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Concept Plan Application 
BELWARD CAMPUS 
9951 Key West Avenue 

Rockville, Maryland 
 

March 7, 2022 
 

On behalf of Trammell Crow Company (the “Applicant”), we respectfully submit this Concept 
Plan application as a refinement to the approved 2011 Concept Plan (defined below).  This Concept 
Plan application is for the proposed development of the next phases of the approximately 107 acre 
Belward Campus property located in the northeast quadrant of the intersection of Muddy Branch 
Road and Darnestown Road in Rockville, Maryland (the “Overall Site” or “Belward Campus,” as 
more specifically described in Section II of this Statement).1  Specifically, the Concept Plan is 
limited to future Parcel A, Block C of the Johns Hopkins University Belward Campus subdivision 
(described below) and proposes the following for review by staff of the Montgomery County 
Planning Department (the “Planning Department”) and other development review agencies:  

(1) The near term development of the portion of the Overall Site north of future Belward 
Campus Drive with multiple buildings for biotechnology offices and related uses (± 
755,000 square feet of gross floor area), along with associated structured parking 
garages, infrastructure including access roadways, open space improvements and 
related amenities (the “TCC Phase I”); and 
  

(2) The potential future build out of the remainder of the Overall Site north of future 
Belward Campus Drive with an additional 805,000 square feet of floor area, for a total 
of 1,560,000 square feet in this area of the Overall Site (the “TCC Phase II”) 
(collectively, with the “TCC Phase I,” the “TCC Project”).   

The TCC Project will advance the County’s goals of developing the Belward Campus into a hub 
for life sciences research and development in Montgomery County, and will further the 
implementation of the June 2010 Approved and Adopted Great Seneca Science Corridor Master 
Plan (the “Master Plan”). 

The Applicant anticipates that a Site Plan application for the TCC Phase I will be filed with the 
Planning Department in the near future, following Concept Plan review (the “TCC Phase I Site 
Plan”).  The TCC Phase I Site Plan will be submitted for review under the applicable standards 
and procedures of the former LSC Zone in effect at the time of the approval of Preliminary Plan 

                                                 
1 Johns Hopkins University (“JHU”) is the owner of the Overall Site.  The Applicant is entering into a long-term 
ground lease for a portion of the Overall Site (described herein) and, thus, has been provided authorization by JHU to 
submit this Concept Plan Application.   
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No. 11996110A (generally, the “Prior Zoning Ordinance”), as well as the applicable provisions of 
the Zoning Ordinance currently in effect (generally, the “Zoning Ordinance”) regarding parking.   

Please note that the information provided with this Concept Plan application is preliminary in 
nature and represents the Applicant’s current intentions with respect to the development of the 
Overall Site.  More specific information about the proposed development and its respective phases 
will be presented and confirmed at the time of Site Plan application review, after the Applicant has 
had more time to study the Overall Site and to consider comments received on the Concept Plan 
from the Planning Department and related reviewing agencies.   

 

I. Overall Site Description 
 
A. Site Location and Characteristics  

 
The Overall Site is located to the west of Interstate 270 (“I-270”), between the city limits of 
Rockville and Gaithersburg.  The Overall Site presently consists of a single record lot with a site 
area of 107.2674 acres (4,672,570 square feet) that is known as Parcel B, Block C, The Johns 
Hopkins University Belward Research Campus subdivision.  The Overall Site is bounded by 
Darnestown Road/Key West Avenue (“MD 28”) to the south, Muddy Branch Road to the west, 
the Mission Hills subdivision to the north, and other developed areas of the Johns Hopkins Belward 
Research Campus to the east.  JHU has filed a subdivision record plat application to resubdivide 
existing Parcel B, Block C into Parcels A & B, Block C and dedicate land to Montgomery County 
for the future extension of Belward Campus Drive to Muddy Branch Road.  Parcel A is to be 
located north of Belward Campus Drive, with Parcel B located to the south.   
 
