, Over Base
Number Acreage Development Base/Optional Base/Optional” Density
A. CORPORATE DISTRICT
A-1 25 - R-60/MXPD 125/0 3
A-2 78 -- 1-1/mxpPDt 0/o 0
A-3 15 - R-30/MXPD" 218/5 0
A 29 Qolf Course I-1/MXPDY /750 o
A-5 30 Motel, County Club C-2/MXPO* 0/0 8
A-6 7 209 melti-family R-10 209/209 e}
A7 33 -- R-60/MXPD 5/750 ol

TOTALS 217

B. R & D DISTRICT /l
B-1 82 -- L ﬁoo/:-s‘ ! 164/0 o
52 45 - (\v vv./.v.xp:» 8/403

bt
P
~J
o
0
(=)

«©

B-3 4 -- ) N R.60/vxED 20/3 g
B-4 36 - R-200/1-3% 72/3 c
8-5 3% S5 C-2/0-M - 5
&nder construction)
8-6 16 T 100,200 s.f. oy R o
B8-7 12 220,00C s.-. oM . 0
B-8 2 1 house R-200/C-M s8/0 g
8-9 11 3 houses R-205/i-3 22/0 o
TOTALS 267 326/43C g
C. BIO-TECHNOLOGY DISTRICT
C-1 211 ~ospital Physicians Bidg. R-20C/MXRPD £/233 g
c-2 22 St. of Maryland Facilities R-200 - c
c-3 7 Fire Station R-20C/MXPD , - 8
TOTALS 240 6/205

;

Although the preferred op:iional zone for these analysis areas is MXPD, other optional zones which include site pian
review wiil be considered at the time of Sectional Map Amendment if reguested Dy the appiicant. These site plan
zones include I-3 as an alternate te I-1 and R-H 2s an alternate tc R-30.

NOTE: DOensities indicated are the maximum permissibie, without the bonus for providing Moderately Priced Dweliing
Units (MPDU's). Any subdivision of 50 or mere units must include 12.5% MPDU's, in which case a density increase
of up to 20% and opticnal deveiopment standards and unit types are permitied. Densities do not refiect cluster
densities.

v

A Master Plan Amendmen? anc restudy of the [-3 Zone will precede rezoning to I-3.
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TABLE 2 (Cont'd.)

Potential Net

Analysis Recommended Cnits TOR's

Area Existing Zoning Recommended Over Base
Number Acreage Development Base/Optional Base/Optional Density
2. UNIVERSITY DISTRICT

D 50 - R-200/MXPD’ 108/100 0
TOTALS 50 103/180
E. CONFERENCE CENTER/R&D DISTRICT

£-1 197 - R-200/1-3% 394/0 0

£-2 7 Convenience store offices C-4 - 5]
TOTALS 204 394/0
F. RESIDENTIAL DISTRICT ﬁ

F-1 96 -- R-6C/TDR-18

F-2 42 - R-60/TOR- 210/336

—_
19
¢

-3 60 -- P 300/606 300

4 17 - \/ -25/TOR-5 36/85 51
F= 4 - R-200 : ) ‘
-5 P ‘\\\ ’ N R-200 8/8 5

TOTALS 219 \\ v 1,332/1,589 957
G. MD 28 RESIDENT :)N

ol

G-1 158 N\ VGoif Course R-99/TDR-4 569/632 63
G-2 159 2 houses R-200° 318/318 o
G-3 64 Pubiic Service Training R-90/TOR-5 230/320 90
Academy, Medical Clinic
10 houses
TOTALS 381 1,117/1,270 153

H. RESIDENTIAL/R&D DISTRICT {THOMAS FARM)

-1 49 - R-200/1-3 $8/0 3
H-2 7 -- R-200/1-3 /0 G
H-3 223 -- R-200° 446/646 C
TOTALS 279 558/446 e
OVERALL
TOTALS 1,857 4,264/6,114 1,118
3

MXPD if developed icintly with Bio-Techneclogy District MXPD
A Master Plan Amendment and restudy of the I-3 Zone wili precede rezoning all or part of this tract to I-3.

A future Master Plan Amendment will examine alternate residential densities.

[+ AV S o

A future Master Plan Amendment wil! explore the desirability of providing a mix of employment and residential uses.






36

AIRPARK STUDY AREA

This area is characterized by three major land use elements: industrial areas,
residential areas, and the Montgomery County Airpark. The Airpark, the area's
most prominent land use, is flanked by industrially zoned land, with areas of
parkland off either end of the runway. These land uses separate the Airpark from
the existing and future residential communities that constitute the remainder of
the Study Area. The residential communities are diverse and include a wide range
of densities, types of units, and types of tenure.

One of the major concerns of this Plan is the capacity of the master-planned
rcadway network as compared to the traffic generated by land use in the area and
the traffic passing through the area. To address this concern, the Plan makes the
following recommendations: ~
] A new road, Airpark Road Extended (A-268), should be constructed to

provide parallel service to Muncaster Mill Road from MD 124 to

proposed Shady Grove Road Extended. This road will provide much-
needed, additional east-west traffic capacity. Without Airpark Road

Extended, Muncaster Mill Road will eventually operate at an unaccept-

able level of service; and

] The majority of undeveloped industrial land adjacent tc the Airpark is
recommended for I-4 zoning. In the I-4 Zone, general offices are a
special exception use. Inreviewing applications for general offices, the
Planning Board will review whether the traffic generated by the office
development is compatible with the capacity of the roadway network.

Unlike Shady Grove West, the land use pattern in the Airpark Study Area is
iargely established. Instead of proposing new plan concepts for extensive amounts
of vacant acreage, this Plan addresses land use and zoning for relatively small
parcels surrounded by existing development. For this reasocn, most of the land use
and zoning recammendations are presented in a tabular form at the end of this
section.

Land Use Plan Objectives

e To create a transition from the more urbanized I-270 corridor to the
wedge area north and east.
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) To reflect the capacity of the master-planned roadway network in land
use recommendations.

. To channel employment and higher residential densities to areas which
can be efficiently and effectively served by mass transit.

] To channel non-residential land uses to areas most affected by Airpark
noise. ‘

s To provide additional acreage for incubator industrial uses.

Montgomery County Airpark

Cne of the major influences upon land use in the Airpark Study Area is the
Montgomery County Airpark.

The Montgomery County Airpark is a small, general aviation airport located
approximately seven miles from I-270 in the central portion of Montgomery
County. Over 300 airplanes are based at the Airpark; most of these aircraft are of
the single- and twin-engine propeller type. A substantial percentage of the flight
operations consists of touch-and-go training flights in single-engine light aircraft.
This type of aircraft usually generates relatively .ow noise levels. The corporate
executives who use the Airpark use larger sing.e-engine and small twin-engine
aircraft, which provide corporate personnel transportation to and from other
airports in the mid-Atlantic states. In 1980 there were approximately 131,000
operations {landings and takeoffs), making this Airpark the second busiest general
aviation facility in the Washington metropolitan area.

The Airpark's runway is oriented northwes: o southeast. (See figure 11.) The
preferred takeoff is to the southeast (Runway 14) wnen the wind is from the east or
south, or when there is no significant wind biowing. Runway 32 is used when the
wind is from the west or north. The prevailing winc conditions around the Airpark
dictate use of Runway 32 for approximately 6C percent of the takeoffs, and
Runway 14 for the remaining 40 percent.

Established flight paths in the vicinity of the Vontgomerv County Airpark are
based on a racetrack pattern with the backstretch, cr cownwind leg, paralleling the
runway to the northeast. Incoming flights enter the paltern at the far turns of the
racetrack pattern. {(See figures 12, 13.) Pilcts taxing cf toward the northwest
usually make a tight, 20-degree right turn over Sncuffer School Road in order to
avoid overflight of the existing residential area. This atypica. flight path, known as
the "Gibson turn,” was established as residentia. ceveiocpment began to appear
around the airport.

Saturday is generally the busiest day of the weex at the Airpark. The busiest
days of the year are usually Saturdays in May, June, anc July, since there are more
hours of daylight during these months.

The operation of an airpark raises many planning concerns, in particular noise
and safety impacts on surrounding land uses. Detailed studies concerning both
issues are included in the Technical Appendix. The conclusions of these studies are
as follows:

s Noise and safety impacts, although important, are not severe enough to
justify relocating or terminating the Airpark’s operation;
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MONTGOMERY COUNTY AIRPARK
AIRCRAFT FLIGHT OPERATIONS-NORTH OPERATIONS’

o Norih Departures (Takeoff)
;> North Approach (Landing)

. Approximate Overflight Area While In Flight Pattern

*Runway #32
ti’-’ligm Pattern Altitude Is Approximately 600" Above Ground Elevation

APPROVED & ADOPTED GAITHERSBURG VICINITY MASTER PLAN @NORTH Fig 12

Montgomery County Marytance Mg Sanuary, 1985

39




40

MONTGOMERY COUNTY AIRPARK
AIRCRAFT FLIGHT OPERATIONS-SOUTH OPERATIONS’

ﬁ South Departures (Takeoff)
{a South Approach (Landing)

Approximate Overflight Area While In Flight Pattern

*Runway 14
*Elight Pattern Altitude is Approximately 600" Above Ground Elevation

APPROVED & ADOPTED GAITHERSBURG VICINITY MASTER PLAN @NORTH Flg 13

Montgomery County Marylone Mg January, 1985
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° Land use proposals in the Airpark vicinity should locate non-residential
uses in noise-impacted areas; and

. While the likelihood of planes crashing into homes is extremely remote,
residential development in the vicinity of the Airpark should, if
possible, provide contiguous open space for possible emergency landings.

This Plan supports the designation of an Airpark Noise Zone by the State
Aviation Administration (SAA) and the Montgomery County Revenue Authority.
This Noise Zone will include any area of land surrounding the airport within which
the cumulative noise exposure level will be equal to or greater than the standard
set for cumulative noise exposure {65 dBA Ldn for residential uses). The SAA will
adopt the Noise Zone following public hearings and local government review. It
will include a Noise Abatement Plan to ensure, insofar as possible, that the
projected noise contours will be reduced to levels compatible with existing and
planned land uses in the vicinity. This Noise Abatement Plan will use the land use
and zoning recommendations of this Plan as the basis for developing its guidelines.

Listed below are examples of the general types of noise abatement actions
which the Revenue Authgority might review and analyze for possible inclusion in the
Noise Abatement Plan.

Increase pattern altitude.

Modify runway and flight path use.

Restrict noisy maintenance operations.

Relocate runways or certain types of operations.

Acquire property when other noise abatement measures are not
possible.

To assure that noise problems are promptly identified and addressed, the
Revenue Authority should consider the following programs:

- noise complaint hot line;

- noise monitoring;

- full-time noise abatement staff; anc

- airport operations advisory committee with both user and com-
munity representation.

This Plan has channeled non-residential uses to properties lying within the 60
L.dn noise contours. A new zoning category, the I-4 Zone, was developed to address
the problems related to industrial land use in this part of the Study Area.

This Plan recommends against any future extension of the runway because of
the potential impact on future land use and on existing residential development.
This recommendation is not intended to inhibit the Airpark's operaticnal expansion,
however, and relates only to physical expansion. In evaluating any proposals for
facility or operational modifications that might emerge from the SAA study
regarding the establishment of an Airport Ngise Zone, it will be necessary to
determine their potential consequences--as well as their intent--in terms of safety,
noise, and operational capacity. Therefore, no physical improvements or changes
should be made to the Airpark pending the completion of the SAA study.

A Task Force has been established by the County Council toc assess the
:xmportapce (or_ necessity) of having an airpark located in Montgomery County and,
if an airpark is deemed important, to evaluate its current location and either
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develop recommendations for strengthening support for its current location or
recommend alternative locations. The land use pattern proposed by this Plan
should be re-examined in light of the findings of the Task Force.

Relationship of Airpark to Rock Creek Planning Area

Recent SAA studies show projected noise for the year 2080 to be at levels
{less than 60 dBA Ldn) which would be acceptable for residential development for
all but a small portion of the Rock Creek Planning Area. This Plan reflects these
noise projections.

This Plan supports light industrial land use in accord with the Low-Intensity,
Light Industrial (I-4) Zone for 72 acres in the Rock Creek Planning Area that is
partially affected by Airpark noise. A buffer between industrial and future
residential uses will be provided through the requirements of the I-4 Zone. The
permitted building and parking coverage on this parcel may be further constrained
as a result of additional environmental analyses. The Rock Creek Master Plan
recommends a water/sewer policy for the I-4 area and discusses land uses in this
area in more detail. -

The Transportation Plan recommends that a new arterial roadway, Airpark
Road Extended (A-268), be built through the Rock Creek Planning Area. The
proposed road would extend from the existing Airpark Road parallel tc Muncaster
Mill Road from MD 124 to proposed Shady Grove Road Extended. (See the
Transportation Plan Chapter for additional information.) Without this roadway,
Muncaster Mill Road between MD 124 and Shady Grove Road would operate at an
unacceptable level of service given the projected traffic volumes generated by the
full development of the Gaithersburg area as envisioned by this Plan.

The impact of this road on surrounding land use has been studied as part of
the Rock Creek Master Plan Amendment process.

LAND USE AND ZONING RECOMMENDATIONS BY DISTRICT

The Land Use Plan for the Ailrpark Study Area is shown in figure 14; the
Recommended Generalized Base Zoning is shown in figure 15.

Like the Shady Grove West Study Area, the Airpark Study Area is so large
that it must be divided into districts for purposes of planning analysis. These
analysis districts are as follows:

] Midcounty Highway District
] Flower Hill District
e Airpark District

The boundaries of these districts are shown on the Airpark Area Analysis Areas
map (figure 16). Table 3 is a zoning summary by analysis area.

Midecounty Highway District

The Midcounty Highway District includes Analysis Areas 1 through 13. These
properties, all lying south of Emery Grove Road, will be affected by their proximity
to the proposed Midcounty Highway. The design of this and other highways planned
for this area should consider the need for noise abatement and protection of stream
valleys.
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TABLE 3

AIRPARK ANALYSIS AREAS
SUMMARY OF ZONING RECOMMENDATIONS

1 2 3 4 5 6
Potential Net
Analysis Recommended Units TOR's
Area Existing Zoning Recommended Over Base
Number Acreage Development Base/QOptional Base/QOptional Density

MIDCOUNTY HIGHWAY DISTRICT

1 1 1 single family R-200 2/2 g
2 21 171 townhouses R-30 & RT-12.5 231/231 g
60 garden apts.
3 g 17 single family R-50 32/32 g
church

4 8 vacant R-90/TDOR-5 28/40 12
5 16 vacant R-60 83/8C g
é 5 vacant R-9G/TOR-5 18/25 7
7 80 vacant R-90/TDR-6% 288/480 192
8 54 vacant R-90/TDR-6 196/32¢ 138
9 5 1 single family R-200/TOR-5" 6/15 5
10 25 100 single family R-6C ‘ 100/108 0
11 ig vacant school site R-20¢ 20/28 C
i2 27 12 single family R-20C/TDOR-4 97/138 i1
13 (city of Gaithersburg not included in calculations)

TOTALS 259 1056/1457 362

FLOWER HILL DISTRICT

14 42 Upper County Community R-60 I8 G
Center, Longview Special
School, parkland

15 27 vacant R-63 135/135 3
16 10 vacant; Flower Hill R-60 58/50 ¢
17 & 18 23 vacant; Fiower Hill R-98/TOR-5 83/115 32
19 17 13 single family R-200 34/34 o
20 8 6 single family R-200/TOR-4 . 18/32 16
1

Densities indicated are the maximum permissible, without the bonus for providing Moderately Priced Dwelling Units
(MPDU's). Any subdivision of 50 cr more units must inciude 12.5% MPDU's, in which case a density increase of up to
20% and optional development standards and unit types are permitied. Densities do not reflect cluster densities.

The Plan recommends singie family detached units at & units per acre near the town of Washington Grove's Forest
Preserve.

i

1f developed in combination with other property, the Plan recommends TOR-5.



TABLE 3 (Contd.)
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i 2 3 4 5 6
Pctential Net
Analysis Recommended Units TOR's
Area Existing Zoning Recommended QOver Base
Number Acreage Development Base/Optional Base/Optional Density
FLOWER Hii.L. DISTRICT (Cont'd.)
21 7 vacant R-90/TDR-5 25/35 10
22 19 8 single family R-200/TDR-4 38/76 38
23 1 vacant R-90 4/6 s
24 143 5381 townhouses R-90 & R-60 592/592 o]
91 singie family
25 5 1 single family R-90 18/18 g
26 67 175 townhouses R-93/TOR-5 289/335 46
27 5 1 single family R-90/TDR-5 18/25 7
28 18 vacant R-90/TDR-5 65/9G 25
29 258 39 townhouses 2-N 1302/1382 0
218 single family
36 & 31 37 vacant R-200/P-N* N/A o
32 32 vacant R-200/P-N 64/337° 8
33 9 3 singie family S-M N/A c
36 7 54 townhouses R-9C 77777 )
23 single famiiy
35 32 vacant school site R-200/70R-4 64/128 64
36 20 vacant R-208/TOR-4 40/8¢ 40
37 28 S& single family R-202/TOR-4 56/112 56
38 22 24 townhouses R-20G/TDOR-4 51/88 37
27 single family
39 14 2 single family R-200 28/28 g
40 157 328 townhouses R-93 532/532 o}
204 single family
61 7 i single family R-90° 25/25 0
42 4 vacant R-60° 26/20 0
43 3 2 single family R-60% 15/35 o
1 church
TOTALS 1,022 3641/4285 37%
N This acreage proposed for office and retail.
> 114 townhouses, 223 garden apartments proposed by developer.
; ,

in analysis areas 42 and 43, in recognition of environmentai constrants, the plan recommends
townhouse development in accordance with the cluster provisions of the zoning ordinance.

(Amended 5/88)

Clustering of development encouraged.
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TABLE 3 (Cont'd.)

i 2 ] 3 4 5 6
‘ Potential Net
Analysis _ Recommended Units TOR's
Area Existing Zoning Recommended Over Base
Number Acreage Development Base/Optional Base/Optional Density

AIRPARK DISTRICT

44 133 107 townhouses R-200 431/431 c
324 single family
45 33 vacant -4 N/A 0
46 98 light industrial uses -4 N/A 2
47 131 Montgomery County Alrpark R-200 N/A 8
48 13 2 single family ' -4 N/A 0
49 8 2 single family -4 N/A 0
50 323 parkiand R-200 N/A 3
51 134 vacant -4 N/A 8
52 16 vacant -4 N/A 8
53 392 212 townhouses T-S 1736/1736 c
2 single family '
S4 Bts vacant R-2C3/TDR-4 20/48 20
55 9 & single family R-200 18/18 2
56 6 4 singie family R-230 12/:2 o]
57 22 1 single family R-202 44144 c
58 179 i single family R-200/TOR-3 358/537 179
59 185 1 single family R-90° 666/666 0
60 89 349 singie family lots R-mH 345/349 2
61 67 vacant and light -1, 1-47 N/A s
industrial uses

62 85 light industrial uses 1-1, 1-67 N/A o
63 40 light industrial uses 1-47 N/A 0
TOTALS 2,023 5634/3833 199
OVERALL

TOTALS 3,304 8371/9525 532

Clustering of development encouraged.

See text for discussion of I-4 Zone.
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Another characteristic of this area is its proximity to the city of
Gaithersburg and the town of Washington Grove. The Plan reflects these borders
by recommending appropriate residential densities near existing or planned
developments and recommending buffering when necessary.

This district has good planned or existing access to Metro, employment, and
shopping areas. This access supports the Plan's recommendations for higher density
on suitable vacant propertles.

The presence of floodplains, streams, erodible soils, and steep slopes in parts
of this district indicate that development should be clustered away from these
features.

Flower Hill District

The Flower Hill District includes Analysis Areas 14 through 43 and includes
maost of the land between Emory Grove Road and Snouffer School Road. The Hunt
Cliff and Quail Valley residential areas are located in the western section, and the
Flower Hill Planned Neighborhood, now under development, is located to the east.

The Flower Hill Planned Neighborhood is a significant land use in the Airpark
Study Area. The Planned Neighborhood (P-N; Zone was originally granted to this
area in 1969. The P-N Zone area today is 266 acres and is planned for
approximately 1,300 dwelling units. {(See Analysis Area 29.) The developer of the
planned neighborhood also owns several other adjoining parcels and would like to
combine these areas with the Flower Hiil development to form a unified
community. The Flower Hill community, when completed, will be oriented to a
centrally-located, 24-acre park/schoo!l proposed in the development plan for this
site.

This Plan recommends the addition of 63 acres to the Flower Hill Planned
Neighborhood. One parcel {Area 32) is recommended to encourage the development
of garden apartments in accord with the provisions of the Flower Hill P-N Zone.
Two other parcels (Areas 30 and 31) which are recommended for inclusion in the
Flower Hill P-N are recommended for commercia. anc office development. The P-
N Zone provides site plan review which wiil allow the Planning Board to influence
the arrangement of buildings, landscaping, .ighting, anc parking configuration.

Parcels 16, 17, and 18 are not recommenced tc de inciuded as part of the P-N
Zone due to their orientation to existing non-2-N\ deveiopment. If the development
of Areas 17 and 18 is coordinated with the develspment of the Flower Hill
community, residents may be able to use Flower Hill's recreation facilities.

Airpark District

The Airpark District includes Analysis Areas 44 through 63. This is the area
most seriously affected by overflights of aircrafi using the Montgomery County
Airpark. A new zoning category was created to guide development of industrial
parcels in this area, the I-4 Zone. The Hunter's Woods subdivision is located here,
and several other large residential subdivisions are developing in this area. Another
significant land use is the Green Farm Conservation Park.
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SMOKEY GLEN STUDY AREA

The Smokey Glen Study Arez is located in the southwest quadrant of the
Gaithersburg Vicinity Planning Area north of MD 28, near Seneca Creek State Park.
Zoning recommendations for this area are shown in figure 17.

This Plan confirms the R-200 and C-1 Zones on two parcels fronting MD 28,
The character of these parcels, 163 acres and 12 acres respectively, has already
been determined by existing or proposed development. The Plan recommends
additional C-1 zoning (6,300 square feet) for the parcel fronting MD 28 near Quince
Orchard Road, adjacent to Suburban Trust Drive-In Bank. This would provide for
improved traffic circulation and parking for the bank.

This Plan confirms residential land use for two other areas but recommends a
lower density (one home per 2 acres) to reflect environmental concerns and to
respect environmentally sensitive areas. (See figure 18.)

One area is located west of Longdraft Road near Marmary Road. It is
characterized by an established neighborhood of single-family homes on wooded
lots. The residential lots range in size from one-half to three acres. There are
several unbuilt parcels. The recommended alignment of the proposed Great Seneca
Highway passes along the socuthwest edge of this area.

The Plan recommends two-acre lots and changing the zoning from R-200 to
RE-2. Development under the cluster provisions of the RE-2C Zone would be
oreferable, but does not appear tc be feasible due tc current ownership patterns.
Mature trees should be protected wherever possible to maintain the natural beauty
of the area and to provide protection against ercsion, siltation, and reduction of
water quality. Presently, this area is served by individual septic systems. It has
potential for a separate community sewer system.

The second area proposed for lowered density is located northeast of Riffle
Ford Road and adjacent to Seneca Creek State Park. It contains the Smokey Glen
Farm and generally vacant land interspersed with scattered single-family homes.
Since 1958, Smokey Glen Farm has functioned as a private recreation area,
providing outdoor parties for large groups. This area contalns a significant amount
of environmentally sensitive land with floodplains, steep slopes, and erodible soils.
Several tributaries of Great Seneca Creek are located In this area.

The Plan recommends reducing the permitted density to one unit per two
acres under the RE-2C Zone. Clustering is strongly encouraged to protect the
environmentally sensitive areas. The western portion of this area probably could be
served by a gravity sewer line parallel to the existing force main easement.

The Plan recommends development guidelines for the environmentally
sensitive areas to help assure the compatibility of the development to surrounding
uses. These guidelines should include, but not necessarily be limited to, the
following:

° Stormwater management issues will be addressed at time of subdivision
proposal;
. Mature wooded areas should be protected, wherever possible. Natural

vegetation should remain along all streams;
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[ Development should be clustered away from streams, steep slopes,
severely erodible soils, poorly drained soils, floodplains, and other
environmentally sensitive areas;

® Development should be setback or otherwise buffered to prevent traffic
noise impacts from MD 28 and Quince Orchard Road; and

. Detached homes should be located adjacent to existing detached homes.

LAND USE AND ZONING RECOMMENDATIONS FOR OTHER AREAS

Oakmont Community

Oakmont is a community located to the southwest of the town of Washington
Grove. QOakmont is somewhat unique in the Gaithersburg Vicinity Planning Area
because many of the homes are relatively old and are situated on large lots. The
Oakmont Special Study Plan, which is available separately, was adopted in 1982;
the approved and adopted Land Use Plan for Oakmont is shown in figure 19.

Non-Contiguous Parcels

Several properties outside the study areas are proposed for re-zoning. These
properties are discussed in tabular form and are shown in Figure 20.

Because of its size (74 acres), the Washingtonian Incdustrial Park property
merits a separate discussion. The Washingtonian Industrial Park area is "L" shaped
and situated on both sides of the proposed alignment of i-378, east of 1-270. (See
figure 20.) It is bounded on the northwest and northeast sides by a stream valley
which separates it from the Summit Hall and Rosemont communities. Part of the
stream lies in the city of Gaithersburg's municipal park.

The only access to this parcel is from the south along Industrial Drive. The
configuration of homes to the north of this property precludes access from that
direction. The alignment for I-370 bisects the property,

The Plan recommends light industrial uses {I-4 Zone) for the majority of
vacant land south and north of 1-370. A band of R-20C zoning is retained on land
adjoining existing residential development.

Other commercial/industrial zones which require site plan review (thereby
allowing the Planning Board to review development plans for compatibility with
adjoining residential development) would be appropriate here. These zones include
O-M (moderate intensity office) and [-3 (industrial park). The staging chapter links
rezoning to O-M or I-3 to the construction of certain roads.
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TABLE &

NON-CONTIGUOUS ANALYSIS AREAS
SUMMARY OF ZONING RECOMMENDATIONS

Analysis
Area Recommended
Number  Acreage Zone Comments

1 29 R-90 and

c-4

AMENDED-
SEE Page 56a

2 Z R-60 Zight lots, one house, located south of Muncaster Mill Road. Emory
Grove subdivision and townhouses in Laytonia community adjoin the
praoperty.

3 37 R-60/TOR-6 Vacant surplus school site (14 acres) and adjacent 17-acre parcel {cne
and C-1 . single-family dwelling), located east of MD 124 directly across from the
Up-County Community Center Swimming Pool complex. The Plan
supports a small pedestrian scale shopping area at the surplus school
site, 1f feasibie, given the site's rough topography. The site is within
walking distance of the Zmory Grove community which has identified
the need for a local shopping center since 1968. The community has
submitted a Community Deveiopment 3icck Grant application to the
County to develop approximately two acres of commercial use on the
site. The exact amount ¢f commercial zcning will be determined at
the time of Sectional Map Amencment.

The Pian confirms the 1970 Master Pian for medium-density residentiai
uses for 12 acres of the surpius schoc! site and the adjacent 17 acre
parcel. The Plan designates the surplius school site as a TOR receiving
area, suitable for a density up o 6 units per acre.

4 2 R-60/RT~6 This property is located wes: of MO 124 near Towne Crest Orive and
immediately north of the Town cf Washington Grove. The Town of
Washington Grove is characterizec by cetached houses on a variety of
lot sizes. Washington Square lownhouses and apartments adjoin the
property on the north. Existing anc p.annec land uses in the area are
predominantly townhouses anc garden apartments, interspersed with
single-family detached homes.

Townhouses are appropriate for the site, but the density should be low
enough to be compatible with nearby detached residences. The Plan
recommends R-60 with an RT-6 option. Clustering away from the Town
of Washington Grove's forest preserve is encouragec.

S 11 R-20 This area is located south of Diamond Avenue between Londonderry
apartments and 1-270. It is within the Maximum Zxpansion Limits of
the city of Gaithersburg and part of z iarge enclave. Higher density is
more compatibie with surrounding uses anc zoning.
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AMENDED LANGUAGE FOR ANALYSIS AREA 1 IN ACCORD WITH APPROVED AND ADOPTED
AMENDMENT TO THE GAITHERSBURG VICINITY MASTER PLAN, MAY 1988

This Plan recommends the R-30 Zone, with.an RT-6 Zone option, for 3.6 acres fronting
Muncaster Milt Road. C-T zoning is recommended for the 1.1 acres known as the “Buice/Wheeler
property.” The C-T Zone is recommended west of Emory Street as a transition between the C4
commercial uses to the west and residential development to the east. This Plan recommends that
issues of compatibility be carefully addressed in an optional schematic development plan, as
submitted, as well as at the time of site plan review, as required by the C-T Zone. Special attention
will be given at the time of site plan review to designate features, such as appropriate height and
overall visual character of buildings and the proper placement access only from MD 124 in
accordance with the Master Plan recommendation that commercial uses in the area should be
oriented to MD 124. The C-T Zone is used here in the nature of a buffer, and it should not extend
east of Emory Street. The necessary right-of-way for the possible widening of MD 115 should be
dedicated as part of the development process.

