PLANNING COMMISSION
Wednesday, July 10, 2019
7:00 PM

Rockville City Hall
Mayor and Council Chambers
Meeting No. 19-2019

AGENDA
Gail Sherman, Chair
Don Hadley
Charles Littlefield
Sarah Miller

Anne Goodman
John Tyner, II
Rev. Jane E. Wood

Jim Wasilak, Staff Liaison
Cynthia Walters, Deputy City Attorney
Eliot Schaefer, Assistant City Attorney

1.

Work Session
A.

2.

Recommendation to Mayor and Council
A.

3.

Work Session 2: Comprehensive Plan, Draft for Planning Commission
Public Hearing

Recommendation to the Mayor and Council on Zoning Text
Amendment TXT2019-00254 - Revisions to the Development Standards
for Accessory Buildings in Residential Zones, and for Accessory
Buildings in Both the MXT and HD (Historic District) Zones; Mayor and
Council of Rockville, Applicants.

Commission Items
A. Staff Liaison Report

B. Old Business

Planning Commission

C. New Business

D. Minutes Approval
May 22, 2019

E. FYI/Correspondence

4.

Adjourn

July 10, 2019

Planning Commission

July 10, 2019

HELPFUL INFORMATION FOR STAKEHOLDERS AND APPLICANTS

I.

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

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

II.

PLANNING COMMISSION BROADCAST
• Watch LIVE on Comcast Cable Rockville Channel 11 and online at: www.rockvillemd.gov
• Replay on Comcast Cable Channel 11:
o Wednesdays at 7:00 pm (if no live meeting)
o Sundays at 7:00 pm
o Mondays, Thursdays and Saturdays at 1:00 pm
o Saturdays and Sundays at 12:00 am (midnight)
• Video on Demand (within 48 hours of meeting) at: www.rockvillemd.gov/VideoOnDemand.

III.
VI.

NEW DEVELOPMENT APPLICATIONS
•

For a complete list of all applications on file, visit: www.rockvillemd.gov/DevelopmentWatch.

ADDITIONAL INFORMATION RESOURCES
•

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

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

1.A

Agenda Item #:
Meeting Date:
Responsible Staff:

A
July 10, 2019
Cynthia Kebba

SUBJECT:

Work Session 2: Comprehensive Plan, Draft for Planning
Commission Public Hearing

RECOMMENDATION

Hold a work session on the Comprehensive Plan, Draft for
Planning Commission Public Hearing. Staff recommends
reviewing the Elements on Housing, Historic Preservation and
Recreation and Parks, including the related testimony.

(Include change in law or Policy if
appropriate in this section):
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Planning Commission Staff Report:
MEETING DATE:

July 10, 2019

REPORT DATE:

July 3, 2019

RESPONSIBLE STAFF:

Cindy Kebba, Manager,
Comprehensive Planning
240.314.8233
ckebba@rockvillemd.gov

SUBJECT:

Work Session 2 on Comprehensive
Plan, Draft for Public Hearing

BACKGROUND:
Actions to Date
The Planning Commission held three public hearings on the Comprehensive Plan: Draft for
Public Hearing. Following the final June 4 public hearing, the Planning Commission scheduled
four work sessions on June 26, July 10, July 24, and August 7. The work sessions are
opportunities for the Planning Commission to review the testimony with staff and make
revisions to the Draft Plan.
The Planning Commission closed the public record for written testimony on Tuesday, June 18,
2019. Written testimony received by the Planning Commission and transcripts from the public
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hearings are available on the project Web site at https://www.rockvillemd.gov/203/Rockville2040-Comprehensive-Plan-Update.
The first work session was held on June 26, during which the Introduction and the Community
Facilities, Economic Development, and Municipal Growth Elements were discussed. The
Planning Commission reviewed testimony submitted and instructed staff to make changes to
the Draft Plan based on the discussion.
Summary of Draft Plan Contents
The Comprehensive Plan: Draft for Planning Commission Public Hearing constitutes the first
major portion of the proposed update to the existing Comprehensive Master Plan, which was
adopted by the Mayor and Council of Rockville on November 12, 2002.
This first portion of the Draft Plan contains an Introduction chapter and ten Elements, or
citywide topic areas. The second portion of the Plan has not yet been completed or released. It
will cover the Planning Areas, which are closer looks at geographic subareas of the City. The
draft of the Planning Areas portion will be presented to the Planning Commission this fall, for its
review, adjustments, and release.