A 19th century farmhouse, barns, and outbuildings exist within an approximate 10 acre area on 
the portion of the Overall Site south of future Belward Campus Drive.  This 10 acre area comprises 
a designated County historic resource known as the Belward Farm (Historic Resource No. 
20/021/000A).  Additionally, the Planning Board recently approved JHU’s Site Plan No. 
820210120 for a health care and surgical facility with parking facilities on an approximately 11.18 
acre portion of proposed Parcel B.  Otherwise, the Overall Site is undeveloped at present and 
features large open field areas, stream valleys, and a rolling topography. 
 

B. Zoning and Permitted Uses 

The Overall Site is zoned Life Sciences Center (“LSC”), LSC-1.0, H-150T.  Among other uses, 
the LSC Zone specifically permits life sciences, office, research and development, 
medical/scientific manufacturing and production, and structured parking uses.  The LSC Zone also 
permits a number of limited uses, including Biohealth Priority Campus uses pursuant to Zoning 
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Text Amendment 21-09, adopted by the Montgomery County Council sitting as the District 
Council on February 15, 2022.    

 
C. Surrounding Zoning and Land Uses 

The Overall Site is part of the Master Plan’s LSC Belward District, which is surrounded by a mix 
of residential uses and office uses.  A general description follows: 
   

 North:  To the immediate north of the Overall Site is the Mission Hills subdivision.  A 
200’-foot wide buffer area known as the “Mission Hill Preserve” will be planted on the 
Overall Site in connection with the implementation of Preliminary Plan No. 11996110A 
and associated forest conservation plan.    
 

 South:  Darnestown Road borders the Overall Site to the south, providing separation 
between the Overall Site and residential and institutional uses located in this direction.  The 
historic Belward farmstead, as well as JHU’s health care and surgical facility on proposed 
Parcel B, are located on the portion of the Overall Site south of future Belward Campus 
Drive.  These features will remain located between Darnestown Road and the TCC Phase 
I Project (defined below).  
 

 East:  To the east are several existing research and development, medical/scientific 
manufacturing and production, and office buildings, including GlaxoSmithKline, 
Novavax, Nutricia, Tetracore, and Catalent Pharma Solutions, among others.   
 

 West:  Muddy Branch Road borders the Overall Site to the west.   
 
 
II. Prior Approvals  

The Overall Site and specific areas located within it have been subject to several Planning Board 
regulatory reviews and approvals since 1997.  Together, these approvals currently allow for the 
potential development of the Overall Site with a maximum of 1,410,000 square feet of commercial 
development, including floor area associated with a 126,200 square foot health care and surgery 
facility that JHU will construct on proposed Parcel B in the near future (described below).  Among 
the specific approvals for the Overall Site are the following:  
 

Preliminary 
Plan No. 
11996110 

The Planning Board approved a Preliminary Plan of Subdivision with conditions on November 
7, 1996, to facilitate the subdivision of the Overall Site and an adjacent 30 acre tract. The 
Preliminary Plan allowed for the future development of a maximum of 1,800,000 square feet of 
office and research and development uses on 138 acres of land.  
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Preliminary 
Plan 
No. 
11996110A 

On July 21, 2011, the Planning Board amended Preliminary Plan No. 11996110 for 
approximately 107 acres in order to adjust the conceptual building layout and roadway 
configurations for the Overall Site.  This amendment anticipated 4,737,777 square feet of gross 
floor area and reaffirmed the maximum density of 1,410,000 square feet as available for 
development on the Overall Site, subject to conditions.   
 
In connection with the Preliminary Plan Amendment, the Planning Board also approved a 
Concept Plan for the Overall Site that addressed applicable Master Plan guidelines for future 
development (the “2011 Concept Plan”). Consistent with Preliminary Plan No. 11996110A, the 
2011 Concept Plan depicted the potential future build-out of the Overall Site with up to 
4,737,777 square feet of gross floor area (i.e., 1.0 FAR) under the LSC Zone.  
 

Site Plan 
No. 
820210120 

On September 30, 2021, the Planning Board approved Site Plan No. 820210120 for a medical 
office building with parking facilities on an approximately 11.18 acre portion of proposed Parcel 
B.  As approved, Site Plan No. 820210120 allows for the development of an approximate 
126,200 gross square foot health care and surgical facility with surface parking and related 
improvements. 