The area recommended for RT-6 is affected by improvements to the MD 124/Muncaster Mill
Road intersection; a median strip will prevent residents from turning left onto Muncaster Mill from
Emory Street.

The best way for the access problem from Emory Road to be solved is to create another
internal street, beginning opposite vy Oak Drive, which would increase access to Muncaster Mill
Road for residents. The key to such a road being constructed is redevelopment of all properties in
the neighborhooed since the road would traverse most of the parcels. Higher density zoning that R-90
would help provide an incentive for such redevelopment. To be consistent with past planning
decisions regarding the residential character of Muncaster Mill Road, the higher density should be
limited to residential uses.

The most appropriate zone would be RT-6. This zone is consistent with R-60 zoning south of
Muncaster Mill Road. See map on page 56-b.

it should be noted that a density of 6 units per acre raises environmental and site plan
concerns. For these reasons, this density may not be realized once stormwater management, noise,
and buffering issues are addressed. The RT-6 Zone will provide flexibility in terms of site
development. Since the main reason for recommending RT-6 in light of environmental concerns is
resolution of the access problem, the RT-6 Zone is recommended only if all property owners apply
for the zone. For this reason, the RT-6 Zone should not be applied by Sectional Map Amendment.

Finally, aithough the intersection improvement will create some local access problems,
areawide transportation implications must also be considered. Many transportation decisions in the
area have been made based upon the continued residential character of Muncaster Mill Road (e.g.,
the continued designation of Muncaster Mill Road as a primary’ and the construction of Airpark
Road extended as an east-west relief road rather than upgrading Muncaster Mill Road). For this
reason, this Plan strongly supports continuation of residential uses east of Emory Street.

The necessary right-of-way for the possible widening of MD 115 should be dedicated as part
of the development process.

Proposals have been made to redesignate Muncaster Mill Road from a primary to an arterial;
however, no change wili be made in the classification of Muncaster Mill Road untii a
comprehensive transportation study of the area is complete.
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TASLE 4 (Cont'd.)

Analysis
Area
Number

Acreage

Recommended
Zone

Comments

6

12

93

10

72

39

35

R-9C

R-90

ey
]
™

1-4/1-3
or O-M

R-90

R-90/
TOR-5

The Plan confirms the 1971 Master Plan recommendation of medium-
density residential uses for the Asbury Methodist Home property.

Vacant area located east of Longdraft Road near Seneca State Park.
Surrounded by medium-density residential development in the city of
Gaithersburg. Higher density is consistent with existing development
pattern.

Vacant, irregularly-shaped area located near cul-de-sac on Industrial
Drive. Made up of portions of several other parcels. Surrounded by
iand recommended for industrial development and paridand in the city
of Gaithersburg.

See text for discussion.

Vacant property located south of MD 2B adjacent to city of Rockvilie.
Higher density is consistent with existing deveiopment pattern.

This area is located south of MD 28 and west of city of Rockvilie
National Capitol Research Park. It consists of several homes and an 11-
acre vacant tract. A mixture of single-family detached homes,
institutional uses, and office/industrial uses are located in the area.
The ll-acre vacant tract was once the subject of annexation and 2
rezoning request io the cily of Rockville's office building zone. The
Planning Board reviewec the proposed zoning and supported the
appiicant's request for iimitec office development. The Planning Board
recommendec that strict controis be placed on the developer Lo reduce
the impact of the office development on the nearby residential
properties. Limited office development would provide a compatibie
transition between the cffice/industrial uses to the north and residential
uses to the south. :

The area is bounded to the east by Long Draught Road, to the west Dy
Game Preserve Roac, and to the south by Clopper Road. It is largely
vacant except for the Si. Rose of Lima Church, rectory, and several
houses along Game Preserve Roac. Bennington, a townhouse community
developed at 9 units per asre, adjoins the area to the east; Seneca State
parxliand is located to the west.

A mix of housing types {detached and attached) is highly desirable at
this location because the property forms a transition between town-
houses to the east and parxianc to the west. Game Preserve Road is
already deveioped with detached units and this low density, single-
family detachec character should continue. At the same time, higher
density townhouses aiong Long Draught Roac would be compatibie given
the presence of the Bennington townhouse community.

To better achieve a mix of unit types, the Plan recommends the zoning
be changed from R-203 to R-9C Zone. (A 2.6-acre parcel at the corner
of Long Oraught Road and Clopper Road is already zoned R-90 and
recorded in single-family detached lots.) The Plan designates the site
as 2 TOR receiving area, suitable for a density up to 5 units per acre.
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SHADY GROVE WEST AREA -
EXISTING DEVELOPMENT CONDITIONS (DECEMBER 1984)

: EXISTING/COMMITTED DEVELOPMENT
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SHADY GROVE WEST AREA - STAGING DISTRICTS

(A-F) R&D VILLAGE

@ MD. 28 Residential District

@ Residential / R&D District (Thomas Farm)
seswnes Study Area Boundary
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TABLE 5

PROPOSED STAGING FOR

SHADY GROVE. WEST

99

AREA QF THE MD 28 CORRIDOR

(Office, retail, commercial uses expressed in square feet; residential uses expressed in dwelling units)

Footnotes are explained in accompanying text.

S | RO || DU
EVENTS* a. Shady Grove West r Road** ). 1370 Extended 0. Widening of 1-270.
to 6 lanvs ce Orchard Road (FY 88-90). p. Extengion of Key West
*(Construction dates reflect (FY 86-87), m, Key West as 2-lane road from Gude Orive east
Approved 1985-90 CIP) b. Shady Grove/l-270 h between Shady Grove to MD 28,
See Footnote 1 Interchangs. Road and Gude Drive q. Widening of MO 28 from
¢. Omega Drive** i (FY 87-88). 2 lanes to & lanes or
*%Under construction as of d» Key West: 2 lanes n. Muddy Branch as 4-lane widening of Key West to
12/84 from Shady Grove road (FY 86-90). 6 lanes,
to MD 28 & MD 28 r. Widening of Key West be-
spot improvements tween MD 28 and Great
{(FY 85-86). jo Seneca from 2 to & lanes
e, Fields Rond-Piceard and Great Seneca con-

MAX(MUM Al L. (})WA[H !
DEVELOPMENT

A) Corporate District
__(Washingtonian)

B) R&L District”

<) Blo Tochnulogy ()Jstrlcl

_ (ife Sclonces Center)

D) University District”
£) Conference Center/
R&D District

Orive/MD 355.%%

nection,

3. Widening of Ritchie Park-
way (MD 28 to Falls Rd.)

t, Great Seneca Highway
(Quince Orchard to Middle-
brook).

LS FL DU, Sq LTS S(IL.‘!L N .Qf.U,, e S FE DM
)
525,000 750 - - 1,300,600 - 2,700,000 150
Sabye) — (hyk,)) (0) SeeNote6
225,000 - 125,000 - 22%,000 -
lapeyd) . e w(D e om e e oottt et e U, Y S
600,000 - 300,000 - 400,000 -
{a,b,c,d) (i) (m)
BRI e e

A Master Plan Amendment
will determine Stage Il recom-

et 8 8 % L S 8 2 S e i e ~ mondations for these areas.
F) Residential District - 250 - 250 250
et e et e et A s st 8 1 3t e abe,d) D) i -W"_(,)WT,”.
G) MD 28 Rcsodontlal District S50 50 - 200
R U .11 Y- N I {1 1 8 e e ,,“(!)mt!‘_),“.
H) Residential/R&D District - . - . 40,0008 -
o AOnomas Farm) e e e e BT 1 L)
TOTALS l 350, 000 1,050 425, UUU 300 2,325,000 450 2,700,000 750
TOTALS STAGE 1 & [ 4,100,000 1,800 ‘




FOOTNOTES FOR TABLE 5t

4

Some roads will be constructed during the time frame of s | and Il but they are not staging events for Shady Grove West. They
are shown for information. The roads which are nee for development in a district to proceed in Stage I must be under
construction before Stage 1l can proceed.

The 1-370 Metro Connector will be constructed during tho #ne frame of Stage 1 but it will not become kmportant to Shady Grove

West until 1-370 Extended is completed in Stage 11,

The maxiinum allowable development shown in this tab oNly occur if a subdivision passes local area review (seo
hmplementation scction) at time of subdivision. The local Yea Rpviey process allows the traffic impact of a subdivision to be
examined in more detail than at the Master Plan level and incles dh exganination of traffic impacts on nearby interssctions.

The 1985 threshold for residential devolopment in the Gaithersbil'g Poyfly Area is 0. Additional residential development will only be
approved under the threshold flexibility provisions or discount proviglns gisthe Adopted Guidelinos for adiministering the Adequate
Public F acilities Ordinance.

The threshold flexibility provisions allow approval above the threshig bnditioned upon the future construction, by either the
applicant and/or the government, of soine public facility projectsfp ghoration of a transit program which, if added to the
approved Capital Improvements Program (CIP) as a programmed fa dd capacity to the road network and result in the
subdivision meeting the adequacy tests of locul arca review and will not owering the arcawlde level of sorvice. '

The discount provisions may permit subdivisions of 49 units or less to |

cecW if, in the Judgment of the Planning Board, previously
approved subdivisions in the arca will not proceed to construction within 8 yogs

FFor a more complete discussion of APE guidelines, ace the most recently a wrehensive Planning Policios Report.

The NUS proporty (Area B-2) is presently zoned ()-M. Unloss the praperty ownor applies for a change in the record plat or resub-
divides the property or applies for the MXPL) zone, the staging recomimendation of this lan would not apply to future development.

The University District is part of the l.ife Sciences Center and is Included in the staéng recommendations for the L.ife Sciences
Center.

Development shown in Stage I could proceed prior to the widening of 1-270 subject to future construction, by either the applicant
and/or the governient, of some other public facility projocts or the operation JPETransit program which, if added to the approved
Cspital limprovements Program(CI°) as a programmed facility, will add capacity to thggeemg network and result In the subdivision

meeting the adequacy tests of locel area review and will not result in lowering the ogfa e} of service. -

This capacity might be obtained by the programming of ML) 28 improvements instead™ n" if such a substitution would result
in acceptable levels of service and is supported by traffic studies done at time of subdig8 he balance of this development will
be subject to staging decisions in the Stage 111 Master Plan Amendiment, i

If the segment of Key West Boulevard east of Gude Drive moves forward faster than anticipated in the staging plan, this parcel
could proceed to development, :

9
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TABLE 6

PROPOSED STAGING FOR PARCELS IN MD 28 CORRIDOR
QUTSIOE. OF SHADY GROVE WEST
(Prepared July 1984)
(Office, retail, commercial uses expressed in square fest; residential uses expressed in dwelling units)

e vt o o 2 A S 3 5 o o v A 820 o 2 o A e 2R 35 S it B 8 AR A N 8 8 1 8- S e A5 £ A 88 O 0 0 A A Rl it 8 0 e T i S, e O8N A

U | B .. S

EVENTS* a. Shady Grove West ther Road** i, 1-370 Extended o. Widening of 1-270,

to 6 lanes fFuince Orchard Road (FY 88-%90). p. Extension of Key West
*(Construction dates reflect (FY 86-87), 5-86), m, Key West as 2-lane road from Gude Drive east

Approved 1985-90 CIiP) b. Shady Grove/1-270 Road-Muddy between Shady Grove - to MD 28.
Interchange. 3 Road and Gude Drive. q. Widening of MD 28 from
c. Omega Drive** n. Muddy Branch as 4-lane 2 lanes to 4 lanes or
**Under construction as of d. Key West: 2 lanes road (FY 86-90), widening of Key West to
12/84 ' from Shady Grove 6 lanes.

to MD 28 & MD 28
spot improvements
(Y 85-86).

e. Fields Road-Piccard
Drive/MD 355.%*

r. Widening of Key West be-
tween MD 28 and Great
Seneca fram 2 to 4 lanes
and Great Sensca con-
nection,

3. Widening of Ritchie Park-
way (M{) 28 to Falls Rd.)

t. Great Seneca Highway
{Quince Orchard to Middle-

braok).
e S ER DM SR D N S Ft O, SeFr DML
DUEVELOPMENT:
King Farm! - L - - A Master Plan Amendment
will determine Stage TH
e e = e e © ot et e e e e+ e e ) e e nn ... TBCOMMENdations

Washingtonian 360,000 - - - 250,000 - 500,000 -
Condustrial Area” e e SO e O R

Kent IFarm 4 - 7,000,000 -

National Geographic (0,p,q,1)

Vacant Parcels South of MD 285 - - 1,335
.Potomac Master Plan Area) Ll OSSN ) JSU,
TOTALS 360,000 g 14,500,000 1,355
! The King Farm is currently zoned residential (R-200) but planned for industrial uses (see ¢ Sector Plan). A future Mastor Plan

Amendment will determine the amount and type of industrial uses and explore the possibility of ingf using.
2 Seo text for staging guidelines. The amount of dovelopment in Stage | assumes I-4 industrial zonir ces are spocial exception uses),
3

Development shawn in Stage 111 could proceed prior to the widening of 1-270 subject to future construction, by either the applicant and/or the
government of some other public facility projects or the operation of a transit pragram which, if added to the sppraved Capital Improvements
Program (CIP?) as a programmed facility, will add capacity to the road network and result in the subdivision meeting the adequacy tests of local
area review and will not result in lowering the areawlide level of service.

A Development yields cannot be accurately estimated since future Master Plan Amendments by the city of Gaithershurg wiil determine the build-
out. For purposes of this chart, the Kent Farm and the balance of National Geagraphic bulld-out has been assumed at .4 FAR, In any case,
future Master Plan Amendments which affect these properties should include a staging element.

5 ‘ - o tted land.
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Transportation
Plan

This chapter makes recommendations regarding highways, mass transit
systems, bikeways, and equestrian traiils.

GOALS AND GUIDELINES

The intent of this Plan is to ensure convenience, accessibility, and flexibility
with regard to the area's circulation system in the folicwing manner:

Develop a highway network in coorcination with the existing regional
network.

Develaop quality public transportation systems and advance private ride-
sharing and carpooling programs to recuce dependence upon single-
occupancy automobile commuting.

Encourage adequate residentiai and emplcyment densities to support
efficient public transit and carpool/vanpoo! programs.

Encourage the provision of bikeways for commuter as well as
recreational uses.

Encourage the development of pubdlic and private pathways for
pedestrian movement in concert with roac cdesign and construction.

HIGHWAY RECOMMENDATIONS

A matter of great concern during the Plan process has been whether the
Master Plan transportation system can handle the Master Plan "end-state" land use
recommendations.

To allay this concern, Planning Board staff modeled the end-state road
network and the potential end-state development pattern. This analysis confirmed
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that the Master Plan road network could accommodate the potential Master Plan
build-gut. :

Since the time of the road network analysis, many land use recommendations
in the Shady Grove West area have been modified as a result of Plan worksessions.
Thus, the determination that the traffic capacity of the Transportation Plan
network can accommodate the end-state land use plan can no longer be made.

For this reason, 2 Master Plan Amendment will precede the rezoning of larger
parcels in Shady Grove West. As part of this future Amendment, the ability of
existing and future roadways to accommodate potential development will be
examined. This analysis will influence the amount, type, intensity, and staging of
employment and residential uses recommended in the Amendment.

This Plan recommends a limited amount of residential and employment uses.
The traffic capacity of roads scheduled for construction in Stages I and II (see
Staging Recommendations chapter) is sufficient to accommodate the land use
development proposed for those stages on an areawide basis, although each parcel
must be reviewed under the L.ocal Area Transportation Review to ensure that it can
be accommodated within the local area.

The rcads shown on the Transportation Plan map {(figure 27) are described in
Table 7, Street and Highway Classifications.

A brief description of the major new roadways proposed by this Plan appears
below. More detailed information on these and cother rcadways is included in the
Technical Appendix.

1-370 (Metro Access Highway) and Related Roadways

The construction of I-370 (Metro Access Highway) is the most important
element to the implementation of this Plan.

Construction of this roadway is expected tc begin by 1985 and to be
completed by 1989. A connection from the I-370/I-270 interchange west to Great
Seneca Highway is alsc planned. The construction of this road, called the 1-370
Connector, is in the County Capital Improvements Program to be completed in FY
90. Fields Road will be reconstructed as an urban, arterial highway.

Fields Road between Omega Drive and the I-370 Connector is classified by
the Transportation Plan as an arterial roadway (80-foot right-of-way) with a
possible future 100-foot right-of-way. The Crown Farm, which abuts this roadway
on the south side, is one of the areas for which final land use recommendations will
be decided as part of a future Master Plan Amendment. It is possible that those
recommendations will produce traffic volumes that require six lanes on Fields
Road, in which case a 100-foot right-of-way would be the minimum. The 100-foot
right-of-way assumes that sidewalks will be constructed on private property.
Normally, a sidewalk is within the public right-of-way and follows the roadway.
Because Fields Road terminates at a controlled major highway that almost
immediately becomes a freeway-type facility, a pedestrian connection (at least on
the Washingtonian side) is inappropriate. The specifics of the Fields Road cross
section design may be atypical and should be determined as part of the
development plan for the Washingtonian site. This Plan endorses that approach.
Any additional right-of-way required by development on the Crown Farm would
come from the south side.
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TABLE 7

STREET AND HIGHWAY CLASSIFICATIONS

9L
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Recommended
Project Route Right-of-Way Number of Lanes
Number _ Number U ) ) O ~1 1113 OO NRURURUT. . -1 or. Paving Width
FREEWAYS
F-1 1-270 Washington National Pike From Great Seneca Creek to Rockville City 250" 8
Boundary at Shady Grave Road . :
-9 1-370 Metro Access Highway/Intercounty From 1-270 to Plan Boundary (Redland Road) 300 6
Connector -7)
CONTROLLED MAJOR HIGHWAYS .
M-83 MO 115 Midcounty Highway Fram Great Seneca Creek to Redland Road (°-7) 150 4to6
M-90 - Great Seneca lHighway From Great Seneca Creek to Shady (Jruve Road 150' 4to6
at West Ritchie Parkway
MAJOR HIGHWAYS
M-6 MD 355 Frederick Avenue From Great Seneca Creek to Rockville City Boundary 120t 6
M-15 - Muddy Branch Road ram Darnestown Road (M-22) to West Diamond 120 6
; Avenue (M-26)
M-21 MDD 124 (Part) QOden'hal Avenus From Lost Knife Road {(A-18) to Girard Street Relocated 20 4-6
M-21 MD 124 Gaithersburg-l.aytonsville Road rom Midcounty Highway (M-83) to Warfield Road 120" 4-6
Relocated (P-1)
M-22 MDD 28 Darmestown Road/Key West Avenue From Pepco Right-of-way to Rockville City Boundary 120 4-6
M-23 - Gude Drive From Key West Avenue (M-22) to Rockville City 120 4-6
Boundary
M-24 MD 124 (Part) Quince Orchard Road/Montgomery Fram Darnpstown Road (M-22) to A-295 (500 feet 120'-15¢" 4-6
Villago Avenue north of Club Fouse Road .
M-25 - Goshen Road l(-'rom Oden'hal Avenue (M-21) to Warfield Road 120" 4-6
2-1)
M-26 MD 117/124 Clopper Road/West Diamond Avenue From Great Seneca Creck to Muddy Branch Roead 120 4-6
) (M-15)
M-28 - 1-370 Extended (Sam Elig Highway) FFrom Great Seneca Highway (M-90) to 1-270 (F-1) 150 4 to 6
M-42 - Shady Grove Road rom Great Sencca Highway (M-90) te Muncaster 120 6
Mill Road (P-2)
M-94 - Metro Access Road f'ram Metro Access Highway/Intercounty Connector 150" 4
(°-9) to Metro Statlon
ARTERIAL HIGHWAYS/BUSINESS DISTRICT STREETS '
A-16 - Snouffer School Road From Goshen Road (M-25) Gaithersburg-l.aytonsville 80 4
Road Relocated (M-21) '
A-17 - Longdraft Road/Watkins Mill Road From Quince Orchard Road (M-24) to Great 80" 4
Seneca Creek (Excluding those portions within
the City)
A-18 - Christopher Avenue/l.ost Knife Road From Gailthersburg City Boundary to Oden’hal ao' 4
Avenue (M-21)
A-33 - t.ongdraft Road From l.ongdraft Road/Watkins Mill Road (A-17) to 80" 4
_ B&O Railroad
A-34 - Shady Grove Road Extended From Great Sensca Highway (M-90) to Plan Boundary 80 4
A-36 - Wightman Road/Brink Road From Great Seneca Creek to Goshen Road (M-25) 80’ 4
A-103 - Riffle Ford Road From Great Sensca Creek to Darnestown Road (M-22) ap' 4
A-255 - Oakmont Avenue From Shady Grove Road to the Gaithersburg City 8y’ 4

Boundary




TABLE 7 (Cont'd.)
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Recommended
Project Route Right-of -Way Number of {_anes
Number  Number o MNeme e OIS e WM 0 Paving Width
ARTERIAL HIGHWAYS/BUSINESS DISTRICT STREETS (Cont'd.)
A-261 - Fields Road From 1-370 Extended (M-28) to Omega Drive (A-261a) 100" 4
A-261a - Omega Drive From Flelds Road (A-261) to Key West Avenue (M-22) 100 4
A-261b - lelds Road Relocated/ From existing Fields Road (Gaithersburg City 80'-100 4
Dtemondback Drive
Broschart Rosd/Medical Center Drive Boundary) to Key West Avenuo (M-28)
A-267 - Brooks Avenue Extended From Gaithersburg City Boundary to Odenthal Avenue 8o* 4
t.xtended (A-269)
A-268 - Airpark Road Extended From Gaithersburg-Laytonsville Road (M-21) to e’ 4
Shady Grove Road (M-42)
A-269 MD 124 Qden'hal Avenue Extended From Girard Street Relocated to Midcounty Highway 80’ 4
{M-83)
A-275 - Centerway Rond From Montgomery Village Avenue (M-24) to 80! 4
Snouffer School Road (A-16)
A-276 - Stedwick Road From Watkins Mitl Road (A-17) to Montgomery 80 4
Village Avenue (M-24)
A-278 - New Road I‘'rom M-21 to Eastern Arterial (M-83) 80" 4
A-280 MU 28, existing Damestown Road From Key West Avenue (M-22) to Great Seneca 80" 4
Highway (M-90)
A-284 - New Road I("rom Washingtonian Country Club site to Fields Road 80'-100" 4
A-261)
N-285 - Bure Oak Drive/Rothbury DOrive From Wightman Road (A-36) to Goshen Road 80’ 4
' (M-25)
A-29% - Montqomery Village Avenue fram M-24 (500 feet north of Club House Road) to 80" 4
Wightinan Road (A-36)
A-296 MD 28, existing Darnostown Road I("rom Great Sencea Highway {(M-90) to Key West Avenus 80! 4
M-22)
INDUSTRIAL. ROADS
1-1 - Airpark Road From Gaithersburg-taytonsvillo Road (M-21) to 80’ 4
Montgornery County Airpark
[-2 - Cessna Avenue From Airpark Road (1-1) to 1100 feot west 80’ 4
1-3 - Beecheraft Avenue From 400 feet west of Bonanza Way to 200 feot 80’ 4
oast of Moonsy Drive .
I-4 - Bonanza Way tromm Snouffer School Road (A-16) to Beecheraft ap' 4
Avenue (1-3)
I-5 - Mooney Drive t'rain Snouffer School Road (A-16) to Beochdraft 80* 4
Avenue (1-3)
1-6 - Crabbs Branch Way From Redland Road (1-10/P-7) to 2300 fesot 80 4
North of Shady Grove Road
1-7 - inither Road f(-“rorn Gaithersburg City Boundary to Gude Drive 80! 4
M-23)
1-8 - Research Boulevard From Rockville City Boundary to Rockville City 80’ 4
Boundary
1-9 - Redland Road from Plccard Drive to Crabbs Branch Way (1-6) 80’ 4

L



Project Route

TABLE 7 (Cont'd.)

8L

Right-of-Way

Recommended
Number of L.anes

Numbor __ Number o Name Limits Width or Paying Width _

PRIMARY RESIDENTIAL. STREETS

-1 - Warfield Road From Wightinan Road (A-36) to Gaithersburg- 0 24
L.aytonsville Road (M-21)

P-2 - Muncaster Mill Road From Shady Grove Road (M-42) to Gaithersburg- 70! 36
Laytonsville Road (M-21)

P-3 - Emory Grove Road From Whetstone Drive (M-25) to 2000 fest east of 70 36
Gaithersburg-Laytonsville Read (P-5)

P-4 - Strawberry Knoll Road IZ'rom Emory Grove Road (P-3) to Centerway Road 70 36
A-275)

P-5 MD 124, existing  Gaithersbhurg-l.aytonsville Road From Gaithershurg City Boundary to Gaithersburg- o 36
L.aytonsville Road Relocated (M-21)

P-6 - Amity Drive/Amity Orive Extended See Shady Grove Sector Plan 70! 36

P-7 - Redland Road Seo Shady Grove Sector Plan 70 36

P-0 - Needwood Road Extended Soe Shady Grove Sector Plon nw 36

P-9 - Central Avenue See Oakmont Special Study Plan Pt 36

P-10 - Apple Ridge Road From Watkins Mill Road (A-17) to Montgomery 0 36
Village Avenue (A-295)

P11 - Stedwick Road From Watking Mill Road (A-17), north of Club 70 36
touse Road, to Watkins Mill Road (M-24), south
af Club House Road

P-12 - Briardale Road See Shady Grove Sector Plan 70 36

P-13 - Miller Fall Road From Muncaster Mill Road (P-2) to Midcounty 70! 24
Highway (M-B3)

P-14 - Mill Run Drive From Redland Road (P-7) to Park Mitl Drive (South) 70 24

P-15 - Beauvoir Boulevard From Mill Run Drive (P-14) to 300 feet south of 70 24
Blanchard Drive

P-16 - Roslyn Avenue From Redland Road (P-7) to Beauvoir Boulevard (-15) Ok 20'Roadway

P-17 - Taunton Drive See Shady Grove Sector Plan ! 24

P-18 - Epsilon Drive See Shady Grove Sector Plan

p-19 - Arrowhsad Road From Montgomery Village Avenue (A-295) to 70 36
Hickory View Place

P-20 - Rothbury Drive From Arrowhesd Road (PP-19) to Burnt Oak Drive i 36

. (A-285)

P-21 - Club Houso Road From Watkins Mill Road (A-17) to Montgomery 70! 36"
Village Avenuo (M-24)

p-22 - Park Mill Drive From Miller Fall Road (P-13) to Mill Run Drive 70 386!
(P-14)

P-30 - Fieldcrest Road Extended From Gaithersburg-l.aytonsville Road (M-21) 70 36

*  Divided Arterial,

westward
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The Transportation Plan shows an interchange on the I-370 Connector
between [-270 and Fields Road. This interchange will serve the Washingtonian
tract and will be constructed by the developer of that tract, subject to design
approval by the State Highway Administration and Montgomery County. By
removing traffic from the I-370 Connector east of Fields Road, this interchange
will relieve traffic conditions at the intersection of Fields Road and the I-370
Connector, which is expected to be an at-grade intersection. . Should the design of
the proposed interchange for the Washingtonian tract prove to be unacceptable, an
interchange at Fields Road may be studied. The roadway, shown on the Plan as an
arterial road but without a number, represents the road that will connect the
interchange and Fields Road near Omega Drive and serve the Washingtonian tract.
Both alignment and design of this road are to be determined as part of the
Development Plan for the Washingtonian.

The construction of 1-370 is the only feasible alternative for the provision of
needed access to the actively developing Shady Grove Road area. Existing
corporations will need additional traffic capacity to enable them to expand and
remain in the Gaithersburg area. Additional capacity is alsc needed to attract
desirable new Industries to the Gaitherburg area. Unless the employment base can
continue to expand, an increasing proportion of the real estate tax load will shift to
County homeowners.

Construction of 1-370 will ease traffic congestion on Shady Grove Road by
providing an alternative route for through traffic. Currently, one-half of the
average daily traffic on Shady Grove Road is through traffic. Without the
construction of I-370, this proportion is projectec tc remain relatively constant
over the next 25 years. By having I-370 accommodate most of the through traffic,
Shady Grove Road will be able to accommodate the traffic from development on
the currently vacant land in the area. Thus, this nighway will serve the County by
carrying more than just the peak-hour, Metro staticn-related traffic.

The approved I-370 alignment extends westwarcd tc Great Seneca Highway.
This extension is needed to provide access for Vetro-criented traffic, as well as
that destined for I-270 from MD 28 and the Fieids Rcad/V.usdy Branch Road area.

Intercounty Connector (ICC)/Rockville Facility (RT)

- The 1971 Gaithersburg Vicinity Master Plan mcvec the alignment of the
Outer Beltway northward to the Shady Grove Area. Laler, upon determination by
Virginia jurisdictions that no such road woulc be neeced south of the Potomac
River, the alignment west of I-270 was deletec, resuiting in redesignation of the
road as the ICC/RF between I-270 and I-95 in Prince George's County.

The master-planned alignment of the ICC/RF inziudes the master-planned
alignment of the I-370 highway. The ICC/RF endorsec in this Plan extends from
Great Seneca Highway to the Baltimore-Washington Parxway in Prince George's
County. It would not be built to interstate highway stancards but it would be a
limited access highway. This Plan has deleted the plannecd link between MD 28 and
Great Seneca Highway because Muddy Branch Road is a parallel roadway,
considered to be an adequate alternative.