DISCUSSION:
Staff suggests that, at the July 10 meeting, the Planning Commission review and discuss
testimony on the Housing, Historic Preservation, and Recreation & Parks Elements. (Remaining
Elements will be reviewed at upcoming work sessions.) Testimony that has been received on
these three topics is attached in the form that it was received (Attachment A) and is
summarized in Attachment B. Staff requests direction from the Planning Commission on any
revisions it wishes to make to these Elements.
At the work session, staff will highlight key issues for discussion, rather than every item in the
staff report. However, the Planning Commission should feel free to bring up any testimony or
topics related to the Element under discussion.
As a reminder, all testimony received on all topics was provided in the staff report for the June
26 work session on the Comprehensive Plan.
Housing Element
State of Maryland, Department of Planning (MDP Exhibit 11)
1. MDP encourages the city to develop a plan to provide a comprehensive approach to
guide the affordable and mixed-income housing development effort (such as providing
density bonuses, incentive tax policies, leveraging state and federal housing finance
programs, ensuring long-term affordable units, supporting land banking and prioritizing
affordable housing subsidy near transit.)
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Staff response: Staff agrees and recommends changing action 1.1 under Policy 1 to read
“Develop a plan to provide a comprehensive approach to guide the city’s affordable and mixedincome housing development efforts.”
2. Include references for charts and figures in the Housing Element and other Elements
throughout the Draft Plan.
Staff response: Staff agrees with this suggestion and will include sources.
Maryland Department of Housing and Community Development (DHCD - included with MDP
testimony, Exhibit 11)
The testimony states that there is no discussion in the plan of potential State of Maryland
financing programs. DHCD staff are available to discuss these with city staff.
Staff response: Staff believes that this comment is addressed by Action 7.1, under Policy 7 of
the Housing Element which states: “Leverage federal resources and identify local and state
funding sources to support the production of housing affordable to low- and moderate-income
households.” Staff welcomes DHCD’s invitation to discuss the full range of financing tools as
well as potential resources for specific development opportunities.
Kenneth Hoffman (Exhibit 14)
The testimony suggests using existing housing stock to allow single individuals to live together,
from people recovering from addictive disorders to community college students who require
affordable housing choices.
Staff response: Staff believes that this comment is already addressed in the Draft Plan and by
current zoning. Policy 7 of the Land Use Element reads: “Review and enforce regulations on
shared housing and develop standards for short-term residential rentals.” The text below this
policy states that the Draft Plan “encourages a community discussion on the appropriate
standards and regulations on the use of dwelling units given the reality of shared arrangements,
but also concern in neighborhoods regarding overcrowding, parking shortages, and transient
renters.”
In addition, Rockville’s Zoning Ordinance currently allows for such living arrangements. Group
homes that allow for up to eight individuals are permitted by right in the Single Dwelling Unit
Residential Zones. Larger group homes, housing up to 16 residents, may be allowed by Special
Exception. Often these uses function within the existing housing stock.
Personal living quarters are allowed in all mixed-use zones except for the MXC zone. These are
defined in the Zoning Ordinance as permanent residential units with incomplete kitchen or
bathroom facilities, occupied by no more than two persons in each such unit, and located
within a larger structure that contains at least five such units, plus a residential unit for an onsite manager. These are currently allowed in all of the mixed-use zones except the MXC zone.
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Twinbrook Community Association (TCA – Exhibit 26) and Lincoln Park Civic Association (oral
testimony at the June 4, 2019 Public Hearing)
TCA supports policies to allow Accessory Dwelling Units (ADUs), short-term rentals and diverse
housing options within Twinbrook. The Lincoln Park Civic Association also supports Accessory
Dwelling Units (ADUs) as an affordable housing option.
Staff response: Staff concurs. This topic will be discussed during the Land Use Element work
session.
Historic Preservation Element
Maryland Historical Trust (MHT - included with MDP testimony, Exhibit 11)
1. MHT supports Policy 2 in the Historic Preservation Element to “Follow a clear and
proactive process for evaluating and designating historic districts based on established
criteria and an ongoing preservation strategy and work program.”
Staff response: Staff concurs.
2. In the paragraph that explains Policy 3 in the Draft Plan, the sentence “At the same
time, the continued preservation of some designated properties may not always be
financially feasible” is confusing.
Staff response: Staff agrees that this sentence is confusing on its own and suggests adding an
action under Policy 3 to “Consider ways to remove historic designation from buildings and sites
that have lost historic or architectural integrity, without encouraging demolition by neglect.”
Twinbrook Community Association (Exhibit 26)
The testimony suggests including signage in Twinbrook and throughout Rockville to highlight
the neighborhood’s and city’s history.
Staff Response: Staff believes that this suggestion is incorporated into the Historic Preservation
Element. Policy 7 to “Enhance understanding of and appreciation for Rockville’s history and
historic character” and Policy 8 “Promote and support heritage tourism as a tool for economic
development,” with their associated actions, encourage increased awareness of Rockville’s
history and more interpretive signage. However, staff recommends amending action 7.3 to read
“Increase awareness of Rockville’s history and historic preservation through interpretive
signage and school and community programs.”
David Hill (Exhibit 38)
The testimony suggests changes and supplements to the introduction to the Historic
Preservation Element (page 206) as follows:
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1. First paragraph: the stages of Rockville’s history are out of order. Rockville began as an
agrarian economy.
Staff response: Staff agrees and suggests changing the sentence to read: “The city has grown
from an agrarian society and small village to the county seat, commuter suburb, and more
recently to a commercial destination and employment center.”
2. Second paragraph: Disagrees with the statement “The original six streets that formed
the town are still at the heart of the city, as shown in the 1803 Plan of Rockville.”
Staff response: Staff believes that the sentence, as written in the Draft Plan, is accurate, even
though Commerce Lane was re-named and parcels have been reconfigured over time. The
intent of the sentence is to indicate that one can still recognize the original street layout.
3. Second paragraph: the sentence “Many of Rockville’s historic [resources], dating to the
18th, 19th and 20th century have been preserved…” is arguable.
Staff response: Staff agrees that “many” is the wrong word, especially for 18th century
resources. Staff suggests replacing the word “many” with “Examples.”
4. Page 206; Goal 2. Change the word “appropriate” to “sympathetic.”
Staff response: Staff is fine with the change to “sympathetic.”
Peerless Rockville (Exhibit 44)
1. The Draft Plan lacks an action step to create ordinances or protections to avoid
demolition by neglect. Similar testimony was provided by the West End Citizens
Association (Exhibit 47).
Staff response: Staff concurs and suggests adding another Action before 5.8 on page 216 to
“Develop a process to both avoid and respond quickly to cases of demolition of neglect.”
2. Peerless Rockville supports a statement in the Draft Plan similar to that which was in the
2002 Comprehensive Master Plan: “The HDC should review development proposed in
adjacent and abutting areas at the preliminary planning and review process to prevent
harmful impacts on the nearby historic properties.”
Staff response: Staff does not recommend adding this statement. Staff believes that property
owners adjacent to historic structures should clearly know what is expected when developing
or making changes to their properties. Zoning ordinance standards could be added to include
requirements for buffers or landscaping in lieu of review by the HDC. However, per the zoning
ordinance, non-regulatory courtesy reviews by the HDC may be conducted if requested by the
Mayor and Council or the Planning Commission.
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3. Page 206. Modify Goal 2 to remove the phrase “…while allowing appropriate
alterations.”
Staff response: Staff agrees that that phrase is not necessary in Goal 2 and can be removed.
4. Add a Policy to the first Goal to update existing outdated documents.
Staff response: Staff recommends making this a second Action under Policy 1 on page 207.
5. Review and enact zoning standards that pertain to Historic District overlay zoning to
ensure the enforcement and protection of resources within Historic District zones.
Staff response: Staff believes that the HDC should continue to follow the Secretary of the
Interior Standards, the city’s Technical Guides, design guidelines, and the zoning ordinance
when reviewing alterations to designated properties. Staff is drafting some new ordinance
changes that, if adopted, could affect designated properties, such as regulating the sizes of new
accessory structures. Staff also believes that design guidelines need to be updated and new
guidelines developed, as stated in Action 5.2.
6. Add a new goal to “Prioritize identification and protection of resources through
proactive survey, identification, and documentation of individual and historic district
resources, citywide themes, patterns of development and historic contexts.”
Staff response: Staff believes that this concept is already addressed in Goal 2 on page 211,
including the bullets of what Rockville values and Policy 2 on page 213 of the Historic
Preservation Element.
7. Add new policies to ensure broader diversity of resources.
Staff response: Staff agrees and recommends that Action 2.3 (page 213) be broadened to
include under-represented and diverse contexts, populations, and periods of development,
including significant examples of the recent past, built since the mid-20th century.
8. Modify Goal 2 (page 206) to read “Preserve significant examples of architectural periods
and historic themes through local designation, historic preservation, and utilization of
alternative strategies for preservation.”
Staff response: Staff agrees with the concept but disagrees with modifying the goal. Historic
preservation is already addressed as the first goal. Alternative strategies and other tools are
included in Policy 5 on page 216. Staff believes local historic designation is the most valuable
tool for preservation. However, staff suggests that an additional Action item be added under
Policy 5 to consider alternative preservation strategies such as easements and conservation
districts when historic designation is not feasible or desired.
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9. Change Policy 3 on page 213 to read: Integrate historic preservation policies into
planning activities and development review.
Staff response: Staff recommends no change. This sentence is included under the existing Policy
3.
10. Modify action 5.4 on page 216 to read: Enact zoning language and standards to maintain
the character of designated residential buildings even when the structures are used for
non-residential purposes, such as along North Adams Street.
Staff response: Staff recommends modifying the action to read: “Maintain he character of
designated residential buildings even when the structures are used for non-residential purposes
(such as along North Adams Street), using appropriate tools such as zoning and design
guidelines.” The HDC uses the Secretary of the Interior Standards for Rehabilitation and the
city’s Technical Guides and design guidelines to determine if exterior alterations are
appropriate, as well as following zoning regulations. As noted above, staff recommends adding
a policy to update outdated documents, including design guidelines.
11. Move Action 5.8 to Goal 1 and add “create policies to regulate demolition by neglect.”
Staff response: Staff believes that this action belongs with Policy 5, but staff agrees with
strengthening the statement to read: “Create regulations to avoid demolition of neglect and
respond to cases of demolition by neglect and ensure that all locally designated properties are
compliant with building codes.”
12. Add a new policy to include alternative preservation strategies such as design
guidelines, area plans, and conservation districts.
Staff response: Staff suggests adding this as an action under Policy 5 to read “Evaluate
alternative preservation strategies such as design guidelines, area plans, and conservation
districts, particularly for East Rockville, Lincoln Park, Twinbrook, Rockcrest, mid-century
resources and underrepresented resources.”
13. Add an Action to Policy 6 to read “Ensure preservation of historic character, streetscape
and view sheds when modifications and additions to Historic Districts are proposed.
Staff response: Staff believes that Policy 6 and the Action to initiate streetscape design projects
for large, multi-site historic districts are sufficient.
14. Add an Action under Goal 3 to read “Partner with local, state, and national partners to
prioritize funding for treasured vacant and underutilized historic resources such as King
Farm, Chestnut Lodge, Lincoln High School, and Rockville Academy.”
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Staff response: Staff suggests adding an Action to “Seek funding sources to help preserve
underutilized and at-risk historic resources” to Policy 5.
Rockville Historic District Commission (Exhibit 49)
1. Add a goal to the Land Use Element to incorporate historic preservation concepts into
land use planning and development.
Staff response: Staff believes that this is already addressed by Policy 3 in the Historic
Preservation Element (page 213). The last sentence under that policy reads “Rockville should
integrate historic preservation policies into its larger planning activities by ensuring that
preservation issues are identified and resolved as early as possible in the development
process.”
Staff suggests that the first portion of this sentence be modified to read “Rockville should
integrate historic preservation policies into its larger planning activities, neighborhood plans,
and development projects.” Staff also suggests that the latter portion of this sentence be
turned into an Action statement that reads: “Ensure that preservation issues are identified and
resolved as early as possible in the development process.”
2. Add a recommendation for interpretive signage under Goal 4 “Let’s Walk Rockville” of
the Land Use Element. Add interpretive signage at the Rockville Station.
Staff response: Staff believes that recommendations for interpretive signage are well covered
under Policy 8 of the Historic Preservation Element, including Actions 8.4, 8.5, and 8.6 on page
218. Individual projects should be considered and prioritized based on recommendations of the
updated Historic Resources Management Plan and the Target Investment Projects in Rockville’s
Amendment to the Montgomery County Heritage Area Management Plan (Action 8.1).
3. Include a recommendation in the Plan that a full cultural resource survey, both
architectural and archaeological, should be undertaken on large properties prior to
development to identify potential historic and prehistoric resources.
Staff response: Staff does not agree that this recommendation should be in the Plan as the city
already requires this review as part of the Natural Resources Inventory (NRI), which includes an
inventory of cultural, natural and archaeological resources as well as of significant views and
vistas.
4. Include more text on the history of the national preservation movement under Goal 1
on page 206.
Staff response: Staff believes that the level of detail on this topic as provided in the Draft Plan is
appropriate. The Historic Preservation Trends Report (2016) includes a more detailed
description of the historic preservation movement on the national level. The Trend Reports, on
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each of the Elements, were intended to provide background information that was considered
to be too detailed for the Comprehensive Plan (part 1 of which alone is 237 pages.)
5. Include more discussion of archaeology and potential archaeological resources in
Rockville.
Staff response: Staff agrees and suggests that an Action be added under Policy 7 on page 217 to
work with Montgomery College, Montgomery County, local archaeological organizations and
other partners to develop educational materials on this topic and recommendations for testing,
excavation and analysis of artifacts under qualified supervision.
6. Mention the Section 106 process of the National Historic Preservation Act on page 215.
Staff response: Staff agrees that a paragraph describing this process should be included under
Policy 4. Proposed text follows:
The Section 106 review process is an integral component of the National Historic
Preservation Act. Section 106 requires federal agencies to consider the effects on
historic properties of projects they carry out, assist, license or approve. A fundamental
goal is to ensure that federal agencies consult with interested partners to identify and
evaluate historic properties, assess the effects of their undertakings on historic
properties, and attempt to negotiate an outcome that will balance project needs with
historic preservation values.
7. Page 207: Change “augmenting” to “expanding” and add “historic” between
“designated resources.”
Staff response: Staff agrees and will make the edits.
8. Page 208: Highlight historic districts in different colors.
Staff response: Staff disagrees with this suggestion because the map is already very detailed.
Staff’s view is that a single color to represent all of the historic districts is less confusing than
multiple colors.
9. Add basic historic facts to each of the representative buildings on page 209.
Staff response: Staff recommends adding construction dates for each. The Historic Buildings
Catalog has more detail on all of Rockville’s historically designated buildings and many nondesignated buildings, as well.
10. Add “public input” to the second paragraph of Policy 2 on page 213.
Staff response: Staff agrees and will add “public input” to the second sentence.
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11. Page 217: Add “archaeological resources” to Action 5.9 and add Lincoln Park Historical
Foundation to Policy 7.
Staff response: Staff agrees with these edits.
12. Page 218; Add “work with community partners” to Action 7.6.
Staff response: Staff agrees with the edit.
West End Citizens Association (WECA – Exhibit 47)
1. Page 211: Change Goal 2 to include Preservation.
Staff Response: Staff agrees.
2. Page 216; Action 5.1. Add a sentence to read “Policies that address specific historic
properties, such as Chestnut Lodge, are contained in the Neighborhood Plan where the
historic property is located.”
Staff response: Staff is sympathetic with the desire to refer to specific policies in the Planning
Areas portion of the Plan but believes that this could become unwieldy if all Planning Area
policies were to be referred to throughout the Elements portion of the Plan. Instead, staff
recommends adding more language about the role of the Planning Areas portion to the
Introduction, on page 3 to ensure that the reader knows to look there for property-specific
policies.
3. Page 216; Action 5.4. Add a sentence to read “Regulations that must be met to preserve
the residential character shall be added to the zoning ordinance under 25.14.01 Historic
District Zones.”
Staff response: Staff believes that this language is too specific for a Comprehensive Plan and
design guidelines are a more appropriate tool to preserve residential character than specific
regulations. “Shall” is used in ordinance language and staff believes it is not appropriate to be
used in a Comprehensive Plan.
4. Page 216; Action 5.6. Add a sentence to read: “In the zoning ordinance, regulations and
penalties for preventing demolition by neglect shall be added to 25.14.01 Historic
District Zones.”
Staff response: (See Peerless Rockville Testimony, above, on this subject.) Staff suggests adding
language to Action 5.8 to state that a process should be developed within the Zoning Ordinance
to respond to and avoid cases of demolition of neglect. Again, staff believes that “shall” is not
appropriate in a policy/guiding document.
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5. Page 217. Add a second action statement under Policy 6 to read: “When modifications
or additions are proposed for historic districts, ensure that they preserve the historic
character of the streetscape and add signage, if appropriate.”
Staff response: Staff agrees.
Recreation and Parks Element
State of Maryland, Department of Planning (MDP Exhibit 11)
1. The Maryland Department of Planning suggests that the Parks and Recreation Element
include a couple of sentences, in general terms, about the potential park and recreation
values of the golf courses within the city if they change use or ownership in the future.
Staff response: Staff believes that this suggestion is already included in the Recreation and
Parks Element. Under Policy 3, Action item 3.3, the Recreation and Parks Element reads: Retain
all or a majority of RedGate Golf Course as some type of park resource open and available to
residents. Staff recommends that this sentence be changed to read “Retain a significant portion
of RedGate Golf Course as a park resource open and available to residents” since future use of
the golf course has not been determined.
Policy 25 in the Land Use Element addresses the need for conceptual master plans to be
developed prior to or as part of any development proposals involving the city-owned RedGate
golf course or the two private golf courses, in part so that community facilities such as parks
and recreation facilities can be included in the overall land use concept plan.
2. MDP suggests that the Draft Plan describe the relationship of the city’s Parks,
Recreation and Open Space (PROS) Plan with the Comprehensive Plan and the
Recreation and Parks Element of the Plan.
Staff response: Staff agrees that the Element should include a sentence in the last paragraph of
the introduction on page 90 to describe this relationship. The current (2009) PROS Plan is a
policy document that is not incorporated into the current (2002) Comprehensive Plan but
provides direction that supplements and furthers policies in the current Plan. An update to the
2009 PROS Plan is underway (“The Recreation and Parks Strategic Plan”) and expected to be
presented to the Mayor and Council by the end of 2019.
Linowes & Blocher on behalf of Woodmont Country Club (Exhibit 18)
The testimony requests that any recommendation for a park located on Woodmont Country
Club property contain clarification that the need, size, and location of the park would be
determined if the property redevelops.
Staff response: Staff agrees. The Rockville Pike Neighborhood Plan, adopted in 2016, calls for “a
large active park in the context of any large-scale development that may be proposed in the
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future on the west side of the Middle Pike.” This topic will also be addressed in the Planning
Areas portion of the Plan. Woodmont Country Club is proposed as Planning Area 11.
Twinbrook Community Association (TCA-Exhibit 26)
The testimony requests investment in the Rockcrest Community Center to allow it to function
more like the Twinbrook Community Recreation Center, as a location for community meetings,
programs, and sports.
Staff response: Staff believes that the Draft Plan addresses investment in all of the city’s
community centers. Policy 7 in the Recreation and Parks Element, and Actions 7.4 and 7.5,
address the need to maintain and invest in the city’s community centers. The need to address
the Rockcrest Community Center will be evaluated in the Planning Areas portion of the Draft
Plan (Planning Area 8).
Environment Commission (Exhibit 31)
Referring to Goals 4 and 5 in the Environment Element, Action items should include a
commitment to using green appropriate landscape plans in Rockville parks.
Staff Response: Staff recommends adding an Action under Policy 5, “Maintain and Promote Our
Parks” to “Consider using green appropriate landscape plans as part of park maintenance.”
Staff notes that there can be financial and maintenance trade-offs and that this action should
not be an absolute requirement.