 
 
III. Preliminary Development Concept 

This Concept Plan application proposes to develop a multi-building life sciences campus on the 
northern portion of the Belward Campus that is subject to the Applicant’s ground lease with JHU, 
which is generally in the area including and extending north from future Belward Campus Drive 
as shown on the 2011 Concept Plan and this Concept Plan application, as well as identified as 
Parcel A on the subdivision record plat under review (the “TCC Project Area”).  The proposed life 
sciences campus development will be comprised of multiple five-story and seven-story lab/office 
buildings intended for biotechnology uses (including research and development, office, and/or 
medical/scientific manufacturing and production uses), with three low-rise garage structures 
providing all required parking spaces to exist upon completion of the final phase.   

In accordance with the 2011 Concept Plan, multiple access roadways will provide connectivity 
into the campus from Belward Campus Drive and from Muddy Branch Road.  The overall planning 
concept supports the Master Plan’s intention of creating a strong “urban street” along Belward 
Campus Drive, while offering a more “pastoral campus” setting on the TCC Project Area’s interior 
spaces. The TCC Project has been designed to activate all the street frontages, with proposed 
streetscapes having wide tree-lined sidewalks and landscape elements that are intended to enhance 
pedestrian experiences in and around the site. The layout is organized around a series of internal 
landscaped green spaces that take into account the location of on-site stream buffers.   

The TCC Project will also advance the Master Plan’s recommendations for a new open space 
system for the LSC Belward District, including but not limited to portions of the future Muddy 
Branch Park that will be located within the TCC Project Area.  The Applicant is currently in the 
process of evaluating conceptual plans and schedules for the development and construction of the 
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future park, and anticipates that details will be provided at the time of the Site Plan application for 
the TCC Phase I Project.      

At this time, the TCC Project is envisioned to have two phases, with the first phase (i.e., TCC 
Phase I) containing 755,000 square feet of gross floor area in total.  The buildings included in the 
first phase will be a combination of lab/office and office buildings with structured parking, and the 
TCC Phase I Project will provide the specific buildings listed below and shown on the Concept 
Plan:   
  

 Building A1 at 276,000 square feet and 7 stories;   
 Building A2 at 200,000 square feet and 5 stories;   
 Building A4 at 275,000 square feet and 5 stories;   
 Parking Garage P1 at 4 stories and 345,600 square feet; 
 Parking Garage P2 at 4 stories and 293,760 square feet; and 
 Retail Pavilion at 4,000 square feet and 1 story.    

 
The TCC Phase I Project, combined with JHU’s 126,200 gross square foot health care and surgery 
facility that will be constructed on an approximately 11.18 acre portion of proposed Parcel B 
pursuant to approved Site Plan No. 820210120, will result in a total gross floor area of 881,200 
square feet on the Overall Site (0.19 FAR).2  This proposed density will be within the maximum 
density of 1,410,000 approved for the Overall Site with Preliminary Plan No. 11996110A.  The 
remaining 528,800 square feet of development under Preliminary Plan No. 11996110A is being 
retained by JHU for future development. 
 
TCC Phase II contains 805,000 square feet of gross floor area in total and includes: 
 

 Building A3 at 200,000 square feet and 5 stories;   
 Building A5 at 125,000 square feet and 4 stories;   
 Building A6 at 240,000 square feet and 6 stories;   
 Building A7 at 240,000 square feet and 6 stories;  
 Parking Garage P1, expanded to 612,000 square feet in 4 stories; 
 Parking Garage P2, expanded to 367,200 square feet and 5 stories; and 
 Parking Garage P3 at 251,100 square feet and 3 stories.    

 
Thus, the total gross floor area provided within the TCC Project Area on the Belward Campus for 
TCC Phase I and TCC Phase II will be approximately 1,560,000 square feet.  When considered 
together with JHU’s 126,200 gross square foot health care and surgery facility, the resulting gross 
floor area proposed for the Overall Site will be approximately 1,686,200 square feet (0.36 FAR).  