The Maryland Department of Transportation (MdDOT) recently studied
several alternative alignments in its study of the ICC/RF, including the "no-build"
alternative. A preferred alternate was selected {Alternate G) and the State
Highway Administration will seek location approval for this alternate. The
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construction of this highway is important in terms of providing a direct link
between the manufacturing and research and development activities in the 1-270
Corridor with the markets and suppliers in the Baltimore-New York corridor and
with the facilities at BWI Airport. Other benefits of a new east-west highway such
as the ICC/RF include:

e diversion of through traffic from local roads;

® provision of increased mobility for residents of the County and the
region;

s reduction of congestion on other major roads, particularly 1-270 and the

Capital Beltway (I-495); and

s support for future master planned development in Gaithersburg,
Germantown, and Clarksburg.

Creat Seneca Highway

The proposed Great Seneca Highway, previously referred to as the Western
Arterial, will extend from Middlebrock Road in Germantown south to Ritchie
Parkway at MD 28, This highway would provide a parallel route to I-270 between
Gaithersburg and Germantown. It will enable residents of the two "corridor cities”
to take advantage of the employment opportunities in either area without adding
further to the congestion on 1-270 or MD 28 west of [-270. Residents in
Germantown and in the Quince Orchard area will easily get to the Shady Grove
Metro station via this highway and I-370. With the link to Ritchie Parkway,
employment opportunities in Gaithersburg and Germantown wil! also become more
accessible to residents in Rockvilie. Accordingly, construction of this highway is
essential to the land use recommendations of this Plan as well as the Germantown
Master Plan.

Goshen Road

Improvements are recommended from Oden'hal to Snouffer School Roads.
These may include the reduction of horizontal and vertica!l curves, improvement of
intersections, and widening. This highway is anticipated to be heavily used by
traffic generated from several major developments along its length, as well as
major residential development of Montgomery Village Zast, north of Snouffer
School Road and east of Goshen Road. The transportation analysis for this Plan
indicates the need for such improvements.

Proposed Airpark Road Extended (A-268)

The Plan recemmends that a new arterial road (Airpark Road xtended) be
provided from MD 124 to Shady Grove Road Extended. This road is needed to
accommodate the proposed deveiopment in the Airpark area. It wiii also alleviate
congestion on Muncaster Mill Road and its intersection with MD 124,

Maryland 28

The section of existing MD 28 between the future Great Seneca Highway and
the future Key West Avenue (at its eastern terminus) has been classified as an
arterial roadway (A-296) with a recommended width of two to four lanes. The
Planning Board recommends that the ultimate width of existing MD 28 should be
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studied as part of the State Highway Administration's project planning of MD 28.
This Plan supports the construction of Key West Avenue as relocated MD 28 with
existing MD 28 to be a less important roadway.

Many highways endorsed by this Plan are already planned or programmed for
construction. The Technical Appendix describes these roadways and their
anticipated completion dates. They include:

Construction of Key West Avenue (MD 28 Relacated)

Improvements to MD 124/I-270 Interchange

Improvements to Shady Grove Road/I-270 Interchange

Improvements to Shady Grove Road

Replacement of MD 355 bridge over the B&O Railroad

Construction of Midcounty Highway (Eastern Arterial)

Construction of Great Seneca Highway

Upgrading of Quince Orchard Road {MD 124) between Clopper Road and
MD 28

Improvement and realignment of Muddy Branch Road between MD 28
and MD 117

The Recommended Highway Plan map shows the ultimate highway system just
as the Land Use Plan describes the ultimate development pattern. This Plan, as
every master plan, relies upon the Adequate Public Facilities Ordinance and the
Comprehensive Staging Plan to stage new development to the provision of needed
roads. In addition, this Plan has another staging element that is designed to provide
a closer timing contro! between new development and the construction of the roads
needed to accommodate the traffic generated by that development.

Highway Cross Sections are shown in figure 28.

MASS TRANSIT RECOMMENDATIONS

The Shady Grove Metro station represents the first major component of the
mass transit system needed tc support development of the 1-270 Corridor, as
envisioned in the General Plan. By providing a viable and attractive transportation
alternative, it will also contribute to the realization of various energy and
environmental policy goals.

The components of the Mass Transit Plan include commuter rail, Metro,
transit easements, and bus service.

Commuter Rail

Commuter rail provides a viable alternative to the automobile. Commuter
rail service is currently provided to area residents from the Gaithersburg station in
the "Olde Towne" area and from the station within the town of Washington Grove.
About 700 patrons use this commuter rail service daily. The Plan recommends that
commuter rail service be continued and that an additional station be provided at
Metropolitan Grove Road. This service will enable local residents using the rail
iine to have access to Metro by transferring at the Rockville or Silver Spring
stations. Should the Silver Spring commuter rail station be relocated closer to the
Metro station, the commuter rail line would form a cross-County link between the
two arms of the Metro Red Line. An intermodal (Metro/ commuter rail) terminal
at Silver Spring is one option being evaluated by the MdDOT, but there are nc
specific plans for such a project at this time.
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Metro

The Metro system to the Shady Grove station opened in December 1984. At
issue is the ability of potential riders to utilize the parking facilities planned for
3,000 cars at the Metro station. Of the programmed service roadways, only the
widening of Shady Grove Road to six lanes was complete by that date. The
completion of the programmed portion of Midcounty Highway and the MD 355
bridge over the B&O Railroad tracks within the city of Gaithersburg will follow the
opening of the Shady Grove Metro station.

The portion of the Midcounty Highway between Montgomery Village Avenue
and Goshen Road and between MD 124 and Shady Grove Road was complete by the
time Metro service began. Without the central portion, the Midecounty Highway
traffic must divert from Midcounty Highway to Emory Grove Road in order to
reach Shady Grove Road and access to the Metro station. The extension of
Centerway Road to Snouffer School Road, which was opened to traffic in October
1984, will alleviate some of the short-term congestion related to the Metro-
oriented commuter traffic.

The MD 355 bridge over the B&O Railroad tracks was under construction
when Metro service began. The recently completed, five-lane segment to the north
and the six-lane segment to the scuth were in service. Traffic will be maintained
during construction either over the two-lane bridge or by an at-grade crossing.
Otherwise, traffic will utilize alternative routes through the "Olde Towne™ section
of the city of Gaithersburg at the rail crossing on South Summit Avenue. The Plan
strongly recommends that the highways necessary to provide adequate access o
the Metro station be completed at the earliest possible date.

Transit Easement

Ride-On

Public bus transit service is currently provided in the Gaithersburg area by
the County's Ride-On system. The system has been incrementally expanded,
including more frequent service, new routes, and extension to begin serving the
Germantown area. The system connects with Metrobus service in Rockville. When
Metro opens, additional area bus service should be added and existing routes should
be modified to serve the Shady Grove Metro station. The bus restructuring plan for
these changes is currently being considered by the County. Public forums were
held in the Fail of 1982 and further community meetings were held through 1983.
Final hearings and service decisions occurred in mid-to-late 1983. Successful
implementation of the economic development opportunities in this area will require
a major increase in Ride-On or Metrobus service in order to provide an attractive
alternative to automobile commuting.



BIKEWAY PLAN RECOMMENDATIONS

The bikeway recommendations of this Plan reflect the 1980 Montgomery
County Master Plan of Bikeways. This Plan proposes two changes to the Master
Plan of Bikeways. The first change is the deletion of that portion of Route P-32
which is proposed to traverse a golf course. A new bikeway (PA-l) is proposed
instead; it will follow an existing street {Apple Ridge Road) and will provide a
better connection between Montgomery Village Avenue and Seneca Creek State
Park. The second change is a new alignment for P-83 along Fields Road. This Plan
proposes to make Fields Road discontinuous at I-370. The bikeway should follow
Fields Road (west of 1-370) proceed north along I-370 to become part of the road
system serving the Washingtonian tract and rejoin Fields Road in the vicinity of
Omega Drive.

The proposed location of bikeways is shown in figure 29.
EQUESTRIAN TRAILS SYSTEM

There are a number of equestrian trails in Montgomery County which have
been established and maintained by user groups on an informal basis. Figure 29
displays the general locations of a portion of this existing equestrian system. The
trail shown is an important link between the Goshen and Damascus area and Seneca
Creek State Park. Both the equestrian trail and one of the bikeways have to cross
1-270 and MD 355. By coordinating the engineering of each crossing, the two trails
can be safely accommodated. If the crossing is to be an underpass, the main thing
to consider is that a horse and rider are taller than a bicycle and rider. If the
crossing is to be an overpass, the approach or ramp becomes the critical factor.

The continued use and enjoyment of these trails is being threatened by future
development. Therefore, this Plan reccmmends that an attempt be made to
accommodate these trails as development occurs. Section 53-3C of the Subdivision
Regulations was amended in 1982 to provide that the Planning Board, through
subdivision process, may require dedication to public use of rights-of-way or
platting of easements for eguestrian trails. The Plan recommends further that
those portions of the equestrian system located on public lands be continued with
appropriate regulations and user group maintenance.
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GAITHERSBURG VICINITY BIKEWAYS

TABLE 8

EXISTING BIKEWAYS
Project # Name Location Classification Condition Jurisdiction
E£-16 Montgomery Lost Knife Road Ciass ] Asphalt and County OOT
Viliage Ave. Wightman Road (sidewalk) - Conerete:
Unsigned
£-18 tongdraft Road Seneca Creek State Park Class I Asphailt County DOT
PROGRAMMED BIKEWAYS
Project Name Location Classification Jurisdiction Remarks
§-37 Frederick Ave. Shady Grove to Class I MdDOT CIP Road Project
mMD 355 Montgomery Viilage {sidewalk;
Avenue
5-83 Fields Road Muddy Branch to ClassI MCOCT CIP Road Project
Omega Drive
S-84 Muddy 8ranch MD 28 to MD 117 Ciass I MCOCT CIP Road Project
Road
S-85 Great Seneca MD 28 to Middiebrook Class 1 MCOOT & CIP Road Project
Highway Road McDCT
5-82 Midcounty Shady Grove Road tc Tc Be MCZOOT CIP Roac Project
Highway Mentgomery Village Determined
Avenue
PROPCSEZD BIKEWAYS
P-25 Muddy Branch Turkey Foot Road to Class I M-NCPPC
Fredrick Avenue
.27 Shady Grove Needwsood Road {rom Class I & MZDCT
Access Rock Creek to Redland To Be
then south to Metro Determinec
station then south to
Shady Grove Road at
1-273, thence south via
Shacdy Grove Road to
MD 28
P-28 Shady Grove Linear open space from Class I M-NCPPC/
North Access Redland Road at Neec- MCOCT
wood Road north to
Rock Creek at Muncaster
Road
P-30 Quince Orchard MD 355 to Muddy Branch Class I MCDCT
Road Park via Quince Orchard MeOCT
MD 124 Road and linear open space
P45 Shady Grove MD 115 {(Muencaster Mill Ciass I MCOOT CIP Road Project
Road) Fields Road or Il
PA-L Apple Ridge Montgomery Viilage To Be MC30T/
Road Avenue to Seneca State Determined Developer
Park
1-270 MD 127 to I-273 Ciass! MeDOT CIP Road Project
split
Guince Orchard MD 28 to MD 117 - MCDOT
Road
ey West MD 28 to Gude Drive - MCD0T
SOURCE:

Master Plan of Bikeways, Montgomery County, Maryland, April 1980.



Community
Facilities

Public community facilities, such as schools and parkland, should be adequate
to serve the population projected by this Plan.

This chapter describes several existing and planned community and public
facilities in the Gaithersburg area. The major conclusions are:

Except for ballfield recreational areas, the Gaithersburg area generally
has adequate park and recreational facilities to serve both the existing
population and that anticipated with approved subdivisions.

The number of future school sites shown on the 1971 Gaithersburg
Vicinity Master Plan should be reduced.

GOALS AND GUIDELINES

Provide community facilities which promote the health, safety, and
welfare of a variety of users including the elderly, the handicapped, and
children.

Provide conveniently located parks and other facilities for both active
and passive recreation to meet the needs and interest of various
segments of the community.

Promote access to recreational opportunities and facilities.

Provide appropriate facilities to meet the general and specialized
educational needs of area residents.

PUBLIC SCHOOLS

The Land Use Plan's recommendation concerning future school sites reflects
the Board of Education's (BOE) 15-Year Comprehensive Plan for Education
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Facilities. The Board of Education's demographic projections show a continued
decline in the school-age population in Montgomery County as a whole throughout
the 1980's. These projections are consistent with the Planning Board's growth
forecast model. Based on these projections, the planned number of school sites
indicated on the proposed Land Use Plan Map (see foldout map) has been
significantly reduced from the 1971 Gaithersburg Vicinity Master Plan.

Four school sites in Gaithersburg have been declared surplus or unneeded (see
figure 30). The future use of these sites is a major land use concern. Although any
recommendation of the use of former school sites must go through a separate
review procedure by the County government, the County Council has analyzed the
potential land use of these sites as part of the planning process. The
recommendations for disposition of surpius sites are as follows:

Charlene Elementary (10 acres)

This site is located east of Goshen Road and is the school portion of a
previously designated park school site. According to the BOE staff, due to
lower pupil yields from development and a slower pace of development, the
site is no longer needed. This Plan recommends continuation of R-90 zoning
and recommends the site should be considered for a park, since it is adjacent
to an undeveloped local park site. The site is wooded and could provide an
important recreational area to the surrounding townhouse and single-family
development. The school site was dedicated to public use as part of a cluster
subdivision and, therefore, cannot be used for housing.

Emory Grove Elementary (14 acres)

This site is located east of MD 124 near Emory Grove Road and has been
conveyed to the County. This Plan recommends that the site be used for
market rate housing (R-60/TDR-6) and for a small local commercial area (C-1
Zone). Recreational facilities are currently available at the Emory Grove
Local Park directly across MD 124. (See Land Use and Zoning Recommenda-
tions Chapter, Non-contiguous Parcels, for additional infermation.)

Muncaster Junior High (20 acres)

This site is located on Taunton Drive west of MD 124, near the proposed
Midcounty Highway in the Mill Creek Towne community. It was once the
proposed location of the Upper County Community Center and Swimming
Pool complex, now located at the northwest quadrant of MD 124 and Emory
Grove Road. The site is situated between Gaithersburg Junior High and
Redland Middie School. According to the BOE staff, the location of the
Muncaster site relative to the other schools and the eventual conversion of
Gaithersburg Junior High School to a two-grade intermediate school eliminate
the need for retaining this site. The Plan recommends that the site be used
for non-assisted housing. It is not suitable for assisted housing due to the
dominance of that type of housing in the immediate area. The Plan
recommends continuation of the parcel's existing R-90 zoning, with an option
to increase density to six units per acre through the TDR program (TDR-6).

Stewartown Junior High (20 acres)

This site is located on Centerway School Road adjacent to Montgomery
Village. According to the BOE staff, lower pupil yields from residences in the
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service area and a slower pace of development indicate that it will not be
needed. @ The Plan recommends continuation of the R-90 Zone, and
recommends that the site be developed as an active {field sport) recreation
area for the residents of the communities in and adjacent to Montgomery
Village. The site should be transferred to the M-NCPPC Parks Department
and included in the Capital Improvements Program (CIP) for funding, design,
and construction.

Since schools provide important community recreation facilities, when a
school site is declared surplus its suitability for a local-use park should be given
serious consideration. Additionally, as fewer schools are being constructed, there
is a greater demand for parks to provide public active recreation facilities. This
Plan recommends utilization of four undeveloped school sites (Strawberry Knoll,
Blueberry Hill and Charlene Elementary Schools and Stewartown Junior High
School) for recreational purposes. The latter two sites have been declared surplus.

PARK AND RECREATION FACILITIES

Park and recreation facilities to serve Gaithersburg residents are provided by
public parks, schools, and private recreation facilities. Residents are served by
facilities within the Gaithersburg Vicinity Planning Area as well as facilities
iocated in areas immediately adjacent to it.

Parkland within the Gaithersburg area is provided by several separate
agencies or jurisdictions: the city of Gailthersburg, and the town of Washington
Grove, which provide parks and recreation areas within their corpcrate limits; the
M-NCPPC; the Montgomery Village Foundation; and the state of Maryland.
Existing and planned public parkland is shown in figure 31.

Parks in the Gaithersburg area serve both active and passive recreation
needs. There are approximately 1,260 acres of M-NCPPC parkland in the Planning
Area. Approximately 90 percent of the acreage is in stream valley and
conservation parkland, with the remainder in local-use parks.

Passive recreation is provided primarily by stream valley and conservation
parks. These parks are predominantly undeveloped, but may contain a few
picnic/playground areas and trails. The 200-acre Green Farm Conservation Park
will eventually serve as a historic, interpretive, conservation center. The Seneca
Creek State Park follows Great Seneca Creek. The M-NCPPC owns the 'land
upstream from MD 355 and the state of Maryland owns 5,600 acres along both sides
of Great Seneca Creek, downstream from MD 355, to the Potomac River. A lake,
built on Long Draught Branch in the state park, provides water-criented
recreational opportunities. '

Local parks provide active recreation opportunities for Planning Area
residents. These parks contain a variety of recreation facilities, ranging from
picnic/playground areas to courts and bailfields (see table 9). In the Gaithersburg
Vicinity Planning Area, there are six existing local parks, one under construction,
and seven proposed for acquisition or construction over the next few years. Several
parks in the Potomac area also serve the residents living close to MD 28 in the
Gaithersburg Vicinity Planning Area.

The 1978 Park, Recreation and Open Space Master Plan (PROS) suggests that
the community park concept be utilized wherever feasible to increase the
flexibility of recreation programming and to decrease park maintenance costs.
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TABLE 9

EXISTING AND PLANNED PUBLIC PARKLAND AND PARK FACILITIES
IN THE GAITHERSBURG VICINITY AREA

Current Ultimate
Name Acreage Acreage Comments
LOCAL USE PARKS
Developed or Under Construction

E£mory Grove Local 9.9 Open shelter, picnic area, playground equipment,
baseball field, lighted basketball court, two
lighted tennis courts.

Mill Creek Town Local 9.7 Playground equipment, softball field, muiti-use
court.

Ruince Orchard Valley 41.5 Community building, open shelter, playground

Neighborhopd equipment, lighted basketball court, two lighted
tennis courts, playfield, hiker-biker path.

Washington Square 5.0 Open shelter, playground equipment, two basket-

Neighborhood ball courts, two tennis courts, playfield.

Stewartown Local 13.0 Lighted tennis courts, picnic area playground
equipment, softball field, lighted basketball court.

Blueberry Hill Local 2.0 A recreation sheiter, athietic fields, tennis courts,
play equipment.

Strawberry Knoll i0.6 Two athietic fields, tennis courts, play equipment.

Community A soccer field has also been proposed for construc-
tion on the adjacen: school site.
Planned Acguisition and/or Development

Charlene Local Park i0 20 This proposec community park would be developed
on a decdicated park school site. The Board of
Education daoes not anticipate the need for the
schoo: site. Develspment may include: shelter,
athletic fie.d, p.ay equipment, picnic area and
trails. -

Orchard Neighborhood 11+ This park coulc inziude play equiprnent, picnic area.

Park

Fields Road Local * 10 Development may incicde: athletic fields, courts,
play egquipment.

Flower Hill Local 4.6 9.8 Development may inciude: athletic fields, tennis
courts, multi-use courts, play equipment, hiker-
biker path.

Redland Local 16.6 Develspment include: athietic field with lighted
parking, lightec tennis courts, lighted multi-use
courts piay equipment.

Centerway Community Developmen: may include: athletic fields, courts,

Park (Stewartown Jr. High etc.

Schooi Site)

*See Shady Grove Study Area Master Pian
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TABLE 9 (Cont'd.)

Current Ultimate
Name Acreage Acreage Comments
STREAM VALLEY PARKS
Great Seneca Extension g26* 846% Facilities could include: play equipment, tennis
Community Park* courts, athletic fields, equestrian and hixer-biker
trails.

Cabin Branch 71 Development may include: hiker-biker paths,
picnic areas, picnic shelters, playground equip-
ment.

Mil: Creek 44 None.

CONSERVATION PARKS

Green Farm 204 Restoration of an historic house to eventually
serve as an historic interpretive conservation
center.

RECRZATIONAL PARKS

Gude Orive** 61 This facility is currently a langfill which is to be
converted to a park which may include: athletic
field, archery ranges, picnic areas, amphitheatre,
astrenomy stucy area and hiker-biker trail.

Muncaster** 105 Future facilities may inciude: balifields, picnic

_ areas, playgrounc ecuipment. .
* This park is locatec on the boundary of the Gaithersburg Vicinity Planning Area. Acreage listed is for the

portion of the park near Gaithersburg.

**  Site is located cutside Gaithersburg Vicinity Planning Area, but proposec facilities are intended to alsoc serve
Planning Area residents.

Note: Budget constraints may necessitate a2 deferral in construction cf prcposec parks.



94

Community parks are larger than local parks and contain more programmable
facilities. There are three potential community park sites in the Gaithersburg
area, two of which are dependent on utilization of undeveloped school sites. They
are the proposed Strawberry Knoll, Centerway, and Great Seneca Extension
Community Parks.

FUTURE PARK NEEDS

New park and recreation facilities are needed to serve the additional
population proposed in the QGaithersburg Area. As few new schools will be
constructed, a greater burden is placed on public parks and private developments to
supply future recreation needs.

| _ocal Park Needs

The need for future local park facilities was estimated in the 1978 PRQOS
Plan. These needs have been projected to the year 1990. Projections indicate that
approximately six additional tennis courts and six additional ballfields will be
needed by 1990 for the Planning Area. As local facilities for residents of the city
of Gaithersburg are provided by the city, these estimates only apply to the
population outside the city limits.

Facility needs for 1990 could be met as follows:

Tennis Courts Sa!lfields

Charlene Local Park

Redland Local Park

Strawberry Knoll Local Park
Flower Hill Local Park
Stewartown Site (Centerway Park)
TOTAL

NOPNPNNO
PR SR PP )

[« Y I 2V )

The timing of park development is coordinated as much as possibie with housing
development. Parks in the northern portion of the Gaithersburg Vicinity Planning
Area are scheduled for construction between now and 19930 as much of the housing
in this area is either already in existence or under deveizcpment. Budget
constraints, however, may necessitate a deferral in construction cf these parks.

An additional local park in the Shady Grove West Study Area is also proposed
for acquisition and development after 1989. The timing of this park may be
accelerated if development of housing in the area south of Tieids Rgad occurs
earlier.

The need for unprogrammed neighborhood parksl is nol guantitatively
analyzed by the updated PRGOS Pian. However, it does recommenc that acguisition
of neighborhood parks adhere to the following criteria:

In new areas of housing construction, developers should be encouraged
to provide sufficient private neighborhood areas and facilities, so that
no additional public neighborhood park need be purchased.

Neighborhood parks are small parks that provide informal recreation opportunities
and do not have programmable ballfields.
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Dedication of neighborhood parks may also be accepted provided the
site is suitable for the development of neighborhood recreation
facilities and does not pose exceptional maintenance problems.

This Plan recommends that these criteria be followed with respect to
neighborhood parks in the Gaithersburg Vicinity Area. The Plan proposes one
neighborhood park in the Smokey Glen Study Area. . .

Non-Local Park Needs

Two recreational parks (Gude and Muncaster) will be constructed adjacent to
the Planning Area and will serve Gaithersburg Vicinity residents. These parks will
provide a large number of active recreation facilities (such as ballfields) to help
meet County-wide needs. They will also include other specialized facilities, such
as an adventure playground and an archery range.

Additional stream valley park needs include completion of land acquisition in
the Cabin Branch, Great Seneca, and Mill Creek Stream Valleys.

Private Recreation Facilities in Developing Areas

Housing developers have an obligation to see that the recreation needs of
future residents are met by either existing or proposed public parkland, private
recreation facilities within the development, or by dedication of land suitable for
future park development.

The development of private open space areas to service various age groups
can be done relatively inexpensively by encouraging the provision of sitting areas,
pathways, open play areas, and playgrounds In attractive open spaces.

Large office and commercial complexes should provide amenities for their
employees and customers. These may include, for example, landscaping, sitting
areas, and outdoor places to eat a bag lunch.

Montgomery Village Recreation and Open Space Facilities {(1980)

Substantial recreation and park facilities are available to residents of
Montgomery Village by virtue of automatic membership in the Montgomery Village
Foundation. With the exception of school site facilities, all were built by the
developer and are maintained, at no cost to the County, by the Montgomery Village
Foundation. It is important that at least a portion of each undeveioped school site
in the Village be transferred to the Montgomery Village Association for field sport
recreation, if the site is not needed for school construction. For example, the
ballfield site on Apple Ridge Road should be retained by the Association even if a
porticn-of the site is ultimately used for non-school purposes.

Upper County Community Center and Outdoor Pool Compiex

A regional facility complex composed of a community center and a 50-meter
outdoor pool is located at the northwest quadrant of MD 124 and Emory Grove
Road. The complex includes: a gymnasium, social hall, multi-purpose room,
meeting space, and a weight and exercise room. Recreational, social, and
educational programming are sponsored by the Montgomery County Department of
Recreation. In addition, a bike path is proposed for a portion of MD 124. The bike
path will provide pedestrian access to the community center and pool. Day care
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facilities may also be provided in the future.

Other Community Facilities

Other community facilities are also important to the life of the community.
The County library system has four regional libraries. The largest and newest is in
Gaithersburg. It is also the reference branch for fine arts and performing arts.
This facility should adequately serve the projected needs of the community.

The Gaithersburg Health Center, which includes a mental health office and
children's center, is presently located in temporary, rented quarters in the
Gaithersburg Square Shopping Center. A permanent location for the health center
will be proposed after further study. A conceptual project is recommended in the
adopted FY 1984-1990 CIP for an approximately 30,000-gross-square-foot, County-
owned office and clinic space. The facility is to be located in an area accessible to
public transpartation in central or northern Gaithersburg. Agencies housed in the
new facility will include health, social services, labor services (family resources),
and others as appropriate. If need arises in the future, the new facility will be
upgraded to form part of a regional community service center.

The Shady Grove Life Sciences Center complex is located at Shady Grove
Road and MD 28. This 207-acre complex, when completed, will contain a variety of
public and private hospitals and institutions. A more complete discussion of the
Life Sciences Center is contained in the Land Use and Zoning Recommendations
Chapter.
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Environmental
Concerns

The Plan for the Gaithersburg Vicinity Area reflects an analysis of
environmental constraints and assets. The components of the analysis include soil
conditions, water quality and quantity, ncise attenuation, energy efficiency, and
water and sewer systems. The results of site specific analyses are incorporated in
the Land Use and Zoning Recommendations Chapter, and additional background
information is contained in the Technical Appendix.

GOALS AND GUIDELINES

To protect and preserve the area's natural and environmental resources, this
Plan recommends the following:

. Maintain the Planning Area's natura! features, particularly stream
valleys and other environmentally sensitive areas.

s Maintain the recreational and scenic quaiities along Great Seneca
Creek.
s Assess and control the environmental impacts of development to

preserve natural features and ecological quality.

° Provide a system of stormwater management facilities in developing
areas.

ENVIRONMENTALLY SENSITIVE AREAS

Areas which are considered "environmentally sensitive" due to their sensi-
tivity or lack of adaptability to man-made or natural changes are shown in figure
32. The headwaters portion of a stream basin is generally considered to be the
most environmentally sensitive. Development in headwater areas can magnify
water pollution and flooding impacts at downstream locations. The Planning Area
includes the headwater portions of the following streams: Cabin Branch, Whetstone
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Run, Long Draught Branch, Rock Creek, Muddy Branch, Piney Branch, and Watts
Branch. Wherever possible, lower development densities are recommended for
these areas.

As a "“corridor city,” Gaithersburg can expect additional residential and
commercial/office development. However, only land uses utilizing best manage-
ment practices are considered acceptable from an environmental perspective in
these sensitive areas. Any relaxation in the application of these practices would
adversely affect stream quality.

Environmentally sensitive areas also include aquatic and wildlife habitat,
wetlands, mature waodlands, and unique vegetation. Both the Functional Master
Plan for Conservation and Management in the Seneca Creek and Muddy Branch
Basins (referred to as Functional Plan) and Seneca Phase II Watershed Study
indicate various major areas recommended for protection. [hese recommendations
are incorporated by reference in this Plan and are generally reflected in the
recommendations in the Land Use and Zoning Recommendations Chapter.

Stormwater Management Recommendations

The recommendations in the Functional Plan use both the preventative
approach--which manages the watershed to prevent problems before they occur--
and the remedial approach--which attempts to solve ex1stmg problems. The
Functiocnal Plan includes such recommendations as:

s The provision of small and large scale stormwater management
facilities.

® The acquisition or dedication of park and conservation areas.

] Structural improvements to bridges and conveyence systems.

° Structural improvements to protect developed areas subject to flooding.

Single-purpose stormwater management studies have also been completed for
the study areas. Cooperative efforts between the County Department of
Environmental Protection (DEP) and the Montgomery County Planning Board have
produced the Shady Grove Study Area Preliminary Stormwater Management Plan
and the Cabin Branch Sub-watershed Stormwater Management Plan, which covers
much of the Airpark Study Area. The locations of facilities identified in the Cabin
Branch study are shown in figure 33.