PUBLIC OUTREACH:
After the Draft Plan release on March 14, 2019, staff initiated a public information program.
The draft is posted on the city’s Web site, at http://www.rockvillemd.gov/203/Rockville-2040Comprehensive-Plan-Update. It was sent to the State Clearinghouse within the Maryland
Department of Planning, relevant public agencies, and adjoining jurisdictions. Staff held two
informational meetings, prior to the public hearings, to assist the public in understanding both
the Draft Plan and the methods by which written and oral testimony could be provided.
Staff also offered to visit with any community, business and other organizations, including City
Boards and Commissions, that wished to have a presentation regarding the draft plan and on
how to provide testimony. Staff visited with many and has made many informational
presentations.
In addition, staff worked with the city’s Public Information and Community Engagement office
to provide information through Rockville Reports, Rockville 11, social media, and listserv emails
to provide information on the Draft Plan content, public hearing dates, methods to provide
testimony, and to keep the public updated on the process.
At a broader level, the Draft Plan is the result of extensive community input that was gathered
over a multi-year period, and continues to the present, in a process known as “Rockville 2040.”
That process is summarized in the Introduction chapter of the Public Hearing Draft, but includes
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a kick-off meeting, 35 Listening Sessions, 4 Citywide Forums, 3 Open Houses, 2 Information
Sessions, and many meetings with community members, community organizations, and other
stakeholders as warranted. Staff has been available to talk and meet with any member of the
broad Rockville community, including but not limited to residents, business owners, workers,
representatives of non-profit organizations, and representatives of governmental and quasigovernmental agencies.

BOARDS AND COMMISSIONS:
City boards and commissions participated in many of the public meetings held during the
Rockville 2040 process; and city staff have attended various meetings of boards, commissions
and other organizations (e.g. Rockville Economic Development, Inc., Rockville Housing
Enterprises, etc.) to obtain their input. The Planning Commission may choose to include boards
and commissions in work sessions, on various topic areas.

NEXT STEPS:
The next work session on the Draft Comprehensive Plan is scheduled for July 24. The Land Use
Element is scheduled for that discussion.