                                                 
2 Pursuant to Section 1.4.2 of the Zoning Ordinance, parking floor area is excluded from gross floor area for purposes 
of calculating density.   
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TCC Phase II, therefore, depends on staging capacity being made available under the Master Plan 
and a new Adequacy of Public Facilities evaluation.    
  
All of the proposed buildings will be designed to work with the landscape, using the topography 
to lower the overall scale and height where possible.  Aesthetically, the buildings are envisioned 
to be a contemporary expression that draws inspiration from the material palate of the farm with 
light metal, white panels and glass.  The TCC Project will also provide overall site landscaping, 
associated walkways, and other similar features and amenities.  With respect to the proposed 
garages, the Applicant anticipates that screening elements will be included to improve the aesthetic 
views from the neighboring residential properties.   
 
As previously stated, the information provided herein is preliminary at this early stage of the 
development process, and is subject to revision and confirmation over the course of future 
application reviews.   
 
 
IV. Master Plan and Design Guidelines Compliance 

The TCC Project is in substantial conformance with Preliminary Plan No. 11996110A, as well as 
the 2011 Concept Plan for the Belward Campus approved with Preliminary Plan No. 11996110A 
that was processed by JHU to address applicable Master Plan recommendations for the Overall 
Site.  The TCC Project is intended to be a further refinement of the 2011 Concept Plan for the 
portion of the Overall Site north of Belward Campus Drive on proposed Parcel A, which will be 
designed to substantially conform with applicable recommendations of the Master Plan, its 
associated Design Guidelines, and other applicable County Plans including the 2018 Bicycle 
Master Plan.  Detailed information about the TCC Project’s conformance with these materials will 
be provided at the time of Site Plan review.   
 
Significantly, the Overall Site falls within the LSC Belward District of the Master Plan.3  The 
Master Plan reaffirms the County’s vision for the LSC Belward District as a premier location for 
research and biotechnology companies, first-class medical centers, academic institutions, and an 
array of services and amenities for residents, workings and visitors. The LSC Belward District is 
intended to be developed as a transit-centered research campus that may include housing for 
employees and visiting researchers.   
 

                                                 
3 The Great Seneca Science Corridor Minor Master Plan Amendment, which was approved and adopted by the 
Montgomery County Council sitting as the District Council in late 2021 (the “Phase I Master Plan Amendment”), also 
applies to the Overall Site.  However, the Phase I Master Plan Amendment was technical in nature and was primarily 
intended to adjust the staging schedule for other development within the planning area that was not already included 
in the approved staging schedule of the Master Plan (such as the Belward Campus).   We understand that a second 
phase Master Plan amendment process will commence in the near future, which is intended in part to update the Master 
Plan with other policy guidance from applicable Countywide plans and initiatives, including Thrive 2050.   
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V. Environmental Design 

Please refer to the Environmental Design Narrative submitted with this Concept Plan application 
as 04-DESC-520220250 for information.   

 

VI. Stormwater Management  

Please refer to the Stormwater Management Narrative submitted with this Concept Plan 
application as 04-SWM-520220250 for information.   

 

VII. Forest Conservation  

Please refer to the Forest Conservation Narrative submitted with this Concept Plan application as 
04-FC-520220250 for information.   

 

VIII. Conclusion  

The Applicant believes that the development proposed with this Concept Plan will be an important 
milestone in the ongoing evolution of the Belward Campus, as well as for the implementation of 
the Master Plan and the County’s goals of creating a premier location for biotechnology, life 
sciences, and research and development for the region in the Great Seneca Science Corridor.  The 
Concept Plan will build upon JHU’s recently approved health care and surgery building to advance 
Belward Campus as a compact, campus-like hub for scientific innovation, one that encourages and 
delivers opportunities for corporate collaboration while simultaneously generating local jobs.  At 
the same time, the Concept Plan will utilize context-sensitive building and infrastructure design, 
resulting in new public and private spaces, amenities, and pedestrian-focused connections that will 
preserve and enhance the historic Belward farmstead, as the Master Plan requires.   

The Applicant looks forward to working with the Montgomery County Planning Department and 
related agencies on this exciting opportunity, as details are refined over the coming months.   

 

 

 