Each study provides the technical documentation and justification for possible
stormwater management facilities for these developing basins. The urban design
plan for Shady Grove West {described in the Land Use and Zoning Recommendations
Chapter) incorporates the findings of the former study; the facilities are
conceptually located so that they may also function as scenic amenities. More
site-specific analyses, with respect to cost-effectiveness, would be needed prior to
their inclusion in the County's CIP.

Watershed Development Guidelines

Site-specific analysis of each property is beyond the scope of this Plan.
However, general recommendations which should be used as a guide to such analysis
before development plans are formulated and submitted for development review
are included in the Technical Appendix.



100

]

(3%
L

7
{

263
2

CABIN BRANCH STORMWATER MANAGEMENT PLAN®

A Existing Central Stormwater Managment Structures

A Proposed Central Stormwater Managemant Structures

S+ Are2 Controlled By Existing And Proposed Onsite Stormwater Management Facilities
W« Area Controlied By Existing And Proposed Central Stormwater Management Facilities

«essses Planning Area Boundary

————— ndar
Watershed Bou y intormation Provided By County Department Of Environmental Protection

@NoRrTH } Fig. 33

APPROVED & ADOPTED GAITHERSBURG VICINITY MASTER PLAN
Montgomery County Maryland Mg

January, 1985




101

NOISE CONCERNS

Since high noise levels restrict certain types of human activity, each land use
category has certain limits which should not be exceeded if the land use is to
maintain its proper function. Guidelines and development policies should be based
on these natural limits. This Plan recommends the reduction of noise impact
through the use of setbacks, building placement and design, and noise performance
guidelines enforced through the subdivision and site plan review processes.

Transportation Noise

There are a number of roads, both existing and proposed, which will impact
development of the vacant parcels in the study areas. Shady Grove West, 1-370 and
relocated MD 28 present the major noise impacts while Smokey Glen and the
Airpark Study Areas will respectively be subjected to noise emanating from Great
Seneca and Midcounty Highways (Eastern Arterial).

The responsibility for provision of noise mitigation measures must be a joint
effort of highway agencies, land use planning agencies, and private developers. As
a general policy, the design of new and reconstructed highways will inciude
evaluation of noise attenuation measures to protect existing and approved
developments. Cooperation and coordination of the abovementioned agencies and
private developers are essential to the provision of cost-effective highway noise
mitigation. The M-NCPPC, for its part, will continue -to include noise as a
consideration throughout the land use planning and development approval processes.
New development near existing highways shall utilize the techniques listed below to
achieve the 60 dBA Ldn level.

. Encourage development of compatible land uses {commercial, office,
industrial, recreation, and open space) through the planning process.

. Develop high noise areas with site-specific, noise-compatible land uses
such as parking lots, garages, storage sheds, recreation areas, open
space, stormwater management facilities, or any other use that allows
noise-sensitive residential dwellings to be placed away or buffered from
highways.

° Construct landscaped berms or man-made barriers such as walls or
acoustical fencing to reduce noise to acceptable levels.

s Orient muiti-family and other attached structures so that the facade
acts as a barrier and buffers private outdoor areas (patios) from
roadway traffic. :

s If measures designed to produce suitable exterior noise environment are
infeasible or insufficient, interior levels of 45 dBA L q should be
maintained through acoustical treatment of the building shell.

. Encourage notification of future residents in noise-impacted areas.

The Projected Roadway Noise Contours map (see figure 34) provides a general
indication of areas of maximum possible roadway noise impacts, based on traffic
conditions with ultimate develspment as recommended in this Plan. These contours
do not take into account potential attenuation through natural or man-made

features. A table showing projected noise contours at ultimate development for
selected roadways is included in the Technical Appendix.
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Noise impacts in Gaithersburg are compounded by noise from the B8&0
Raiirgad, which passes through the city. Although most of this corridor has already
been developed, there are undeveloped parcels adjacent to the railroad along
Clopper Road and Shady Grove Road. Train passbys produce the most significant
noise peaks in the area, ranging from 80-90 dBA at 150 feet. Several at-grade
crossings through the city of Gaithersburg require the sounding of a warning whistle
which produces peaks from 95 to 105 dBA at 50 feet. In most instances,
intervening non-residential development will alleviate the effect of these levels to
some degree. For the undeveloped parcels, this Plan recommends the same
solutions listed for highway noise plus a minimum building restriction line of 100
feet from the tracks, due to a vibration hazard (as recommended by U. S.
Department of Housing and Urban Development).

Aviation Noise

The future use of the Airpark is of critical importance in the determination
of appropriate land uses in its vicinity. Noise impacts and safety concerns, due to
aircraft overflights, should be the major iand use determinants for areas in
proximity to the ends of the runway.

The Plan has devoted a portion of the Land Use and Zoning Recommendations
Chapter to a discussion of the Airpark and its effect on land use in the vicinity.
This Plan recommends approval and implementation of the State Aviation
Authority's "Noise Zone" as a comprehensive {ramewoark for making the Airpark a
"good neighbor."
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Implementation

The Master Plan for Gaithersburg Vicinity, as approved by the Montgomery
County Council and adopted by the Planning Tommissisn, sertves as a guide to the
rea's physical development. Public agencies anc cffiziais use the Plan to evaluate
planning proposals and to allccale resources. The private sector also refers to the
Plan for planning guidance.

Montgomery County has an opportunily tc la<e acvantage of the strong
market potential for housing and employment in the Ga:tnersburg area. To do so, it
must foster the Plan's recommendations by asscring the timely availability of
necessary facilities and by regulating the gquzlity ¢ ceve.opment. Among the
measurss available to implement the Plan's proposals znd related County policies
are the following:

Sectional Map Amendiment

Zoning Text Amendments

Capital Improvements Program Code

Water Supply and Sewerage Systems Plan

Subdivision Regulations

Comprehensive Planning Poiicies {CPP)

Transfer of Development Rights

Inter-jurisdictional Issues

Noise Containment Techniques for Montgemery County Airpark
Historic Sites Master Plan and Ordinanc

SECTIONAL MAP AMENDMENT (SMA)

An SMA is a comprehensive rezoning process which zones all properties
within a planning area to correspond with the zoning recommendations in the
master plan. The Planning Board files the SMA and the Council, after public
hearing, adopts the zoning. Once the rezoning occurs, it is the lega! basis for all
future local map amendment requests for euclidean zones.
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The SMA only implements euclidean (base) zones and those floating zones
having the owner's concurrence, and which do not require a development plan at the
time of rezoning. The Planned Development (PD) Zone and Mixed-Use (MXPD)
Zone require separate applications as local map amendments.

A Sectional Map Amendment for the entire Gaithersburg Vicinity Planning
Area will implement this Plan's zoning recommendations.

All other properties will be zoned in accordance with the base zoning
recommendations described in the Land Use and Zoning Recommendations Chapter.

ZONING TEXT AMENDMENTS

During the course of this Plan process, it became evident that modifications
to the I-3 (Light Industrial) Zone were needed to accommodate the changing
character of research and development firms. The I-3 Zone should be examined and
amended prior to or in concert with the adoption of a future Master Plan
Amendment.

CAPITAL IMPROVEMENTS PROGRAM (CIP)

The CIP is the County's funding and construction schedule gver a six-year
period for all public buildings, roads, and other facilities plannec by the public
agencies. The County Zxecutive is responsidble for its yearly oreparation. When
approved by the County Council, it becomes an imporiant part of the staging
mechanism for the Plan.

The Technical Appendix of this Plan identifies prajects that are either
currently scheduled or which should be included in the future o implement Master
Plan recommendations. Thase projects currently scheduled arte listed as well as
those recommended by this Master Plan. The County ancd state agencies

responsible for design and development of each project are incizatec.
WATER SUPPLY AND SEWERAGE SYSTEMS PLAN

The Comprehensive Ten-Year Water Supply and Sewerage Svstem Plan is the
County's program for providing community water and sewerage service. Most of
the Gaithersburg area is either currently being served or scheculec to bde served in
the near future.

The following list describes three levels of sewerage anc water distribution
priority recommendations used throughout this section:

riority 1: Designates that service is existing or planned within & years.
Pricrity 2: Designates that service is planned within a 7-10 year period.

Priority 3: Designates that service is not planned within a 10 year period.
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Water Service and Systems Adeguacy

New development within most of the study areas would either have water
service immediately available or service could be provided without difficulty to any
of these areas once service is request2d and approved.

Most of the Gaithersburg area lies within the Montgomery County "high
pressure zone." The Washington Suburban Sanitary Commission (WSSC) recently
analyzed the water storage needs of tne "high pressure zone" and concluded that
there is an immediate need for additional storage.”™ The WSSC recently completed a
facility plan addressing these needs (CIP Project W-37.16) and a design study is
underway.

The WSSC analysis also identified the need for a separate pressure zone to
serve higher ground elevations in the Airpark area. A facility plan for this area is
completed and the most recent CIP includes funds for the construction of an
elevated storage tank along the east side of MD 124, about 1830 feef south of
Warfisld Road (Project W-56.00). A pumping station (Project W-56.01) is being
constructed at the intersaction of Snouffer School and Strawberry Knoll Roads as
part of this project. {(Refer to the Technical Appendix for a listing of CIP
projects.)

Once the new "high pressure zone® project is completed, finished water
storage will be sufficient to provide for the development expected to occur through
1995 under the Planning Board's intermediate growth forecasts. The Airpark
facilities will be sized to meet ultimate demands.

Sewer Service and Systems Adeguacy

Most of the Gaithersburg area has sewer service readily available and, with
the exception of the Gudelsky-Percon area south of MD 28, most of the arsa north
of the Airpark and in Shady Grove West .-’-\re? could be served in the future by minor
extensions of the existing sewer system.” They are in the Priority 1 service
category.

To the north of Analysis Area 58 is the Goshen Estates property, for which
sewer service is not envisioned. The Plan assigns this parcel "Priority 3."

All other properties in the Airpark Area are shown as "Priority 1," which will
enable the property owners to proceed through the subdivision process. (These
properties will still be subject to the Adequate Public Facilities Ordinance.)

1 Washington Suburban Sanitary Commission.  Distribution System Storage

Study, Project 6.02, June 1980.

WSSC is preparing a Western Montgomery County Facilities Plan which will
determine adequacy of the existing system and assess future needs.
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for these parcels should not be approved until the Master Plan Amend:nent, which
is to precede Stage IIl, is completed.

Recommended Sewer Service Priorities are shown in figure 36.
SUBDIVISION REGULATIONS

Subdivision requlations govern the process of dividing land into parcels,
blocks, and lots. The Adequate Public Facilities Ordinance (APFO) is an important
part of the subdivision reqgulations. The APFQO requires that "public facilities. . .
adequate to support and service the proposed subdivision" must be existing or
programmed for construction before the Planning Board may grant approval of a
preliminary plan of subdivision. The APFO helps assure new development does not
proceed unless needed roads are in place or imminent.

At a finer scale, the detailed site plans and optional method of deveiopment -
plans carry out the palicies and recommendations of the master plan. As there s
flexibility in the layout of buildings and other features on the site, the Planning
Board and its staff carefully review the elements with ample room for public input.

COMPREHENSIVE PLANNING POLICIES (CPP)

In 1982, the Board adopted its first annual Comprehensive Planning Poiicies
(CPP) Report. The CPP incorporated a new set of guidelines for the Board to
follow in administzring the APF Ordinance. Thus, the interrelationship of the
various County programs and plans, particularly in terms of the provision of public
facilities, is more clearly defined. The CPP is used as a growth management tool.
As the Board reviews and updates it vearly, there is the opportunity to re-evaluate
whether proposed public facilities are adeguate to serve anticipated development.

Future CPP reports will incorporate by reference, the staging recommenda-
tions of this Master Plan. This will mandate a more rigorous APF test in terms of
transportation adequacy. A record plat for a subdivision may be approved only
when the major roads used in the traffic analysis are under contract for
construction. Although the staging plan identifies which roads are t{o be considerec
as staging events, other roads may be regquireg as the result of more detailed
traffic studies.

Sy "under contract for construction,” this Plan intends that a contract has
been signed for construction of a road.

Figure 22 shows how the Shady Grove West staging plan recommendations will
be incorporated into the standard APF O subdivision review process.

TRANSFER OF DEVELOPMENT RIGHTS {TDR)

The Plan recommends the suitability of development on certain properties
using the TDR option as part of its plan to preserve agriculture in the County. The
goal of the Agricultural Preservation Plan is to retain farrmiand in the upper portion
of the County. To do so, development of certain agricultural lands must be
discouraged or prevented. The Agricultura: Preservation Plan developed two
mechanisms for farmland preservation in the Agricultural Reserve: the first
reduces permitted residential development in the Agricultural Reserve to a very
low density, and the seconc creates a mechanism to transfer development rights
from the Agriculturai Reserve to other parts of the County.
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The TOR approach permits development rights to be transferred from parcels
in the Agricultural Reserve to designated "receiving areas" in other parts of the
County. Receiving areas are those places where development rights are
transferred to increase residential density. The TDR process is illustrated in figure
37.

Each master plan, as it is developed, is examined to determine whether it
should contain receiving areas and, if so, how many. The location of receiving
areas must be consistent with the master plan's limitations on the ability and
desirability of development in certain areas. These limits must be within the range
of planned public facilities such as roads, utilities, parks, and schosis. Receiving
areas must be compatible with existing and planned development on adjacent or
surrounding areas. They must also meet the County-wide criteria (refer to
Montgomery County Zoning Ordinance; established for the designation of receiving
areas.

This Plan designates some of the analysis areas in the Shady Grove West and
Airpark Study Areas as TDR receiving areas. These areas are recommended to be
developed up to the optiona! TOR density {(which does not include the MPDU bonus)
indicated for that area, if TOR’'s are appiied. The subject development must have
passed the Adequate Public Facilities test and include at least the minimum
numper of TOR's permitted to be used under the master plan designation.

A 179-acre property in the Airpark Arez is recommended for sewerage
service only if it is developed at the TOR opticnal density. (See Analysis Area 58.)

This Plan recommends the use of TOR's on several properties which are
located within the expansion limits of the cities of Rockville and Gaithersourg.
The Plan recommends that the cities and the County explore mechanisms for the
accomplishment of these designations. Requiring the recordation of TDR easement
at the time of annexation may be a method of achieving this goal.

INTER-JURISDICTIONAL ISSUES

The cities of Rockvilie and Gaitnersburg and the town of Washington Grove

re dirsctly affected by the recommendations of this Plan. Many of the

undeveloped parcels border on cne of these jurisdictions and a number of them lie
within the maximum expansion limits (MZL) established by the two cities.

The concerns of these jurisdictions have been carefully considered tnroughout
the planning process. Two principal sets gof issues dominate these inter-
jurisdictional considerations: those asscciated with annexation policies and those
related to development scale in the Shady Grove West Study Area.

The only geographic restrictions on annexation are: (1) the property cannot
be within the corporate limits of any other municipality, (2) the property must be
contiguous to the existing corporate area, and (3) ns new enclaves totally encircled
by a municipality may be created. The annexation process can be initiated by
persons who own iand or live in the area to be annexed or by the legislative body of
the municipality. The acceptance of an annexation request is at the option of the
municipal corporation and is subject to the consent of 25 percent of the registered
voters and 25 percent of the property owners in the area to be annexed. It is also
subject to a petition to referendum by either 20 percent of registered voters in the
area to be annexed or 20 percent of the gualified voters of the municipality. The
effect of these provisions is that municipalities cannot, in most cases, compel
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annexation for developed areas; conversely, area inhabitants or owners contiguous
to a municipality cannot compel annexation by the municipality.

When property is proposed to be annexed, several issues arise. The cities may
not, for five years, rezone the property to a different land use or higher intensity
than is shown on the County's current master plan unless the County Council
consents to such rezoning. The cities, therefore, refer all annexation requests to
the Montgomery County Planning Board and County Council for review prior to city
action on the request. This provides an opportunity to address any proposed
rezoning as well as other concerns, such as the removal of the property from MPDU
requirements, the TOR program and the constraints of the Adeguate Public
Facilities Ordinance.

Annexation Policv Guidelines

During work on this Plan, the two cities proposed an explicit policy
agreement on annexation issues. The Plan supports the development of a mutually
acceptable agreement on MEL and annexation policy.

The Plan also recommends that any land annexed by either Gaithersburg or
Rockville include a staging component in the annexation agreement, similar to that
which would be in effect if the tract remained outside the city. Without such a
staging component, there could be an imbalance between the land use recommenda-
tions and road facilities. The County's attempts to match development with
transportation capacity will e frustratec i7 tne County and the cities do not use
similar standards for evaluating traffic impact.

Although state law does not reguire a staging component, such a component
may be included if mutuaily agreed tc in the annexation agreement. In those
instances, therefore, where the County Council's approval for rezoning is required,
that approval shali be granted only if the owner of the subject property and the
municipality enter into a staging agreement or, ctherwise, guarantee the adequacy
of public facilities. The staging agreement should be recorded in the land records
of the municipality or provide assurance that it can be enforced by the city.

A number of the areas that lie within the MEL of Gaithersburg and Rockviile
are identified by the Master Plan as TOR receiving areas. The citizens of the
cities share in the benefits of the County's efforts to preserve agricultural and open
space. 1he "wedges and corridor” concept as stated in the General Plan assumes
that development in the corridor should be increased as z result of restricting
development in the "wedges". The Transfer of Development Rights program is a
iogical tool to accomplish this objective and shoulc not be limited tc corridor areas
within the County and not within the cities. The County will, therefore, continue
to recommend to the cities that they require the use of TDR's in their annexation
agreements when TOR receilving areas are involved. In the absence of such
requirement, the Plan recommends that upon annexation of such parcels, the
County Council not concur in zoning densities greater than the base density shown
in the Master Plan. For purposes of the reguirements in Article 23-A, subsection

{c} of the Maryland Annotated Code, the Master Plan land use shall he considered
tc be the base density.

A Process for Addressing Areas of Mutual Concern

This Plan recommends that the County and the municipalities of Rockville
and Gaithersburg enter into the following two agreements:
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1. The cities of Rockville and Gaithersburg, in concert with the County,
should agree to adopt a mutually acceptable staging approach for the
MD 28 area, and agree to establish a system for the remaining I-270
Corridor area. This staging pregram can be tailored to each jurisdiction
but should be consistent in terms of data and methodology.

N
.

The cities of Rockville and Gaithersburg and the County should agree to
develop a memorandum of understanding on maximum expansion limits
and annexation issues. This agreement would provide the palicy basis
for reviewing all future annexation applications.

NOISE CONTAINMENT TECHNIQUES FOR THE MONTGOMERY COUNTY AIR-
PARK

The Plan supports the efforts by the Montgomery County Revenue Authority
to develop, with the assistance of the State Aviation Administration (SAA), a Noise
Abatement Plan. The purpose of the Noise Abatement Plan is to reduce or
eliminate the amount of land exposed to noise levels exceeding 60 dBA Ldn,
through the application of the best available technology. The operational
characteristics of the Airpark will be controlied in terms of such factors as growth
of usage, restrictions on noisy maintenance operations, and modifications of the
runway and flignt path use. The Revenue Authority, as the airport operator, will
enforce the provisions of the Noise Abatement Plan.

The Plan also supports the efforts of the SAA to designate 2 noise zone at the
Montgomery County Airpark. The SAA has identified projected ncise contours
exceeding 60 dBA Ldn around the Airpark. Based on the operational characteristics
of the Noise Abatement Plan, the SAA will develop noise contours as projected five
years into the future. Once these contours are developed, the SAA will hold &
public hearing. After full consideration of the public hearing testimony, the SAA
will adopt a noise zone encompassing the noise-impacted area. The County,
through its police powers, will then adopt regulations to control land uses within
the noise zone.

Notification

The Plan recomrmends that potential homebuyers be made aware of the
presence of the Airpark and its irnpacts prior to their purchasing a home in the
Airpark area. Under the master plan disclosure provisions of the Montgomery
County Code, a homebuyer has the opportunity tc review the applicable master
plan. Thus, the information provided in this Plan will assist in notifying prospective
homebuyers of the presence of the Airpark and its impacts. The Plan also
recommends that a formal disclosure of tne presence of the Airpark be made.

These measures occur late in the home selection process, generally after one
has selected a particular home. Therefore, the Plan further reccmmends that the
Revenue Authority place well-designed signs in the area indicating the direction of
and distance to the Airpark. These signs will indicate, early in the prospective
homebuyer's shopping, that the Airpark is in the viginity.

HISTORIC SITES MASTER PLAN AND ORDINANCE

There is a variely cof historic resources in the County. Some are protected
from adverse state or federal actions through identification on the Maryland State
Inventory or the National Register of Historic Places. The County, recognizing the
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need for additional protection for these sites and for sites of local significance,
enacted its own historic preservation legislation in 1979.

Under the Historic Preservation Ordinance, Chapter 24A of the County Code,
resources identified on the Locational Atlas and Index of Historic Sites in
Montgomery County are afforded limited, interim protection from demolition or
substantial alteration. Permits for such actions are withheld by the County until
the Planning Board reviews the site to determine whether it will be added to the
Master Plan for Historic Preservation. The permit may be issued if the site is not
added to the Master Plan.

If included in the Master Plan, the Ordinance provides additional controls
over the maintenance, alteration, and demolition of designated resources.

The architectural and historic significance of the Gaithersburg Vicinity
resources identified on the Locational Atlas and Index of Historic Sites in
Montgomery County were reviewed as part of this Master Plan. (See figure 38.) As
a result of this evaluations, the Plan recommends the Master Plan for Historic
Preservation be amended to include the following sites:

20/4 Nathan Dickerson Farm

- Excellent exampie of late Federa! styie frame farmhouse built around
1836. :

- Associated with Nathan Dickerscn, srominent citizen and two-time
County Commissioner.

20/17 England/Crown Farm

- Victorian style structure with intricate Sracket waork and cornice along
its main facade.

- Typical Maryland farmstead with iog tenant house.
20/21 Belward Farm/Ward House

- 1891--Significant as 2n example of z high style, late 19th century
farmstead.

- Queen Anne House exemplifies high style Victorian architecture. This
two-story frame house features shingied gabdles and a two-story porch
with turned posts.

- Built by Ignatius 3. Ward, farmer, storexeeper, and postmaster for
—lunting Hill.

- The environmental setting includzs the Queen Anne style house, some
representative outbuildings, ancd the significant shade trees which
combine to define the historic farmstead. The setting also includes the
tree-lined drive In order to preserve the historic relationship of the
farmstead to the road. At the time of deveiopment, special attention
should be given the siting of structures to provide a view of the house
from MD 28.
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20/28 St. Rose's Church and Cemetery

- Excellent example of 19th Century rural church incorporating
significant Gothic Revival architectural elements.

- One of the earliest Catholic parishes in the northern part of the County.

The area sites listed in table 10 were reviewed either as part of this Plan or
at previous public hearings and were found not suitable for regulation under the
Historic Preservation Ordinance. This Plan recommends their removal from the
Locational Atlas. Although removed from the Locational! Atlas these sites will
remain on the Maryland Historical Trust's Inventory of State Historical Resources.

TABLE 10

SITES TO 8 REMOVED FROM THE L.OCATIONAL ATLAS
AND INDEX OF HISTORIC SITES

Planning Board

Site ... Neme . .........__fearingDate __
20/1 Remus Dorsey Tenant House** 4/5/83 - 4/6/83
20/2 Dorsey Cemetery 4/5/83 - 4/6/83
20/3 Shaw Cemetery 4/5/83 - 4/6/83
20/5 Snouffer Schoolhouse 4/5/83 - 4/6/83
20/6 Urah Bowman House** &/17/82
20/7 Day Farm Barns** 9/25/83
20/8 Emory Grove Camp Meeting Grounds 7/5/83 - 7/6/83
20/9 Emory Grove Methodist Tpiscopa. Chursh 7/5/83 - 7/6/83
20/10 Mineral Spring Houses 5/22/84
20/11 Sylvester Thompson's Store 5/12/84
20/12 Field's King Farm s/12/84
20/:3 Watkins Farmhouse 5/12/84
20/14 Peters House/Monument View =il 7/22/82
20/15 Gaither/Howes House 5/5/83 -~ 4/5/83
20/16 Heater/Crown Farm 4/5/83 - 4/6/83

*20/18 Thompson House** 238/9/83
20/19 Windy Knoll Farm 5/5/83 - 4/6/83
28/20 Hunting Hill Church 4/5/83 - 4/6/83
20/22 Hunting Hill Store and Post Cffize 4/5/83 - 4/46/83
20/23 Ward/Garrett Cemetery 4/5/83 - 4/6/83

*20/24 Mills House** ~/20/83
20/25 Briggs Farm #1%* 7/24/80
20/26 Briggs Farm #2%* 5/.2/84
26/27 Pleasant View Church** 6/.7/82
20/29 Woodlands Site and Smokehouse 5/5/83 - 4/6/83

*20/30 Railrcad Underpass 4/.2/84

¥  Recommended for designation by the Montgomery County Historic Preserva-

tion Commission.

**  No longer standing.
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THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

The Maryland-National Capital Park and Planning Commission is a bi-county agency
created by the General Assembly of Maryland in 1927. The Commission's geographic
authority extends to the great majority of Montgomery and Prince George's Counties: the
Maryland-Washington Regional District (M-NCPPC planning jurisdiction) comprises 1,001
square miles, while the Metropolitan District (parks) comprises 919 square miles, in the
two Counties, '

The Commission has three major functions:

(1) the preparation, adoption, and from time to time amendment or extension of
the General Plan for the physical development of the Maryland-Washington
Regional District;

(2) the acquisition, development, operation, and maintenance of a public park.
system; and

(3) in Prince George's County only, the operation of the entire County public
recreation program,

The Commission operates in each county through a Planning Board appointed by and
responsible to the county government. All local plans, recommendations on zoning amend-
ments, administration of subdivision regulations, and general administration of parks are
responsibilities of the Planning Boards.
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APPENDIX 1

GAITHERSBURG VICINITY MASTER PLAN PROCESS SUMMARY

PURPOSE

Public forums, and

meetings with busi-

ness organizations
and community

groups to identify
and discuss issues.

Opportunities for
public participa-
tion,

Opportunities for
public participa-
tion.

Opportunities for
public participa-
tion.

EVENT

Joint Issues Forum 10/25/79

Community Facilities Forum 10/21/80
Emory Grove Village Tenants Assoc. 11/5/80
Joint Housing Forum 11/13/80

Joint Retail & Employment Forum 12/9/80

Deer Park/Oakmont/Walnut Hill Area Residents

3/1/81
Suburban Maryland Home Builders Assoc.
4/15/81
Community Housing Resources Board 4/23/81
Washingtonian Tower Condo. Inc. 5/12/81
1-270 Corridor Employers Group 5/14/81
Montgomery Village Foundation 5/18/81
Joint Transgortation Forum 5/27/81
Joint Transportation Follow-up Workshop
6/10/81

STAFF DRAFT PLAN

Open House 11/21/81

Public Forum 12/1/81

Planning Board Worksessions & Revisions
12/7/81 through 1/18/83

Planning Board Approval

PRELIMINARY DRAFT PLAN

Planning Board Public Hearing on
Preliminary Draft 4/5/81 and 4/6/81
Planning Board Worksessions & Revisions
4/81 to 7/83
Planning Board Approval August 5, 1983

FINAL DRAFT PLAN

County Council Public Hearing on Final Draft
County Council Worksessions

County Council Approval

Planning Commission Adoption

ACTIVITY

Staff gathers and
organizes data

and issues.

Staff analyzes
data and issues
and prepares
Staff Draft Plan.

Staff analyzes
issues and concerns
raised, and prepares
draft responses.

Staff analyses
and responds to
issues and concerns

raised.

Staff analyzes

and responds to
issues and concerns
raised.



GAITHERSBURG VICINITY MASTER PLAN PROCESS SUMMARY (Cont'd.)
PURPOSE EVENT ACTIVITY

APPROVED AND ADOPTED PLAN

THE SECTIONAL MAP AMENDMENT PROCESS

Preparation of Sectional Map Amendment Staff prepares
recommended
Planning Board Approval to File Sectional rezoning applica-
Map Amendment with District Council tion based on
approved Zoning
Plan, '
Opportunities for District Council Public Hearing . Staff analyzes
public participa- District Council Worksessions and responds to
tion. issues and concerns
Approval by District Council to enact raised.

Zoning Changes



APPENDIX 2

BACKGROUND DATA

A. TRANSPORTATION

The traffic capacity of master planned roads influenced land use recommendations
for the Gaithersburg Vicinity Area. A transportation model which projects the impact of
new development upon future roads was used during the plan process to balance traffic
generation and roadway capacity. A description of the model is included in this section.

The 1-270 Corridor is planned to be served by a set of major roadways basically
parallel to the axis of the corridor. These parallel roadways are connected by other cross-
corridor roadways like rungs on a ladder. The more the elements of the ladder are in
place, the more effective the network. At present, several key pieces have not been
constructed causing stress on the existing framework, particularly at the intersections.
The major highway improvement and construction projects now being programmed will
relieve many of the current problems. There will, however, always be periods when
traffic volume exceeds the existing capacity. The balance between trafiic ana capacity in
a master plan should be achieved when the roads and land uses are all developed. In the
intervening years, incremental staging decisions will be handled through the Adequate
Public Facilities Ordinance (APF) and the County's Capital Improvements Program (CIP),
as guided by the Comprehensive Planning Policies Report (CPP). This section describes
road improvements now underway or planned for construction.