Attachments
Attachment 1.A.a:
Attachment 1.A.b:

Testimony Housing, HP, Rec & Parks (PDF)
Testimony Matrix Housing, Historic Pres., Recreation & Parks Only (PDF)
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COMPREHENSIVE PLAN: Planning Commission Public Hearing Draft
Summary of Testimony from March 14 - June 18, 2019 (Recreation & Parks, Housing and Historic Preservation Only)
Exhibit #

Information Source Name
and Address

Rec&Parks Housing Hist Pres
x

Advocating for drop-in facilities for differently abled and autistic individuals, Staff believes that these comments are already addressed
recreational equality and accessibility. Bankshot playcourts provide these in the Draft Plan. The Vision statement for the Recreation
types of facilities.
and Parks Element includes the statement that "Parks and
recreation facilities will meet the needs and desires of
Rockville's diverse users." Action statement 2.6 in this
Element reads: "Plan for and promote park access via nonvehicular modes, and equivalent access for all types of
users."

Mary Grace Sabol
Blandford Street
Rockville, MD

x

Include game called soccer darts at events/festivals. Need more fenced
dog runs/parks. Portion of Elwood Smith Park that borders Fleet Street
needs better maintenance. Better water drainage on steps from Metro ped
bridge to Monroe St. Traffic calming needed at Fleet and Monroe.
Crosswalk signal is dangerous for pedestrians. Connect dead end of
Blandford Street with Fleet Street for pedestrians. Consider a
sculptural/architectural element on MD355 that tells people they are
entering Rockville.

Some of these comments are better addressed outside the
Comprehensive Plan. Comments forwarded to Recreation
& Parks staff for consideration. Comments also forwarded
to Traffic and Transportation staff for consideration.
Rockville Pike Neighborhood Plan (part of Comprehensive
Plan) states that "significant public art at a gateway location
on the Pike and for Metro passengers existing the
Twinbrook Metro Station would provide a welcoming entry
to Rockville."

Jonathan (no last name or address
provided)

x

Add temporary activities (large chess or checker pieces, horsehoes, etc.)
on Rockville Town Square park grassy area.

Programming comment. Comments forwarded to
Recreation & Parks staff for consideration.

Isaac Fulton
Bradford Drive
Rockville, MD

x

City of Rockville sports should have year-round basketball.

Programming comment. Comment forwarded to Recreation
& Parks staff for consideration.

State of Maryland Agencies: Dept
of Planning, Housing & Community
Development, Commerce,
Environment, Historical Trust

x

x

x

MD Planning confirms that the draft plan includes the elements required
by the Land Use Article and includes many other comments.

Comments are extensive and detailed, and not easily
summarized. A full review by staff and the Planning
Commission is recommended. Topics raised will be
addressed at appropriate work sessions.

Kenneth Hoffman
1511 Auburn Avenue, Rockville,
MD 20850

x

x

x

Addresses all ten elements in his testimony. Expresses concerns about
income disparity and differentials between income and housing costs.
Rockville needs a stronger middle class base that is economically secure.
Encourages a more integrative relationship with Montgomery College.
Specific attention should be given to income potential of Montgomery
College graduates and land use policies that will help them live in
Rockville. Encourages better transportation, particularly between the
college and Town Center. Need for more parks and recreation
opportunities and community facilities. Encourages environmentally
friendly components for use in urban density housing, water conservation,
safe drinking water. Enhance economic development in Town Center and
other locations with students educated and trained at Montgomery College
in collaboration with Rockville Economic Development, Inc. (REDI)
initiatives.

Many of these points concern Montgomery College and its
surrounding area and can be considered in the Planning
Areas document that will follow the Elements portion of the
draft plan.

6

8

11

14

Staff Comments

Dr. Reeve Brenner
Autism Awareness Bankshot
Playcourts
2

7

Summary of Comments

Planning Commission Comments
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COMPREHENSIVE PLAN: Planning Commission Public Hearing Draft
Summary of Testimony from March 14 - June 18, 2019 (Recreation & Parks, Housing and Historic Preservation Only)
Exhibit #

Information Source Name
and Address

Rec&Parks Housing Hist Pres

Linowes and Blocher, Attorneys on
behalf of Woodmont Country Club

x

Twinbrook Community Association

x

18

x

26

29

Lincoln Park Civic Association, oral
testimony at 6-4-19 public hearing
by President, Alexandra Dace
Denito

x

x

Summary of Comments

Staff Comments

Linowes & Blocher (on behalf of Woodmont Country Club) summarizes its
testimony as follows: 1. Eliminate the recommendation for a conceptual
master plan for golf courses with respect to Woodmont CC and
recommend only a PD zone. 2. Land Use Policy Map should reflect the
recommendation for PD on Woodmont. 3. Woodmont requests that the
Wootton Parkway frontage be designated RF (Residential Flexible) rather
than OSP (Open Space - Private). 4. Any recommendation for a park
located on Woodmont CC property should contain the clarification that the
need, size, and location of the park will be determined if the property
redevelops.

Comments will be addressed during the work session on
the Land Use Element. Regarding the request for PD being
put on the Land Use Policy Map, 'planned development' is a
zoning tool and process, rather than a land use. At this time
the Zoning Ordinance does not have a PD zone or process.
Staff believes that Open Space Private reflects the likely
future land use for the majority of the property, with other
uses along the frontage per the Rockville Pike
Neighborhood Plan. Staff agrees with comments about the
park, which will be addressed in the Planning Areas portion
of the Plan.

Supports ADUs and diverse housing options around the Twinbrook Metro
Station area and the Veirs Mill Corridor. Supports transit-oriented
development that can connect Twinbrook to retail and services along
Rockville Pike. Agrees that creative solutions should be sought to address
capacity issues of major arterials (Veirs Mill, Twinbrook Parkway,
Rockville Pike). Supports public transit services and the improvement of
bus routes, stops, and shelters in Twinbrook. Some are not accessible to
people with disabilities. Supports a Bus Rapid Transit (BRT) hub at
Atlantic Avenue and more investment in the Metro stations. Encourages
investment in the Rockrest Community Center and in the infrastructure
needs of the two school clusters that serve Twinbrook with the goal to
bring both schools to ta "green" rating. Suggests including signage in
Twinbrook and throughout the city to highlight their history.

Supportive of the Draft Plan. Any recommended
investments in the Rockcrest Community Center will be
addressed in the Planning Areas portion of the Draft Plan
(Twinbrook, PA8). The Draft Plan does include policies to
advocate for public schools in Rockville. Education on the
city's history through interpretive signage and other means
is recommended in the Historic Preservation Element.

Supportive of Draft Plan. Accessory Dwelling Units (ADUs) are a good
option to provide more housing.

Supportive of ADUs as introduced in the Draft Plan. ADUs
will be discussed during the work session on the Land Use
Element.

Rockville Environment
Commission, John Becker, Chair

x

Numerous comments provided on the Environment Element and other
Elements.

Staff is developing comments on the testimony which will
be discussed during appropriate work sessions.

Eric Fulton
Bradford Drive
Rockville, MD

x

The city should explore options beyond traditional zoning to accommodate
its growing population. Research and consider adopting form-based codes
in areas ringing the metro centers, areas that are currently dominated by
single-family homes with easy walk to transportation. This would support
Goals 1 & 2 in the Land Use Element. Overhaul parking requiremments in
Town Center and the South Pike area. Build housing without parking.
Address safety, comfort, aesthetics, and convenience in improving
walkability. Stop putting trees in the medians where they are in direct sight
lines of drivers. Would like to see more pop-up retail or kiosks. Supports
growth of public transportation and a pedestrian master plan. Parks
should be well lit for safety and walkability. Invest in upgrades to the water
treatment plant.

Supports much of the Draft Plan goals and policies. Form
based zoning was discussed as part of the Rockville Pike
Neighborhood Plan process. Elements of form-based
zoning may be appropriate in certain areas of the city where
form and design may be considered to be more critical than
use or density. Staff agrees that parks should be well lit for
safety and walkability - see Goal 5 in the Recreation and
Parks Element.

31

32

Planning Commission Comments
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COMPREHENSIVE PLAN: Planning Commission Public Hearing Draft
Summary of Testimony from March 14 - June 18, 2019 (Recreation & Parks, Housing and Historic Preservation Only)
Exhibit #

Information Source Name
and Address

Rec&Parks Housing Hist Pres

Summary of Comments

Staff Comments

David Hill
Beall Avenue, Rockville, MD

x

Would like to see a section on critical parcels in the plan, as was done in
the 2002 Comprehensive Master Plan. Comments on introduction of the
Historic Preservation Element and the wording of Goal 2 on page 206 change appropriate alterations to sympathetic alterations. Includes
comments on making a cityscape that contains core premises of Smart
Growth and retrofitting when possible.

Staff is developing responses to these comments that will
be addressed at the appropriate work sessions.

Peerless Rockville Historic
Preservation, Inc.

x

Testimony states that the Draft Plan's Historic Preservation Element
Comments are addressed in the staff report for the 7-10-19
should be informed by the updated Historic Resources Management Plan. work session.
(Note: this plan has not been finalized at this time). Suggests specific
modifications to goals and policies.