Existing Conditions

Traffic flow in the Gaithersburg area is characterized by heavy use of its arterial
routes, particularly by commuters during the morning and evening rush hours. (See page
5 .) In addition, there is heavy congestion around the Gaithersburg I-270 interchanges,
which are characterized by substandard design. Several of the principal roadways in the
area, including MD 355, Shady Grove Road, Montgomery Village Avenue, Clopper Road
(MD 117), and MD 28 exhibit severe congestion. Large amounts of commuter and general
traffic are already carried by MD 115 and MD 124 which, in addition, will serve as
important future access routes to the Shady Grove Metro station.

Several intersections along the heavily travelled commuter routes currently
experience Level of Service (LOS) D or E conditions. (See Table A for an explanation of
the LOS measures.) Examples of such intersections include MD 355/Shady Grove Road,
MD 355/ Montgomery Village Avenue (MD 124), Shady Grove Road/Gaither Road, Shady
Grove Road/Choke Cherry Road, Clopper Road/Quince Orchard Road (MD 124), MD
28/Shady Grove Road, MD 28/Glen Mill Road, MD 28/Muddy Branch Road, and MD
28/Travillah Road. These intersections are show~ on page 5 .

In response to these conditions, several roadway improvements in the Gaithersburg
area have been placed in the current CIP for design and construction funding. These
improvements will address both existing and projected transportation problems. The
improvements listed below are among those shown on page 7 and contained in Table B.



TABLE A
HOW LEVEL OF SERVICE IS DETERMINED

"Level of service" is a traffic engineering term which describes conditions on a
segment of roadway. There are six levels, ranging from free flowing conditions to very
heavy traffic with extremely unstable flows and long delays. "Levels of service" are
identified alphabetically. The terms are as follows:

Level of

Service Characteristics

"A" Free unobstructed flow, no delays. All traffic signal phases sufficient in
duration to clear all approaching vehicles.

"pe Conditions of stable flow, very little delay. A few signal phases are
unable to handle all approaching vehicles.

"cH Conditions of stable- flow, delays are low to moderate, full use of peak
direction signal phase(s) is experienced.

"D" Conditions approaching unstable flow, delays are moderate to heavy. In
a significant number of signal phases, during short durations of the peak
traffic period, traffic will not clear a signalized intersection.

"E" Conditions of unstable flow, delays are significant, signal phase timing is
generally insufficient. Congestion exists for extended duration through-
out the peak period.

"En Very long delays. Jammed traffic conditions.
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Key West Avenue/MD 28

Key West Avenue (MD 28 Relocated) will be extended from the Great Seneca
Highway west to MD 28. Two lanes of Key West Avenue, from Shady Grove Road to the
Great Seneca Highway, are under construction as a joint County and private developer
project. Included in this project are spot improvements to existing MD 28. While the
exact scope of these improvements is still being developed, it is anticipated that
improvements to intersections and widening of selected roadway sections will be included.

Phase I improvements include the construction of two lanes of an ultimate four-lane
roadway from Shady Grove Road to Great Seneca Highway. Phase II improvements
include: (1) extending Key West Avenue from Great Seneca Highway to MD 28 as two
lanes of an ultimate four-lane facility; (2) widening MD 28 to a four-lane facility from
approximately Treworthy Road to its intersection with Key West Avenue; (3) widening MD
28 to four lanes between Shady Grove Road and Glen Mill Road; and (4) widening MD 28 to
four lanes from Research Boulevard east to the existing four-lane section at I-270.

MD 124/1-270 Interchange

The Phase I improvements to the-MD 124/1-270 interchange have been programmed
for construction by the Maryland Department of Transportation (MDDOT). These
improvements include the widening of Clopper Road from [-270 up to and including
improvement of the Clopper Road/Quince Orchard Road intersection. New ramps will be
constructed where 1-270 passes over Clopper Road. These ramps will include southbound
Clopper Road to southbound I-270, northbound 1-270 to northbound Clopper Road, and
northbound I-270 to eastbound Montgomery Village Avenue.

In addition, the city of Gaithersburg, the state of Maryland, and developers of
adjacent properties will widen Clopper Road between Longdraft Road and Quince Orchard
Road.

Shady Grove Road/I-270 Interchange

Improvements to the Shady Grove Road interchange have been added to the County
CIP. These improvements are intended to provide additional ramp capacity and to
enhance circulation and safety in the area.

Shady Grove Area Road Improvements

The improvements to the Shady Grove Road interchange are closely related to a
series of other programmed roadway improvements designed to upgrade the road network
surrounding the interchange. These improvements include:

(1) The widening of Shady Grove Road from four to six lanes between 1-270 and
Briardale Road;

(2) The construction of a three-lane bridge paralleling the existing Shady Grove
Road Bridge over 1-270;

(3) The upgrading of Fields Road between Piccard Drive and MD 355;

(4) The completion of Gaither Road between Shady Grove Road and Fields Road;
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TABLE B
STATUS OF SELECTED ROADWAY IMPROVEMENTS

Map Under | Project  Master _ Number of Lanes
No. County Projects Construction Programmed Planning Plan Existing _ Ultimate
] Great Seneca Highway: Middlebrook Road to MD 287 X 0 4-6

2 Fields Road: Piccard Drive to MD 355 X S 2 4
- L)

3 Fields Road-Redland Road: West of B&O Railroad to

Needwood Road X 2
4 Fields Road: Muddy Branch Road to Omega Drive X 2 4
5 Gaither Road: End of existing paving, east of Shady Grove

Road to Fields Road X 0 4
6 Gaither Road: Fields Road to Gude Drive X 0 4
7 Shady Grove Road: Corporate Court to MD 28 X 4 6
8 Shady Grove Road: Second bridge over 1-270 and Interchange X 0 3
9 Muddy Branch Road: MD 28 to MD 117 X 2 4-6
10 Midcounty Highway (Eastern Arterial): Shady Grove Road to 3

Montgomery Village Avenue (2 lanes by Montgomery County) X 0 4-6
11 Crabbs Branch Way: End of existing paving south of . ;

Shady Grove Road to Redland Road X 0 4
12 Crabbs Branch Way: End of E‘isting paving south of

Redland Road to Gude Drive X 0 4
13 Longdraft Road: Quince Orchard Road to Clopper Road

(portion of project through Great Seneca Park completed) X . 2 4
14 Gude Drive: Research Boulevard to MD 355 (County

participation with city of Rockville) X 0-2 4-6
15 Gude Drive: MD 355 to Southlawn Lane .

(adding the southerly 2 lanes) X 2 4-6
16 Key West Avenue: Shady Grove Road to MD 285 X X 0 4-6
17 Omega Drive: Fields Road to Key West Avenue X — 0 4
18 Research Boulevard: Connection between existing northern )

and southern sectlons (city of Rockville) X 0 4
Map Under 6 Project Master Ngg\ber of Lanes
No. City of Gaithersburg Projects Construction Programmed Planning Plan Existing_ Ultimate
19 Muddy Branch Road: Street reconstruction (participation

with Montgomery County ' X 2 6
20 Russell Avenue: Montgomery Village Avenue to Watkins

Mill Road X 0 4
21 Watkins Mill Road: Planning and engineering design and

construction at existing bridge near MD 355 X 0 4




TABLE B (Cont'd.)

Map Under Project  Master Number of Lanes
No. State Projects Construction Programmed Planning Plan Existing  Ultimate
22 MD 355: South Summit Avenue to Chestnut Street X 4 6
23 MD 355: Montgomery Village Avenue to Great Seneca Park ‘ X 2 6
24 1-270 Improvements: Great Seneca Park to city of Rockville X 6 8
25 Quince Orchard Road (MD 124): MD 2§ to MD 117

(County and developer participation) ’ X 2-4 4-6
26 1-370: Fields Road to Metro Access Road ) X 0 6
27 Intercounty Connectors 1-370 to Redland Road X 0 6
28 Midcounty Highway (Eastern Arterial); Redland

Road to Montgomery Village Avenue - X 0 4-6
29 Midcounty Highway: Montgomery Village Avenue to

Great Seneca State Park X 0 4-6
30 1-270/MD 124 Interchange X
3l MD 28: 1-270 to western edge of Planning Area X 2 4

Programmeu in the Adopted Montgomery County FY 84-89 Capital Improvements Program.
See attached project planning alternatives. ‘

Two lanes by the County.

Partially constructed by developer.

Partially constructed.

Programmed in the city of Gaithersburgs FY 83-88 Capital Improvements Budget.
Programmed in the 1983-1988 State Consolidated Transportation Program, (SCTP).

Four lanes by the State. . .



(5) The reconstruction of Fields Road between Muddy Branch Road and Shady
Grove Road; and

(6) The construction of Omega Drive between F.ields Road and Key West Avenue.

MD 355

The widening of MD 355 (Frederick Avenue) between Shady Grove Road and South
Summit Avenue and between Chestnut Street and Montgomery Village Avenue is now
complete.

The MDDOT has programmed the next project, from South Summit Avenue north to
Chestnut Street, to include the replacement of the narrow two-lane bridge over the B&O
Railroad. This project will not be completed prior to the 1984 opening of Metro.

Midcounty Highway (Eastern Arterial)

The County, in its CIP, has programmed the construction of a two-lane roadway in
the Eastern Arterial alignment between Montgomery Village Avenue and Shady Grove
Road. This roadway, named the Midcounty Highway, although not expected to be
completed by the time the Shady Grove Metro station is opened, will be a key element in
providing access to the station from the northern and eastern sections of the Gaithersburg
area. This roadway will be a realignment of MD [ 15.

Great Seneca Highway (Western Arterial)

Funds for the construction of Great Seneca Highway are in the current CIP and are
presently in the project planning stage. This roadway is needed to provide parallel access
to I-270 and will accommodate traffic from the continued residential and employment
growth on the west side of the I1-270 Corridor. Thirteen residential subdivisions
containing 7,214 dwelling units have been approved based on this roadway being in the
CIP. The alignments currently contained in the project planning study are shown on page
11.

Quince Orchard Road (MD 124)

Quince Orchard Road is programmed for upgrading between Clopper Road (MD 117)
and MD 28 to provide additional capacity and relieve safety problems. The adjacent
portion. of the city of Gaithersburg has experienced considerable residential and
employment growth. Also, the proposed General Electric Information Services Company
(GEISCO) office complex will be located adjacent to Quince Orchard Road. This roadway
improvement will be a joint effort by the state, the County, the city, and GEISCO.

Muddy Branch Road

Muddy Branch Road is programmed for improvement and realignment between MD
28 and MD 117. The Federal Highway Administration recently gave location approval for
the alternative which corresponds to the Master Plan location. Developers of subdivisions
in the city of Gaithersburg will construct portions of the roadway adjacent to their
properties. -

10 L
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Future Transportation Directions

A critical issue that was raised by citizens of the Gaithersburg area is whether new
highways are needed in light of the current energy situation. Local and national evidence,
as well as the widespread professional judgement of transportation planners, indicates that
the need for highway improvements will not be lessened to any significant degree by
short-term energy shortages or the long-term national response to the energy problem.

After an analysis of the cost and availability of gasoline, it was concluded that there
will be a continuing demand for vehicular trips. In particular, this analysis indicates that:

(1) Peak hour work trips will be least impacted by the energy situation and
ultimately, it is these trips that determine the need for highway capacity;

(2) Increased cost of energy will be offset by the mandated and market trend to
more energy-efficient cars;

(3) The ability of transit to increase its ridership due to energy shortages and
price increases is limited by its capacity, routes, and frequency of service.
Overall, there is no decrease in the need for road improvements such as [-370
(which will provide improved vehicular access to the Metro station and
Midcounty Highway); and

(4) Existing population and potential growth create the need for both road
improvements and transit opportunities.

We learned at least four lessons from analyzing the two energy crises and the recent
non-crisis years. During the 1973/1974 energy crisis, one basic public response was to
reduce discretionary travel (such as shopping and social trips) to a significantly greater
degree than to reduce automobile travel for work-related purposes. This resulted in a
larger percentage decrease in daily travel rather than peak period travel. The United
States Department of Transportation's news releases on national traffic trends showed
that there was a similar response to the most recent gasoline shortage in 1979. Given this
observation, we concluded that while short-term responses to energy shortages would
decrease in Average Daily Trips (ADT), the peak hour requirements would still require the
full capacity forecasted for roadway improvements.

A second lesson learned was that the major factor causing people to change their
transportation behavior was gasoline availability, not cost. It is the "hassle factor" and
the uncertainty of getting any gasoline that causes people to reconsider where, when, and .
how they travel, or whether to travel at all. The major price changes for gasoline in
1973/1974 and 1979, by themselves, have had marginal impact on increasing conservation
or in getting people to ride transit or to carpool. During the period 1974-1979, while the
nominal price of gasoline increased somewhat, the cost in constant dollars declined
relative to the Consumer Price Index (CPI). This had the effect of continuing the historic
trend of having cheap energy available for personal transportation, while at the same time
was counter-productive to fostering greater utilization of transit.

Another response to the energy situation was a marked switch to more energy-

efficient cars. To some degree, this has been interdependent with national policy efforts
and with specific legislation requiring new cars to average 27 miles per gallon by 1985.
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The net effect in the short and long term will be that people will drive more energy-
efficient cars, thereby keeping travel demand high while conserving gasoline at the same
time.

A final lesson learned, in part from these energy shortages, was that people who
wished to shift their travel to transit were limited by the capacity of the transit system,
especially in the peak period. The general response in the Washington metropolitan area
and in many other metropolitan areas in 1973-74 was that transit ridership increased by
about 10 percent. The ridership statistics, both locally and nationally in 1979, showed
short-term ridership gains on transit on the order of 20 percent. The number of bus trips
and frequency of service on many of the major routes provided by the various transit
authorities generally have a very direct relationship to the "normal" transit ridership.
Most service standards are such that the amount of peak period service which is provided
allows for a certain percentage of standees, often as high as 40 percent, before additional
bus services are added. Consequently, most transit services have little slack capacity to
handle short-term ridership increases, especially during the peak periods.

HIGHWAY ALIGNMENTS

The Plan recommends changing the alignment of several of the major highways from
those on the 1971 Master Plan. The proposed realignment of Quince Orchard Road (MD
124) has been previously changed from that shown on the 1971 Master Plan. Some
changes recommended in this Plan reflect changes within the city of Gaithersburg, some
are based on recommended changes in land use, and some are made due to a more detailed
study of the individual highway alignments through this planning process.

In the Airpark Area, proposed changes in the alignments of M-21 and A-267 reflect
the changes made by the city of Gaithersburg in its subdivision approvals in that area.
The alignment of Oden'hal Avenue was also changed to provide a safer intersection with
Goshen Road. The development plan for Montgomery Village has been amended to reflect
this change.

In the Shady Grove West area, there is a number of proposed changes in road align-
ments. These changes respond to changes in land use, the identification of potential
historic sites, and to the policy of protecting stream valleys. These alignments are
subject to change during the subdivision process or as a result of the project planning
studies now underway on several of the roadways in the area.

The recommended alignment of 1-370 between 1-270 and MD 355 has changed as a
result of the project planning study on that highway. The alignhment recommended by this
Plan avoids the apartment buildings built in the alignment shown on the 1971 Master Plan.
The alignment passes closer to the Rosemont subdivision and north of the cul-de-sac of
Industrial Drive. Thus, less residual land is left north of the I-370 alignment.

The recommended alignment of Key West Avenue Extended south of Shady Grove
Road is also changed from that in the 1971 Master Plan. It passes to the east of a parcel
of land in the Thomas Farm District located in the Shady Grove West area, rather than
passing through its center.

The proposed interchange at Muddy Branch Road/1-270 and the link of 1-370 between

Great Seneca Highway and MD 28 shown in the 1971 Master Plan are deleted from this
Plan. The Muddy Branch Road interchange has been deleted because it does not meet
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current federal standards for distances between interchanges. The 1-370 link between MD
28 and Great Seneca Highway has been determined to be unnecessary as other planned
roadways are sufficient to carry the projected traffic.

B. OVERVIEW OF TRAFFIC FORECAST MODEL

Traffic forecasts are an integral part of the planning process. Traffic forecasts are
. projections of traffic volume on existing and future roadways based on future land uses.
Forecasts for the major roadways in the Gaithersburg area reflect the land uses proposed
in this Plan.

The overall approach for developing traffic projections for the Gaithersburg area
follows the technique developed by the MDDOT for the I-370 project planning study. This
approach starts with region-wide traffic volumes which are then "broken down" into
smaller sub-areas.

Aggregate traffic volumes for the region were obtained from the Metropolitan
Washington Council of Governments (COG) regional traffic simulation model, TRIMS
(Transportation Integrated Model System). These overall traffic volumes assume various
roadway improvements and reflect regional forecasts of household and employment
growth. These overall traffic volumes were then broken-down by smaller sub-zones (see
map on pagel5) according to the amount of employment and residential activity forecast
for the sub-zones. There are 86 internal and 24 external sub-zones in the Gaithersburg
Vicinity Master Plan Area. (For comparison, the 1-370 project planning study area has 42
internal sub-zones and 18 external sub-zones). .

The traffic capacity of major master planned roadways was then estimated. A list
ofthe key roads incorporated in the model and the number of lanes assumed is shown in
Table B. The traffic forecasts are based upon I-270 as an 8-lane freeway and the
Intercounty Connector. A series of alternate paths was then established for traffic
movements between the 110 traffic sub-zones. Approximately 8,000 individual trip paths
- were developed for the Gaithersburg Vicinity Area. The number of trips between each of
the 110 traffic sub-zones was determined to develop a sub-zone trip table. (See the
detailed discussion below.) Those trips were then assigned to the corresponding path
between the zones, and the traffic volumes were accumulated by the computer.

An analysis was carried out to see if the capacity of each of the various paths was
exceeded. "Hand adjustments" were made to those paths which had volumes in excess of
that particular route's capacity. This adjustment diverted trips to alternate paths with
available capacity. If the available capacity on the alternate paths was still exceeded by
the projected traffic volumes after adjustment, then additional roadway improvements or
modifications of the area land use recommendations were made to the Plan. This process
is detailed further below.

Specific Procedure for Trip Table Generation

The following procedures were taken for developing the sub-zone trip table:

Step | Obtain district level trip table for Designated Year (DY) from COG. Obtain
district level land use forecasts for DY for households and employment.

Step 2 Set up equivalency list between COG district and sub-zones level.

14
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Step 3

Step 4

Step 5

Step 6

Determine land use projections for employment and households at the sub-zone

level.

Develop internal-to-internal sub-zone trip table.

4a)

4b)

4e)

4d)

be)

Divide district P-A trip table in half because

% (P-A)+ % (P-A) T =0-D

Where: P-A: Production - Attraction
O-D: Origin - Destination
"T: Transpose

Divide Land Use projections for zones by Land Use projections for
districts to get "Percent Land Use for each zone within the district." Do
this step separately for households and employment.

Multiply the % (P-A) district trip table by the "Percent Land Use for each
zone with the district." For each zone-to-zone pair, the corresponding
district trips are multiplied by the percent of households, then the
percent of employment land uses for those two zones within the
corresponding district.

Take the transpose of this new zone-to-zone trip table.

Add new trip table to transpose to arrive at the final internal-to-internal
zone trip table.

Develop external-to-internal trip table

5a)
5b)

5¢)

5d)

5e)

Identify COG node number/links corresponding to externals at zone level.

Using Select Link Data from COG TRIMS runs, determine the number of
trips on each external link destined to/originating from zones internal to
the study area.

From Lane Use projections for zones develop the "Percent Land Use for
each zone within the COG zones." Multiply households in each zone by
10, employees in each zone by 5 and sum together. Then divide these
numbers for each zone by the total for the COG zone.

Multiply these "Percentages of Land Use projections for zones" by the
number of trips to each COG zone to determine the number of trips to
each zone.

Reverse table to get internal-to-external tfip table.

Develop external-to-external trip table.

6a)

Follow steps (5a) and (5b), except find the number of trips to external
COG zones instead of internal COG zones.
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6b) For each external COG zone, estimate the percentage of trips traveling
through the Study Area using each pair external links to access the
external COG zone.

6c) Multiply percent trips using external link pairs times the number of trips
: destined/originating from the external COG zone.

6d) Sum up the total number of trips using each external link pair.
6e) Take half of the external to external trip table.
6f) Take the transpose of the table resulting from Step (6e).

6g) Sum the transpose trip table (Step 6f) to the non-transpose (Step 6e) to
obtain final trip table for external-to-external trips.

Assumed Roadway Capacity and Screening Criteria

The following ADT volumes were used as the assumed roadway capacity for the
different roadway classification in the Gaithersburg Vicinity Master Plan. These ADT
volumes are the base service volumes at LOS "D", conditions of unstable flow, of the
Highway Capacity Manual.

Daily Roadway Service Volumes Used in the Plan

Number With No With Left
of Left Turn Turn Divided
Lanes Lanes Lanes Roadway Freeways
2 10,000 13,000 - -
4 21,000 27,000 30,000 54,000
6 33,750 42,000 47,000 82,500
8 46,000 54,000 60,000 105,000

Most of the daily traffic volumes projected for the Gaithersburg area assumed full
land use development and master planned roadways were less than these base service
volumes shown in the above table. However, certain roadways such as Muncaster Mill
Road and Fields Road have projected traffic volumes which exceed these service volumes.
In reviewing these conditions, the following two criteria were used:

1) If the projected traffic volume on a link exceeded 25 to 50 percent over the daily
roadway service volume, then careful review was given to the land use r~commenda-
tions to see if modifications on the land use could be made which would have
resulted in less impact; and

2) If the projected volume exceeded 50 percent over the daily roadway service volume,
then reduction of the impacted area's development intensity was made or additional
roadway improvements were recommended by the Plan to lower the projected
volume less than 50 percent.
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The above criteria were developed in reviewing the service volume at LOS "E",
conditions of unstable flow, of the Highway Capacity Manual and the midpoint LOS "E"
concept used in the CPP. Since the service volumes at LOS "D" were used as the assumed
roadway capacity in the Gaithersburg Plan, use of the above criteria was necessary to
review the reasonably allowable traffic conditions consistent with the CPP. For a
comparison of daily roadway service volumes used in the Gaithersburg Vicinity Master
Plan and in the CPP Transportation Model, the following table was developed to show the
ADT velumes 50 percent over service volume at LOS "D" used in the Gaithersburg Vicinity
Plan and the ADT volumes at midpoint LOS "E" used in the CPP.

Comparison of ADT Volumes Used in the Gaithersburg Vicinity Plan and CPP

Number With No With Left

of Left Turn Turn Divided .

Lanes Lanes Lanes Roadways Freeways

Plan CPP Plan CPP Plan CPP Plan CPP

2 16,970 15,000 N/A 19,500 - - - -
4 33,200 31,500 41,200 40,500 44,640 45,000 77,750 81,000
6 N/A 50,625 N/A 63,000 67,000 70,500 116,650 123,750
8 N/A 69,000 N/A 81,000 N/A 90,000 155,500 157,500

.

As shown in the above table, the criteria of 50 percent over service volume at LOS
"D" used in the plan is generally equivalent to the criteria of the midpoint LOS "E" ADT
volumes used in the CPP. Also a review of observed traffic in the Montgomery County
roadways reveals daily traffic volumes higher than 50 percent over the service volume at
LOS"D" used in the plans for comparable roadways. Therefore, the analytical approach
and the criteria being used in the Plan for balancing roadway capacity and land uses for
the Plan is fair and reasonable.

It has been a general practice to review. the ADT volumes at roadway links in this
size of master plan analysis than the peak hour volumes at intersection level. The traffic
demand forecast on the roadway link is considered as more reasonable analytical approach
in the master plan analysis since the finer intersection-level traffic analysis can be done
at a later stage during the development review process.

C. HOUSING

A principal planning and development objective of the Gaithersburg Vicinity Plan is
to provide the opportunity for people to live and work in the same community. This can
be achieved by:

Providing a wide range of housing of various types, sizes, and price ranges for
a representative cross section of the community;

Providing adequate, suitable land for housing development in close proximity
or readily accessible to employment opportunities; and

18



Providing housing and supporting retail and service facilities that are
compatible with existing communities.

During the past two decades, the Gaithersburg area emerged as the fastest growing
section of the County. Located within the I-270 Corridor, it serves as a major receiving
area for the County's continuing suburban growth.: Appropriate zoning regulations, large
tracts of land suitable for development, and adequate urban infrastructure (existing and
programmed) have stimulated production of reasonably priced housing, especially
attractive to first-time homebuyers. The area has also benefited from substantial
industrial development, much of it being high technology firms representing the vanguard
of new American economic growth. These firms provide numerous job opportunities for
the Gaithersburg area's resident and future population.

The rapid pace of the Gaithersburg area's growth has slowed during the last two
years, essentially due to the current economic recession and to the widened inability of
households to afford new housing. The latter, aside from inflation-fed prices for new
housing, has been caused by sharp rises in mortgage interest rates, substantially raising
monthly carrying costs for prospective homebuyers. Most recent mortgage rate
reductions have spurred an upturn in area homebuilding activity, and the Gaithersburg
area is ance again expected to lead the County's new housing production gains.

To meet the existing needs for affordable housing in the County and also to provide
housing for employment gains in the 1-270 Corridor, the Plan encourages the development
of more affordable housing, represented by townhouses and condominiums. The Plan
further encourages that public facilities needed to serve new residential development be
provided in a staged, orderly fashion.

Population and Housing Trends

Between 1950 and 1970, Montgomery County's population grew from 164,401 to
522,810. Population growth during the 1970's, however, fell substannally to an average
annual rate of only 5,600, less than one-third the annual rate of the previous two decades.

Contrary to the general County experience, population in the Gaithersburg market
area during 1970-80 increased from 22,100 to 61,667, reflecting a 179 percent growth, as
compared to a 10.8 percent growth for the entire County. (See Tables C and D.) The I-270
Corridor, of which Gaithersburg is the largest component, emerged as the County's major
growth area.

As indicated previously, the Gaithersburg area has provided an abundance of sites
for new, moderate-cost housing. Not only has the area served to house employees of the
new employment centers in the I-270 Corridor, but it has also provided a major avenue for
the County's on-going suburban growth. During the 1970-80 period, the Gaithersburg area
captured 70 percent of the total County population increase. This substantial capture
resulted not only from the nearly 40,000 population gain within the Gaithersburg area but,
equally important, from the large scale population losses which occurred within the
County's inner-suburban ring, represented by such areas as Bethesda, Silver Spring, and
Wheaton.

During 1970-80, the Gaithersburg housing inventory grew from 7,114 units to 22,824
(a gain of 15,710 units), representing an annual average increase of nearly 1,600 units.
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TABLE C

POPULATION IN GAITHERSBURG AREA
AS COMPARED TO MONTGOMERY COUNTY: 1960-80

1960 1970 1980
Population Population  Population
Montgomery County 340,300 522,810 579,053
Gaithersburg Area 7,600 22,100 61,667
Percent Market Area to County 2.2% 4.2% 10.7%

Source: 1960, 1970, and 1980 U.S. Census of Population.

TABLE D

TRENDS IN POPULATION GROWTH FOR THE GAITHERSBURG AREA
AS COMPARED TO MONTGOMERY COUNTY: 1960-80

Increase in Population

1960-70 1970-80 1960-80
Population Population Population
Montgomery County
Number 181,510 56,243 238,044
Percent Increase 53.6% 10.8% 70.2%
Gaithersburg Market Area
Number 14,500 39,566 54,066
Percent Increase 190.8% 179.0% 711.3%
Percent of County Increase 8% 70.4% 22.7%

Source: 1960, 1970, and 1980 U.S. Census of Population.
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This gain represents nearly 35 percent of the total 1970-80 inventory gain for the entire
County. . During the previous decade of the 1960's, the Gaithersburg area housing increase
amounted to only 6.1 percent of the total County housing inventory gain.

Housing gains for the Gaithersburg area and for the entire County during the 1970's
were irregular in pace, primarily reflecting the adverse impacts of the 1973-75 recession.
During 1974-75; building permit activity for the entire County dropped below 2,000 units a
year. This low-point of permit activity is compared to 1971-72, when County building
permit activity amounted to over 10,000 units annually. Residential building permit
activity in the County rose steadily after 1975, and the Gaithersburg area homebuilding
activity reasserted itself by claiming an increasing share of total County activity.

During 1970-74, the Gaithersburg share of total County housing construction
amounted to 32 percent; during 1974-78, the Gaithersburg share increased to 41 percent.
_ During 1980-81, however, the Gaithersburg area completions diminished to 33 percent of
total County activity. This reduction did not reflect declines in Gaithersburg production
levels; rather, the decrease was due to increased production in other parts of the County,
notably within the Fairland/White Oak Area.

Changes in Population Characteristics

The most outstanding demographic change in Montgomery County has been the
substantial decrease in average household size, which fell from 3.65 persons in 1960 to
3.30 person in 1970, and to only 2.77 persons in 1980. Although County population
increased by only 10.8 percent during the 1970's, household growth increased nearly
threefold over population, by 32.2 percent.

Reduced average household size has resulted from a number of demographic
dynamics. These include an increasing incidence of "empty nest" households among those
over 50 years of age (the near-elderly), an increasing incidence of smaller, non-family
households, postponement of childbearing, and residual households comprising widows,
widowers, and those divorced. Perhaps the largest single dynamic has been the very large
increase in the number of single person households. In 1970, single person households
constituted 13.5 percent of dwelling unit residents; by 1980, the percentage had increased
to 21.0 percent. This is a proportional increase of 55.6 percent over the 10-year period.

In 1980, the Gaithersburg area contained 22,824 dwellings, of which 51 percent were
multi-family rentals (principally garden and high-rise apartments), and condominium units.
This percentage was substantially higher than the total County share of multi-family
units, which was 33 percent.

The median age of residents in the Gaithersburg area is 26.4 years, considerably
lower than the County-wide median of 32.1, indicating that the area has been serving as a
major receiving area fo- new suburban growth which attracts large numbers of first-time
homebuyers and new housr' olds seeking moderate-price rentals. (See Table E.) There is
also a higher percentage of population under 10 years of age, indicating the presence of
younger families with children. This age profile is consistent with the presence of larger
than average household sizes among homeowners in the Gaithersburg area. Parallel with
this is the substantially lower proportion of persons aged 55 and over. All of the
foregoing, as suggested earlier, describe Gaithersburg fulfilling a typically suburban
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TABLEE .

PERCENTAGE DISTRIBUTION BY AGE, 1980- POPULATION,
GAITHERSBURG AREA AND MONTGOMERY COUNTY

Montgomery - Gaithersburg
: - County _ _ Area
Age Group (Percent) (Percent)
0- & 5.8 8.5
5 - 9 6-6 8-0
10 - 14 8.5 8.5
I5 - 19 3.3 7.8
20 - 24 8.0 10.2
25 - 34 17 .4 25.1
35 - 44 14.1 14.5
45 - 54 11.9 8.3
55 - 64 10.1 4.8
65 & over 3.8 4.3
Total : 100.0 100.0
Median Age 32.1 26.4
Percent Population
under 20 29.7 ‘ 32.8
Percent Population
55 & over 18.9 9.1

Source: 1980 Census; unpublished tabulation of Research Divi-
sion, MCPB.

Note: Montgomery percentages based on total population;
Gaithersburg on household population. Only 287 persons
in Gaithersburg in group quarters, as compared to
nearly 62,000 household population.
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growth function, i.e., attracting many first-time homebuyers and renters, particularly
those with young children or who are ready to start childbearing.

Effects of Increases in Housing Prices and Interest Rates

National housing statistics have described a steady rise in the cost of new and
existing housing. Between 1971 and 1981, the median price of a new house in the United
States rose from $25,200 to $68,900, and from $24,800 to $66,400 for existing houses. For
new houses, the percentage increase during the 10-year period amounted to 173 percent,
and for existing homes, 168 percent. During that same period, the CPI for the nation
increased by 124.5 percent. Median prices for new housing, therefore, rose 40 percent
more rapidly than costs of all consumer items. This price rise differential, in itself, has
contributed to widening the affordability gap, i.e., the decreasing proportion of
householders who can afford a median-priced house.

The affordability gap takes on additional dimensions in the Washington metropolitan
area market because of its higher housing prices, as compared to housing prices in other
major metropolitan area markets. During the first quarter of 1982, according to the
National Association of Homebuilders (NAHB), which cites data collected by the Federal
Home Loan Bank Board (FHLBB), the average cost of new and existing houses financed ii
the Washington metropolitan area was $123,400, as compared to a corresponding average
of $90,700 for all of the 32 metropolitan markets that the FHLBB surveyed.

Two reservations are required with regard to the Washington metropolitan area's
housing market. Washington area household incomes are higher than in many other of the
nation's housing markets, and this tends to offset the higher price levels. Also, the
Gaithersburg area has been characterized by more modest housing prices which have been
achieved through the high proportion of townhouse development.

During the last several years, however, the most critical factor for widening the
affordability gap has been the high levels of mortgage interest rates. In November 1981,
Washington area rates had peaked at approximately 18 percent. More recently, as the
result of the current recession and a diminished demand for credit from business, industry,
and consumers, the prevailing mortgage interest rates have dropped substantially. Pre-
vailing conventional (non-FHA and VA) interest rates dropped to approximately 13.2-13.5
percent by February 1983.

The NAHB has estimated (based upon its analytical model, which presumes a new
home purchase with a $60,000, 30-year term, 13.5 percent interest mortgage) that less
than 15 percent of the nation's households can afford to buy a home on the basis of paying
one-fourth of income for housing expenses, which includes principal and interest mortgage
payments, real estate taxes, hazard insurance, and utilities. The affordability percentage
rises to about 27 percent on the basis of payment of one-third of household income for
these housing costs. :

Studies by the Research and Special Projects Division, Montgomery County Planning
Board suggest that prospective homebuyers are somewhat economically better off than
those for the nation as a whole. On the basis of a $77,000, 14 percent, 30-year term
mortgage for a $102,500 home, it is estimated that approximately 22 percent of County
households could purchase a home on the basis of paying one-fourth of income for housing
costs.
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TABLE F

DWELLING UNITS AND POPULATION
GAITHERSBURG AREA AND MONTGOMERY COUNTY
. 1970, 1980, 1985, 1990

1970 1980 1985 1990
Gaithersburg Area
- Dwelling Units 7,114 22,824 28,024 32,774
Population 22,101 61,667 73,700 82,500
Montgomery County
Dwelling Units 161,303 206,793 226,893 249,393
Population 522,810 579,053 587,000 622,000

Source: U.S. Census and also Research and Special Projects Division, Montgomery County
Planning Board; 1985 and 1990 estimates are "high scenario" computations, based
upon higher rates of population and housing gains.

TABLE G

DWELLING UNITS AND POPULATION INCREASES
GAITHERSBURG AREA AND MONTGOMERY COUNTY
1970-80, 1980-85, 1985-90

1970-80 1980-85 1985-90

Gaithersburg Area

Dwelling Units 15,710 5,200 4,750

Population 39,566 12,033 8,800
Montgomery County

Dwelling Units 45,490 20,100 22,500

Population : 56,243 7,947 35,000
Gaithersburg as a Percent of County

Dwelling Units 34.6% 25.9% 21.1%

Population 70.3% 151.4% 25.2%

Source: U.S. Census and also Research and Special Projects Division, Montgomery County
Planning Board; 1985 and 1990 estimates are "high scenario" computations, based
upon higher rates of population and housing gains.
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Future Projections

The continued expansion of employment opportunities in the I-270 Corridor and
availability of land for new residential construction will continue to support population
and housing increases in the Gaithersburg area. Several major employers have recently
established new facilities in the I-270 Corridor or have announced intentions to do so.
Among these are GEISCO, Digital Communications Corporation, and the Bendix
Corporation. Increases in retail and service jobs will run paralle! to the Gaithersburg
area's population growth.

In-migration of new residents, as contrasted to natural increases of current
residents, is expected to be the major source of the Gaithersburg area's population growth.
During the 1970's, almost 70 percent of its population increase was the result of in-
migration of new residents. Population is expected to increase by nearly 21,000 persons
between 1980-90. During the same period, the housing inventory is expected to grow by
nearly 10,000 units; most will serve in-migrant households. (See Tables F and G.) ‘

For the Gaithersburg area, the forecasted population growth between 1980-90
suggests an increase of 34 percent. Housing unit (household) growth should register a 43
percent increase during the same period. The latter projection is derived from continuing
decreases in average household size, a characteristic of maturing suburbs. During this
period, the Gaithersburg area is expected to provide about 23 percent of the County's
growth in housing stock, but 49 percent of the County's population growth. The
substantially larger population share is attributable to a continuing declining population in
the older, mature suburbs of the County, with a fairly static housing inventory and a
continuing reduction in average household size in these areas.

The Gaithersburg area, as of 1982, had issued sewer authorizations to accommodate
a total of nearly 12,000 dwelling units. This should readily accommodate the forecasted
growth of 10,000 additional units. Thus, the Gaithersburg area should be able to continue
to serve substantial portions of total County growth needs.

D. ECONOMIC DEVELOPMENT

The employment characteristics of the Gaithersburg area were first studied in 1978.
(See Ten Year Market Analysis, 1978-1988, of the [-270 Market Area, Planning Board,
Research Division.) This section summarizes this report and updates the Market Study on
the basis of post-1978 changes and developments. The Gaithersburg Market Area includes
the Gaithersburg area and a portion of the city of Rockville.

As described in the Housing section, the Gaithersburg area has developed during the
last two decades into the fastest growing section of the County. To reiterate, during the
1970-1980 decade, the Gaithersburg area registered a 179 percent population growth, as
compared to a 10.8 percent growth for the County. This accounted for 70 percent of the
total County population increase. During the same period, dwelling unit production in the
area constituted over one-third (35 percent) of total County housing growth. The much
larger proportional population gain reflects substantial declines in down-County areas
during the same period.

Paralleling the above residential growth has been the Gaithersburg area's rapid
expansion in industrial and services/retail employment. The new area jobs have been
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filled both by area residents and by commuters from elsewhere in or outside the
Washington metropolitan area, with the latter notably from the Frederick County area.

Recent Trends in the Office Market

During the 1960's, several federal agencies and high technology firms elected to
locate in the Gaithersburg area. This established the area's identity as a preferred site for
such development. The National Bureau of Standards and IBM were in the vanguard, and

_others rapidly followed. The I-270 Corridor has, within a relatively short period of time,
become a center for advanced technology industries, professional firms serving national
and international markets, and federal agencies concerned with highly technical and
advanced scientific programs and services.

Paralleling this development has been the rapid, large-scale suburban development
of the Gaithersburg area. This consumer base of new suburban households has, in turn,
attracted the professional, service, and retail functions that serve such development.
These firms and professionals have been accommodated in an expanded inventory of office
and retail space. Parallel warehouse development also has responded to the storage,
distributive, retailing, and infant-industry development needs of the area. Table H shows
the office, manufacturing and warehouse inventories, and retail employment in the
Gaithersburg area in 1978 for each of five market sub-areas, shown on page 29 .

During the 1970's, other parts of the County and the Washington metropolitan area
also attracted high-technology firms and establishments. Despite this competition, the
Gaithersburg area continues to exercise great appeal for firms and installations that seek
a high quality locational image.

The employment needs of new firms and businesses in the Gaithersburg area have
been served by a highly educated and skilled labor pool. Shortages of skills and
occupations will be filled, as they have been in the past, by in-migrants from elsewhere in
the metropolitan area or from outside.

Industrial and commercial development in the Gaithersburg area have contributed to
Montgomery County's increased ability to provide jobs for its residents. During the 1970-
1980 decade, the proportion of County residents who both lived and worked in the County
increased from 52 to 58 percent. This figure was even higher for the Gaithersburg area.
A 1981 survey found that 74 percent of Gaithersburg area residents worked within the
County, with 35 percent of those residents working within the Gaithersburg area itself.

Montgomery County has enjoyed a favorable employment position within the entire
Washington metropolitan area economy. Its share (by place of employment) of total
metropolitan area jobs grew from 15.6 percent in 1970 to 17.8 percent by 1980. The
greatest growth in County-based jobs occurred in services, with 41 percent of total jobs
gained-between 1978 and 1980 occurring in that sector. Jobs in wholesale and retail trade
grew by 16 percent during that same period. Governmental employment between 1978-
1980 grew by 16 percent; this sector of employment, however, has been declining in the
combined area of Montgomery-Prince George's-Charles Counties since 1980, according to
the Maryland Department of Human Resources.

The 1978 report of the Montgomery County Economic Development Advisory Board,
Montgomery County's Economy: Current Problems and Economic Development Potential,
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identified several constraints to the growth of existing firms and the attraction of major
new companies. Three of the major constraints identified were: inadequate transporta-
tion services, a climbing tax rate, and rising housing costs.

A subsequent report by the same Board, Initiatives for Economic Progress, (1979)
focused upon prospective economic development in the Shady Grove Study Area. The
following sets forth salient findings of that report:

There is a serious lack of coordinated implementation planning for
public facilities by local, state and federal government agencies to
serve the public-and to accommodate both public and private major
developments.

While our County is investing enormous resources into compre-
hensive planning, the net result is that some private development
seeking approval for construction is now in jeopardy of being denied
based on the County's Adequate Public Facilities Ordinance. These
denials are due to deficiencies in public facilities which are not
being built by the government in support of its own master plans.

The Study Area includes property under the jurisdiction of
Montgomery County and the cities of Rockville and Gaithersburg.
Each of these political entities has different development policies
and regulations. For example, a project which could not be
constructed within the County's jurisdiction due to inadequate
public facilities can be constructed in either of the two cities. This
results in serious inconsistencies in government service to the
public.

Clearly, if the Gaithersburg area's previous pace of economic development is to
continue, the County must assure the timely provision of corollary facilities, especially,
improved highway capacity to serve the 1-270 Corridor.

Future Projections

The development potential of industrially-and office-zoned vacant land in Gaithers-
burg is estimated in Table I.

The Gaithersburg area continues to enjoy availability of vacant, industrially-zoned
land. There are 1,662 acres of vacant land within the Gaithersburg Market Area which are
available for office or industrial uses. The vast majority of this acreage is located in the
Shady Grove Road area, on both sides of 1-270.

Table J indicates by traffic zone (see map on page 31) the number of square feet of
office and resea~~h and development facilities in the Shady Grove Road area that are
existing, approved for development, currently proposed for review, and could be developed
in the future. Projections of the number of employees have been made on an average of
250 square feet of floor area per employee. These figures describe where projects are in
the development approval process, but do not indicate a time for their actual construction
and completions.

27



TABLE H

EXISTING OFFICE, MANUFACTURING AND WAREHOUSE DEVELOPMENT
GAITHERSBURG MARKET AREA, 1978

Market Subareas Square Feet Estimated Employees
A 256,400 ’ 10,470
B 595,300 ) 7,040
C 296,800 3,230
D 2,609,700 » 7,690
E 1,388,200 3,130
TOTAL 5,146,400 31,560

Source: Ten Year Market Analysis (1978-1988): 1-270 Market Area, M-NCPPC,
November 1980.

TABLE I

DEVELOPMENT POTENTIAL OF INDUSTRIALLY-AND OFFICE-ZONED
VACANT LAND (1978)
GAITHERSBURG MARKET AREA, 1978

Estimated

Market Subareas Acres Square Feet Employees
A 347.8 1,560,080 6,783
B 102.2 477,740 2,077
C 324.7 3,842,850 16,708
D 351.4 4,371,260 19,006
E 536.1 1,805,160 7,848
TOTAL 1,662.2 12,097,090 52,422

Source: Ten Year Market Analysis (1978-1988):  1-270 Market Area, M-NCPPC,
November 1980.
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TABLE J

DEVELOPMENT POTENTIAL FOR OFFICE AND RESEARCH
DEVELOPMENT FACILITIES
SHADY GROVE ROAD AREA (1981)

Traffic Existing Approved Proposed Future

Zone Square Feet Square Feet Square Feet Square Feet
281 160,000 2,400 - 3,400,000
282 300,000 1,400,000 250,000 870,000
258 1,435,000 946,000 300,000 2,200,000
265 810,000 209,000 - 1,670,000
266 650,000 870,000 500,000 1,300,000
290 410,000 1,150,000 - 325,000
TOTAL 3,765,000 4,575,000 1,050,000 9,765,000

Employees 15,060 18,300 4,200 39,060

(Assumes 250 square feet per employee.)

Source: Montgomery County Planning Board staff estimates based on subdivision files,
discussions with city of Rockville Planning Department staff and with area
landowners and developers during 1981.

TABLE K

OFFICE EMPLOYMENT (1978-1988)

GAITHERSBURG MARKET AREA AND MONTGOMERY COUNTY

Gaithersburg Montgomery Market Area as
Market Area County Percent of County
1978 Non-goverment .
Employees 31,560 135,250 23.3%
1988 Non-government |
Employees 47,560 175,250 27.1%
Note:  Reflects estimated growth of 4 million square feet in Gaithersburg Market Area

and an average of 250 square feet per employee. Also assumes that 50 percent
of total County employment consists of private office-type jobs.

Source: Ten Year Market Analysis (1978-1988):

[-270 Market Area, M-NCPPC,

November 1980.
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TABLE L

GAITHERSBURG AREA AND COUNTY NON-RESIDENTIAL CONSTRUCTION
GROSS FLOOR AREA (SQUARE FEET)
January 1, 1979 through May 30, 1982

1979 1980 1981 1982 Total
Gaithers- % Gaithers- % Gaithers- % Gaithers- % Gaithers- %
burg County burg County burg County ‘ burg County burg County
Office 111,668 14 134,361 8 837,489 28 311,950 40 1,395,468 23
Retail 175,253 46 114,548 2] 34,340 9 112,628 58 436,769 29
Ind./Whse. 377,834 by 86,947 28 407,304 56 211,790 37 1,083,875 4y
TOTAL 664,755 32 335,856 14 1,279,133 31 636,368 41 2,916,112 29
Source: U.S. Census and Research and Special Projects Division, Montgomery County Planning Board; 1985 and 1990

estimates are "high scenario" computations, based upon higher rates of population and housing gains.
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TABLE M

GROSS FLOOR AREA NON-RESIDENTIAL CONSTRUCTION

MONTGOMERY COUNTY AND GAITHERSBURG AREA;

GAITHERSBURG SPACE AS A PERCENT OF COUNTY SPACE

1979 through May 30,1982

Office Space Retail Industrial Other
Gaithers- Gaithers- Gaithers- Gaithers-
Year County burg County burg County burg County burg
1979
Square Feet 812,204 111,668 378,526 175,153 856,311 377,834 21,543 0
Percent 13.8 46.3 44,1
1980
Square Feet 1,598,158 134,361 554,174 114,548 315,574 86,947 89,350 59,452
Percent 8.4 20.7 27.6 66.5
1981 ‘
Square Feet 2,965,365 837,489 379,961 34,340 722,431 407,304 0 0
Percent 28.3 9.0 56.4
1-1-82 to 5-30-82
Square Feet 781,699 311,950 195,304 112,628 575,125 211,790 0 0
Percent 39.9 57.7 36.8

Source: Montgomery County Planning Board, Research and Special Projects Division, December 1982,



The abovementioned economic report examined the 1-270 Corridor in terms of
housing, retail, hotel, and employment markets. Table K shows that Gaithersburg Market
Area employment was expected to grow from 31,560 in 1978 to 47,560 in 1988, an increase
from 23.3 percent to 27.1 percent of the County's non-government office employment.

The Planning Board's public facility threshold analysis (1982 Comprehensive Planning'
Policies report) showed a Gaithersburg area transportation capacity starting in [977 that
would support 37,000 additional commercial, retail, and.industrial jobs. By 1981, space for
9,200 of these potential jobs had already been provided, and there was capacity for 13,800
more, as reflected in approved sewer authorizations. Remaining potential sewer
authorizations could provide space development to accommodate 14,000 additional jobs.

Between January 1979 and May 1982, 1.31 million square feet of industrial, 1.40
million feet of office, and 437,000 square feet of retail space were added to the
Gaithersburg area's respective inventories. (See Tables L and M.) This translates into a
potential average annual employment increase of 2,600 a year: 800 industrial space
employees, 1,500 office workers, and some 300 retail jobs.

If all the above space were to be absorbed as produced, and that pace were to
continue, it would take about 5.4 years to build out to the threshold-defined limit of
growth, i.e., 14,000 additional jobs. Actually, it is expected that such absorption will take
as much as eight to ten years. Office space development in 1981 and the first five months
of 1982 proceeded at a pace six times greater than in the previous two years. Office
space in the Gaithersburg area, as in all other parts of the metropolitan area, has been
substantially overbuilt, clearly in excess of previously demonstrated absorption expe-
rience. Even with the expectation of a mid-1983 recession recovery start, it is likely that
it will take a few years to adsorb the completed and on-line new office space
construction. -

Retail Market

Most recent retail space development in the Gaithersburg area has been dominated
by the massive Lakeforest Mall regional shopping center, providing nearly 1.1 million
square feet. There is general recognition that the size and diversity of Lakeforest Mall
substantially over anticipated regional demands and capture rate capacities. The Planning
Board's previous I-270 market study, at the time of Lakeforest Mall construction,
predicted that it would take approximately ten years for this regional shopping center to
attain its desired levels of shoppers and sales volume.

Shopping centers such as Lakeforest Mall are characterized by their provision of
"shoppers goods," products that are bought infrequently, are more costly, and which are
often selected on the basis of comparison shopping. In contrast to these goods are those
provided by "convenience" retail outlets such as supermarkets, drug stores, dry cleaners,
beauty parlors, and hardware stores. These goods and services are sought regularly, and
customers tend to patronize such stores on the basis of such factors as accessibility and
ease of parking. Such convenience outlets are typically found in neighborhood shopping
centers in which supermarkets provide one of the principal anchors.

The foregoing differentiation is set forth to support the conclusion that the

Gaithersburg area is currently oversupplied with shoppers goods outlets. Nevertheless, it
can accommodate additional convenience retail outlets to support continuing residential
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TABLE N

EXISTING RETAIL DEVELOPMENT (1978)
GAITHERSBURG MARKET AREA

Market Subareas Square Feet Estimated Employees
A 372,500 940
B 1,544,500 4,580
C 186,750 640
D 284,100 740
E 20,500 260
TOTAL 2,408,350 7,160

Source: Ten Year Market Analysis (1978-1988): 1-270 Market Area, M-NCPPC,
November 1980.

TABLE O

DEVELOPMENT POTENTIAL OF COMMERCIALLY ZONED
VACANT LAND (1978)
GAITHERSBURG MARKET AREA

Market Subareas Acres Square Feet Employees
A 58.9 206,930 560
B 86.5 263,760 712
C 21.7 78,850 218
D 11.2 43,950 119
E 25.8 78,640 213
TOTAL 204.1 672,130 1,822

Source: Ten Year Market Analysis (1978-1988): 1-270 Market Area, M-NCPPC,
November 1980.
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suburban growth of the area and provide an improved geographical balance of such con-
venience centers within the area.

Table N shows that in 1978, prior to the completion of Lakeforest Mall, the
Gaithersburg area contained 2.4 million square feet of retail space, providing employment
for an estimated 7,000 persons. Land zoned for retail development in 1978 provided a
potential for an additional 670,000 square feet. (See Table O.) The combined 1978
inventory and the Lakeforest Mall development totaled approximately 3.5 million square
feet, with an employment potential for some 10,000 persons.

On the basis of existing shopping space, and taking into account post-1978 and
anticipated population and household increases in the Gaithersburg area, it is. calculated
that there is a need for an additional 152,500 square feet of retail space, exclusively of
the convenience nature. This would represent approximately two full-size neighborhood
shopping complexes, plus a moderate amount of free-standing, smaller stores. At the
present time, two such convenience centers are in the planning and leasing stages, and
both are located in the Goshen Road/Oden'hal area. Additional sites considered suitable
for convenience shopping center development are located along Muddy Branch Road south
of 1-270, on Goshen Road near Snouffer School Road, and on East Diamond Avenue near
MD 124.

In order to achieve a greater geographical balance of convenience shopping, this
Plan recommends an additional site in the Airpark area for a full-size convenience
shopping center to serve the Flower Hill Planned-Neighborhood. An additional center is
also recommended in the Shady Grove West area to serve the residents and employees in
the immediate area. Such modest overbuilding of convenience goods outlets is considered
very temporary, within acceptable risk parameters, and is consistent with the rapid
residential development of the area. These locations are shown on the recommended Land
Use maps for the Study Areas.

Planning Implications

This section has described the Gaithersburg area's emergence and rapid growth as a
major employment center. Continued employment and population growth in the area is
consistent with its designation as a "corridor city," i.e., having sufficient total population
and density to support corollary retail, services, and employment facilities.

It has been pointed out that the area's on-going and proposed growth will soon
overtax its existing and programmed road capacity. The addition of I-370 capacity will
extend the saturation threshold. Existing and prospective employers will increasingly seek
assurance that their places of work and commerce will be accessible to employees,
customers, and suppliers.

E. COMMUNITY FACILITIES
Schools

The Land Use Plan's recommendations concerning future school sites reflect the
School Board's 15 Year Comprehensive Plan for Educational Facilities. Enrollment
projections from that plan for the twelve elementary schools, three junior high schools,
one special education and one high school located in the Planning Area are shown in
Table P.
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TABLE P

PUBLIC SCHOOLS SERVING GAITHERSBURG
CURRENT AND PROJECTED ENROLLMENT
(1982-1989)

Revised Actual

State- Total

Rated Grades Enrollment Projected Total Enroliment
School Name Capacity Served 9/82 1983-84 1984-85 1986-87 1987-88 1988-89
Brown Station 1 7562 K-6% 680 688 687 710 747 763 775
Diamond 789°/766 K-6 626 606 590 591 620 641 656
Fields Road 543 HS-6%* 377 400 428 483 518 555 582
Gaithersburg 760 K-6 586 601 658 740 850 959 1054
Mill Creek Towne 769 HS-5 597 592 602 598 615 621 626
Rosemont 389 HS-6 352 357 383 380 390 404 413
South Lake 550 K-6 491 501 511 520 535 557 563
Stedwick 670 'K-6 608 584 580 581 557 561 561
Summit Hall 526 HS-6 371 342 318 - 313 319 339 353
Washington Grove 546 K-6 530 327 529 349 554 584 611
Watkins Mill 6163 HS-6 431 415 434 469 502 545 581
Whetstone 670# K-6 567 554 552 579 584 601 602
Montgomery Village 1025/975 7-9 893 838 728 615 595 575 575
Ridgeview 3 “804 7-9 956 993 997 955 937 912 950
Gaithersburg 12451/1 1952 7-9 1098 1074 1000 925 880 860 895
Gaithersburg 1680°/1670 10-12 1412 1321 1292 1282 1245 1147 1047
Longview Special

Education 190 145

Capacity of 1982-83.

One special education class added. 3Relocatable classrooms
No relocatable classrooms.
* K = Kindergarten. **HS = Head Start.

SOURCE: 15-Year Comprehensive Master Plan for Educational Facilities, Montgomery County Public Schools, January 1983.



Gaithersburg Library

The Gaithersburg Vicinity Planning Area is served by the Gaithersburg Library,
largest of the County's four regional libraries (Wheaton, Rockville and Bethesda are the
others). It is a new 30,000 square foot facility that provides service to up-County
residents. Located at 18330 Montgomery Village Avenue, the building contains a general
reading room with seating for 200 people, space for 150,000 books, a reference room, a
children's room, an art collection room, two meeting rooms which can accommodate 40
and 150 people respectively, and a small conference room for groups up to 12. Other
amenities include listening stations for phonograph records and tapes, rotating display
cases, and a book return depository. Situated on a three-acre site, the building is designed
to maintain maximum energy efficiency and to be easily accessible to handicapped
individuals.

Current library policy is directed towards housing in-depth collections at the
regional libraries, while stocking the local libraries with popular and best seller items,
basic reference materials, consumer magazines, and information. Bethesda is the main
library for business materials, Rockville is the municipal and state government reference
branch, and Gaithersburg is the fine arts and performing arts branch.

Public Utilities

Community water and sewerage service is provided by the Washington Suburban
Sanitary Commission (WSSC). The WSSC is a bi-county agency serving both Prince
George's and Montgomery Counties. Most of the Gaithersburg area is currently served or
programmed for service within the next two years. The Montgomery County Council
establishes the sewer and water service priorities through the Comprehensive 10-Year
Water Supply and Sewerage System Plan, reviewed twice yearly.

The Potomac Electric Power Company (PEPCO) provides electric power to the
Gaithersburg area. The current policy is to put utilities underground as part of new
construction, adding to the attractiveness of new communities.

Protective Services

The County and the city of Gaithersburg provide police protective services to the
residents of the Planning Area under the terms of a 1978 Memorandum of Understanding
between the police departments of the two jurisdictions. This agreement calls for the
Montgomery County Police Department to provide police service within the city to the
same extent as it does elsewhere in the County, and to assist the city by sharing data with
them. The primary responsibility of the city police is to augment the County police, who
provide the basic level of police protection service in the area.

Fire protection to the Planning Area is provided by Stations 8 and 28 of the County's

Gaithersburg/Washington Grove Fire Department and Station 31 of the Rockville Fire
Department.
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F. ENVIRONMENTAL CONCERNS

This chapter describes 'water-related concerns (erosion, flooding, stormwater
management) in the Gaithersburg area and proposes general development guidelines to
help protect water quality as development occurs.

Background data relating to noise and air quality is also presented.

LAND IMPACTS

Soils, Slope, Geology

The most severely limiting and sensitive soils in the Gaithersburg Vicinity are wet
floodplain soils, highly erodible soils on steep slopes, and those soils found in association
with the shallow, dense (ultramafic) bedrock conditions existing in isolated patches within
the Planning Area. Floodplain soils occur along Great Seneca Creek and its tributaries.
The Glenelg and Manor soils found on these steep slopes cut by streams are very
susceptible to erosion which cause downslope or downstream sediment problems. The
floodplain soils have obvious construction limitations because of wetness and the potential
for flooding. These severely limited soils are shown on page 41.

In the Airpark Study Area, such soil conditions are found along the upper reaches of
the Cabin Branch and Whetstone Run streams. However, these limitations are somewhat
less severe in this area because it is less steep.