38

44

Vincent Russo
DeBeck Drive, Rockville, MD

x

Twinbrook resident supports many of the Draft Plan policies, including
The RA land use designation and other topics will be
development of a community node at Edmonston Drive and Veirs Mill
subjects of discussion at the work session on the Land Use
Road. Suggests adding a provision to straighten Edmonston Drive so that Element.
it intersects with Veirs Mill at one location instead of two. The Plan should
allow for opening up Hillcrest Park to Veirs Mill Road. Could larger
apartment buildings be included in the Residential Attached (RA) land use
designation along Veirs Mill to achieve the desired density?

45

West End Civic Association
(WECA)

x

Historic Preservation Element - suggests changing Goal 2 to read: Historic Comments are addressed in the staff report for the 7-10-19
Designation and Preservation of Historic Resources. Recommends
work session.
sentences to be added to Action items 5.1, 5.4, 5.6 and 6.2.

Historic District Commission (HDC)

x

Add a goal to the Land Use Element to incorporate historic preservation
Comments are addressed in the staff report for the 7-10-19
concepts into land use planning. Comments on adding interpretive
work session.
signage; doing cultural resource surveys for all new developments; include
interpretive materials as part of any redesign of the Rockville Metro
Station. Historic Preservation Element: add more on the history of the
national historic preservation movement to the introduction. Add more
discussion on archaeology. Mention the Section 106 process and its
requirements. Individual comments and wording suggestions.

47

49

Planning Commission Comments
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2.A

Agenda Item #:
Meeting Date:
Responsible Staff:

A
July 10, 2019
Nicole Walters

SUBJECT:

Recommendation to the Mayor and Council on Zoning Text
Amendment TXT2019-00254 - Revisions to the Development
Standards for Accessory Buildings in Residential Zones, and
for Accessory Buildings in Both the MXT and HD (Historic
District) Zones; Mayor and Council of Rockville, Applicants.

RECOMMENDATION

Staff recommends that the Planning Commission forward a
recommendation of approval of the proposed text
amendment.

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

TXT2019-00254, to revise the development standards for accessory buildings
in residential zones, and for accessory buildings that are located in both the
MXT (Mixed-Use Transition) and HD (Historic District) zones.

Location:

City-Wide

Staff:

Nicole Walters
Planning and Development Services
240-314-8215
nwalters@rockvillemd.gov

Applicant:

Mayor and Council

Filing Date: April 9, 2019

Executive Summary
The proposed text amendment proposes revisions to the development standards for accessory
buildings in residential zones, and for accessory buildings located in both the MXT (Mixed-Use
Transition) and HD (Historic District) zones (see Attachment 1).
The Mayor and Council authorized the filing of the text amendment on April 8, 2019. In
accordance with the Zoning Ordinance, the Planning Commission may review the proposed
amendment and provide a recommendation to the Mayor and Council. The Mayor and
Council public hearing is scheduled for July 15, 2019.
At the June 12, 2019 meeting, the Planning Commission considered the recommended changes
to the regulations for accessory buildings. Based on the feedback at that meeting, the Planning
Commission needed more information from staff prior to making a recommendation.
Specifically, several members needed information on the effects of this text amendment and
the related Zoning Text Amendment TXT2019-00255, which addresses accessory apartments
and accessory dwelling units (ADUs) on single-family residential lots. The July 10th Planning
Commission work session will provide additional information regarding recommended changes,
the reason for them, and provide staff feedback/comments.
The changes proposed are intended to do several things:
• Address concerns expressed by the public on the size and height limitations for a single
accessory building, which many felt were restrictive;
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•
•
•
•

Reduce or simplify the number of calculations required for accessory buildings;
Include accessory building limitations for the larger lot zones that do not presently exist;
Impose new standards for accessory buildings on properties in the both MXT and HD
zones to approximate those of residential properties in order to maintain their
residential character, as most were initially built as single-family dwellings; and
Allow for a second story on accessory buildings where it can be determined that a
second story would not be contrary to the public interest.

The related Text Amendment Application (TXT2019-00255) associated with Accessory Dwelling
Units (ADUs) has been delayed to prepare drawings and images that illustrate the proposed
ordinance. The delay is also needed to provide time for staff to gather feedback on the
proposed changes from neighborhoods organizations and residents.

Recommendation
Staff recommends that the Planning Commission receive a presentation by staff and
discuss the text amendment in preparation for a recommendation at its August 7 meeting
following receiving the feedback from the July 15 th Public Hearing by the Mayor and
Council.

Background
At its October 29, 2018 work session, the Mayor and Council considered possible changes to
the regulations for accessory buildings, accessory apartments, and accessory dwelling units.
Following the discussion, the Mayor and Council directed staff to develop proposed changes
that would provide more opportunities for accessory apartments and separate accessory
dwelling units on existing single-family lots. In addition, the Mayor and Council wanted to
consider more flexibility in the size of accessory buildings (i.e., garages) for single family homes
based on public feedback. This text amendment is intended to address accessory buildings in
the residential zones and on properties in both the MXT and Historic District zones. The text
amendment associated with accessory dwelling units has been delayed to allow time to have
drawings and images prepared to illustrate the proposed ordinance and to provide time for
staff to gather feedback from neighborhoods throughout Rockville.
The Mayor and Council indicated at the time that these text amendments were authorized that
the primary intent was to help increase the range of affordable housing options in the city. To
that end, accessory apartments would be allowed as a conditional use (administrative
approval), rather than via the expensive and time-consuming process of acquiring a special
exception. Free-standing ADUs would also be allowed as conditional uses and could be solely
residential or combined with another accessory use such as a garage.
Accessory Apartment and ADU Text Amendment
Although not the subject of this text amendment, information on the accessory apartment and
ADU text amendment is provided as background. The size limit on accessory buildings in
residential zones will also limit the size of an ADU. Staff believes it is important to understand
this connection; however, the text amendment for accessory buildings in residential zones can
separately move ahead of the ADU text amendment.

Packet Pg. 107

2.A

The associated Zoning Text Amendment TXT2019-00255 proposes to allow accessory
apartments and detached accessory dwelling units as conditional uses in the residential zones.
In the case of accessory apartments, they must be contained within or as an addition to the
main dwelling, so this aspect of the proposed text amendment is not related to the residential
accessory building provisions. The text amendment proposes to allow accessory apartments as
a conditional use rather than by special exception approval. A conditional use is permitted by
right, provided that all specific conditions that address potential impacts are met.
The text amendment also proposes to allow free-standing accessory dwelling units (ADUs)
within accessory buildings that are not connected to the main dwelling. The dimensional
standards for these units must comply with the regulations for any other accessory building.
ADUs are also proposed to be permitted as a conditional use, provided that specific impacts are
addressed through such things as design, parking, size, height, and setbacks requirements. The
following conditions must be met in order to construct an ADU:
1. The design of the building must be compatible with the architectural style of the main
dwelling and generally compatible with the design and style of single unit detached
dwellings in the immediate neighborhood.
2. The building must be permanently attached to the ground.
3. The maximum gross floor area of an accessory dwelling unit must be less than 50% of
the total floor area of the main building.
4. There must be two off-street parking spaces on the lot. This requirement may be
waived by the Chief of Zoning if the applicant demonstrates that sufficient on-street
parking capacity is provided in the same block where the property is located.
5. An accessory dwelling unit is prohibited on a lot that has an accessory apartment.
6. The owner of the lot on which the accessory dwelling unit is located must occupy one
(1) of the dwelling units, except for bona fide temporary absences not exceeding six (6)
months in any 12-month period.
In summary, ADUs must comply with the design requirements for other accessory buildings, be
compatible with the main dwelling and surrounding houses, and be permanently attached to
the ground. Their floor area will be limited by the footprint limit for accessory buildings and/or
the gross floor area of the main house. The proposal to allow accessory buildings to be as tall as
20 feet is related to the possibility of adding a full second story to an accessory building such as
a garage to accommodate an ADU. This additional height must be approved by the Board of Appeals
to ensure compatibility with adjacent existing homes.

History of Accessory Building Regulation in Rockville
Standards for accessory buildings were included in the 1957 Zoning Ordinance. At that time,
they were required to be located in the rear yard.
In 1988, the Zoning Ordinance was revised to limit accessory building floor area to 10 percent of
the minimum lot area of each residential zone. This meant that, in the R-60 Zone, the total
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amount of accessory building floor area was limited to 600 square feet, as the minimum lot
area is 6,000 square feet.
In 2005, the code was revised to further limit the size of accessory buildings, adding a different
percentage limitation related to the zone of the property. The limit was still tied to the
minimum lot area of the zone, but with 10 percent allowed in the R-40 and R-60 zones, 9
percent in the R-75 Zone, and 8 percent in the R-90 Zones. The larger lot zones remained 10
percent of the minimum lot area in the zone.
The 2005 revision also included a change to the height measurement provisions. Buildings taller
than 12 feet had to be set back two feet for each additional foot of height, up to the limit of 15
feet, measured to the mid-point of the gable. The amendment also included a “grandfather”
provision allowing accessory buildings installed under previous standards to be conforming,
allowing them to be repaired or replaced per the standards in effect at the time they were built.
When the comprehensive revisions to the Zoning Ordinance were adopted in 2008, further
limitations were imposed on accessory buildings. The percentage of floor area to minimum lot
area was retained, but the regulations related to height were substantially changed. Height was
then measured to the peak of the roof, rather than the gable mid-point. Height at the minimum
setback of 3 feet was limited to 12 feet measured to the peak, with an additional 3 feet of
setback for each additional foot of height, up to a maximum of 15 feet. Also, any single
accessory building became limited to a maximum of 500 square feet of gross floor area, with
accessory buildings limited to one story.
The chart below is a summary of the changes indicated in the previous paragraphs. The chart
captures the incremental changes that have been made to the accessory building standards
over time.
Accessory Buildings Standards - Changes made over the years
1988 Code
Regulations

Lot Coverage
Percentage

Accessory Building
were limited to 10% of
the minimum lot area
of each residential
zone.