The Shady Grove West Study Area includes Muddy Branch and its tributaries, with
areas in the eastern section draining to Watts Branch, and areas south of MD 28 draining
to the upper reaches of Piney Branch, a sub-watershed of Watts Branch. These limited
areas should be protected either through park acquisition or be reserved for open space in
cluster-type development. North of MD 28, near the Shady Grove Life Sciences Center,
the soils are underlain by ultramafic rock. Chrome and Conowingo silt loam soils are
found in conjunction with this geologic feature. The Chrome soils are rocky and have
shallow depth to bedrock, thus limiting construction of buildings with basements. In some
instances, the soil is so severely eroded that bedrock is exposed. The Conowingo soils
contain some clays which swell when wet and shrink as they dry, causing foundations and
paved surfaces to crack, buckle, or warp. Site-specific soil and geologic testing can help
determine specific construction requirements in these areas.

Floodplain, soils, and slope problems are particularly acute in the area near Smokey
Glen Farm. Large areas along the tributaries of Great Seneca Creek are covered by
floodplain (alluvial) soils, Manor soils are present along the steep banks. The extent of
these soils leaves a reduced area of suitable soils along the ridge lines.

Water Quality

The Gaithersburg Vicinity Planning Area is located within portions of the Seneca
Creek, Muddy Branch, Rock Creek, and Watts Branch basins. (See map on page 43.) -

One of the best and simplest overall indicators of watershed stream quality is the
total percentage of watershed imperviousness. Significantly higher-density/impervious-
ness results in higher quantities of stormwater runoff and often higher water pollution

levels.
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Water pollution can be categorized as either non-point source (pollution which
emanates from a diffuse source or sources) or point source (pollution which emanates from
a relatively concentrated source or sources). The only point sources in the area are the
Seneca Waste Water Treatment Plant (with a 5.0 million gallon per day capacity, and an
excellent effluent rating) and the Montgomery Village Sewage Treatment Plant, which is
not in operation.

Stormwater runoff.is the major source of non-point water pollution. The quality of
stormwater runoff is related principally to the type of land over which the runoff flows.
For water quality purposes, land uses can be characterized as either "urban/suburban" or
"rural/agricultural."

In the "urban/suburban" areas, stormwater flows over sidewalks, streets, parking
lots, and other highly impervious areas. Substances that are washed off include petroleum
derivatives (gas, oil, grease), road salt, de-icers, litter, pet animal wastes, lawn and
garden products, and disintegrated asphalt. In rural areas, stormwater flows over
cultivated fields, feedlots, and pastureland and washes off pesticides, fertilizers, and
livestock wastes.

While the rate at which these substances wash off is much more rapid in urban/
suburban areas, the overall effect from both types of land uses is essentially the same.
Once carried into natural watercourses, all of these substances become in-stream
pollutants. It is widely documented that they are responsible for the subsequent
deterioration of water quality in terms of increased biochemical oxygen demand,
excessive nutrient levels, active toxins, and potential carcinogens.

The Water Resources Administration of the State of Maryland's Department of
Natural Resources has designated all of the streams in the Gaithersburg Vicinity as "Class
I Waters," suitable for water contact recreation and aquatic life. These waters should be
acceptable for activities in which the human body comes in direct contact with the
surface water. They should also allow for the growth and propagation of fish, other
aquatic life, and wildlife.

The Montgomery Department of Environmental Protection, County Water Quality
Control Section has conducted a program of stream quality monitoring for streams within
the major basins in the Gaithersburg Planning Area. Data-on these streams from Water
Quality of Streams in Montgomery County, Maryland, 1979 includes the following
descriptive water quality ratings: '

1978 - 1979
Basin Stream Water Quality Index
1978 1979
Great Seneca Creek Cabin Banch Permissible Permissible
Long Draught Branch Good Good
Whetstone Branch Good Permissible
Muddy Branch ‘ Good Permissible

Class Types: excellent, good, permissible, poor or bad.
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Upland and Stream Channel Erosion

Natural flooding and accelerated runoff from urbanizing areas are conditions that
contribute to stream channel erosion. If stormwater runoff is left unmanaged, it may
create problems stemming from accelerated erosion and sedimentation rates. There not
only exists the potential loss of valuable topsoil, but many other adverse impacts also
result from the transport and deposition of sediment in natural waterways. These include:
accelerated erosion of streambanks, increased turbidity, increased treatment costs at
water filtration facilities, and the blanketing of fish food supplies and nesting areas.
Sedimentation also diminishes water storage capacity in reservoirs, creating the need for
more frequent dredging at higher costs.

Stream channel erosion is a problem in the Great Seneca Creek, Long Draught
Branch, and Whetstone Run sub-basins, and the Muddy Branch basin. New development in
the upper watersheds of these streams may increase stream channel erosion. Recommen-
dations contained in both the Functional Master Plan for the Seneca Creek and Muddy
Branch Basins and Seneca Phase II Watershed Study regarding erosion should be
incorporated into development proposals.

Flooding

Flooding is a threat to human life and property. Development of land will, if
uncontrolled, increase the occurrence and intensity of flooding. As the percentage of
impervious land increases (due to development of housing, highways, and shopping
centers), on-site infiltration of stormwater decreases, resulting in higher volumes and
higher peak runoff in stream channels over a relatively short period of time. In many
cases, flooding is increased as the channel capacity is more frequently exceeded, creating
in-stream erosion and greater flood damages. Present flooding problems in the
Gaithersburg area are caused by existing development, as well as by constrictions at roads
and bridges. Both the Functional Plan for the Seneca Creek and Muddy Branch Basins and
Seneca Phase II Watershed Study list a number of recommendations which should be
incorporated into all public or private development activities in the problem areas.

Flooding Problem Areas

The rhap on page 43 shows flooding problem areas identified in both studies. The
following is a description of the nature of the problem at each identified location:

: On Cabin Branch, Watkins Mill Bridge is a low-level bridge that appears to be
designed to permit periodic overtopping of the road by high stream flows. Its
hydraulic capacity is limited and exhibits a 10 percent or greater chance of
being flooded in any given year;

On Whetstone Run, on the north side of Emory Grove Road, there is a
residence located in the floodplain. The problem is made worse by a culvert
for Emory Grove Road which has a limited hydraulic capacity where it crosses
a tributary of Whetstone Run. This stream crossing exhibits a 10 percent or
greater chance of being flooded in any given year;
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On Whetstone Run, west of Goshen Road, a horse barn is in the 100-year

_ floodplain;

On Muddy Branch, a single-family residence located on Rosemont Drive near
MD 355 is very close to the floodplain;

Muddy Branch Road, at the stream crossing, presents the most severe problem.
It has an existing potential of being overtopped at a 3-year frequency and,
under ultimate development, it could be expected to flood yearly. The
proposed reconstruction of Muddy Branch Road will eliminate this problem;
and :

On the Great Seneca Creek, the bridge at Riffle Ford Road is subject to -
flooding at a I5-year frequency for existing development. For ultimate
development, the frequency is once in 10 years.

Watershed Development Guidelines

Site-specific analysis of each property is beyond the scope of this Plan. However,
the following general recommendations should he used as a guide to such analysis before
development plans are formulated and submitted for development review.

The following recommendations are applicable to all types and scales of develop-
ment that may occur in the area:

Encourage clustering of development to optimize location and efficiency of
stormwater and land management measures;

Avoid development on steep slopes (above 25 percent), severely erodible soils,
poorly-drained soils, floodplains, groundwater recharge areas, or other environ-

mentally sensitive locations;

Retain natural vegetation with emphasis on the preservation of mature wooded
areas. Vegetation should be retained as an undisturbed natural buffer strip
along all streams;

Preserve environmentally-sensitive areas such as wetlands, steep slopes, or
those with poor soils;

Prohibit development in the ultimate 100-year floodpiain;

Utilize the floodplain buffer required by the subdivision regulations and
building code to help protect natural waterways from potential degradation as
developmen. proceeds. This buffer should be expanded on a case-by-case basis
where necessa:'y to accomplish the intent of the requirements;

Avoid unnecessary (and potentially massive) upland erosion by phasing land
clearing and grading with the actual start of construction. Natural vegetation
should be retained to the extent possible to protect against erosion and to trap
sediment generated on site. Spoil piles should be covered or other protection
provided, such as straw bales, to reduce sediment transport;
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Carefully evaluate, and avoid where possible, the conversion of any stream or
spring into a piped storm sewer system;

Avoid the installation of any in-stream structures which will prevent or inhibit
the natural movement of aquatic life;

Divert stormwater flows from areas vulnerable to erosion through the use of
diversion techniques such as interceptor berms or diversion dikes;

Employ techniques to reduce the velocity of water at all locations where
stormwater is concentrated, such as the outfalls of stormwater detention
ponds, to reduce upland and channel erosion; and

Wherever feasible, employ drainage systems such as grass-lined or stone-filled
ditches and swales instead of concrete pipes or channels.

The following recommendations are designed to reduce the negative impacts on
natural drainage systems that may be associated with large scale, medium to high density
development:

Reduce stormwater runoff volumes and velocities by incorporating drainage
systems into large impervious expanses. These systems might include "dutch

" drains" (gravel-filled ditches with an optional pipe in the base, used as dividing

strips between parking lots or as a drain for small parking lots or driveways),
drainage swales, or grass-lined or stone-filled ditches;

Install litter trips in and along drainage ditches, culverts, roadways, and
parking lots to reduce biochemical oxygen demand loading of waterways;

Consider, in areas with large areas of impervious (i.e., impenetrable) surface,
such as shopping centers, providing runoff storage above that normally
required by Montgomery County Soil Conservation District;

Utilize oil and grease controls in large parking lots to reduce the washing of oil
and grease into ground water or streams;

Require stormwater management techniques, structural and non-structural, to
control the quality and quantity of runoff from new development;

Cluster proposed development to protect natural waterways and accommodate
the siting of sediment basins and stormwater management facilities; and

Provide adequate maintenance of stormwater catchment basins and drainage
pipes.

NOISE CONCERNS

The Roadway Noise Map in the Land Use Plan text provides a general indication of
area of maximum possible roadway noise impacts, based on traffic conditions with
ultimate development as recommended in this Plan. These contours do not take into

b6



TABLE Q

PROJECTED NOISE CONTOURS FOR SELECTED ROADWAYS,
ULTIMATE CONDITIONS

Range of Distances
(feet) From Road
Centerline to 60 dBA,

Road Name Route No. Contour Line*
Darnestown - Rockville Road MD 28 305 - 560
Midcounty Highway : MD 115 109 - 576
Eisenhower Highway 1-270 1385 - 2143
Emory Grove Road - 427 - 95
Fields Road, southwest of 1-270 - 217 - 398
Frederick Road MD 355 258 - 533
Gaithersburg Bypass - 236 - 383
Gaithersburg-Laytonsville Road MD 124 83 - 408
Great Seneca Highway - 398 - 910
Gude Drive - 373 - 651
Key West Avenue - 275 - 406
Longdraft Road - 131 - 235
- Metro Access Highway/

Intercounty Connector 1-370 460 - 1298
Montgomery Village Avenue - 187 - 524
Muddy Branch Road - 171 - 347
Muncaster Mill Road MD 115 308 - 325
Quince Orchard Road - 190 - 275
Research Boulevard - 198 - 208
Shady Grove Road - 260 - 825
Snouffer School Road - 175 - 400
Warfield Road - 48 - 81
*  The location of a noise contour may change along the length of a road due to

variation in projected traffic volume, traffic speed, and/or truck mixes in different
segments of the road.

This analysis assumes each road and adjacent areas is level, and traffic is free
flowing. Noise attenuation due to berms/barriers, topographic changes or road cuts,
shielding by buildings, etc. is not taken into account.

Source: Montgomery County Planning Board, Environmental Planning Division, 1983.
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account potential attenuation through natural or man-made features. Table Q illustrates
the projected noise contours at ultimate development for selected roadways.

AIR QUALITY

Air quality problems in the Washington metropolitan area result primarily from
vehicular exhaust, particularly from automobiles. The State Implementation Plan (SIP)
has been adopted to control pollution emissions. Ozone, which reaches the highest levels
in the summer, is a regional pollutant, identified in the most current SIP as the most
pervasive air pollution problem in the Washington metropolitan area.

Localized air quality problems occur on or near high volume, congested roadways
and intersections where high levels of carbon monoxide (CO) are produced. Some
indications of high CO levels are available. There are several ways to minimize CO
problems. Sensitive residential areas should be set back from congested areas to allow for
natural dispersion of CO. At high density, congested locations, ventilation systems should
be designed to avoid drawing high CO levels into structures.

G. MONTGOMERY COUNTY AIRPARK

The presence of the Montgomery County Airpark has strongly influenced land use
recommendations for surrounding properties. This section includes a brief history of the
Airpark, describes business use at the Airpark and summarizes existing County policies
regarding Airpark expansion. Studies regarding safety and noise are also highlighted.

Instrument
No. of Length of Width of Landing Other
Runways Runways Runways System Comments
Montgomery County
Airpark l 4200 75 no -
Frederick Municipal 3 4000 100 yes -

Carroll County .
(Westminster) 1 3230 60' no no easements on
surrounding property

Manassas Municipal 2 3700'/5700' 100’ yes easements bought
fee simple
Davis Airpark
(Montgomery County) 1 2200 30 no limited hangar space
Leesburg Godfrey Field 1 3500 75 no no easements, no

land use conflicts
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* Development Background

Recognizing an imminent void in service to the aviation community in the late
1950's when Congressional Airport on Rockville Pike was committed to shopping center
development, the County Council approved a proposal from a private developer to build
the Montgomery County Airpark. The 122-acre general aviation facility, built entirely at
the developer's expense as part of an industrial park, was deeded to the Montgomery
County Revenue Authority in 1958. The developer retained a 99-year lease for operation.
Its amenities include a 4,200-foot paved runway, paved taxiways, a terminal building,
hangars, paved and grass t1e.~down areas, parking areas, runway lighting, radio and visual
landing aids, and fuel service.

Other general aviation airports in the Washington region compare to the Montgo-
mery County Airpark is as follows:

Economic Overview

The airport developer pays the Revenue Authority an annual rent equal to the tax
that would be paid on the improvements if the facility were privately owned. The July I,
1982, rent billing was $14,569.80, one-half of which must be escrowed for airport improve-
inents. According to the Revenue Authority, land purchase, engineering, and lighting
improvement expenditures have exceeded the escrow account.

Original development and subsequent improvement costs are nearly amortized. The
airport developer leases the facility to an operator who pays a monthly rental.

° Financial Assessment - Condemnation Costs

One consideration in regard to reducing the noise and safety impacts of the Airpark
on the surrounding existing and proposed development is to relocate the facility. In
addition to finding an acceptable alternate location there would be significant problems
associated with terminating operations at the current location.

Seventy-seven years remain on the lease. Approximately $18% million would be
attributable to lease value alone. Improvements and derivative business income (fuel
sales, repair service, aircraft sales, flight training, and charter service) indicate a
condemnation cost of $30-$50 million. The lease provides for reversion of the land to the
developer, should the facility cease to function as an airport. Additionally, termination of
operations would require reimbursement of development funds to the Federal Aviation
Administration.

It does not, therefore, appear reasonable to relocate the facility or to terminate its
operation. What needs to be done is identify compatible land uses for the surrounding area
and take reasonable measures to mitigate the impacts of the operation of the Airpark.
Issues of noise and safety are discussed below as is the proposal for a noise abatement
program and the establishment of a noise zone.

* Business Use of the Airpark

A survey of business use of the Airpark, conducted by the Gaithersburg Chamber of
Commerce in November 1981, produced ambiguous findings. This survey resulted in 72
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successful interviews out of 282 firms contacted. Six of these firms reported that they do
use the Airpark for business purposes, but that they use it "infrequently," and feel that
major regional airports are suitable alternatives. However, these firms expect to make
greater use of the Airpark in the future.

Sixty-six responding firms do not use the Airpark and feel strongly that the major
regxonal airports are suitable alternatives. But this latter group also indicated that they
view the Airpark as essential to area business and feel strongly that the Airpark will be of
long term benefit. Neither group of respondents (users and non-users) view the nearby
Frederick Municipal Airport as a viable long-term alternative.

Although there is no strong evidence that the Airpark is presently a major element
in the County's economic development, it may be in the future. The convenience of its
present location and the difficulty in finding another suitable airport location enhance its
value to the business community and the County. Therefore, in spite of the lack of
evidence of strong direct support for the Airpark by the local business community, this
Plan seeks to maintain the integrity of the Montgomery County Airpark as a factor in the
economic investment climate of the I-270 area. '

Safety

Montgomery County Airpark operates without a control tower to guide landing
airplanes. Aircraft landings are governed by the pilot's visual perception of the airport
runway, his radio communications with airport personnel on the ground, and observation of
federal aviation laws.

Residents living near the Airpark are concerned about the potential for accidents in
the area. Three events in 1982-1983 brought attention to this situation: a near miss of a
home by a plane taking off from the Airpark, an unscheduled landing in a field where
homes will be built in the future, and a fatal crash off the end of the runway.
Nonetheless, the State Aviation Administration (SAA) does not feel that safety is a
critical problem because the airport has a good long-term safety record and because it
operates according to accepted rules and regulations.

A report prepared in August 1981 for Kettler Brothers, entitled, Analysis of Safety
and Noise Factors for the Montgomery County Airpark, by Howard Needles- Tammen &
Bergendoff, presents the following conclusion concerning safety:

"In summary, statistics on a national basis indicate that with the
present number of aircraft operations, the Airpark can expect some
form of aircraft accident in the airport traffic pattern or within a
mile of the airport (but off the airport) once in each | or 2 years."

(p. 6)

The location of these accidents, should they occur, has been statistically evaluated
by the National Transportation Safety Board. Based on 1978 nationwide data, 45 percent
of all general aviation accidents occur on the runway or on airport property. It should be
noted that the area of high accident potential off the airport generally corresponds to the
area of high noise impact.
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Although the airport is designed to assure safety and its regulations are directed
towards reducing the possibility of accidents, they cannot be entirely prevented.
Therefore, developments occurring within the airport's normal flight pattern should take
the existence of those patterns into account. While the likelihood of planes crashing into
homes is extremely remote, these developments should, if possible, provide contiguous
open space for possible emergency landings.

Noise

The degree of noise tolerance is a largely subjective issue that reflects individual
and community values. While the likelihood is that most noise complaints would originate
from residential areas where the highest noise levels occur, complaints can and do occur
beyond the usual standards for noise impact (the Ldn 60 day-night average sound level
contour) and in other areas far removed from the Airpark. It is reasonable to expect,
therefore, that some people living in the remote environs of the Airpark will feel
affected, even though their homes are located well outside the projected noise contours.

The day-night average sound level (Ldn) is a measure of the average noise
environment at a prescribed location, over a 24-hour period, with a 10 dBA penalty for
noise occurring in the nighttime hours (10 P.M. - 7 A.M.). For calculating Ldn values
resulting from aircraft operations, the following factors are considered: the number of
landings and takeoffs by different aircraft types, the noise characteristics of each of
these aircraft types, the way in which each aircraft is flown, the track that it follows, the
runway it uses, and the time of day the flight occurs.

Land use compatibility criteria provide a basis for determining the extent of existing
land use conflicts with aircraft noise and the suitability of land for various types of uses in
the vicinity of the Airpark. The U.S. Department of Housing and Urban Development
classifies the area between the Ldn 55 and 65 contours as "normally acceptable" for
residential construction. The SAA has adopted noise standards to assess the compatibility
of various land use types in the vicinity of airports. The SAA standard for residential uses
is also Ldn 65 dBA, but the SAA has recommended a more stringent criteria of Ldn 60 dBA
for general aviation airports such as the Montgomery County Airpark. This Land Use Plan
has recommended compatible land uses (non-residential) in areas with aviation noise
greater than Ldn 60 dBA. Further discussion of the SAA's involvement in airpark/land use
compatibility issues follows later in this chapter, in the discussion on the proposed Airpark
Noise Zone, and in the Implementation Chapter. )

It should be noted that a cumulative noise descriptor, such as Ldn, is not the only
indicator of an individual's potential for disturbance by aircraft noise. The day/night
average does not address the issue of the "single event noise," the noise likely to occur
each time an aircraft flies past a certain point. The number of these single event noises
during any one day will be equal to the number of aircraft operations on that day; the
loudness and ~iration of the noise will be determined by the type of aircraft and its flight
altitude. For e-imple, aircraft landing at the Airpark follow a standard glide slope of
three degrees. This means that an airplane will be descending approximately 350 feet per
mile on its approach. If it is coming straight in, it will be flying at roughly 350.feet above
ground level at a distance of one mile from the end of the runway, and 175 feet at one-
half mile. As can be seen on page 52, there is a large area that is potentially subject to a
relatively high noise level due to the proximity of aircraft on arrival and departure from
the airfield. ’
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. Existing Public Policy

After three years of study to determine the aviation needs of the County and the
role that the Airpark should play, the Ralph M. Parsons Company completed their report
for the Revenue Authority in 1969. In 1970, based on this report, the County Council
found that an expanded airpark facility at its current location would not appear to be
essential to the continued economic growth of the County, and that environmental
pollution could be severe should the Airpark be enlarged at its present location. Based on
these findings, the County Council adopted Resolution 6-2796 on April 7, 1970, which
provided that:

l. . - The existing Montgomery County Airpark should not be
expanded either by lengthening the existing runway or by
constructing an additional runway, and

2. The Revenue Authority and County officials should continue
to study the feasibility and availability of alternative
locations for an airpark facility so that, should the need exist,
a new facility might be programmed for a less congested,
more remote area of the County.

Accordingly, this policy was incorporated into the 1971 Master Plan for the
Gaithersburg Vicinity:

"A recent study, sponsored by the Montgomery County Council,
concluded that there is a demonstrated need for longer runways to
accommodate different types of aircraft. The County Council,
however, has determined that the increased activity and the noise
of the larger planes and jets would be detrimental to the residential
communities which have been established within the area influ-
enced by the Airpark. Therefore, the established public policy is to
improve the safety and convenience of the present Airpark, but no
expansion of the Airpark facilities is authorized." (p. 21)

Since that time, the County's land use decisions and developments in the Airpark
Study Area have been predicated on this policy. In May of 1971, however, the Airpark’s
operator made an unauthorized extension of the runway, which brought the runway from
3,150 feet to its present length of 4,200 feet. This extension has encouraged a limited but
increasing number of operations by small jets, in contradiction to established public
policy. It should be pointed out that noise contours projected to the year 2000, shown on
page5 2, assume that this policy will continue.

, Some aviation interests feel that the current public policy regarding the expansion
of the Airpark should be re-examined. In 1982, the Air- ark operator proposed to extend
the runway by 800 feet and install an instrument landing sy .em (ILS). This suggestion has
significant implications for the Land Use Plan, the most important of which is to change
the flight path from the circular pattern to a straight line glide and takeoff path which
extends over a much larger area, much of which is already residentially developed.
Whether such a change in the facility constitutes a safety improvement cannot be simply
stated. The need for an expanded facility must also be questioned in view of the
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relatively close proximity to the Frederick Airport which has a similar 4000-foot runway
length and an operational ILS.

The Davis Airpark is a small general aviation airpark in the Goshen Woodfield area.
The specific use of the Montgomery County Airpark, relative to Davis, is under review by
various government agencies at this time.

54



APPENDIX 3
DEFINITIONS

Adequate Public Facilities Ordinance (APF): A provision in the subdivision regulations
which requires that existing and programmed public facilities be sufficient to accommo-
date proposed private development. The APF is administered by the Montgomery County
Planning Board.

Advanced Wastewater Treatment (AWT): A sewage treatment method or process beyond
normal (secondary) sewage treatment to increase the removal of pollutants, to remove
potentially harmful substances, and/or to produce high quality effluent suitable for reuse
or discharge. Sludge is a major by-product of the advanced wastewater treatment
process.

Agricultural Reserve: Primary agricultural areas of Montgomery County which include
the majority of the county's remaining working farms, and certain other non-farm land
uses.

Alluvial Soils: Soils made up of sand, silt and other lossely consolidated sediments
deposited on land by streams.

Aquifer: A water-bearing layer of permeable rock, sand, or gravel.

Areas of Critical State Concern: Areas in the State of Maryland which have such unusual
or significant importance that future use is of concern to the state. Legislation enacted
in 1974 requires counties, municipalities, and the City of Baltimore to recommend areas
within their jurisdiction for consideration by the Department of State Planning for desig-
nation as Areas of Critical State Concern. Major examples in Montgomery and Prince
George's Counties include significant sand and gravel deposits, land along the Potomac
River, and natural trout waters such as Paint Branch.

Assisted Housing: Housing which is built and/or operated with government financial
assistance, including subsidies, low interest loans, or mortgage guarantees. There are two
types of assisted housing: moderate-income housing, for which the eligibility standard for
residents is an income less than 80 percent of the metropolitan area median income; and
low-income housing, for which the eligibility standard is less than 50 percent of the
metropolitan area median income.

Base Density: The maximum number of dwelling units or square footage of nonresidential
space per unit of land that can be built in an area in the absence of bonuses which accrue
from the application of transferable development rights (TDR's), floating zones, planned
development zones, or public amenities and benefits recommended in a master plan; that
density which is reasonable and acceptable from a planning perspective without
consideration of such bonuses.

Base Zone: A euclidean zone recommended in a master plan to achieve the base density.

55



Best Management Practices (BMP): A practice, or combination of practices, that is the
most effective and practical means of preventing or reducing flooding, erosion, and
pollution generated by stormwater runoff.

Biochemical Oxygen Demand (BOD): A measure of the demand on a water body's dissolved
oxygen supply generated over a period of time by the biological decomposition of organic
matter in the water.

Biota: The flora and fauna of a region or area.

Buffering: Isolation or separation of different land uses by a third land use, by open space,
or by a physical separator such as a wall. Low density offices and townhouses are
frequently used to separate commercial and detached residential areas.

Building Elevation: A vertical view of one side of a structure, usually the front or side
facing a street.

Capital Improvements Program (CIP): A County government six-year program prepared
by the County Executive and adopted by the County Council which identifies the County's
construction program and funding requirements for public facilities. It is subject to
annual review and revision.

Carrying Capacity: (1) The capacity of public roads to carry traffic at a reasonable level
without congestion. (2) The capacity of the water and sewerage system to supply water
and carry off liquid waste generated by development.

Chemical Oxygen Demand (COD): A measure of the amount of a water body's dissolved
oxygen supply that would be used in completely oxidizing added chemical compounds.

Cluster Development: An option in the subdivision regulations which permits lots of
varying shapes and sizes, some smaller than the minimum otherwise permitted in a con-
ventional subdivision, and some with different types of dwelling units, in return for
improved design and provision of common open space. The average density achxeved in
cluster subdivisions is often slightly higher than in conventional subdivisions.

Comprehensive Planning Policies (CPP): An amendment to the County General Plan which
establishes development thresholds for all parts of the County based on the carrying
capacity of existing and programmed public facilities. The most important of these
facilities are roads, sewerage systems and water lines. As new facilities are programmed
in the CIP, the thresholds are revised. The objective of the CPP is to stage growth so that
growth is in balance with the facilities needed to serve it.

Concept Plan: A generalized idea or set of ideas that forms the basis for a master plan.

Day/Night Noise Levels (L . ): An average sound pressure level, reflecting the variations
in noise over time, inciudi Cg'a weighting for nighttime (10 p.m. - 7 a.m.) levels to account
for the greater degree of distraction experienced at night while trying to sleep. This
descriptor is currently being used by the U.S. Environmental Protection Agency and the
State of Maryland for their noise standards.

Decibel (dBA): The standard expression for units of sound, with a weighting to account for
the sensitivity of the human ear.
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Development Right: One dwelling unit of transferable density in the transferable
development rights program. Also see Transfer of Development Rights.

Dissolved Oxygen (DO): The concentration of oxygen dissolved in water, usually expressed
in milligrams per liter.

Drainage Area: The area of a drainage basin or watershed. Also called catchment area,
watershed, and river basin.

Easement: A contractual agreement to gain temporary or permanent use of and/or access
through a property.

Effluent: Liquid outflow from a wastewater treatment process, such as primary,
secondary, or advanced wastewater treatment.

Equivalent Noise Level (Le ): Steady sound pressure level which, for a given period of
time, contains the same sodnd energy as the actual time varying sound during the same
time period.

Euclidean Zone: A zone in whicih certain uses are permitted, as a matter of right, but
they are subject to rigid requirements such as lot size; front, side and rear setbacks; and
height limits. A euclidean zone may be applied for either by the property owner or by the
government, and thus may be applied by sectional map amendment. Maryland law states
that a local map amendment rezoning to a euclidean zone is permissible only if there has
been a change in the character of the neighborhood or a mistake in the original zoning.
error). Also see Sectional Map Amendment and Local Map Amendment.

Floating Zone: A zone which is in the nature of a special exception. Normally a floating
zone is applied by local map amendment on application of the property owner or other
person having a proprietary interest. Before a floating zone can be granted, it must meet
specific tests stated in its "purpose clause" and must be found to be compatible with
surrounding land uses.

Flood Frequency: The frequency with which a flood may be expected to occur at a site in
any average interval of years. For example, frequency analysis defines the "100 Year
Flood" as being the flood that will, over a hundred years, be equaled or exceeded on the
average only once or, statistically, has only a one percent chance of occurring in any year.

Floodplain: That area of land adjoining a stream which is inundated temporarily by water
whenever the stream overflows its banks. The ultimate 100-year floodplain represents the
area which would be inundated by flooding due to a 100-year frequency storm after the
ultimate planned development occurs.

Floor Ar-1 Ratio (FAR): The ratio of the gross floor area of a building to the area of the
lot on whir . it is located. Parking and unoccupiable space in the building are generally
excluded from the computation. For example, a building with gross floor area of one acre
on a two acre lot would have a Floor Area Ratio of 0.5.