2005 Code Regulations
Accessory Buildings were
limited to 10% of the
minimum lot area but with
the 10% in the R-40 and R60 zones, 8% in the R-75
zone and 9% in the R-90
zone. The larger lots zones
remained 10% of the
minimum lot area in the
zone.

2008 Code Regulations
(Current)

Proposed Code
Revisions

Same as 2005

Same as current code,
but
accessory
buildings in the R-150
zone limited to 6%.
The R-200 and R-400
zones limited to 1,000
square foot footprint.

Packet Pg. 109

2.A

Height
Measurement

15 feet to gable midpoint

–15 feet to the midpoint of
the gable.

Height Measurement
Change - Measured to
the peak of the roof.

Height Measurement
Change Measurement to the
midpoint of the gable.

Setback
Requirement

3 feet

3 feet. Setbacks for heights
over 12' had to be setback
2' for each additional foot
of height up to 15'

3 feet. Setback - heights
over 12' to be setback 3'
for each additional foot
of height up to 15'

Setbacks for height
over 12' to be setback
2' for each additional
foot of height up to
15'

Gross Floor Area
Limitation

None

None

Single accessory building
limited to 500-square
foot limitation

Eliminate the 500square foot gross area
single accessory
building limitation

Grandfather
provision

None

Added

Deleted

Reinserted

Height Waiver to allow
for heights up to 20' if
approved by the BOA

Other

Accessory Building Standards in Other Jurisdictions
Staff has reviewed the accessory building standards in adjacent jurisdictions, including
Montgomery County, the City of Gaithersburg, and the District of Columbia (see chart below) to
compare the standards for accessory buildings with the standards for Rockville. The accessory
buildings standards in these jurisdictions are not as restrictive as the current standards in
Rockville, particularly regarding height and floor area.
Location

Side Yard

Rear Yard

Setback

Setback

Max. Height

Yard
Coverage

Other

Washington, DC

Side or rear
yard

10’

If adjoining an
alley, 12’ from
the alley
centerline

2 stories/20’ to
roof peak

30% of rear
yard or 450
sq. ft.,
whichever is
greater

Must be subordinate
to and secondary in
size to main building

Montgomery
County

Rear yard

5’

5’

20’ to midpoint of roof.

50% of
footprint of
main building
or 600 sq. ft.,
whichever is
greater

If a wall exceeds 24’
long, setback must be
increased by 2’ for
each added 2’.

If height is
greater than
15’ setback
must be
increased by 2’
for each
additional foot
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of height.

Gaithersburg

Rear yard

Less than 144
sq. ft., 3’
setback.

Less than 144
sq. ft., 3’
setback.

Greater than
144 sq. ft., 10’
setback

Greater than
144 sq. ft., 10’
setback

15’

50% of main
building
footprint

Accessory garages
must be set back 10’
from lot line. May be
connected to main
house with a
breezeway.
Limited to 50% of
main house footprint
or 575 sq. ft.,
whichever is greater.
Height is limited to
15’

Current Requirements
The development standards in Rockville’s residential zones include minimum lot area and lot
width, minimum front, side and rear yard setbacks, maximum height limitations, maximum lot
coverage limitations, and maximum front yard impervious area, among others. These are
delineated in Article 10 of the Zoning Ordinance, and are different for each residential zone.
The development standards for accessory buildings are found in Article 9.
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Per Article 3 in the Zoning Ordinance, a “Building, Accessory,” is a building subordinate to, and
located on the same record lot with a main building, the use of which is clearly incidental to
that of the main building or to the use of that land, and which is not attached by any part of a
common wall or common roof to the main building.
Accessory buildings include sheds, garages, small open structures such as gazebos, swimming
pools, and potentially accessory dwelling units (if and when allowed). Accessory buildings must
be in the rear yard.
Section 25.03.02 defines “rear yard” as:
The open space extending across the full width of the lot between the rear line of the lot
and the nearest of the building porch, or project thereof. The depth of such yard is the
shortest horizontal distance between the rear lot line and the nearest point of the point.
Where the rear lot line is less than 10 feet (10) long or if the lot comes to a point in the
rear, the depth of the rear is measured to an assumed rear lot line, as defined under lot
line, rear.
The regulations for accessory buildings in residential zones are found in Sec. 25.09.03 of the
Zoning Ordinance. For accessory buildings in the residential zones (R-40, R-60, R-75, R-90, R150, R-200, R-400 zones), the code specifies the following:
•
•
•
•
•

Accessory buildings must be located in the rear yard
Accessory buildings are limited to one story and 12 feet in height (measured to the roof
peak from the finished grade at the front of the building
Accessory buildings have a minimum setback of three feet.
Accessory buildings have an additional setback requirement for structures that exceed
the 12-foot height limitation up to the maximum of 15 feet (an additional three feet in
setback for each additional foot in height).
Accessory buildings have a maximum rear yard building coverage based on zone of the
property is:
o 15% for the R-150, R-400 zones
o 25% for the R-40, R-60, R-75, R-90, and R-200 zones

Since the adoption of the Zoning Ordinance in 2008, staff have received complaints about the
maximum floor area limitation of a single accessory building being only large enough to
construct a small two-car garage. Four variances have been applied for over the years to exceed
this limitation, and all have been approved by the Board of Appeals. As a result, the Board has
recommended that the square footage and the height limitations be changed. A number of
property owners have modified their plans to comply with the requirements.

Recommended Changes:
The following describes staff’s recommended changes and reasoning by Zoning Ordinance
section, beginning with Section 25.09.03, “Accessory Buildings and Structures.” The proposed
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text which contains the precise wording is attached.
Subsection 1: Residential Accessory building and structures development standards table:
Delete the rear lot coverage limitation for accessory buildings: The amendment will delete the
maximum rear lot coverage limitation for accessory buildings. At present, residential properties
are subject to an overall lot coverage limitation based on the residential zone, and a rear lot
coverage limitation for accessory buildings, also based on the zone. This latter calculation can
be complex for the applicant to determine compliance, and has very little effect on the size of
the accessory building in most cases. To simplify compliance for applicants as well as for staff,
the text amendment proposes to retain the overall lot coverage limitation that applies to all
roofed structures in each zone, but to eliminate the maximum rear lot coverage requirement.
Given the limitations on overall lot coverage as well as the limitation on the size of accessory
buildings, there does not seem to be a reason for a third limitation for regulating accessory
buildings.
Modify how the height of accessory buildings is measured: Currently, the height of an accessory
building is measured from the finished grade at the front of the building to the peak of the roof.
The amendment proposes to measure the height from the finished grade at the front of the
accessory building to the mid-point of the gable, hip, or mansard roof. Prior to 2008, the height
of accessory buildings was measured in this way. Changing the measurement point from the
peak to the mid-point is likely to increase the possible height by 2-3 feet. However, the height
limit will still be significantly less than the maximum allowable height of the principal structure
on the property, and also will allow for greater roof pitch of an accessory building. This provides
for a potentially more aesthetically compatible roof design. See examples below:

Measurement Point to the Peak
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Measurement Point to the Peak/Midpoint

Height Measurement of the Accessory Building to the Midpoint of the Roof
Subsection 2, Residential accessory buildings:
Delete the limitation on stories: The amendment proposes to remove the one-story height
limitation to allow for an additional story. This would allow for a half-story with a 15-foot tall
accessory building. It will also potentially allow for a full second story for accessory buildings, if
the Board of Appeals grants the increase in height up to 20 feet as proposed in this
amendment. See example below:
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Subsection 2(a), Accessory Buildings and Structures Greater than 12’ High:
Modify the additional setback required for accessory buildings taller than 12 feet: Staff has
found that changing the measurement point from the peak to the mid-point between the eave
and the gable would likely increase the maximum height of the building by approximately 2-3
feet. Increasing the height of an accessory building up to 15 feet requires additional setback,
and therefore the proposed amendment includes an additional setback of two feet per each
additional foot of height, up to 15 feet, as was the case prior to the 2008 comprehensive
revisions. The intent of having to provide additional setbacks when the height is increased is
help reduce the possible impact on adjacent properties from large buildings at the minimum
setback.
Current Accessory Building Setbacks –
• Height to 12’ = 3’ setback required
• Height 12’-13’ = 6’ setback required
• Height 13’-14’ = 9’ setback required
• Height 14’-15’ = 12’ setback required
Proposed Accessory Building Setbacks – buildings and structures must be set back 2’ for each
additional foot of height over 12’, up to 15’.
• Height to 12’ = 3’ setback required
• Height 12’-13’ = 5’ setback required
• Height 13’-14’ = 7’ setback required
• Height 14’-15” = 9’ setback required
The example below depicts set back required for buildings greater than 12’ in height.
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Height proposed
is 14’. Requires a
12’ setback from
the property line.