General Plan: The county-wide comprehensive plan entitled On Wedges and Corridors,
adopted in 1964 and updated in 1969. It provides the overall framework for the county's
future. Each master plan adopted since 1969 amends the General Plan.
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Groundwater: Subsurface water from which wells and springs are fed and which provides
the base flow of streams.

Headwater: (1) The source of a stream. (2) The water upstream from a structure or point
on a stream.

Hydraulic Capacity: The volume of flow which can efféctively be handled by man-made
structures or natural streams.

Impervious Surface: That portion of the land surface through which water cannot
penetrate.

Impoundment: A pond, lake, basin, or other space, either natural or man-made, used for
the storage, regulation, and control of water.

Infrastructure: The built facilities such as streets, bridges, schools, water and sewer lines,
other utilities, parks, etc., that service a community's developmental and operational
needs.

Interceptor Berm: A temporary ridge of compacted soil constructed across disturbed
areas to shorten the length of exposed slope, thereby reducing the potential for erosion by
intercepting storm runoff and diverting it to a stabilized outlet or sediment trap.

Level of Service (LOS): A traffic engineering term which describes conditions on a
segment of roadway. There are six levels, ranging from free flowing conditions (level of
service "A") to very heavy traffic, extremely unstable flows, and long delays (level of
service "F"),

Local Map Amendment: A change of zoning, normally sought by the owner or other person
having a proprietary interest. Applications for local map amendments may be filed only
during the months of February, May, August, or November, and are considered according
to procedures specified in the zoning ordinance. A local map amendment can include
more than one tract of land. Land can be combined for purpose of rezoning. Approval of
a local map amendment normally requires the affirmative vote of a majority (four
members) of the County Council. If the proposed rezoning is contrary to the zone
recommended in a master plan, however, approval requires affirmative vote of five
Council members, unless the Planning Board has recommended in favor of that approval,
in which case, a four-vote majority of the Council is sufficient for approval.

Master Plan: A document which guides the government and private individuals in the way
an area should be developed. In Montgomery County, master plans amend and/or detail,
for portions of the county, the recommendations of the County's General Plan.

Mixed-Use Development: The integration of different, usually compatible or mutually
supportive land uses on a site or into a single building or complex.

Moderately Priced Dwelling Unit (MPDU): A dwelling unit which meets price levels
specified under Chapter 25A of the Montgomery County Code. The levels are adjusted
annually by the County Executive. Developments of 50 or more units must include at
least 12.5 percent which are MPDU's.-
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Noise Abatement Plan: A detailed program of changes in airport operations which has as
its goal the reduction or elimination of impacted land use areas.

Nonpoint Source Pollution: Pollution that enters a water body from diffuse origins in the
watershed and does not result from discernible, confined, or discrete sources.

Non-Structural Controls: Measures designed to mitigate negative watershed impacts
associated with storm flows, usually accomplished through site design, the application of
conservation practices such as density control, or buffering.

On-Site Stormwater Management: Stormwater management techniques applied within a
given site boundary, usually near the source of stormwater runoff.

One-Hundred Year Ultimate Floodplain: The ﬁoodplam that would result from a IOO-year
frequency flood, calculated on total development in a watershed.

Operational Controls: Methods for improving traffic flow that do not involve major
physical change to a roadway. Examples include progressive signal timing, reversible
lanes, left or right turn lanes, carpool and bus lanes, or turn restrictions at intersections.

Optional Density: Density in dwelling units, or square footage of nonresidential space per
unit of land, that would be compatible with surrounding land uses (existing and proposed)
and would be within the carrying capacity of the public facilities. Optional density can be
achieved through the use of various bonuses, including transferred development rights
(TDR's) or planned development (PD). Also see Planned Development Zoning and Transfer
of Development Rights.

Park Take-Lines (also called park acquisition lines): Proposed boundaries for park
acquisition and inclusion in the county park system. Areas considered for stream valley
parks generally include floodplains, steep slopes, and sites of environmental sensitivity.

Planned Development Zoning (PD): A group of "floating" zones which allow a broad range
of housing types, flexibility of design, a mix of land uses and which encourage better land
planning with greater efficiency, convenience, and more amenities than conventional, or
euclidean, zoning categories. A development plan must be approved at the time of zoning.

Planning: The orderly, reasoned process of evaluating the existing and future needs of an
area and its residents, and the preparation of alternatives and recommendations to meet
those needs.

Point Source Pollution: Pollutants emanating from specific and identifiable sources and
discharged to specific locations. These pollutants are often liquids discharged from a

pipe.

Preferential Runway System: A diversion of traffiz away from noise-sensitive areas by
use of a preferred runway which is directed toward less populated areas. For a one
runway system, this may also refer to a preferred direction of landing or takeoff under
neutral wind conditions.

Progressive Signal System: A series of traffic lights, timed to permit groups of vehicles
to pass through several successive intersections without stopping.
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Receiving Area: An area designated on a master plan to receive transferred development
rights. The addition of development rights permits a higher density of development than
that permitted by the base density, but the density may not exceed that recommended in
the master plan. The base density may be increased by one dwelling unit for each
development right received. Development rights are transferred by easement and the
transfer is recorded in the county land records. Also see Base Density and Transfer of
Development Rights.

Retention Pond: A natural or artificial impoundment that maintains a permanent water
supply.

Ride-On: Local, county-operated minibus system.

Runoff: That portion of precipitation in a drainage area that is discharged from the area
in to streams. Runoff can pick up pollutants from the air or the land and carry them into
the stream.

Schematic Development Plan: A development plan for Planning Board review and County
Council approval submitted as part of an application for the rezoning of land into floating
zones at the option of the applicant. Such schematic development plans limit
development to that specified in the application.

Sectional Map Amendment: A comprehensive rezoning, initiated by the Planning Board or
County Council, covering a section of the County, and usually including several tracts of
land. It normally follows a master plan study. It may propose various zones to be applied
to various individual tracts. The County Council must hold a public hearing on a proposed
sectional map amendment. Since enactment of a sectional map amendment is considered
a legislative action of the government, and is intended as a comprehensive implementation
of public policy, it does not require a finding of a change in the character of the
neighborhood or a mistake in the original zoning. Approval is by majority vote of the
council.

Sending Areas: Areas located within the Agricultural Reserve , which have a
basic right of development under the rural density transfer zone of one unit per 25 acres,
but which are assigned transferable development rights at one unit per five acres.

Setback: The required distance that a proposed structure or parking area must be located
from the property lines or from other buildings. Setbacks are specified in each zone.

Severely Limited Soils: Soils which have properties so unfavorable and difficult to correct
or overcome as to require major soil reclamation and special construction measures.

Site Plan: A detailed plan, required in certain zones, that usually shows proposed develop-
ment on a site in relation to immediately adjacent areas. It indicates roads, walks,
parking areas, buildings, landscaping, open space, recreation facilities, lighting, etc. The
Planning Board must approve the site plan before building permits can be issued.

Special Exception (Use): Uses not permitted by right in a zone but which may be
permitted subject to a specific request for permission and a grant of approval by the
Montgomery County Board of Appeals.
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Staging: An element of a master plan and the county's growth management system which
coordinates the schedule of public facility construction with the pace of private develop-
ment.

Stormwater Management: The application of various techniques for mitigating the
adverse effects of stormwater runoff.

Subdivision: (1) The division of a lot, tract, or parcel of land into two or more lots, plots,
sites, tracts, parcels or other divisions for the purpose, whether immediate or future, of
sale or building development. (2) The recombination of lots previously created into a new
configuration.

Ten Year Comprehensive Water Supply and Sewerage System Plan: The program of the
Washington Suburban Sanitary Commission, subject to approval by the County Council, for
the provision of water and sewerage service in Montgomery County.

Transfer of Development Rights (TDR): The conveyance of development rights, as
authorized by local law, to another parcel of land and the recordation of that conveyance
among the land records of Montgomery County. Also see Receiving Area and Sending
Area.

Transit Serviceable: Locations of sufficient population, employment, and/or commercial
density to enable them to be served efficiently by public transit.

Turbidity: A measure of light penetration into a water body, and therefore the depth to
which green plants will grow.

Two Year Storm: A storm with a 50 percent statistical probability of being equalled or
exceeded in a given year.

Ultimate Land Use: "Future land use as prescribed by the most recent master plan
assuming total implementation of that plan. In actual practice, development densities
rarely exceeds 80 percent of ultimate land use.

Unique Vegetation: Individual plant species or vegetative communities which are highly
uncommon within a given area.

Vehicular Capacity: A measure of the maximum number of vehicles that can pass through
a given road segment, or intersection, during a given time period. Capacity is measured
for each level of service (LOS). Also see Level of Service.

Vesting: Rights which accrue to a land owner during the development process as various
approvals are obtained.

Watershed: The area contained within a topographic divide above a specified point on a
stream; the area which drains into that stream.

Wildlife Habitat: An area which supplies the factors (i.e., food, cover, water, etc.)
necessary for the existence and propagation of wildlife.
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Zoning: The division of a municipality or county into districts for the purpose of
regulating the use of private land. These zones are shown on an official atlas which is
part of the zoning ordinance. Within each of these districts the text of the zoning
ordinance specifies the permitted uses, the bulk of buildings, the required yards, the
necessary off-street parking, and other prerequisites to obtaining permission to develop.

Zoning Map Amendment: A change to the zone on a given parcel or group of parcels, as
shown on the zoning atlas. Also see Local Map Amendment and Sectional Map
Amendment.

Zoning Text Amendment: A change to the regulations of a given zone or zones, as stated
in the text of the zoning ordinance.
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APPENDIX 4

PROPOSED WATER PROJECTS

Storage and transmission line projects proposed for the study area are listed below.
In addition to the active CIP projects, Project W-115.00 is included in the CIP as a
dependent project, meaning that it will be built in the future when the need develops.

Project
Number

W37.04

W-56.02

W-56.03

w-71.05

Ww-98.03

W-98.04

Ww-115.03

W-115.04

W-115.05

Estimated

Project Name Cost ($000)
270 Water Line 4,303
Snouffer School Road 248
Strawberry Knoll Road 102
Water Line

Muddy Branch Road 445
Water Line

Hunters Woods 75
Fulks Property 213
Shady Grove Road 520
Amity Drive 176
Water Line

Watkins Mill Road 180
Water Line
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Project Description

13,985 feet of 48 inch water main
along 270 from Montgomery Village
Avenue to Middlebrook Road.

3,320 feet of 16 and 24 inch water
main along Strawberry Knoll and
Snouffer School Roads.

1,150 feet of 24 inch water main
along Strawberry Knoil Road
south of W-56.02.

4,290 feet of 24 inch water line
along Muddy Branch Road between
MD 28 and Fields Road.

1,410 feet of 16 inch water line
along Snouffer School Road north
of W-98.04.

3,400 feet of 16 inch water line
along Snouffer School Road north
of W-56.02.

3,300 feet of 30 inch water line
along Shady Grove Road west of
Briardale Road.

1,705 feet of 24 inch water line
from intersection of Amity Drive
and Taunton Drive to Briardale
Road.

2,600 feet of 16 inch water line
along Watkins Mill Road from
Travis Avenue to Watkins Mill
Drive.
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Project
Number

W-56.00

W-56.01

Estimated
Project Name

Airpark Pressure 3,994
Zone Storage

Airpark Pressure 859
Zone Pumping Station

Source: Adopted Fiscal Years 1983-1988, CIP.

Cost (5000)

Project Description

2 mg elevated storage facility and
8,000 feet of 16 inch water line
along MD 124 from Airpark Road
to site.

5.5 mgd pumping station south of
Strawberry Knoll Road at inter-
section with Snouffer School Road.

PROPOSED SEWERAGE PROJECTS

The proposed 1984-89 Capital Improvements Program (CIP) include Project S-49.09,
the Rock Creek Facility Plan, which will examine measures to increase the capacity of

the Rock Creek interceptor.

Projects S-53.03 and S-53-04, the Great Seneca Relijef

Sewers, are included in the CIP as dependent projects, meaning that they will be
constructed when needed. Other active CIP projects in the study area are listed in the
following table.

Project
Number
5-85.07

S-53.01

Source:

Project Name

Estimated

Muddy Branch, 412
Branch C
Seneca Whetstone Run 504
Branch J

Adopted Fiscal Years 1983-1988, CIP.
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Cost ($000)

Project Description

1,630 feet of 15 inch sewer along
Branch C of Muddy Branch.

4,550 feet of 15 inch sewer along
Branch J of Whetstone Run.
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APPENDIX 5

COST FOR PROJECTS RECOMMENDED IN THE GAITHERSBURG VICINITY MASTER PLAN

ROADS

Facility Type, Name

Estimated Project

and Location Project Description CIP Statusl Cost (1984 Dollars)
FREEWAYS
F-1
[-270 - Washington National From Great Seneca Creek to Planning Area Boundary; Paving -- $ 24,668,000
Pike Width 8 lanes divided, 4.3 miles; R/W 250
I-370 Metro Access Highway From 1-270 to Plan Boundary (Redland Road); Paving Width FY 88-90 10,254,000
6 lanes divided
F-9
1-370 Connector From 1-270 to Great Seneca Highway, Paving Width 6 lanes FY 38-90 9,725,000
divided; R/W 120
Intercounty Connector From 1-370 to Redland Road, Paving Width 6 lanes divided, -- 18,264,000
R/W 300
Controiled Major Highways
M-83
MD |15 Midcounty Highway ~ Montgomery Village Avenue to Shady Grove Road; R/W 120" FY 84-88 8,843,000
to 150', Paving Width 4 lanes divided, 3 miles
M-90
Great Seneca Highway Fromn Great Seneca Creek to MD 28 at West Ritchie Parkway; FY 86 and 33,197,000
Phases 11 & 111 Paving Width 6 lanes divided, R/W 150% Beyond 6-Year Program
Major Highways
M-15
Muddy Branch Road From MD 28 to MD 117; Paving Width 4 lanes divided; R/W 120% FY 86-90 11,091,000
M-22
MD 28 Darnestown-Rockville From Riffleford Road to Muddy Branch Road; Paving Width -- 3,655,000
Road/Key West Avenue 4 lanes divided
M-2
Shady Grove Road Extension- Froin Muncaster Mill Road to Olney-Laytonsville Road, R/W 120/, -- 5,542,000
Muncaster Road Paving Width 4 lanes divided
M-23
Gude Drive Extension From MD 355 to Research Boulevard; Paving Width 4 lanes FY 84-85 4,565,000

{1-270 Bridge)

divided; R/W 120"
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COST FOR PROJECTS RECOMMENDED IN THE GAITHERSBURG VICINITY MASTER PLAN

ROADS (Cont'd.)

Facility Type, Name
and Location

Project Description

CIP Status!

Estimated Project
Cost (1984 Dollars)

Major Highways (Cont'd.)

M-24
MD 124 (Part) Quince
Orchard Road

M-21
MD 124 Relocated (Part)
Oden'hal Avenue/
Gaithersburg/Laytonsville
Road

M-22
MD 28 Key West Avenue

M-22
MD 28 Key West Avenue

M-22
MD 28 Key West Avenue
Extension

M-26
MD 117-124 Clopper Road/
West Diamond Avenue

M-25
Goshen Road

From Clopper Road to the GEISCO site and from GEICSO site
to MD 28; R/W 120% Paving Width 4 lanes divided

From Snouffer School Road to Goshen Road, Paving Width 4 lanes

divided
From Shady Grove Road to Gude Drive Extended, R/W 120%
Paving Width 4 lanes divided

From MD 28 to Shady Grove Road, Paving Width 4 lanes
divided, R/W 120

From Gude Drive to MD 28, Paving Width 4 lanes divided
R/W 120"

From Great Seneca Creek to Muddy Branch Road, Paving Width
4 lanes divided, R/W 120'

From Emory Grove Road to Snouffer School Road; Paving Width
4 lanes divided, R/W 120"

Arterial Highways/Business District Streets

A-16
Snouffer School Road

A-36
Shady Grove Road Bridge/
Interchange

Shady Grove Widening East

Shady Grove Widening West

From Goshen to MD 124, Paving Width 4 lanes divided,
R/W 80'

Design and construction of new ramps from Shady Grove Road
to 1-270 (northbound and eastbound) and second bridge over 1-270
From MD 28 to Briandale Road, Paving Width 6 lanes divided

From Corporate Boulevard to MD 28, Paving Width 6 lanes
divided, 1.2 miles

FY 84-85

FY 87-88

FY 85-90

FY 86

FY 84

FY 85-87

3,699,000

4,593,000

3,434,000

4,553,000

1,752,000

3,178,000

3,504,000

3,240,000

8,180,000

2,068,000

1,580,000
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COST FOR PROJECTS RECOMMENDED IN THE GAITHERSBURG VICINITY MASTER PLAN

ROADS (Cont'd.)

Facility Type, Name

1

Estimated Project

4 lanes divided

and Location Project Description CIP Status Cost (1984 Dollars)
Arterial Highways/Business District Streets (Cont'd.)
A-17
Watkins Mill Road Bridge From Watkins Miil Elementary School to Travis Road, Paving FY 86-87 1,032,000
Width 4 lanes divided
A-261
Fields Road From Muddy Branch Road to Omega Drive, R/W 80% Paving Width FY 88-90 4,717,000
50 feet
- From Piccard Drive to MD 355, R/W 80% Paving Width 4 lanes FY 85-86 3,865,000
divided
Fromn Muddy Branch to 1-370 Extended, Paving Width 4 lanes - 6,903,000
A-26la
Omega Drive From intersection of Fields Road and 1-270 ramp to Key West FY 85-86 1,886,000
Avenue, R/W 80% Paving Width 50 feet
A-268
Airpark Road Extended From MD 124 to Shady Grove Road, R/W 80'; Paving Width 50 feet, Pre Study 4,448,000
1.8 miles FY 85
A-95 '
Fieldcrest Road Extended From MD 124 to East Montgomery Village Avenue, R/W 80', -- 2,386,000
Paving Width 4 lanes divided
A-275
Centerway, Road Extension From Snouffers School Road to Centerway Road, Paving Width FY 84 621,000
4 lanes, R/W 80"
A-280
Existing MD 28 From Key West Avenue to Great Seneca Highway and from Glen -- 3,558,000
Mill Road to Research Boulevard; Paving Width 4 lanes divided
A-284
Diamond Back Drive From Muddy Branch Road to Fields Road; Paving Width 4 lanes -- 3,935,000
divided
A-17
Longdraft Road From Quince Orchard to Clopper Road, R/W 80%; Paving Width FY 86-87 2,524,000
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COST FOR PROJECTS RECOMMENDED IN THE GAITHERSBURG VICINITY MASTER PLAN
ROADS (Cont'd.)

Facility Type, Name | Estimated Project
and Location Project Description CIP Status Cost (1984 Dollars)

Industrial Roads

1-7 - Gaither Road From Shady Grove Road to Fields Road, R/W 80% Paving Width FY 85-86 2,368,000
50 feet

1-9 Fields Road/Redland From B&O Raitroad to proposed Crabbs Branch Way; R/W 80% FY 85 3,274,000

Road

1-6 Crabbs Branch Way From existing end of paving on Crabbs Branch Way to south of FY 84 1,813,000

Redland-Fields Road, R/W 80', Paving Width & lanes

Other Transportation Projects

Gaithersburg Commuter Improvement of the rail passenger station at Gaithersburg FY 85-87 330,000
Rail Station
MD 115/MD (24 intersection Improvement of the MD [15/MD |24 Snouffer School Road FY 85 ' 460,000
intersection
TOTAL $213,705,000

NOTE: 1. Projected construction schedule from the Adopted FY 85-90 Capital improvements Program,
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COST FOR PROJECTS RECOMMENDED IN THE GAITHERSBURG VICINITY MASTER PLAN

SCHOOLS

Facility Type, Name

and Location

Project Description

CIP Status

Estimated Project
Cost (1984 Dollars)

SCHOOLS

Flower Hill Elementary
School

A new 700 student elementary school built on the Flower Hill
site,

Scheduled to open in September 1985

$ 4,892,000

Washington Grove Modernization FY 85 2,006,000
Elementary School
Elementary School- Construct new 700 student park school on site ?t Fields Road None: site to be acquired and facility 0,500,0002
Fields Road area between Muddy Branch and Shady Grove Road. to be constructed when needed
Elementary School- Construct new 700 student park school on site Ft Shady Grove Noge: site to be acquired and 4,500,0002
Thomas Farm area Road and MD 28 east of Life Sciences Center, facility to be constructed when ,

needed
Elementary Schooi- Construct new 700 student school on site on Muddy Branch None: site to be acquired and facility 10,500,0002
Warther Tract area Road north of Great Seneca Highway. to be constructed when needed
Elementary School- Construct new 700 student school on siti at Quince Orchard None: site to be acquired and 10,500,0002
Quince Orchard Road ‘oad near National Geographic Society. facility to be constructed when
area needed
Elementary School- Construct new 700 student school on site south of Emory Grove None: facility to be constructed when 14,500,0002
Woodward Road area Road near Flower Hill Planned Neighborhood. needed
Elementary School- Construct new 700 student park school (Strawberry Knoll or None: facility to be constructed when #,500,0002
Strawberry Knoll Road Independence) on site on Strawberry Knoll Road. needed
area
Elementary School- Construct new 700 student park school on fite at Warfield Road None: site to be acquired and facility 0,500,0002
Warfield Road area in Montgomery Village East Development. to be constructed when needed
Blueberry Hill Construct new park school on site west of Redland Road and None: facility to be constructed when 14,500,5002
Elementary School- east of Shady Grove Road Extended adjacent to Blueberry needed
Redland Road area Hill Local Park.
High School- Construct new 1600 student school on site near MD 28 and None: site to be acquired and facility 20,000,0002
Quince Orchard Road Quince CErchard Road in the vicinity of National Geographic to be constructed when needed

. Society. '

High School- Construct new 1500 student school on site on Strawberry Knoll None: facility to be constructed when 20,000,0002
Strawberry Knoll Road Road near Centerway Road. needed
Area
Gaithersburg High School A 16 classroom addition and improvements to core facilities. FY 85-86 3,912,200
High School- Construct new 1600 school on site at the western edge of None: facility to be constructed when 20,000,0002

Watkins Mill (formerly
called Seneca High)

Montgomery Village, adjoining Seneca Creek.

needed

TOTAL 106,810,000

NOTE: 1. The exact location has not yet been determined.
2. Acquisition and equipment costs not included.



COST FOR PROJECTS RECOMMENDED IN THE GAITHERSBURG VICINITY MASTER PLAN
WATER AND SEWER DISTRIBUTION SYSTEM

Facility Type, Name Estimated Project
and Location Project Description CIP Status Cost (1984 Dollars)

WSSC SEWERAGE PROJECT

Gudelsky Tract Station A temporary package pumping station FY 86 $ 563,000
Muddy Branch Basin Possible major relief sewers in the Muddy Branch Basin and new -- lO,OOO,OOOI'3
(Shady Grove West Area) service (estimated at $5 million) to the Gudelsky/Percon Tract

Cabin Branch and Whetstone Possible major relief sewers in Cabin branch and Whetstone Run -- 2,000,0002'3

Run Basin (Airpark Area)

WSSC Water Project

Airpark Pressure Zone A 2 mgd elevated storage facility to be designed in an FY 85 4,804,000
Storage desirable manner

Airpark Pumping Station A 5.0 mgd water 'pumping station (ultimate capacity 5.5 mgd) FY 85 1,123,000
Muddy Branch Road Main, 2,000 feet of 24 inch diameter water main FY 86 212,000
Part 3 .

Muddy Branch Road Main 4,290 feet of 24 inch diameter water main - FY 88 474,000
“Fulks Property” Parts 1,000 feet of 16 inch diameter water main FY 85 69,000
IV and V

Muddy Branch Road 1,735 feet of 24 inch diameter water main FY 86 185,000

Water Main, Part 2

~N
N WSSC Dependent Water Proiect“

Warfield Road and MD 124 7,100 feet of 16 inch diameter

Goshen Road and Warfield 4,500 ieet of 16 inch diameter, 3,000 feet of 24 inch diameter
Road Water Main

Muddy Branch Road Water 4,530 feet of 24 feet diameter
Line

Emory Grove Road Water 5,630 feet of 24 feet diameter, 1,500 feet of 20 feet diameter
Line

Stormwater Management Project

Crabbs Branch Subwatershed Two-phrase stormwater management system for Crabbs Branch FY 85 : 3,020,000
SWM RC ,
Shady Branch Site 5 Design and installation of a stormwater detention structure FY 86 545,000
SWM MB

TOTAL $22,995,000
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NOTES:

1.

2.

COST FOR PROJECTS RECOMMENDED IN THE GAITHERSBURG VICINITY MASTER PLAN
WATER AND SEWER DISTRIBUTION SYSTEM (Cont'd.)

The cost does not take into consideration the cost of likely improvements to the Muddy Branch SPS or the possibility of future storage
facilities that might be necessary to attenuate peak flow rates entering the Dulles Interceptor.

The cost does not take into consideration of the costs for possible improvements to the Seneca Creek trunkline system, the Seneca SPS and
Seneca Treatment Plant.

In general, these are planning level costs derived by approximating the sizes and lengths of necessary sewer facilities needed to augment the
existing sewer facilities. However, the actual sizes and lengths of these facilities could change after more detailed flow/capacity and
economic analyses. In addition, possible expansion to existing pumping stations and the Seneca Treatment Plant, the likely rerouting of
flows between Seneca, Muddy Branch and Rock Creek, and the possible additions of in-basin storage facilities are factors that could
significantly add to these costs. The Western Montgomery Sewerage Facilities Plan, in addition to identifying specific impacted areas, will
present a more detailed cost impact of alternative sewage facilities based on alternative sewer routes between Muddy Branch and Seneca
Creek basins.

There are some projects in the developmental stage for which a realistic schedule of expenditures could not be developed at the time
Adopted FY 85-90 CIP was formulated. The implementation of these projects is dependent upon additional actions such as service request,
further evaluation of need, etc.
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COST FOR PROJECTS RECOMMENDED IN THE GAITHERSBURG VICINITY MASTER PLAN

PARKS

Facility Type, Name

|

Estimated Total Project

N -
PO

Represents estimated future development cost only; acquisition may be through dedication at the time of subdivision.
Represents estimated land acquisition cost. _ _
Site is located outside Gaithersburg Vicinity Planning Area, but proposed facilities are intended to serve Planning Area residents.

and Location Project Description CIP Status Cost (1984 Dollars)
PARKS
Local Use Parks’
Blueberry Hill Local Park Acquisition of an additional 10 acres and additional development FY 85 $ 485,000
of an existing 10-acre local park
Centerway Cominunity Acquisition and development of a proposed 20-acre community FY 87 245,000
Park park
Charlene Local Park Additional acquisition and development of a 20-acre local park FY 90 217,000
Flower Hill Local Park Acquisition of 10 additional acres and development of a 14.5 acre FY 90 260,000
local park
Orchard Neighborhood Park  Acquisition and development of a proposed 10-acre park FY 90 64,000
Redland Local Park Development of an existing [0-acre local park FY 85 382,000
Stewartown Local Park Additional development of an existing 13-acre local park FY 84 319,000
Strawberry Knoll Local Development of an existing 10-acre local park portion and FY 85 265,000
Park I0-acre school portion of a 20-acre park school
Fields Road Local Park Acquisition and development of a 10-acre local park located - 270,0002
west of Shady Grove Road and south of Fields Road
Streain Valley Parks
Cabin Branch Stream Acquisition of 42 additional acres Acquisition through FY 87; no develop- 5144,0003
Valley Park : ment planned
Great Seneca Extension Acquisition of 1009 additional acres and additional development FY 84 to 6,189,000
Stream Valley Park Beyond 6-Year period
Mill Creek Stream Acquisition of 3 additional acres Acquisition through FY 87; no develop- -~
Valley Park ment planned
~ Conservation Parks
Green Farin Conservation Restoration of an historic house on an existing conservation Development not currently proposed 25,000
Park park '
Recreational Parks
Gudel‘Drive Recreational Acquisition and development of a proposed 161-acre park FY 88-90 1,235,000
Park :
Mun%aster Recreational Development of an existing special recreational park FY 90 and beyond 6-year period 994,000
Park
TOTAL $11,494,000
NOTE: Adopted FY 85-90 Capital Improvements Prograin,
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COST FOR PROJECTS RECOMMENDED IN THE GAITHERSBURG VICINITY MASTER PLAN

OTHER PROJECTS

Facility Type, Name

Estimated Project

and Location Project Description CIP Status Cost (1984 Dollars)
OTHER PROJECTS
Fire Training Facility Provide the capability to simulate high hazard fire and rescue FY 84 $ 120,000
Improvement situations under field conditions
Gait-hersburg Station 28 Provide for the replaceinent of the roof mounted gas fired heating FY 85 53,000
Heating Repairs and air conditioning unit
Gaithersburg Station 8 Replacement of the existing front driveway and the upgrading FY 84 140,000
Improvements of the heating system
Up-County Community 30,000 gross square foot of County-owned office and clinic space FY 89 4,363,000
Upper County Community Recreation center having approximately 18,000 net sq. ft. of usable FY 85 2,439,000
Center floor space
TOTAL $7,115,000
GRAND TOTAL, not inclusive of all projects $362,119,000
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