Increase the potential height of accessory buildings up to 20 feet: As mentioned above, the text
amendment is being proposed to allow an accessory building height up to 20 feet. The
additional height would allow for an additional story if found appropriate for a property and is
determined to be compatible with the neighborhood. This extra height is being proposed to aid
in accommodating a second-story ADU, if that concept is approved under pending text
amendment TXT2019-00255, or other usable space. Staff recommends a waiver provision that
gives the authority to the Board of Appeals to grant the additional height, up to 20 feet, if the
waiver is found by the Board to not be contrary to the public interest. Staff recommends that
an additional criteria be added so that a new accessory building cannot exceed the height of the
main dwelling.
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20’ Height Waiver Example if Approved the Board of Appeals
Subsection 2(b), Gross Floor Area:
Modify the size limitation standard from gross floor area to footprint: To allow for larger
accessory buildings than is currently permitted, while also retaining neighborhood character.
Staff proposes to change the area measurement standard from gross floor area to building
footprint. Staff believes this is a more precise indication of building size and is an easier
standard to administer and achieve compliance.
Modify the limitation on building footprint: The amendment proposes to continue to base the
cumulative building footprint of all accessory buildings on the minimum lot area in the zone,
with some adjustments. The maximum building footprint is limited to the following
percentages:
•
•
•
•
•

10 percent of the minimum lot area in the R-40 zone and R-60 zones (600 square feet),
9 percent in the R-75 Zone (675 square feet);
8 percent in the R-90 Zone (720 square feet);
6 percent in the R-150 Zone (900 square feet), and
R-200 and R-400 Zones (1,000 square feet)
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Accessory building/structure – Max
Allowance 720 square feet
Accessory building/structure Max Allowance 600 square feet
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R-150 -Accessory Building/Structure-Max Allowance 900
Square feet

R-200 – Accessory Building/Structure-Max allowance
900 square feet

To allow for an increase in the size of a single accessory building, the 500-square foot single
accessory building limitation is being eliminated. As previously noted, this size was chosen as it
is the maximum floor area that could accommodate a two-car garage, but has proven to be too
limiting for homeowners, who also like to have storage and sufficient maneuvering area within
their garages.
Subsection 2 (c), In no event can accessory buildings collectively occupy more than 25 percent
of the rear yard:
Eliminate the rear yard coverage limitation: As indicated in subsection 1, the amendment
proposes to eliminate the rear lot coverage requirement for accessory buildings for the reasons
set forth above.
Reinstate the grandfather provision: The text amendment also proposes to reinstate the
“grandfather” provision that had been in the code between 2005 and 2008. This puts less
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burden on the homeowner that would like to replace accessory buildings that were legal when
built, as it allows for their replacement in-kind, subject to the standards in effect at the time of
construction, except that they must maintain a minimum setback of three (3) feet from any
property line. This allows or an accessory building to be replaced, regardless of the standards to
which it was built, and is potentially less disruptive to neighborhood character if the accessory
building is replaced with the same-sized structure in the same location.
Subsection (d), Historic District Buildings:
Clarify the status of historic accessory buildings: The amendment will clarify that historic
accessory buildings on property in the Historic District zone are exempt from the calculation of
cumulative building footprint. It is expected that this will help to preserve existing contributing
buildings that are contributing resources to a historic district, but may not meet zoning
requirements. It will permit homeowners to construct new accessory buildings for their use,
while not being penalized or restricted from doing so because of a large historic accessory
building.
Subsection (g), Connection to Main Building:
New regulations on accessory buildings connected to a main structure with a breezeway: The
proposed amendment includes a new provision allowing for a breezeway connection between
the main dwelling and an accessory building. There is a “loophole” in our current zoning
ordinance that allows a very large accessory building to be connected with a breezeway to the
main house. Under the current regulations, any connection to the main house makes the
structure part of the main house and subject to those setback and height limitations, thereby
avoiding the size limitations on accessory buildings.
With the proposed regulations, the breezeway must be open, cannot have a common wall, and
will be limited to 20 feet in length. This would also allow for a covered connection between a
residence and an accessory building, while eliminating the possibility of what appears as a very
large accessory building connected to the main building as well as the potential for a very long
covered breezeway. Both building types are out of character with Rockville neighborhoods. See
examples below.
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Breezeway Connection-Loophole- Large Building Attached to the Main Dwelling –

Accessory Building,

Main
Dwelling
Breezeway

207 Baltimore Road
Acceptable Breezeway Connection Between the Main Building and the Accessory Building (See
Drawing Below)

20’ Breezeway allowed
between the main building
and detached garage

25.10.05, Development Standards
Subsection (b.1), Maximum Lot Coverage, Inclusion of Accessory Buildings:
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Clarify that historic accessory buildings are exempt from the lot coverage limitations: The
proposed amendment revises the language to clarify that historic accessory buildings that are in
a Historic District Zone are exempt from area limitations. This will help aid in the preservation
of these buildings. Non-historic buildings are subject to the cumulative building footprint
requirements and lot coverage limitations, regardless of whether they are in the Historic
District zone.
Based on feedback received at the open house on May 29 th, staff finds that clarifications are
needed regarding the intent of the exemptions given to historic district properties. The intent is
to preserve the existing contributing accessory buildings and allow for new non-contributing
buildings to be built subject to overall lot coverage restraints without counting historic
accessory buildings in the overall total building footprint. Maintaining the existing historic
buildings could prevent the property owner from building simple buildings such as sheds or
garages due to the overall lot coverage requirements. To allow for new non-contributing
buildings to be built without penalty, staff recommends revising the language to indicate that
not only are historic accessory buildings are exempt from lot coverage limits, but that they do
not count toward the overall lot coverage. Staff finds that this exemption will further ensure
the preservation of contributing buildings but also allow for homeowners to build an accessory
structure that is necessary for their needs today (See examples below).

New Non-Contributing Accessory BLDG

Existing Contributing
Accessory BLDG

400 W. Montgomery Avenue
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Existing Contributing
Accessory BLD.
New Non- Contributing Accessory BLDG

409 W. Montgomery Avenue

Section 25.13.08 Accessories
New standards for accessory buildings in the MXT and HD zones. A new provision is proposed to
be added that requires accessory buildings both in the MXT (Mixed-Use Transition) Zone and
the HD (Historic District) overlay zone to meet the same limitations on setbacks, maximum
height, and cumulative building footprint requirements as a residential accessory building in a
residential zone.
The intent here is for properties in these zones to follow the residential zone standard that
most closely fits the size of their lot, not the residential zone that may be in the surrounding
area.

Community Outreach
A public forum was held on May 29 to elicit comments from the community. Twelve members
of the public attended. The forum also covered accessory apartments and accessory dwelling
units, and most questions and comments were related to them.
For accessory buildings, questions were asked about the origin of the 500-square foot limit,
how the provisions for the MXT Zone would work, and clarification about historic accessory
buildings not counting toward lot coverage. There were concerns expressed over the fact that
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the only finding that the Board of Appeals has to make in order to grant additional height was
that it was not “contrary to the public interest.”
In response to a question, the derivation of the 500-square foot limit on a single accessory
building was explained as being inserted by the Mayor and Council during the comprehensive
zoning ordinance review process in 2008. There had been some testimony received expressing
concern about the allowable size of accessory buildings, which resulted in the floor area
limitation as well as changing the height measurement from the mid-point of the gable to the
peak of the roof.
The bullets below represent additional comments made regarding to ADUs and accessory
apartments.
•

Concerns over accessory structures being more dominant than the existing smaller
homes; Encouraged staff to propose a square footage limit.
• Cautioned claims of providing “Affordable Housing,” when the City does not regulate
housing prices
• Possibility of existing smaller homes being expanded in order to be able to construct a
larger accessory building?
• What will the requirements be (if any) for water and sewer connections between the
main house and the accessory building?
• Encouraged staff to create a policy statement to define what we want when proposing
ADUs.
• Concerned with the proposed ADU parking requirement, especially when many areas do
not have enough parking to begin with.
• Suggested that we add an incentive for properties that are near a metro station.
• Gross Floor Area vs. Footprint clarified – You could have a basement in your detached
accessory unit since we are only measuring footprint.
• Twinbrook neighborhoods want to explore accessory apartments in their basements but
due to height requirements, may not be able to due to low ceiling height of existing
basements.
Notice of the Planning Commission meetings and Mayor and Council public hearing have been
sent to the civic organizations and homeowners associations via the City’s neighborhood
listserv. Notice of the Mayor and Council public hearing was published in a newspaper of
general circulation for 2 weeks prior to the hearing date.

Next Steps
A public hearing before the Mayor and Council is scheduled for July 15, 2019. Following the
Mayor and Council public hearing, the Planning Commission should formulate and transmit a
written recommendation to the Mayor and Council at its August 7, 2019. A Discussion and
Instructions to Staff session with the Mayor and Council is scheduled for September 9, 2019.

Attachments
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Attachment 2.A.a:
Attachment 2.A.b:

TXT2019-00254, Accessory Buildings (PDF)
TXT2019-00255, Accessory Apartments and ADUs (PDF)
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ATTACHMENT TO APPLICATION
TO THE CITY OF ROCKVILLE FOR A
TEXT AMENDMENT TO THE ZONING ORDINANCE

Applicant: Mayor and Council of Rockville
The applicant proposes to amend the zoning ordinance adopted on December 15, 2008, and with
an effective date of March 16, 2009, by inserting and replacing the following text (underlining
indicates text to be added; strikethroughs indicate text to be deleted; * * * indicates text not
affected by the proposed amendment). Further amendments may be made following citizen
input, Planning Commission review and Mayor and Council review.
Amend Article 3, “Definitions, Terms of Measurements and Calculations”, as follows:
***
Accessory Dwelling Unit – A dwelling unit located within an accessory building located on the
same lot as a single unit detached dwelling. An accessory dwelling unit must be subordinate to
the primary residential dwelling on the lot.
***
Dwelling Unit – A building or portion thereof providing complete living facilities for not more
than one (1) family, including, at a minimum, a kitchen, and facilities for sanitation and sleeping.
***
5.

Dwelling, Single Unit Detached – A building designed and intended for use as a
single dwelling and entirely separated from any other building or structure on all
sides. A single unit detached dwelling may include an accessory apartment
approved by special exception.

***
Amend Article 9, “Accessory Uses; Accessory Buildings and Structures; Encroachments;
Temporary Uses; Home-Based Business Enterprises; Wireless Communication Facilities” as
follows:
***
25.09.03 – Accessory Buildings and Structures
***
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b. Regulations for accessory dwelling units– No more than one accessory dwelling unit is
permitted on a residential lot, and must comply with the following:
1. The design of the building must be compatible with the architectural style of the main
building and generally compatible with the design and style of single unit detached
dwellings in the immediate neighborhood.
2. The building must be permanently attached to the ground.
3. The maximum gross floor area of an accessory dwelling unit must be less than 50 % of
the total floor area of the main building.
4. There must be two off-street parking spaces on the lot. This requirement may be
waived by the Chief of Zoning if the applicant demonstrates that sufficient on-street
parking capacity is provided in the same block where the property is located.
5. An accessory dwelling unit is prohibited on a lot that has an accessory apartment.
6. The owner of the lot on which the accessory dwelling unit is located must occupy one
(1) of the dwelling units, except for bona fide temporary absences not exceeding six
(6) months in any 12-month period.
c. Non-Residential Accessory Buildings and Structures – Non-residential accessory buildings
and structures are reviewed as part of the site plan review and subject to all requirements
of the relevant zone and all conditions of the site plan approval.
Amend Article 10, “Single Dwelling Unit Residential Zones”, as follows:
25.10.03 – Land Use Tables
The uses permitted in the Single Dwelling Unit Residential Zones are shown in the table below. All
special exceptions are subject to the requirements of Article 15.

Zones

Uses

a.
Residential
uses

Dwelling,
single unit
detached1
Dwelling,
semidetached
(duplex)
Accessory2
apartment

Residential
Estate
Zone
(R-400)

Suburban
Residential
Zone
(R-200)

Low
Density
Residential
Zone
(R-150)

Single Unit
Detached
Dwelling,
Restricted
Residential
Zone
(R-90)

Single
Unit
Detached
Dwelling,
Residenti
al Zone
(R-75)

Single Unit
Detached
Dwelling,
Residential
Zone
(R-60)

Single Unit
Semidetached
Dwelling,
Residential
Zone
(R-40)

P

P

P

P

P

P

C

N

N

N

N

N

N

P

SC

SC

SC

SC

SC

SC

N

Conditional
requirements or
related regulations

Conditional use
subject to the
requirements of the
R-60 Zone

See. Sec. 25.15.02.a
10.14
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Uses

Accessory
dwelling
unit2

Residential
Estate
Zone
(R-400)

Suburban
Residential
Zone
(R-200)

Low
Density
Residential
Zone
(R-150)

Single Unit
Detached
Dwelling,
Restricted
Residential
Zone
(R-90)

Single
Unit
Detached
Dwelling,
Residenti
al Zone
(R-75)

Single Unit
Detached
Dwelling,
Residential
Zone
(R-60)

Single Unit
Semidetached
Dwelling,
Residential
Zone
(R-40)

C

C

C

C

C

C

C

Conditional
requirements or
related regulations

See Sec. 25.09.03.b

***
2

Only one accessory dwelling unit or accessory apartment is permitted on a lot.

***
25.10.14 – Regulations for Accessory Apartments
An accessory apartment is allowed subject to the following requirements:
a. Only one (1) accessory apartment may be created or attached to an existing single unit
detached dwelling.
b. The owner of the lot on which the accessory apartment is located must occupy one (1) of
the dwelling units, except for bona fide temporary absences not exceeding six (6) months
in any 12-month period.
c. Any separate entrance to the accessory apartment must be located so that the appearance
of a single unit detached dwelling is preserved.
d. All external modifications and improvements to the single-unit detached dwelling in
which the accessory apartment is to be created, or to which it is to be added, must be
compatible with the existing dwelling and surrounding properties.
e. The accessory apartment must have the same street address (house number) as the main
dwelling.
f. The gross floor area of the accessory apartment must be less than 50 % of the total floor
area of the main dwelling.
Amend Article 15, “Special Exceptions”, as follows:
25.15.02 – Additional Requirements for Certain Special Exceptions
a. Accessory Apartments RESERVED
1. General Requirements – Accessory apartments must:
(a) Be contained in the same building as a single unit detached dwelling; and
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(b) Contain facilities for:
i. Cooking;
ii. Eating;
iii. Sanitation; and
iv. Sleeping.
2. Specific Requirements
(a) Limitation to One (1) – Only one (1) accessory apartment may be created in, or
attached to an existing single unit detached dwelling.
(b) Lot Requirements - Accessory apartments may only be created on a lot:
i. Which is occupied by a family of related persons;
ii. Which contains no other rental residential use;
iii. Which does not contain rooms for rent or a boarding house; and
iv. Which does not contain a major home-based business enterprise.
3. Ownership Requirements – The owner of a lot on which an accessory apartment is
located must occupy one (1) of the dwelling units, except for bona fide temporary
absences not exceeding six (6) months in any 12-month period. The period of
temporary absence may be increased by the Board at any time upon a finding that a
hardship would otherwise result. Any request for an extension of the period of
temporary absence made subsequent to the initial grant of the special exception must
be made in compliance with the procedures for a minor modification of a condition of
a special exception in Section 25.15.01.b.(1).
4. Development Requirements
(a) Both the main dwelling and the accessory apartment must comply with all current
development standards, including off-street parking requirements.
(b) No variance may be granted to accommodate an accessory apartment.
5. Design Requirements
(a) Separate Entrance - Any separate entrance to the accessory apartment must be
located so that the appearance of a single unit detached dwelling is preserved.
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(b) External Modifications and Improvements - All external modifications and
improvements to the single-unit detached dwelling in which the accessory
apartment is to be created, or to which it is to be added, must be compatible with
the existing dwelling and surrounding properties.
(c) Street Address – The accessory apartment must have the same street address
(house number) as the main dwelling.
(d) Occupancy Limitation – The accessory apartment must house no more than three
(3) persons and must be subordinate to the main dwelling.
6. Additional Findings for Special Exception Approval – The Board must make the
following additional findings:
(a) That such use will not constitute a nuisance because of traffic or number of
people, and will cause no objectionable noise, odors, or physical activity; and
(b) That such use will not adversely impact the parking or traffic situation in the
neighborhood.
7. Additional Restrictions for Special Exceptions – The following restrictions on special
exceptions for accessory apartments apply:
(a) The owner must comply with the certification requirements of Chapter 5, Article
XII of the Code;
(b) The special exception is granted solely to the owner/applicant and does not run
with the land;
(c) The special exception automatically expires when either of the following occurs:
i. The owner/applicant sells the property on which the accessory apartment is
located; or
ii. The owner/applicant no longer occupies any portion of the single-unit
dwelling in which the accessory apartment is located; and
(d) The accessory apartment must be removed, dismantled, or otherwise rendered
inoperative within 30 days of the expiration of the special exception.
8. Additional Conditions – The Board may impose additional conditions deemed
necessary to protect and limit any adverse impact on adjacent properties and the
neighborhood, including, but not limited to one (1) or more of the following:
(a) Restricting the number of people that may occupy the accessory apartment;
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(c) Limiting the total number of motor vehicles that may be parked on the lot; and/or
(d) Limiting the total number of vehicles that may be used and parked on-street by
the occupants of both the accessory apartment and the main dwelling.
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